
DEVELOPMENT NARRATIVE 

 

Property:  1 McGrath Highway 

Applicant/Owner: Somerbridge Hotel LLC 

Agent:   Adam Dash, Esq. 

Zoning Designations: High-Rise (“HR”) District/Half Mile Transit Area/Not in PSD 

Case#:   P&Z 21-028 

 

Summary 

 

The lodging project contemplated by Somerbridge Hotel LLC will be developed by XSS LLC 

and operated by Colwen Management Inc, two components of a fully integrated lodging team. 

The team has developed, designed, and built more hotel rooms in the Commonwealth over the 

past decade than any other enterprise and operate these hotels with award winning results, 

including the Row Hotel at Assembly Row in Somerville, named one of Travel & Leisure 

Magazine’s “Top 100 Hotels in the World”. 

 

This project crosses the municipal boundary of Somerville and Cambridge. It was first permitted 

in 2017 as a 120-room extended-stay hotel.  During permitting hearings, the developers 

discovered the site was uniquely located to provide a portion of the link necessary to accomplish 

a connection between the Community Path Extension and the Grand Junction Path.  Due to 

unforeseen environmental complications, the original project did not proceed forward with the 

permits in a timely manner.  As the environmental solution required a redesign of the project, 8’ 

of land along the Cambridge property line was reserved for a future ramp connection to the 

proposed Community Path. 

 

Applicant previously received a special permit with site plan review and variances from the 

Somerville Zoning Board of Appeals (“ZBA”) for the construction of a 135- room, six-story 

hotel at the property in case #ZBA 2018-138 on March 12, 2019.  That approval was extended 

by the ZBA on March 25, 2020, in case # ZBA 2018-138-E1. 

 

The project has continued to evolve based on several factors.  A larger project can be supported 

based on the Somerville Zoning Ordinance approved in December 2019.  A larger project is 

needed to support the current cost of a complete environmental remediation of the site, rather 

than a more limited approach that would leave the property with an Activity and Use Limitation 

(AUL).  A more elevated and contemporary lodging concept can now be supported by the 

evolution of the neighborhood and the promise of an even brighter future for this municipal 

gateway.  
  

The property is currently a 32,806 sf lot, of which 17,316 sf are in Somerville and known as       

1 McGrath Highway, and 15,490 sf are in Cambridge and known as 263 McGrath 

Highway/Monsignor O’Brien Highway.   The Applicant intends to demolish the existing 

commercial car wash structures in Somerville, and the commercial structure in Cambridge, and 

then to construct a 199-room, six-story upscale dual- branded hotel prototype, collaboratively 

developed with Marriott International, Inc. combining an AC Hotel, arguably the strongest 

lifestyle brand, with a Moxy, a stylish casual brand with a playful atmosphere. 

 



The property is located in the HR zoning district and is in the Half Mile Transit Area.  It is not 

located in a Pedestrian Street District. The proposed project is in the Half Mile Transit Area 

which requires parking for commercial uses. 

 

The building would be a total of 86,765 sf, with 63,560 sf in Somerville and 23,205 sf in 

Cambridge.  The Building Type would be “General Building”. 

 

During the development process, the proponent has become aware that the existing Boston & 

Lowell retaining wall is considered a noteworthy structure by the Massachusetts Historical 

Commission. Due to this, the development team has deemed this an important feature of the site. 

Therefore, the building footprint has been slightly reduced to eliminate the need for removal of 

the retaining wall. The retaining wall is now intended to be cleaned and preserved during 

construction to become a decorative element integrated with the overall development project, 

while being preserved for future generations.  

 

In order to preserve the Boston & Lowell retaining wall, there will be no motor vehicle parking 

spaces provided on the Somerville portion of the property. All Somerville hotel parking needs 

are planned to be handled by underground parking at the lab building that is permitted, financed 

and underway at 15 McGrath Highway. The project has 13 motor vehicle parking spaces 

provided on the Cambridge portion of the property, plus 6 dedicated parking spaces in the 

adjacent garage as replacement for spaces lost in expanding the land area necessary to construct 

a 14 foot clear pedestrian/bicycle connector ramp in Cambridge. This is an excellent shared use 

of space as the two uses require parking at opposite times.  All parking for the proposed hotel 

will be professionally managed, valet parking.  

 

There will be bicycle parking on site for 9 short-term bicycles and 18 long-term bicycles to meet 

the Somerville requirements, and for 1 short-term bicycles and 3 long-term bicycles to meet the 

Cambridge requirements.  With the property taken as a whole, the bicycle parking exceeds the 

Somerville bicycle parking requirement by 1 short-term bicycle parking spaces and 3 long-term 

bicycle parking spaces.  At the suggestion of the Urban Design Commission (“UDC”), the 

bicycle parking has been grouped together. 

 

Applicant will provide space for a 14 foot clear ramp to be built across the Cambridge portion of 

the property to connect the McGrath/O’Brien Highway with the Community Path Extension via 

a spur to be constructed on MBTA property at the rear of the site. The Applicant, along with the 

developers of the abutting property located at 15 McGrath Highway, are willing to design and 

fund the construction of the ramp, so long as the Community Path spur is designed and 

constructed by others and both projects receive permits and are completed. 

 

Included in Applicant’s submittals are three site plan scenarios.  The first shows the site plan as 

proposed with both 1 McGrath and 15 McGrath properties developed.  The second shows 1 

McGrath developed, but 15 McGrath not developed.  The third shows the temporary situation 

during construction at 1 McGrath and 15 McGrath until both projects are completed.  While 

Applicant’s application is a stand-alone project, the combined exit driveway depends on 15 

McGrath being developed, such that Applicant wants to ensure that it has an approved site plan 



whether 15 McGrath is developed or not.  Applicant was encouraged by the City to provide such 

alternative site plan scenarios, which Applicant has done. 

 

Relief Requested 

 

Applicant now seeks the following relief: 

 

-Special Permit under Somerville Zoning Ordinance Section 5.1.15 to establish a hotel 

use. 

 

-Special Permit under Somerville Zoning Ordinance Section 5.1.17.g.i for relief from the 

parking standards to provide no on-site motor vehicle parking spaces that are required in 

Somerville. 

 

-Site Plan Approval under Somerville Zoning Ordinance Section 5.1.6.b, 5.1.12.b and 

15.3.2 for the new “General Building” type structure. 

 

 

A. Special Permit for Hotel Use 

 

A hotel use in the HR zoning district requires a special permit, per Somerville Zoning Ordinance 

(“SZO”) Section 5.1.15. 

 

Per Section 15.2.1.e of the Somerville Zoning Ordinance: 

 

In its discretion to approve or deny a Special Permit 

required by this Ordinance, the review board shall 

make findings considering, at least, each of the 

following: 

 

a). The comprehensive plan and existing policy plans 

and standards established by the City. 

 

b). The intent of the zoning district where the 

property is located. 

 

c). Considerations indicated elsewhere in this 

Ordinance for the required Special Permit. 
 

a. Applicant’s proposal meets the requirements for a hotel as set forth in Section 9.2.9.b of 

the Somerville Zoning Ordinance. 

 

Applicant seeks to retain the commercial use of this site, but with a cleaner and more 

aesthetically pleasing use and building than the old car wash which is on the site.  This 

upscale dual-branded lifestyle hotel project will be a vast improvement over the current 



car wash, which is an eyesore, and will enhance the neighborhood while fitting into and 

complimenting the future of this part of McGrath Highway. 

 

A hotel brings not only real estate taxes into the City, but also personal property, lodging, 

and meals taxes, which benefit the Somerville municipal budget. 

 

The proposed hotel is uniquely located to create a gateway arrival to Somerville.  The 

location is also unique as it is the only site that can feasibly provide a pedestrian/cyclist 

ramp link between the McGrath/O’Brien Highway corridor and the Community Path, 

ultimately linking the Community Path and the Grand Junction Path and reinforcing the 

connectivity between Cambridge Crossing and Somerville’s newly created HR zoning 

district and beyond to Boynton Yards.  This project is particularly in line with the City’s 

strategic goals by reducing the need for people to drive, promoting physical fitness, and 

allowing access for bicyclists and pedestrians to all of the commercial uses in the 

surrounding neighborhood.  

 

The Applicant will also provide landscaping on a property which has essentially none at 

the present, which will improve the look and feel along the McGrath/O’Brien Highway 

corridor, as well as improve the environment in general.  To that end, the Applicant is 

also proposing a green roof area. 

 

The project will comply with the goals of the SomerVision strategic plan because it will 

“facilitate transit-oriented neighborhood in-fill development”, create a “healthier, more 

prosperous and more attractive place to live, work, play and raise a family”, and 

“preserve and enhance the character of Somerville’s neighborhoods”.  This will ensure 

that “properties can adapt and change to meet the needs of residents, while respecting the 

character of the neighborhood”. 

 

b. Per Section 5.1.2.b of the SZO, the purpose of the HR district is “to accommodate the 

development of areas appropriate for an intense mix of multi-story multi-unit, mixed-use, 

and commercial buildings; neighborhood-, community-, and region-serving uses; and a 

wide variety of employment opportunities.” The HR zoning district allows hotel uses by 

special permit.  This shows that the policy plans and standards as established by the City 

favor the creation of hotel uses, in general and in this particular area, and that Applicant 

has met such policy plans and standards. 

