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Housekeeping



Project Website

bit.ly/westerncorridor

e Presentations (including tonight's!)
e Recordings from virtual meetings

e Zoning Toolkit and Housing Toolkit

' boston planning &
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http://bit.ly/westerncorridor

Zoom Tips
Your controls should be available at the bottom of the screen.

Clicking on these symbols activates different features:

;+ ;.. ? Ill I~ . g

Unmute Stop Video Invite Manage Participants Polling Share Screen leactions

O 0 0o © ©

’ boston planning &

6 development agency Unmute Me



Virtual Meeting Protocols

e During the presentation you can ask questions through the chat
feature. Depending on the question, we will answer it in writing in
the chat box, verbally, or wait until the Q&A period.

e During verbal Q&A, please be respectful of each other’s time so
that all may participate in the discussion.

e You can always set up a conversation with Gerald Autler,
Gerald.Autler@boston.gov.

' boston planning &
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mailto:Gerald.Autler@boston.gov

Meeting Recording

e The BPDA will be recording this meeting and posting it on its
website at bit.ly/WesternCorridor. The recording will include
the presentation, Q&A, and public comments afterwards.

e Also, itis possible that participants may be recording the
meeting with their phone cameras or other devices.

e If you do not wish to be recorded during the meeting, please
turn off your microphone and camera.

' boston planning &
‘ development agency
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Background



Why This Study?

e Current zoning doesn’t support the changes envisioned in previous
neighborhood planning*:

o Housing is a high priority, but not an allowed use

o Current zoning doesn't provide appropriate tools to achieve desired
planning outcomes

o Allowed density is insufficient to support desired development and
benefits, e.g., high percentage of affordable housing

e Developers are eager to invest in the neighborhood; we want to create a
regulatory framework to guide development and leverage it for desired
outcomes.

development agency North Allston Strategic Framework for Planning (2005)

'I boston planning & * See the North Allston-Brighton Community-Wide Plan (2008-2009) and the


http://www.bostonredevelopmentauthority.org/getattachment/fa3a4172-4299-42fc-8f17-8cbef03d3be3
http://www.bostonplans.org/documents/planning/downtown-neighborhood-planning/allston-brighton/north-allston-strategic-framework-for-planning

Why This Study?

e The initiative is intended to:
o Create a compelling vision for the Study Area*
o Recommend zoning informed by that vision (and grounded in financial

feasibility and transportation modeling)
o Propose multimodal improvements to Western Avenue and other

transportation enhancements

As indicated in the map of Study Area, the initiative will NOT propose changes to
zoning of the existing residential fabric.

' boston planning & * Building on the North Allston-Brighton Community-Wide Plan (2008-2009)
‘ development agency and the North Allston Strategic Framework for Planning (2005)



http://www.bostonredevelopmentauthority.org/getattachment/fa3a4172-4299-42fc-8f17-8cbef03d3be3
http://www.bostonplans.org/documents/planning/downtown-neighborhood-planning/allston-brighton/north-allston-strategic-framework-for-planning
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Team

~

Gerald Autler
Project Manager

boston planning &
development agency

Rosa Herrero Matt Martin Tad Read
Downtown & Urban Design Transportation &
Neighborhood Infrastructure
Planning Planning

Additional BPDA staff include: Joe Blankenship, Te-Ming Chang, Meera Deean, Jim
Fitzgerald, Jack Halverson, Jeong-Jun Ju, Prataap Patrose

Other departments include: BPDA GIS, Graphics, Research; BTD, Parks.



3

Where We've Been...and Where We're Going



Where We’ve Been

Spring Summer Fall 2020 /
2020 2020 Winter 2021

Fall 2019/
Winter 2020

Developing a

Visioning Deep Dives
Framework
Review of existing Hiatus in public Planning Sustainability/
planning materials process due to framework resilience
- Covid-19
Defining key Real estate Arts + culture
planning principles economics and
community
benefits

' boston planning &
‘ development agency



Where We Are

Spring Summer Fall 2020 /
2020 2020 Winter 2021

Spring /Summer
2021

Fall 2019/
Winter 2020

Visioning Developing a Deep Dives Draft
Framework Recommendations
Review of existing Hiatus in public Planning Sustainability/ Refined planning
planning materials process due to framework resilience framework and draft
- Covid-19 recommendations
Defining key Real estate Arts + culture
planning principles economics and Multimodal
community improvements (4/13)

benefits

' boston planning &
‘ development agency



Where We’re Going

Spring Summer Fall 2020 /
2020 2020 Winter 2021

Spring /Summer
2021

Fall 2019/
Winter 2020

Visioning Developing a Deep Dives Draft

Framework Recommendations
Review of existing Hiatus in public Planning Sustainability/ Refined planning
planning materials process due to framework resilience framework and draft