 

The building will be entirely commercial, as is intended in the HR zoning district, and 

will be a “General Building” type, which is permitted in the HR zoning district. 

 

The hotel use will serve the neighborhood, such as the proposed lab building next door 

and the Twin City Plaza shopping center across the street and beyond to Boynton Yards, 

as well as the community and the region. 

 

The proposed building meets all of the dimensional requirements for a General Building 

type in the HR zoning district. 

 



c. Per Section 9.2.9.b.iii of the Somerville Zoning Ordinance: 
 

In addition to the review criteria for all Special 

Permits specified in §15.2.1.e. Review Criteria, 

the review board shall make findings considering 

the following in its discretion to approve or deny a 

special permit authorizing a hotel or hostel principal 

use: 

 

a). Compatibility with the level of activity 

associated with the surrounding properties. 

 

b). Capacity of the local thoroughfare network 

providing access to the site and impact on 

pedestrian, bicycle, and vehicular traffic and 

circulation patterns in the neighborhood. 

 

c). Location and visibility of the principal entrance, 

guest drop-off area, taxi queuing station, 

outdoor amenity space for guests or employees, 

and pedestrian circulation from all exit points. 

 

a. There are several existing hotels on the McGrath/O’Brien Highway corridor, and this 

proposed hotel is certainly compatible with those surrounding properties. However, 

the proposed hotel will be significantly upscale in comparison to other lodging 

options nearby, speaking to the bright future of the area. 

 

By allowing public access to the Community Path extension being built behind the 

property, and easy access to the new Green Line stations being constructed, the hotel 

will keep this stretch of the McGrath/O’Brien Highway active in a positive way, 

unlike the prior car wash use. 

 

b. This hotel will not be a negative impact on transportation capacity along the 

McGrath/O’Brien Highway corridor, and will actually be an improvement, for a 

number of reasons. 

 

First, it will reduce the existing number of curb cuts at the property by two, thereby 

improving pedestrian safety and reducing vehicular conflicts. 

 

Second, it is planned that the hotel will have a single combined exit with the 15 

McGrath Highway abutter, which will also improve pedestrian safety, reduce 

vehicular conflicts and eliminate the need for two exits. 

 

Third, the intent is that Mass. DOT will remove one cycle from the traffic light at the 

intersection of the McGrath/O’Brien Highway and Rufo Road, thereby reducing 

delays on the McGrath/O’Brien Highway for pedestrians, bicyclists and vehicles. 



 

Fourth, by allowing a ramp across the property to connect the McGrath/O’Brien 

Highway with the to-be-built Community Path spur behind the property, this hotel 

project provides ways for the public to reach the area without having to drive a motor 

vehicle.  It also provides easy and safe access to the new Green Line stations 

constructed nearby. 

 

Fifth, the proposed hotel will allow for a wider, compliant sidewalk on the Somerville 

portion of the property for better pedestrian access and circulation. 

 

With the property taken as a whole, the bicycle parking exceeds the bicycle parking 

requirements by having a total of 10 short-term bicycle parking spaces and 21 long-

term bicycle parking spaces.  It is also providing no motor vehicle parking spaces on 

the Somerville portion of the property.  At the suggestion of the UDC, the bicycle 

parking has been grouped together. 

 

In short, this hotel project does not negatively impact the capacity of the local road 

network, and actually improves the situation in a number of ways. 

 

c. There is a pedestrian entrance on the hotel’s façade on the McGrath/O’Brien 

Highway with an urban revolving door to encourage the public to come inside.  There 

is also a vehicular drop off and pick up entrance on the left side of the building.  This 

allows for vehicles entering the property to pull onto the site and not queue up on the 

McGrath/O’Brien Highway.  It also allows hotel guests and visitors to enter and exit 

the building under a covered area in the event of inclement weather.  Variations in the 

surface materials in this covered area were suggested by the UDC and were 

incorporated by Applicant/Owner into the plans, to better define the vehicular and 

non-vehicular areas under the building. 

 

The planned single combined exit will improve pedestrian safety and reduce 

vehicular conflicts by eliminating two of the curb cuts currently on the site 

 

By allowing a ramp across the property to connect the McGrath/O’Brien Highway 

with the to-be-built Community Path behind the property, this hotel project provides 

ways for the public to reach the area without having to drive a motor vehicle.  It also 

provides easy and safe access to the new Green Line stations being constructed. 

 

The roof of the hotel will have a large outdoor terrace as a supportive amenity space 

for guests and employees, which will also be open to the public. The goal is to create 

an overall environment that nurtures guests and the community. This is also true in 

the public realm of the property, to not only provide space for the proposed ramp 

connection, but also contribute to an elevated pedestrian and bicyclist experience 

along the hotel street frontage. 

 

Other changes were made to the façade of the proposed building at the 

recommendation of the UDC, such as: 



 

-creating more visual interest on the façade by maximizing the façade shadows and 

potentially deepening the windows to make it feel less flat. 

 

- incorporating additional species to the green roof areas. 

 

-reducing the size of the cornice on the Sixth Floor to be more in scale aesthetically 

with the other building cornices on the floors below; and 

 

-continuing the bump in the building on the Cambridge side of the municipal line 

between the two cities. 

 

 

 B. Special Permit for Relief from the Parking Standards 

 

A Special Permit is required under Somerville Zoning Ordinance Section 5.1.17.g.i for relief 

from the parking standards to provide fewer motor vehicle parking spaces than required. 

 

Per Section 15.2.1.e of the Somerville Zoning Ordinance: 

 

In its discretion to approve or deny a Special Permit 

required by this Ordinance, the review board shall 

make findings considering, at least, each of the 

following: 

 

a). The comprehensive plan and existing policy plans 

and standards established by the City. 

 

b). The intent of the zoning district where the 

property is located. 

 

c). Considerations indicated elsewhere in this 

Ordinance for the required Special Permit. 

 

a. Being in a Half-Mile Transit Area, Table 5.1.17 of Somerville Zoning Ordinance requires 

Applicant to have one motor vehicle parking space per two guest rooms. 145 of the 199 

total guest rooms are located in Somerville. This requires 73 parking spaces. The hotel 

will lease 3,194 sf, entirely in Somerville, on the 6th floor to an ACE principal use entity 

as a cinema. This is 5% of GSF required to meet the Somerville ACE obligation. There is 

604 sf of additional ACE space in Cambridge not calculated in the 3,194 sf Somerville 

ACE square footage.   This required 4 additional parking spaces. This is a total of 77 

parking spaces to meet the Somerville parking requirement.  The hotel will operate a 

1,600 sf food and beverage guest amenity space in Cambridge at the hotel lobby level. 

 



It should be noted that, while the property is located in the Half-Mile Transit Area, it is 

right on the border of the Quarter-Mile Transit Area in which it would not have to 

provide any motor vehicle parking at all. 

 

Applicant is proposing 0 parking spaces on the Somerville portion of the property and 13 

parking spaces on the Cambridge portion of the property, for a total of 13 on-site parking 

spaces. The proposed hotel project has 6 additional dedicated parking spaces within the 

parking garage of the redevelopment of the 15 McGrath Highway project permitted, 

financed and beginning construction at this time. The 15 McGrath project is obliged, as is 

the hotel project, to provide public parking at market rate when parking spaces are 

unoccupied. As the 15 McGrath project is a primarily day use and the hotel is primarily 

night use, this is an outstanding opportuning to avoid creating unnecessary parking.  The 

hotel parking will all be professionally valet parked. This is a strong parking deterrent as 

valet parking adds significant cost, inconvenience and delay of vehicle accessibility. 

Therefore, patrons will prefer to use readily available public transportation and car 

services such as Uber and taxis.  

 

To further reduce the need for motor vehicle parking and to take advantage of the 

adjacent bike paths, Applicant will be providing 21 long-term and 10 short-term bicycle 

parking spaces overall.  Applicant will comply with the bicycle parking requirements in 

Somerville and Cambridge on each City’s respective portion of the Property.  There are 

18 long-term and 9 short-term bicycle parking spaces required by the Somerville Zoning 

Ordinance, and those are being provided on the Somerville portion of the Property.  The 

rest will be on the Cambridge portion of the Property. 

 

The Applicant has extensive experience building and operating hotels, A significant 

number of projects were selected based on proximity to MBTA subway system stops 

including: Red Line (Alewife, North Quincy), Silver Line (Melnea Cass, Eastern Avenue, 

Chelsea Station), Blue Line (Beachmont), Orange Line (Assembly, Wellington),  and 

Green Line (Cleveland Circle, Lechmere). 

 
Based on experience in areas such as this, the proposed hotel will not need as much 

parking as the Somerville Zoning Ordinance requires.  The proposed ramp to the 

Community Path and the Grand Junction Path, as well as the existing bus routes and 

nearby MBTA Green Line stops, the Property is well-served by modes of transportation 

other than single occupancy vehicles.  In addition, hotel guests are also likely to travel to 

and from urban hotels like this via ride-sharing services and taxis. 

 

A relevant example of actual parking per room use is the Fairfield Inn & Suites at 

Lechmere Station: 
 

2019 2021 2022 through July 

Spaces per Occupied Room 0.18   0.36  0.27 

Spaces per Available Room 0.15   0.17  0.19 

 

 

 



A second example of actual parking use is the Row Hotel at Assembly Station: 

 

Data for the Row Hotel at the Assembly Station was unreliable due to frequent parking 

changes until 2022, however, 2022 through the month of July supports a similar parking 

use pattern: 
 

Spaces per Occupied Room    0.26 

Spaces per Available Room    0.18 
 

The Applicant believes parking use will return to pre-pandemic levels as travelers return 

to a higher comfort level with public transportation as evidenced by the drop in 2022 use 

through July. The improvements to MBTA reliability underway are expected to add to 

the downward trend for car use. 

 

  

This project is particularly in line with the City’s strategic goals by reducing the need for 

people to drive, promoting physical fitness, and allowing access for bicyclists and 

pedestrians to all of the commercial uses in the surrounding neighborhood.  

 

The project will comply with the goals of the SomerVision strategic plan because it will 

“facilitate transit-oriented neighborhood in-fill development”, create a “healthier, more 

prosperous and more attractive place to live, work, play and raise a family”, and 

“preserve and enhance the character of Somerville’s neighborhoods”.  This will ensure 

that “properties can adapt and change to meet the needs of residents, while respecting the 

character of the neighborhood”. 

 

b. Per Section 5.1.2.b of the SZO, the purpose of the HR district is “to accommodate the 

development of areas appropriate for an intense mix of multi-story multi-unit, mixed-use, 

and commercial buildings; neighborhood-, community-, and region-serving uses; and a 

wide variety of employment opportunities.”  The HR zoning district allows hotel uses by 

special permit.  This shows that the policy plans and standards as established by the City 

favor the creation of hotel uses, in general and in this particular area, and that Applicant 

has met such policy plans and standards. 

 

As Applicant knows that a hotel in a location such as this does not need as much parking 

as the Somerville Zoning Ordinance requires, forcing Applicant to meet said parking 

standards would not serve the hotel or the community and would not be in keeping with 

the purpose of having a hotel use in the HR zone.  It would be much more in keeping 

with the requirements of the SZO to use space on site for the proposed ramp to the 

Community Path than for un-needed parking. 

 

 

 

 

 

 

 



 

c. Per Section 5.1.17.g.i of the Somerville Zoning Ordinance: 

 

In its discretion to approve or deny a special permit authorizing relief 

from the parking standards of Table 5.1.17, the review board shall make 

findings considering the following in addition to the review considerations 

for all Special Permits specified in §15.2.1.e. 

 

Review Criteria: 

 

i). The supply and demand of on-street 

parking in the neighborhood, as 

determined through a parking study. 

 

ii). Mobility Management programs and services 

provided by the Applicant to reduce the 

demand for parking. 

 

i. The McGrath/O’Brien Highway corridor in this location does not allow for on-street 

parking.  Being entirely commercial on this block, there is no supply, nor is there any 

expectation of guests, that on-street parking will be available.   

 

This hotel does not need as much parking as the Somerville Zoning Ordinance requires.  

The proposed ramp to the Community Path and the Grand Junction Path, as well as the 

existing bus routes and nearby MBTA Green Line stops, the Property is well-served by 

non-car modes of transportation.  In addition, hotel guests are also likely to travel to and 

from urban hotels like this via ride-sharing services and taxis.  As such, Applicant’s vast 

experience building and operating hotels in areas such as this, including the Row Hotel at 

Assembly Row, has been that the number of motor vehicle parking spaces requested is all 

that will be required for the operation of the proposed hotel. 

 

The Transportation Access Plan bears this out by showing the many different modes of 

transportation which will be used. 

 

ii. Per Applicant’s Mobility Management Plan, Applicant is committed to providing a 

minimum of parking demand by virtue of the excellent access to public transportation, 

positive personal transportation deterrent measures, active promotion of enjoying the 

facility without or limited, personal transportation. The proposed on-site link of regional 

paths systems enables the public to better utilize pedestrian and bicycling options and to 

connect with public transportation, enjoying the region without the need for automobile 

transportation. 

 

Long-term and short-term bicycle parking is to be provided for the hotel building per the 

City of Somerville Zoning Ordinance. Bicycle parking will be provided on site in 

accordance with the SZO for both short and long-term needs. 

 



Applicant will reduce the existing number of curb cuts at the property by two, thereby 

improving pedestrian safety and reducing vehicular conflicts. 

 

Applicant plans that the hotel will have a single combined exit with the 15 McGrath 

Highway abutter, which will also improve pedestrian safety, reduce vehicular conflicts 

and eliminate the need for two exits. 

 

The intent is that Mass. DOT will remove one cycle from the traffic light at the 

intersection of the McGrath/O’Brien Highway and Rufo Road, thereby reducing delays 

on the McGrath/O’Brien Highway for pedestrians, bicyclists and motor vehicles.   

 

By allowing a ramp across the property to connect the McGrath/O’Brien Highway with 

the to be built Community Path spur behind the property, this hotel project provides ways 

for the public to reach the area without having to drive a motor vehicle.  It also provides 

easy and safe access to the new Green Line stations constructed nearby. 

 

The proposed hotel will allow for a wider, compliant sidewalk on the Somerville portion 

of the property for better pedestrian access and circulation. 

 

By bolstering these other modes of transportation, and due to an urban hotel’s general 

lack of need for significant parking, Applicant requests a special permit to provide less 

than the required parking under the SZO. 

 

C. Site Plan Approval 

 

Per Section 15.3.2.e of the Somerville Zoning Ordinance: 

 

The review board shall approve an development 

review application requiring Site Plan Approval 

upon verifying that the submitted plan conforms 

with the provisions of this Ordinance and 

demonstrates consistency to the following: 

 

a). The comprehensive plan and existing policy plans 

and standards established by the City.  

 

b). The intent of the zoning district where the 

property is located. 

 

c). Mitigation proposed to alleviate any impacts 

attributable to the proposed development. 

 

d). Considerations indicated elsewhere in this 

Ordinance for the required Site Plan Approval. 

 



a. Applicant seeks to retain the commercial use of this site, but with a cleaner and more 

aesthetically pleasing use and building than the old car wash which is on the Somerville 

portion of the site.  This upscale dual- branded lifestyle hotel project will be a vast 

improvement over the current car wash, which is an eyesore, and will enhance the 

neighborhood while fitting into and complimenting the future of this part of McGrath 

Highway. 

 

A hotel brings not just real estate taxes into the City, but also personal property, lodging, 

and meals taxes, which benefit the Somerville municipal budget. 

 

The proposed hotel is uniquely located to create a gateway arrival to Somerville. The 

location is also unique as it is the only site that can feasibily provide a pedestrian/cyclist 

ramp link between the McGrath/O’Brien Highway corridor and the Community Path, 

ultimately linking the Community Path and the Grand Junction Path and reinforcing the 

connectivity between Cambridge Crossing and Somerville’s newly created HR zoning 

district and beyond to Boynton Yards.  This project is particularly in line with the City’s 

strategic goals by reducing the need for people to drive, promoting physical fitness, and 

allowing access for bicyclists and pedestrians to all of the commercial uses in the 

surrounding neighborhood.  

 

The Applicant will also provide landscaping on a property which has essentially none at 

the present, which will improve the look and feel along the McGrath/O’Brien Highway 

corridor, as well as improve the environment in general.  To that end, the Applicant is 

also proposing a green roof area. 

 

The project will comply with the goals of the SomerVision strategic plan because it will 

"facilitate transit-oriented neighborhood in-fill development", create a "healthier, more 

prosperous and more attractive place to live, work, play and raise a family", and 

"preserve and enhance the character of Somerville's neighborhoods".  This will ensure 

that “properties can adapt and change to meet the needs of residents, while respecting the 

character of the neighborhood”. 

 

b. Per Section 5.1.2.b of the SZO, the purpose of the HR district is “to accommodate the 

development of areas appropriate for an intense mix of multi-story multi-unit, mixed-use, 

and commercial buildings; neighborhood-, community-, and region-serving uses; and a 

wide variety of employment opportunities.” The HR zoning district allows hotel uses by 

special permit.  This shows that the policy plans and standards as established by the City 

favor the creation of hotel uses, in general and in this particular area, and that Applicant 

has met such policy plans and standards. 

 

The building will be entirely commercial, as is intended in the HR zoning district, and 

will be a “General Building” type, which is permitted in the HR zoning district. 

 

The hotel use will serve the neighborhood, such as the proposed lab building next door 

and the Twin City Plaza shopping center across the street, and beyond to Boynton Yards, 

as well as the community and the region. 



 

The proposed building meets all of the dimensional requirements for a General Building 

type in the HR zoning district. 

 

c. This hotel will not be a negative impact on transportation capacity along the 

McGrath/O’Brien Highway corridor, and will actually be an improvement, for a number 

of reasons. 

 

First, it will reduce the existing number of curb cuts at the property by two, thereby 

improving pedestrian safety and reducing vehicular conflicts. 

 

Second, it is planned that the hotel will have a single combined exit with the 15 McGrath 

Highway abutter, which will also improve pedestrian safety, reduce vehicular conflicts 

and eliminate the need for two exits. 

 

Third, the intent is that Mass. DOT will remove one cycle from the traffic light at the 

intersection of the McGrath/O’Brien Highway and Rufo Road, thereby reducing delays 

on the McGrath/O’Brien Highway for vehicles, bicyclists and pedestrians. 