- Covid-19 recommendations -

Dleﬂnl_ng key . Real estate . Arts + culture revised based on
planning principles economics an community feedback

community

benefits Multimodal

improvements (4/13)

Report

' boston planning & .
‘ development agency Rezoning



Transportation-Focused Meeting April 13

e Registration link:

http://bit.ly/westernaveapri3

e Transportation questions and modeling approach
e Potential multi-modal improvements to Western Avenue
Short-term: reallocate existing right-of-way

Long-term: mandate setbacks in order to widen right-of-way

' boston planning &
‘ development agency


http://bit.ly/westernaveapr13
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What We've Heard
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Planning Princi

e Open Space, Public
Realm, and
Placekeeping

e Connections

e Western Avenue
Character

e Land Use

e Building Dimensions
and Character

boston planning &
development agency

Western Avenue Corridor Study & Rezoning

Preserve, Enhance. Grow.

Western Avenue Corridor Study & Rezoning

Preserve. Enhance. Grow.

WESTERN AVENUE MAIN STREET

« Zoning [and Implementation] Goals:

+ Encourage a mix of land uses and enough density to support an active
streetscape.

« Create affordable retail spaces that serve the neighborhood.
« Leverage development to create an improved public realm.

« Possible Precedents:
« Aliston Village, Brighton Center, Coolidge Corner, Central Square, Jamaica Plain.

OPEN SPACE, PUBLIC REALM, AND PLACEMAKING

Western Avenue Corridor Study & Rezoning

Preserve. Enhance. Grow.

BUILDING DIMENSIONS AND CHARACTER
« Zoning [and Implementation] Goals:
« Generally, place more height on north side of Western Ave
vs. south

« Step back buildings on north side of Western Ave so that
height is massed closer to SFR

* Within these zones, determine where greater height is
appropriate and where not

+ Ensure buildings do not turn their backs to Soldiers Field Road.
+ Encourage appropriate massing of buildings to widen public
realm and ensure variety of character.

« Possible Precedents:
+ South End

Western Avenue Corridor Study & Rezoning

Preserve. Enhance. Grow.

LAND USE
+ Zoning [and Implementation] Goals:

ong-term o
available properties around Telford and Everett
Streets.

« Attract a mix of land uses.

« Create housing with a significant affordable
component.

« Attract diverse, neighborhood-serving retail
uses.

+ Possible Precedents:
+ Market Central, Cambridge
+  20% affordable units
+ Unit types include micro-units, “roommate units,” to 3-
bedroom affordable family units
+ 17,000 sf retail, mostly smaller spaces geared towards
independent retailers

See presentation from December 19, 2019 for more detail
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Connectivity
Proposed by the plan
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Planning Princi

e Open Space, Public
Realm, and
Placemaking

e Connections

e Western Avenue
Character

e Land Use

e Building Dimensions
and Character

boston planning &
development agency
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Western Avenue Corridor Study & Rezoning

Preserve, Enhance. Grow.

Western Avenue Corridor Study & Rezoning

Preserve. Enhance. Grow.

WESTERN AVENUE MAIN STREET

« Zoning [and Implementation] Goals:

+ Encourage a mix of land uses and enough density to support an active
streetscape.

« Create affordable retail spaces that serve the neighborhood.
« Leverage development to create an improved public realm.

« Possible Precedents:
« Allston Village, Brighton Center, Coolidge Corner, Central Square, Jamaica Plain.

OPEN SPACE, PUBLIC REALM, AND PLACEMAKING

Western Avenue Corridor Study & Rezoning

Preserve. Enhance. Grow.

BUILDING DIMENSIONS AND CHARACTER
« Zoning [and Implementation] Goals:
«+ Generally, place more height on north side of Western Ave
vs. south

« Step back buildings on north side of Western Ave so that
height is massed closer to SFR

« Within these zones, determine where greater height is
appropriate and where not

+ Ensure buildings do not turn their backs to Soldiers Field Road.
+ Encourage appropriate massing of buildings to widen public
realm and ensure variety of character.