 

Fourth, by allowing a ramp across the property to connect the McGrath/O’Brien Highway 

with the to be built Community Path spur behind the property, this hotel project provides 

ways for the public to reach the area without having to drive a motor vehicle.  It also 

provides easy and safe access to the new Green Line stations being constructed nearby. 

 

Fifth, the proposed hotel will allow for a wider, compliant sidewalk on the Somerville 

portion of the property for better pedestrian access and circulation. 

 

With the property taken as a whole, the bicycle parking exceeds the bicycle parking 

requirement by having a total of 10 short-term bicycle parking spaces and 21 long-term 

bicycle parking spaces.  It is also providing no motor vehicle parking spaces on the 

Somerville portion of the property. 

 

In short, this hotel project does not negatively impact the capacity of the local road 

network, and actually improves the situation in a number of ways, thereby mitigating any 

impact of the improvements being proposed. 

 

d. Applicant’s proposal meets the requirements for a hotel as set forth in Section 9.2.9.b of 

the Somerville Zoning Ordinance.  Green roof areas will provide more nature in this 

dense, urban area.  This increase in commercial space in a key commercial corridor such 

as this location is a better use of the Property, and is better for the area, than the prior 

motor vehicle-oriented car wash structure. 

 

The building component being proposed for this new “General Building” type structure, 

being a lobby entrance, enhances the public’s engagement with the building and is 

needed for the function of a hotel use.  The pedestrian entrance on the hotel’s façade on 



the McGrath/O’Brien Highway will be an urban revolving door to encourage the public 

to come inside. 

 

Arts and Creative Enterprises Narrative 

 

AC Hotels are art centric.  Applicant/Owner will install predominantly original art 

throughout the public space with focus on designated gallery space and art sales venues. 

Local art and artist will be showcased with events and website links to connect directly 

with the featured artists. 

 

There will be an Arts and Creative Enterprises (“ACE”) space on the sixth floor The 

hotel will lease 3,194 sf, entirely in Somerville, on the 6th floor to an ACE principal use 

entity as a cinema. This is 5% of GSF required to meet the Somerville ACE obligation. 

There is 604 sf of additional ACE space in Cambridge not calculated in the 3,194 sf 

Somerville ACE square footage requirement. This ACE space will have four walls and a 

roof and will be dedicated for use as a cinema for showing art and other films.  Patrons 

will be able to order and consume food and beverages in this space while watching the 

film.  This ACE space will be operated by an entity which is not the entity which operates 

the hotel.  The ACE entity will be an ACE use operator and will operate the ACE space 

as its principal use. 

 

Conclusion 

 

Applicant/Owner respectfully asks for approval of the requested relief on the grounds that 

its proposal meets all of the grounds set forth in the SZO, while providing additional 

benefits to the communities of both Somerville and Cambridge. 
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RE: Somerbridge Hotel – Design Updates 

 

Rebrand Required  

• The previously proposed brand pairing of AC Hotel and Element both by Marriott became untenable due 

to the Arts and Creative Enterprise (ACE) requirement of dedicated leased space. The 6th floor space, 

now a 3rd party ACE use, was intended to satisfy a branding requirement of two separate breakfast 

spaces as AC Hotel is a paid breakfast and Element is complimentary. Therefore, a brand change was 

necessary. The new proposed Marriott Moxy brand is also a paid breakfast, and both can be 

accommodated at the lobby level. 

 

Building Footprint: 

• During the development process, the proponent has become aware that the existing Boston & Lowell  

retaining wall is considered a noteworthy structure by the Massachusetts Historical Commission. Due to 

this, the development team has deemed this an important feature of the site. Therefore, the building 

footprint has been slightly reduced to eliminate the need for removal of the retaining wall. The retaining 

wall is now intended to be cleaned and preserved during construction to become a decorative element 

integrated with the overall development project, while being preserved for future generations.  

• In order to preserve the Boston & Lowell retaining wall, the building square footage has been reduced 

from 94,380 down to 86,765 square feet. Building setbacks have been adjusted accordingly but still 

meet all zoning regulations.  

• The overall design of the building remains the same. All previously reviewed design languages, 

materials, and concepts remain unchanged, including building height. The building footprint was 

reduced, for the benefit of a historic feature, in the rear of the site, unseen from the vehicular approach.  

• Due to reducing the footprint and maintaining the retaining wall, the project now proposes ~2,114 

square feet of quality green space above the Boston & Lowell retaining wall buffering the hotel with tall 

native species trees. This will assist the applicant in achieving the proposed green score in a meaningful 

way, by enhancing the esthetics of the rear façade view and environment for pedestrians, bicyclists and 

transit riders. 

 

Building Key Count: 

• The rebrand of the project introduced a smaller dimension guest room that allowed the project to 

increase the room count from 191 to 199. An increased room count is a welcome benefit toward 

successfully financing and long-term operation of the hotel. 

• The site remains largely unchanged with the recent design updates, except for the necessity to relocate 

all on-site parking to the 15 McGrath site open-to-the-public garage with an internal driveway 

connection.  All other items remain in the same locations, slightly adjusted to work with the new 

configuration. 

o This includes: bicycle parking simply shifted in front of the existing retaining wall, transformer, 

switch gear and sealed refuse compactor.  

• The proposed path connection ramp also remains with the same 14’-6” proposed clear dimension being 

held from the front of the site, through the rear.  



  

• Pedestrian and vehicular experience remains the same, with an identical stamped concrete and paver 

layout, that was previously reviewed by UDC and approved.  

 

 

Sustainability: 

• (3) sustainability documents have been updated with the new proposed footprint. Although these 

documents have changed, the changes are minimal and do not affect the performance of the building. 

Due to the updated square footages in the OSE narrative, the building is anticipated to perform better 

than our previously proposed building.  

 

• Sustainaville Document 

o Updated square footage 

o Removed EV charging stations in Somerville. There are now zero parking spaces located on the 

Somerville side of the site 

• OSE Narrative 

o Updated square footages 

• LEED Narrative 

o Updated parking requirements  

o Updated brand information 

 

Mobility: 

• (2) Mobility documents have been updated. All context remains unchanged, however backgrounds were 

modified to included the latest building footprint and site layout.  

 

• Mobility Management 

o Updated background figures 

• TAP 

o Updated background figures 

 

 

Sincerely,  

 

 

 

Jason T. Diorio, AIA 

 

 

 

____________________________

 

 

 

____________________________



FIRST NEIGHBORHOOD MEETING REPORT 

 

Property:  1 McGrath Highway 

Applicant:  Somerbridge Hotel, LLC 

Agent:   Adam Dash, Esq. 

Zoning District: High-Rise (“HR”) 

Case#:   P&Z 21-028 

 

Neighborhood Meeting Date:  July 1, 2021 

 

This is the required First Neighborhood Meeting Report regarding the above-referenced 

Application. 

 

The July 1, 2021 neighborhood meeting was held via remote participation at 6:00pm and was 

recorded by Councilor J.T. Scott. 

 

The slides used at the meeting are filed herewith. 

 

Flyers were mailed on or about June 18-21, 2021 to the abutters of the property as stated on the 

abutter’s list filed herewith.  Flyers were also hand delivered to properties at the following streets 

on June 18-21, 2021: 

 

McGrath/O’Brien Highway from Brickbottom to North First Street 

Twin City Plaza 

Brickbottom 

Metro 9 Condominium 

Gore Street from Twin City Plaza to Third Street 

Third Street from O’Brien Highway to Gore Street 

Sciarappa Street from O’Brien Highway to Gore Street 

Winter Street 

Mullins Court 

5th Street from Winter Street to Gore Street 

Bacon Court 

Rufo Road 

Morgan Avenue from East Street to the End behind the Superior Nut Company 

Water Street from O’Brien Highway to Morgan Avenue 

 

Notice by email was also provided to the Friends of the Community Path, the Friends of the 

Grand Junction Path, and Leggat McCall Properties which is developing 15 McGrath Highway. 

 

Attendees: 

 

J.T. Scott, Ward 2 Councilor 

Sarah Lewis, City Planning Director 

Christine Thomas from the Applicant 

Eben Tormey from the Applicant 



Adam Dash, Esq., Attorney for the Applicant 

Jason Diorio, project architect 

Michael Malynowski, project civil engineer 

Beth Dermity, project civil engineer 

Alan Green 

Carl Alexander 

Ron Newman 

Lynn Weissman 

Audrey Cunningham 

Josh Tenenbaum 

Alan Moore 

Bill Valetta 

Tim Buntle 

Alison Schwartz 

Chris Casa 

Benita Bascar 

Ryland Bennett 

Bobby Halliday 

Ramon Bueno 

 

Councilor Scott mentioned that about three dozen people attended the meeting, but Applicant 

was not able to view who was present.  The above list of attendees were just those who 

Applicant was able to identify because they spoke or wrote questions in the chat. 

 

Councilor Scott explained the process, then Attorney Dash went through the project details, 

history, and relief sought.  Mr. Diorio showed photos, plans and renderings.  Ms. Thomas 

introduced the hotel team and concept, and explained the hotel operation. 

 

Public Comment can be summarized as follows: 

 

-many residents asked about the details of the ramp through the property and up to the new 

Community Path behind the site, as well as the bicycle and pedestrian crossings of the 

McGrath/O’Brien Highway and the connection to the Grand Junction Path.  A resident asked 

whether there could be crossings on the Cambridge side of the property.  Members of the project 

team explained how the connections and ramp would work, and explained that the path 

connections and crossings required the approval of the MBTA and the Massachusetts 

Department of Transportation.  Residents were predominantly supportive of the Path access and 

crossing proposals. 

 

-members of both the Friends of the Community Path and the Friends of the Grand Junction Path 

attended the meeting, were supportive of the project, and offered to explain the path connections 

to interested residents. 

 

-some residents stated that the property has been in a state of disrepair for a long time and asked 

the Applicant to keep it maintained and clean going forward.  Ms. Thomas explained that the site 



is contaminated, which limits what can be done there prior to the clean up as part of the 

construction process, but that Applicant would seek to clean the property up. 

 

-a resident asked about the shared parking with the proposed lab building at 15 McGrath 

Highway.  Ms. Thomas explained that the six parking spaces lost due to adding the ramp to the 

Path are being relocated in the proposed parking garage at 15 McGrath Highway, which is also 

open to the public when not in use. 

 

-a resident was concerned about the density of development along the McGrath/O’Brien corridor 

and that the area is a heat island.  Mr. Diorio explained that the proposed hotel would address 

climate issues by being LEED Platinum certifiable, having a light-colored roof, and having 

landscaping on the site which currently has none.  He said that having a green roof could be 

explored. 

 

-a resident asked about the traffic flow, and Mr. Malynowski explained the expected traffic 

counts from the project. 

 

-a resident asked whether Applicant could contact the Cambridge Neighborhood Planning 

Group.  Ms. Thomas said that it was already on Applicant’s list to do that. 

 

-a resident asked about traffic changes on McGrath Highway during construction.  Mr. 

Malynowki and Ms. Thomas explained that utility work could disrupt traffic during construction 

but that it would be done in the evening hours to minimize the impact.  They also explained that 

traffic calming measures and jersey barriers would be needed during construction for safety, and 

that there would be no dumpster or laydown area located on the McGrath/O’Brien Highway. 

 

-a resident asked about how trees could be kept alive on the McGrath Highway, as they died in 

front of another hotel there.  Ms. Thomas explained that a water system and hardy trees were 

being investigated to avoid that because dead trees make for an uninviting hotel. 

 

-a resident asked about the plans for snow removal.  Ms. Thomas explained that it would mostly 

be removed from the site. 

 

-a resident asked about having solar panels on the roof.  Mr. Diorio said that Applicant would 

look at that, but that the roof area was not large enough to have a useful solar array.  Councilor 

Scott suggested looking into stormwater controls and a green roof instead.  Mr. Dash explained 

that the ramp to the Path across the property was a major way to combat climate change on this 

site. 

 

-Councilor Scott explained that the matter would go to the Urban Design Commission, then there 

would be another neighborhood meeting, then there would be a Planning Board meeting. 

 

 

The meeting was adjourned at 7:40 pm. 
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SECOND NEIGHBORHOOD MEETING REPORT 

 

Property:  1 McGrath Highway 

Applicant:  Somerbridge Hotel, LLC 

Agent:   Adam Dash, Esq. 

Zoning District: High-Rise (“HR”) 

Case#:   P&Z 21-028 

 

 

Neighborhood Meeting Date:  October 19, 2021 

 

This is the required Second Neighborhood Meeting Report regarding the above-referenced 

Application. 

 

The October 19, 2021 neighborhood meeting was held via remote participation at 6:01 pm and 

was recorded by Councilor J.T. Scott. 

 

The slides used at the meeting are filed herewith. 

 

Flyers were mailed on or about October 8-11, 2021 to the abutters of the property as stated on 

the abutter’s list filed herewith.  Flyers were also hand delivered to properties at the following 

streets on October 8-11, 2021: 

 

McGrath/O’Brien Highway from Brickbottom to North First Street 

Twin City Plaza 

Brickbottom 

Metro 9 Condominium 

Gore Street from Twin City Plaza to Third Street 

Third Street from O’Brien Highway to Gore Street 

Sciarappa Street from O’Brien Highway to Gore Street 

Winter Street 

Mullins Court 

5th Street from Winter Street to Gore Street 

Bacon Court 

Rufo Road 

Morgan Avenue from East Street to the End behind the Superior Nut Company 

Water Street from O’Brien Highway to Morgan Avenue 

 

Notice by email was also provided to the Friends of the Community Path, the Friends of the 

Grand Junction Path, and Leggat McCall Properties which is developing 15 McGrath Highway. 

 

Attendees: 

 

J.T. Scott, Ward 2 Councilor 

Charlotte Leis, City Planner 

Christine Thomas from the Applicant 



Adam Dash, Esq., Attorney for the Applicant 

Jason Diorio, project architect 

Robert Clarke, project civil engineer 

Carl Alexander 

Lynn Weissman 

State Rep. Michael Connolly 

Max 

Ethan 

 

13 members of the public attended the meeting, but Applicant was not able to view the names of 

who was present.  The above list of attendees were just those who Applicant was able to identify 

because they spoke or wrote questions in the chat. 

 

Councilor Scott explained the process, then Attorney Dash went through the project details, 

history, and relief sought.  Mr. Diorio showed photos, plans and renderings, and explained the 

changes to the project since the first neighborhood meeting on July 1, 2021 which arose from 

public comment, the Planning Staff, and the meetings with the Urban Design Commission.  Ms. 

Thomas explained the hotel concept and operation. 

 

Public Comment can be summarized as follows: 

 

-a resident asked when the hotel would open, whether there would be a rooftop bar, and would 

that bar be open to the public.  Ms. Thomas said that the target opening is the Second Quarter of 

2024, and that there would be rooftop food and drink service which would be open to the public. 

 

-some residents who work with the Friends of the Community Path and the Friends of the Grand 

Junction Path stated that the groups were supportive of the project, and that they appreciated the 

Applicant’s work with them and willingness to allow for the ramp to the path to be located on the 

Property.  One of them explained that the ramp still requires a spur at the top of the retaining 

wall across the MBTA’s property to connect with the path. 

 

-some residents stated that they would like more trees along McGrath Highway.  Mr. Clarke said 

that five trees were being added along McGrath in front of the hotel. 

 

-Rep. Michael Connolly said that he was encouraged and appreciative of the work that all parties 

were putting in on the path and ramp, and that he would work to keep the state focused on them 

to make sure that they get done. 

 

-Councilor Scott explained that the matter would go to the Planning Board. 

 

 

The meeting was adjourned at 6:49 pm. 
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URBAN DESIGN COMMISSION NARRATIVE 

 

Property:  1 McGrath Highway 

Applicant/Owner: Somerbridge Hotel, LLC 

Agent:   Adam Dash, Esq. 

Zoning District: High-Rise (“HR”) 

Case#:   P&Z 21-028 

 

Proposal Summary 

 

Applicant previously received a special permit with site plan review and variances from the 

Zoning Board of Appeals (“ZBA”) for the construction of a 135- room, six-story hotel at the 

property in case #ZBA 2018-138 on March 12, 2019.  That approval was extended by the ZBA 

on March 25, 2020 in case # ZBA 2018-138-E1. 

 

The project has continued to evolve based on several factors. A larger project can be supported 

based the Somerville Zoning Ordinances approved in December 2019. A larger project must be 

supported based on the current cost of a complete environmental remediation of the site rather 

than a more limited approach that would leave the property with an Activity/Use Limitation 

(AUL).  A more elevated lodging concept can now be supported by the evolution of the 

neighborhood and the promise of an even brighter future for this municipal gateway.  
  

The property is currently a 32,806 sf lot, of which 17,316 sf are in Somerville and 15,490 sf are 

in Cambridge.   The Applicant intends to demolish the existing commercial car wash structures 

and construct a 191-room, six-story upscale dual- branded hotel prototype, collaboratively 

developed with Marriott International, Inc. as the first time combining an AC Hotel, arguably the 

strongest lifestyle brand, with an Element, an upscale extended-stay brand with a tranquil 

atmosphere. 

 

The property is located in the HR zoning district and is in a Transit Area.  It is not located in a 

Pedestrian Street District. As the proposed project is in a Transit Area, a maximum number of 

parking spaces is applicable, but not a minimum. 

 

The building would be a total of 93,801 sf, with 70,738 sf in Somerville and 23,063 sf in 

Cambridge.  The Building Type would be “General Building”. 

 

There will be 13 parking spaces provided on the Somerville portion of the property, 14 parking 

spaces provided on the Cambridge portion of the property. Six of the 13 spaces provided in 

Somerville will be allocated to the Cambridge parking count as an offset to 6 spaces lost in 

expanding the land area necessary to construct a 14 foot clear pedestrian/bicycle connector ramp 

in Cambridge. 

 

There will be bicycle parking on site for 10 short-term bicycles and 20 long-term bicycles on the 

Property.  With the property taken as a whole, the bicycle parking exceeds the Somerville 

bicycle parking requirement by 2 short-term bicycle parking spaces and 4 long-term bicycle 

parking spaces. 

 



Applicant will provide space for a 14 foot clear ramp to be built across the Cambridge portion of 

the property to connect the McGrath/O’Brien Highway with the Community Path Extension via 

a spur to be constructed on MBTA property at the rear of the site. The Applicant, along with the 

developers of 15 McGrath Highway, are willing to design and fund the construction of the ramp, 

so long as the Community Path spur is constructed by others and both projects receive permits 

and are completed. 

 

Building Context 

 

The existing car wash and industrial building is bordered by the Sav-Mor Liquors store on the 

left and the Superior Nut Company property to the right.  Behind the Property is the railroad, 

next to which is being constructed the Green Line Extension and Community Path.  Across the 

McGrath Highway is the Twin City shopping center.  The Property is partly in Somerville and 

partly in Cambridge, along the commercial McGrath/O’Brien Highway corridor. 

 

There are a number of hotels on the McGrath/O’Brien Highway corridor, and this proposed hotel 

is certainly compatible with those surrounding properties. However, the proposed hotel will be 

significantly upscale in comparison to other lodging options nearby, speaking to the bright future 

of the area. 

 

Sustainability 

 

This hotel will not be a negative impact on transportation capacity along the McGrath/O’Brien 

Highway corridor, and will actually be an improvement, for a number of reasons. 

 

First, it will reduce the existing number of curb cuts at the property by two, thereby improving 

pedestrian safety and reducing vehicular conflicts. 

 

Second, it will have a single combined exit with the 15 McGrath Highway abutter, which will 

also improve pedestrian safety and reduce vehicular conflicts. 

 

Third, the intent is to remove one cycle from the traffic light at the intersection of the 

McGrath/O’Brien Highway and Rufo Road, thereby reducing delays on the McGrath/O’Brien 

Highway and for pedestrians. 

 

Fourth, by allowing a ramp across the property to connect the McGrath/O’Brien Highway with 

the to be built Community Path spur behind the property, this hotel project provides ways for the 

public to reach the area without having to drive a motor vehicle.  It also provides easy and safe 

access to the new Green Line stations being constructed nearby. 

 

Fifth, the proposed hotel will allow for a wider, compliant sidewalk on the Somerville portion of 

the property for better pedestrian access and circulation. 

 

With the property taken as a whole, the bicycle parking exceeds the bicycle parking requirement 

by having a total of 10 short-term bicycle parking spaces and 20 long-term bicycle parking 



spaces.  It is also providing 13 motor vehicle parking spaces on the Somerville portion of the 

property. 

 

A green roof will provide more nature in this dense, urban area. 

 

Additional sustainability features are described in the attached Design Narrative filed herewith. 

 

Historic Preservation 

 

See attached Design Narrative filed herewith. 



 
 
Overview: 

Surrounding built context: 

• Option 1 (preferred option) 

o The most modern of the (3) options, this building will provide a beautiful gateway both 

into and out of Somerville. Our intent with this option is to show the revitalization of the 

surrounding context and the exciting growth and development in the very near future. 

This building is a mixture of metal panel, accent panel and brick. The brick at the base 

grounds the building and gives a hierarchy to the much lighter metal panel above. The 

horizontal corrugated metal panel wraps the end of the building while the lighter 

vertical panel spans the main façade. These corrugations are also seen in a similar 

material on 262 Monsignor O’Brien Highway, a condominium building. This façade is 

broken up by groupings of windows that are surrounded with a window fin and 

encompass a vibrant accent panel. This accent panel is once again carried to the upper 

level of the building truly defining the top of the structure and the change of use group, 

to hotel amenity, in lieu of the repetitive nature of the guest room windows below. This 

modern approach will be more in keeping with the future of the up-and-coming 

neighborhood.  

• Option 2 

o The most traditional of the (3) options, this building will also provide a beautiful 

gateway both into and out of Somerville. The darker brown bricks will speak to the 

existing brick structures around the neighborhood while bring in a modern center with 

the metal panel. This panel is flat compared to Option 1, which keeps it more 

traditional. We’ve maintained the same vibrant accent panel on this building to create 

excitement and movement across the façade. This is carried to the amenity space again. 

The windows on the 1st floor are much larger than on option 1 which is much more 

traditional than the more regimented pattern of the previous.  

• Option 3 

o Option 3 provides a modern approach while still maintaining the traditional brick on the 

building. This brick on floors 2 – 5 is proposed to be a dark brick with hues of maroon 

and purple throughout. It’s a very handsome brick which will give homage to the 

previous use of brick, while providing a more modern color. The metal panel is a flat 

panel, similar to option 2 with a linear corrugation between windows. This helps make 

the building read taller while not producing overwhelming shadows on the surrounding 

context. The accent panel has been removed from this option, and the top of the 

building has been finished with a darker metal panel. This design scheme is slightly more 

muted than the accent panel which we feel will similarly create a gateway whether 

passer byers are coming into or out of the City of Somerville.  

 



 
 
Sustainability: The project will be designed and built with sustainability being a top priority. The entire 

project will be certifiable to the LEED Platinum level upon completion.  

Location and Transportation: 

• Due to the location of our site, in this Urban Renewal area joining Somerville and Cambridge, we 

are intending to pursue all 16 points in the Location and Transportation category of LEED. We 

feel these credits are achievable especially with the removal of the AUL on the site, which the 

applicant plans to achieve with the EPA.  

Sustainable Sites: 

• We are currently planning on pursuing a minimum of 6 credits in this category. We plan to 

achieve this with the use of a white roof and light fixtures with minimal light spill. Additionally, 

the applicant has committed to purchasing the Protect or Restore Habitat credit.  

Water Efficiency: 

• All fixtures in the building will be low flow and efficient. We are intending on pursing 9 out of a 

possible 11 credits in this category. We will also be using a cooling tower and plan on water 

metering.  

Energy and Atmosphere: 

• These credits will be very important in achieving our LEED Platinum certifiable level. We are 

currently pursuing 24 out of 34 possible credits. Below is a description of the systems that are 

currently being designed for the building. In addition, we will be going through an enhanced 

commissioning process and also purchasing green power and carbon offsets.  

o Corridor HVAC:  

▪ Each wing of the building corridor space is proposed to be heated/cooled and 

pressurized using an Energy recovery ventilation unit with enthalpy wheel. 

Energy is recovered from the guest unit bathroom exhaust which is then 

transferred to the supply air side of the system. Typically 10% more supply air 

than exhaust is provided for building pressurization. 

o Guest Room HVAC: Water source heat pump system (proposed). 

▪ Two High efficiency condensing boilers and a 250 ton fluid cooler will maintain 

80°f condenser water temperature for use with the guest unit water source heat 

pumps. 

▪ The 750 GPM pumps for both the hot side and cold side of the condenser water 

loop will be provided with variable frequency drives which will ensure optimal 

efficiency. 

▪ The Fluid cooler fans will be provided with variable frequency drives which will 

ensure optimal efficiency.  

▪ Boilers are selected at 97-98% efficiency. 



 
 

▪ Climate Master water source heat pumps are selected with ECM motors to 

provide up to 14.3 EER during design conditions.  

▪ Heat pump control: During un-occupied hours as sensed by the guest room 

occupancy sensor the temperature shall be reset to 85°F (adj) cooling and 55°F 

(adj) heating 

o Common / Back of House (BOH) spaces: 

▪ The common area and back of house spaces are proposed to be provided with a 

variable refrigerant flow (VRF) all electric cooling, heating and ventilation 

systems with ventilation being provided through air to air energy recovery units. 

VRF system will be provided with low ambient operation for maximum 

efficiency. 

o Kitchen Equipment:  

▪ Is proposed to be provided with highest efficiency possible kitchen exhaust fan 

with ECM motors and sealed combustion make-up air unit with VFD and high 

efficiency furnace. 

Materials and Resources: 

• All products used during the construction of the proposed project will be sourced from recycled 

materials to the greatest extent possible. In addition, all demolition and debris from the 

construction project will be separated and recycled. We are currently anticipating 5 out of 13 

credits in this category.  

Indoor Environmental Quality: 

• 12 out of 16 credits will be pursued in this category. All materials will be low emitting and all 

systems will be properly protected during construction and also cleaned and run prior to 

building occupancy. Lighting is designed to be 100% LED and acoustical performance will be 

critical with the hotel use.  

Innovation: 

• We plan to pursue all 6 credits in this category 

Regional Priority: 

• We are eligible for 2 out of 4 credits in this category due to site location.  

Historic Preservation: This project is new construction and will be removing two (2) non historic, 

dilapidated structures, which will be replaced with the new hotel. The car wash structure, located in 

Somerville, was built in 1950. The warehouse located in Cambridge was built in 1983. In addition, the 

property is not located in an Historical District.  Due to this, historic preservation of the existing 

structures is not applicable.  

 



 
 
General Building Requirements for High-Rise Districts 

5.1.7.a & b 

For all (3) façade designs to be reviewed during our first Urban Design Commission meeting, the massing 

will remain the same. A chart, which is shared below, has been put together by our Civil Engineer, Allen 

and Major Associates, Inc. which demonstrates our compliance with all applicable zoning dimensional 

regulations. 

 

5.1.7.a & b 

• The building width is ~160’-7” with ~51’-2” located in Somerville. The maximum allowed width is 

200’-0”. This is the same on all (3) options. 

• The floor plate is ~16,805 square feet at the largest floors (2nd – 5th), with ~13,000 square feet 

located in Somerville. The maximum allowed floor plate is 30,000 square feet. This is the same 

on all (3) options. 

• Our ground story height is proposed to be 18’-0”, which matches the 18’-0” minimum 

requirement. Upper floors vary in height, with the minimum dimension being 10’-0” which 

matches the 10’-0” minimum floor to floor requirement. This is the same on all (3) options  

• The proposed hotel is 6 stories, 69’-11 ¾” which is below the maximum requirement of 6 stories 

or 80’-0”. This is the same on all (3) options. 

• The roof type of the hotel is flat on all (3) options. There are 2 low roofs, located on the second 

floor, in the courtyard and along the West property line that are designated to be green roofs. 

Both of these low roofs are directly outside guest windows.  

 

 



 
 
5.1.7.f.i & ii 

• Building fenestration calculations are as follows below for all (3) options. 1st floor is taken at 2’-

0” A.F.F. to a height of 12’-0” A.F.F. for a minimum of 70% fenestration. Upper levels are taken 

floor to floor and are between the 15% and 50% requirement. Per 2.4.5.a.i & ii 

Option 1 Preferred:  

• 1st Floor = 70% fenestration 

• 2nd Floor = 30% fenestration 

• 3rd & 4th Floor = 33% fenestration 

• 5th Floor = 32% fenestration 

• 6th Floor = 46% fenestration 

Option 2: 

• 1st Floor = 70% fenestration 

• 2nd Floor = 30% fenestration 

• 3rd & 4th Floor = 33% fenestration 

• 5th Floor = 32% fenestration 

• 6th Floor = 46% fenestration 

Option 3: 

• 1st Floor = 73% fenestration 

• 2nd Floor = 30% fenestration 

• 3rd & 4th Floor = 33% fenestration 

• 5th Floor = 32% fenestration 

• 6th Floor = 46% fenestration 

 

• There are no areas of façade, on any of the (3) options, that have a blank wall of 20’ or more 

5.1.7.f.i 

• All windows will have window treatments on the interior of the building, both shear and black 

out to ensure privacy both into and out of the hotel.  

5.1.7.f.ii 

• Outdoor amenity spaces will have railings set back off the roof edge and also have planters 

located along the railing to ensure there isn’t a direct view from an elevated vantage point to 

the neighboring properties.  

 



 
 
Building Components  

5.1.12.b.i 

• A minimum of 1 storefront is required for each ground story commercial space. The hotel lobby 

is the only commercial use on the ground story, thus, only 1 storefront is required. This is the 

same on all (3) options. 

5.1.12.g & h 

• Lobby Entrance and Storefront are considered to be the same for a single occupancy commercial 

space like a hotel use. The width and height dimensions of this feature are both within 

regulations of 15’-0” to 30’-0” in width and 80% of the ground story height, at 4’-5” 

Façade Design 

5.13.a 

• Option iii is utilized for all (3) options, using a flat wall above and to either side of a void of 

punched opening. The single storefront will be set back from the brick façade a minimum of 4” 

with brick returns to provide shadow line and building depth at this feature.  

5.13.b 

• The single storefront / lobby entrance is set within the same brick that composes the remainder 

of the solid wall on the 1st floor façade. This is the same on all (3) options.  

5.13.c 

• All (3) options will utilize a brick material at the first floor which will frame the storefront, 

returning back into the frame providing a 4” shadow line. 

5.13.d 

• The base of the building in all (3) options will be significantly different from the upper stories. 

The ground floor windows are taller with a modern mullion pattern, opposed to the more 

residential looking window above. Materials will also change color and / or coursing and texture 

between the base and upper level on all options, with brick, the heaviest and darkest material, 

remaining on the base of the building. All (3) options are also separated by an eyebrow band 

and canopy that creates a linear element between the base and upper levels. This canopy is 

used for wayfinding, shelter from the weather and a signage opportunity for both hotel brands.  

5.13.e 

• The building massing on all (3) options is 6 stories and above the 5 story requirement for this 

design suggestion. Due to the hotel use, and the window language of the residential units 

compared to the commercial lobby space on the 1st floor, this design language is not applicable 



 
 

for this building type. In addition, due to FAR restrictions in Cambridge, the 2nd floor footprint is 

narrowed along the street façade compared to the 1st floor. This would not allow us to achieve 

the requirement of not shifting up or down across the façade language in the City of Cambridge.   

5.13.f 

• By definition, a façade is any exterior wall of a building oriented in whole or in part towards a 

front lot line, or civic space, excluding the exterior walls of any roof element. With this, the 

proposed project only has one façade. This requirement is not applicable to the project.   

5.13.g 

• With use of different thickness and style of materials, all (3) options will have materials 

separated in plane by at least 4”. This will be accomplished as follows: 

Option 1 Preferred: 

• Façade is broken up with different types of both vertical and horizontal corrugated metal panels. 

Between metal panel types, is a dark reveal, recessed into the building. Windows are grouped 

together with surrounds that project out from the building façade creating a rhythm across the 

façade. There is an accent panel language carried throughout floors 2-5 and then tied back in on 

the 6th floor amenity space. The entire 6th floor amenity space is stepped back from the façade 

below creating a shadow line and an appearance that the upper level is not as tall.  

Option 2:  

• Brick and metal panel make up the upper levels of the hotel in this scheme. Metal panel will be 

recessed back a minimum of 4” from the brick, with brick returns. Brick and metal panel returns 

will also be used at windows. The windows are separated with an accent panel horizontally. 

Brick on the ends of the building creates pilasters, while the metal panel between the windows 

creates the look of continuity moving across the façade of the building. The entire 6th floor 

amenity space is stepped back from the façade below creating a shadow line and an appearance 

that the upper level is not as tall. 

Option 3: 

• Brick pilasters frame the center of the façade, with an archway of metal panel over the brick 

center. This design language helps to make the building read taller and more refined between 

floors 2-5. All brick on upper levels is capped with an eyebrow creating a shadow on the brick. 

The entire 6th floor amenity space is stepped back from the façade below creating a shadow line 

and an appearance that the upper level is not as tall. 

 

 



 
 
Architectural Design Guidelines 

5.14.i 

• All (3) design options are broken into bays naturally due to the structural bay spacing of the 

hotel guest rooms. The guest room sizes are very regimented which keeps a clean, symmetrical 

look in the layout of the windows and exterior façade design.  

5.14.ii 

• Piers, Pilasters or other features defining each architectural bay all stop at the top of the 2nd 

floor band and terminate at the 6th floor, floor. There is a horizontal articulation of a 2nd floor 

band and a roof termination at the 6th floor in all (3) options. This creates a distinctive hierarchy 

to the building with a base, middle and top.  

5.14.iii 

Option 1 Preferred: 

• Bays of guest room windows and accent panels align with ground floor windows below. All 

ground floor windows are directly centered below, between two guest room windows above. 

Option 2: 

• Bays of guest room windows are centered over ground floor windows below. 1 guest room 

window is centered, and the ground floor window below ends at the edge of the next starting 

window above.  

Option 3: 

• Guest room windows and ground floor windows are directly centered over each other on all 

floors creating a distinct vertical pattern in the building façade. The ground floor windows are 

18” larger than the guest room windows above in either direction creating a distinct base on the 

building.  

5.14.iv 

Option 1 Preferred: 

• The two main piers in this option are on the end of the building, in the darker horizontal 

corrugated panel. These panels will be separated in plane by a minimum 4” recess panel being 

used as a dark shadow line 

Option 2: 

• Brick piers frame the building with an addition of a brick pier centered on the building breaking 

up the jog along the façade. These piers are connected with a small section of brick above, 

which frames out the metal panel and accent material along the main field of the facade 



 
 
Option 3: 

• The 3 main piers in this option are brick and will project out a minimum of 4” from the metal 

panel beyond. 

5.14.v 

• All (3) options are clearly broken up into a tripartite division. The options all have a solid brick 

base, which is capped with a horizontal band and canopy element. Above this is a mixture of 

brick, metal panel, and accent panels from 2nd – 5th floor. In option 1 and 2, the accent panel is 

continued at the 6th floor, but as a more defined element. Option 3 darkens the metal panel at 

the top of the building, giving a hierarchy to the element.  

5.14.vi 

• The only vents on the front façade of the building of all (3) options will be 6” x 6” grilles, which 

are designed to be aligned with the mullions in the guest room windows. These will be finished 

to match the surrounding material they are in, in all options. There will be no other vents or 

louvers on this façade of the building.  

5.14.vii 

• This project is not located at a Terminated Vista and is not applicable 

5.14.viii 

• All fenestration glazing will be set back from the material they are in, a minimum of 4”. This will 

be applicable in all (3) options. 

5.14.ix 

• Ribbon windows have been avoided in all (3) options. 

5.14.x 

• There is only 1 storefront / lobby entrance on the façade. This is the same on all (3) options. 

5.14.xi 

• The storefront / lobby entrance on all (3) options are under cover with a canopy above 

5.14.xii 

• Upper story uses in all (3) options are directly tied to the use in the lobby. The guest rooms and 

roof top amenity space are all intended to be directly accessed through an activated lobby. 

Thus, a separate entrance would not be applicable for this building use.  

 



 
 
5.14.xiii 

• Due to hotel use, the entire street frontage is designated as lobby space. Oversized ground floor 

windows will help blend the interior space with the exterior. Decorative floor tile on the inside 

of the lobby along with art displays and seating groupings will make the lobby visual and 

materially distinctive 

5.14.a.i 

• On all (3) options, the materials will be strategically connected using a minimum of a 4” plane 

change along with a smooth transition. The options all read harmonious with the clear 

distinction between uses on the ground story and 6th floor becoming an accent, or focal point of 

the design.  

5.14.a.ii  

Option 1 Preferred: 

• There are 3 distinct types of materials in option 1; brick, metal panel and accent panel. Brick 

composes the base of the building where metal panel and accent panel make up the middle, 

and accent at the top. The metal panel has both vertical and horizontal corrugations as well as 

flat between the two. Accent panels create a rhythm with the windows which ties into the 

amenity space on the 6th floor.  

Option 2: 

• There are 3 distinct types of materials in option 2; brick, metal panel and accent panel. Brick 

composes the base of the building which changes color on the upper floors. Metal panel and 

accent panels create a rhythm across the façade of the building which is framed with the brick. 

Option 3: 

• Option 3 only has 2 distinct materials; brick and metal panel. The accent panel is replaced with a 

darker colored metal panel compared to the main field of the building. This gives interest and 

creates a shadow at the top of the building showing difference between uses on the hotel 

rooms below and the amenity space at the upper floor.  

5.14.a.iii 

• All materials, on the (3) options are combined to only have one above the other 

5.14.a.iv 

• In all (3) options, the base of the building is a darker colored brick than the rest of the building. 

This creates a heavier weight compared to the brighter colored brick above on option 2 and 3, 

and the metal panel on option 1.  



 
 
5.14.a.v 

• There is no vertical board siding or shingles on any of the (3) options 

5.14.a.vi 

• Brick composes the base of all (3) design options 

5.14.a.vii 

• EIFS is not used in any of the (3) design options 
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             City of Somerville 

             URBAN DESIGN COMMISSION 
       City Hall 3rd Floor, 93 Highland Avenue, Somerville MA 02143 

 

DESIGN REVIEW RECOMMENDATION 
 

1 McGrath Highway 
October 4, 2021 

 
The Urban Design Commission (UDC) met virtually via GoToWebinar on August 24, 
2021, and September 14, 2021, to review the 6-Story Commercial Building proposed 
at 1 McGrath Hwy in the High Rise (HR) zoning district in Somerville. The purpose of 
design review, as established by the Somerville Zoning Ordinance, is for peers in the 
professional design community to provide advice and recommendations during the 
schematic design phase of the architectural design process. In accordance with the 
UDC’s adopted Rules of Procedure and Section 15.1.4 Design Review of the Somerville 
Zoning Ordinance, this recommendation includes, at least, the following: 
 

1. Identification of the preferred schematic design option 
2. Identification if applicable design guidelines are satisfied 
3. Guidance and recommended modifications to address any design issues or 

concerns 
 
Design review was conducted over the course of two meetings and the Commission 
guided the applicant through various recommendations and suggestions to the 
applicants preferred building schematic designs. Recommendations that were 
incorporated into the design through the review process included further development of 
the building and public realm landscaping, and creating digital renderings of all façade 
design concepts that show detailed differentiation between them at the same 
perspectives.  
 
Following a presentation of the revised design by the Applicant and review of the design 
guidelines for the HR district, the Commission provided the following final guidance and 
recommended modifications:  
 

• Further detailing of the vertical and horizontal siding is needed; Design needs 
to maximize window depth, so the building massing does not appear flat.  

• Vehicular drop-off should incorporate pavers to establish the space as 
pedestrian-forward. Pattern and color should be explored to differentiate 
pedestrian-only and mixed modal spaces.  

• The crosswalk at the vehicular drop-off should be evaluated to prioritize the 
pedestrian experience.  

 
The Commission voted unanimously (3-0) to recommend façade option 1, voted 
unanimously (3-0) that all the design guidelines for the HR district were not satisfied but 
project can move forward in site plan approval process but will need to return to the 
Commission later to remedy underlying façade design concerns, and voted 



unanimously (3-0) that a final materiality palate needs to be reviewed by the 
Commission along with a building mockup.   
 
Attest, by the voting membership: Tim Talun  
 Deborah Fennick   

 Andrew Arbaugh 
 
Attest, by the meeting Co-Chairs: Sarah Lewis 
 Luisa Oliveria   
 
 
 
 
 

Sarah Lewis,  

UDC Co-Chair  

Director of Planning & 
Zoning 

 
 
 
  



[Type here] 
 

Preferred Façade Option  
  



REMAINING CONCERN 
Further detailing of façade design 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

REMAINING CONCERN 
Entrance paving  

 
 

Additional paver needed.  



URBAN DESIGN COMMISSION REPORT 

 

Property:  1 McGrath Highway 

Applicant/Owner: Somerbridge Hotel, LLC 

Agent:   Adam Dash, Esq. 

Zoning District: High-Rise (“HR”) 

Case#:   P&Z 21-028 

 

This matter went before the Somerville Urban Design Commission (“UDC”) on August 24, 2021 

and on September 14, 2021. 

 

The preferred design was presented to the UDC along with 2 alternative façade options and a 

landscape plan.  The UDC’s review was focused on the Somerville portion of the Property, as a 

portion of the Property is in Cambridge and is subject to that City’s own process.  The UDC 

decided to recommend the preferred design, with some revisions, out of the three options 

presented. 

 

The UDC’s comments were as follows: 

 

-provide textured pavers at the front entry of the building along the driveway, rather than 

stamped asphalt, to make it more pedestrian-friendly.  Applicant was asked to call out the 

specific material, color and pattern. 

• A Unilock paver of varying sizes and grey hues was added to the pedestrian sidewalk in 

Somerville and continuing along the West façade of the building at the main vehicular 

entrance walkway. In addition, an exposed aggregate concrete was added, boarded by a 

lighter concrete creating a decorative pattern from the building façade on the highway, 

until the parking lot at the rear of the building. The pavers at the walkway and exposed 

aggregate at the drive aisle comprise the entire vehicular drop off area under the building 

overhang. This not only makes the entrance more inviting, it also provides safety to the 

hotel guests. This is indicated on sheet C-8. 

 

-look at adjusting the island between the Property and the abutting project being proposed at 15 

McGrath Highway.  It needs to be determined where the island will terminate 

• This island has been extended to the property line which limits the width of the sidewalk 

at the signaled intersection. This is to help ensure the safety of guests and pedestrians 

who are directed into the crosshatched pathway, and not walking through an unmarked 

drive aisle. This island will be landscaped both as it wraps into the hotel drop off, and 

around the corner up the western property line, abutting 15 McGrath. This is indicated on 

sheet C-2 and the Green Score Figure. 

 

-group the dedicated bicycle parking together 

• All long term bicycle spaces for Somerville are grouped together behind the parking 

spaces located in Somerville. These are 100% covered by building above. The short term 

parking spaces are grouped together between the decorative street trees along Monsignor 

O’Brien Highway. This is indicated on sheet C-2. 

 



-create more visual interest on the façade by maximizing the façade shadows and potentially 

deepening the windows to make it feel less flat 

• Per zoning section 5.13.g, all materials will have surface relief of a minimum of 4” to 

ensure shadow lines create visual interest and eliminate the concern of a flat façade.  

 

-provide more details about the second floor green roof and explore incorporating additional 

species 

• Additional species were added to the green roof with a more organic form. This has been 

updated on sheet C-7. 

 

-Review the size of the cornice on the Sixth Floor to be more in scale aesthetically with the other 

building cornices.  Possibly remove or reduce it in size to match the cornice on the floor below 

• The 6th floor cornice has been reduced in depth to match that of the 5th floor band. This 

has been updated on the Exterior Elevations and 3D views.  

 

-The bump in the building at the property line is very successful in showing the separation 

between the cities of Somerville and Cambridge.  This should be continued at the Sixth Floor 

rooftop element, as well to carried through the façade. 

• Continuing the bump in the building on the Cambridge side of the municipal line between 

the two cities was not able to be accommodated due to floor area ratio (“FAR”) 

requirements in Cambridge and the need to meet provisions of the Somerville Zoning 

Ordinance. 

 

The UDC recognized that it was difficult to evaluate the side of the building facing the future 

ramp to the Community Path until the ramp and Path are fully designed.  As the City needs to 

coordinate the ramp, and as an easement will be needed from the MBTA, the Mobility 

Department will have to be involved.  This UDC review does not cover the ramp, as it is in 

Cambridge and as it has not been designed yet. 

 

The UDC also recognized that Applicant does not control most of the public realm at the 

Property and that Applicant is not responsible for that public realm design and work, much of 

which is within the control of the Massachusetts Department of Transportation. 

 

The UDC asked for a mock up to see how the materials come together.  The Applicant agreed to 

provide that. 

• An onsite, exterior mock-up will be provided when construction begins on site. 

 

The UDC voted unanimously that the design guidelines for the HR zoning district had not been 

satisfied and that the project will need to return to the UDC for more discussion of the public 

realm when the public realm is more developed.  Nevertheless, the UDC unanimously voted that 

Applicant is able to move forward with its permitting process. 

 

The UDC voted unanimously to recommend that Applicant incorporate the additional design 

guidance provided by the UDC and that Applicant provide a mock up panel. 
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