« Possible Precedents:
+ South End

Western Avenue Corridor Study & Rezoning

Preserve. Enhance. Grow.

LAND USE

. Zonlng [and Implementa(lon] Goals

gvallable propemes around Telford and Everet(
tre

« Attract a mix of land uses.

« Create housmg with a significant affordable
componen

« Attract diverse, neighborhood-serving retail
uses.

+ Possible Precedents:
+ Market Central, Cambridge
+  20% affordable units
+ Unit types include micro- um(s rocmma(e units,” to 3-
bedroom affordable famil
+ 17,000 sf retail, mostly smaner spa(esgeared towards
independent retailers

See presentation from December 19, 2019 for more detail
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Zoning Strategy

1. Keep Underlying
Zoning

2. Introduce “Density
Bonus”

* A Planned Development Area (PDA)
is an overlay zoning district that
establishes special zoning controls
for large or complex project. A site

Western Avenue/
Soldiers Field Road

CcC-1
CC-1 FAR: 1.00
EAR:h':.(;Os Height: 35’
eight: 35’
( PDA Permitted FAR: 1.75) IS
FAR: 1.00

PDA Designation Height: 35°/45'/55’

3F -4000
Height: 35’

Western Avenue/
Soldiers Field Road

3F - 4000 LI-1 CC-1
Height: 35’ hASh, FAR: 1.00
Helght: 35 He]ght 35’

( PDA Permitted FAR: 1.75)

must be at least 1 acre to qualify.




Zoning Strategy: Underlying Zoning

1. Keep Underlying
Zoning in place

- Residential is not
allowed as-of-right.

-  The allowed FAR is 1.

- The allowed height is
35,

- PDAs* are allowed,
with a FAR of 1.75 for
commercial uses.

* A Planned Development Area (PDA)
is an overlay zoning district that
establishes special zoning controls
for large or complex project. A site
must be at least 1 acre to qualify.

Western Avenue/
Soldiers Field Road

CC-1

CC-1 FAR: 1:00
FAR: 1.00 Height: 35’
Height: 35’

( PDA Permitted FAR: 1.75) IS

FAR:1.00

PDA Designation Height: 35°/45'/55’

3F -4000
Height: 35’

Western Avenue/
Soldiers Field Road
LI-1 CcC-1

Bas108 FAR: 1.00

Height: 35’ Height: 35’

( PDA Permitted FAR: 1.75)

3F - 4000
Height: 35’




Zoning Strategy: “Density Bonus”

2. Introduce “Density
Bonus”

To access “bonus”
density and heights,
projects must

- be PDA* eligible

- provide additional
benefits (affordable
housing, etc.)

- adhere to the uses /
heights / FARs / lot
coverage determined
by this planning
process.

* A Planned Development Area (PDA)
is an overlay zoning district that
establishes special zoning controls
for large or complex project. A site
must be at least 1 acre to qualify.

3F - 4000
Height: 35’

Western Avenue/
Soldiers Field Road
CC-1

FAR: 1.00

Height: 35’

( PDA Permitted FAR: 1.75)

PDA Designation

LI-1
FAR:1.00
Height: 35’

CC1
FAR: 1.00
Height: 35°

IS
FAR:1.00
Height: 35’/45°/55’

Western Avenue/
Soldiers Field Road
CC-1

FAR: 1.00

Height: 35’

( PDA Permitted FAR: 1.75)




Zoning Strategy: Land Use

Encourage residential
and retail throughout the
study area.

Concentrate lab/office
uses and height to
Barry's Corner and closer
to Lincoln Street.

‘R‘fesidentiarl
Lab / Office/

Residentiél /
Retail

Residential /
Retail

Residential I/
Lab / Office!

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect
current development proposals in the
study area.




Zoning Strategy: Density

Concentrate intensity at

B.arryls Corner and Floor Area Ratio (FAR)
Lincoln Street.

Encourage residential
uses by allowing
additional density for
residential.

fiEeis B
\ | (Residential Incentive) |/
| FAR:4.00 T e

Lower densities connect
the residential
neighborhoods east and
west and to the river.

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect
current development proposals in the
study area.

* Floor area ratio (FAR) is the ratio of
a building's total floor area (gross
floor area) to the size of the parcel
upon which it is built.




Zoning Strategy: Lot Coverage

Limit lot coverage to
ensure that streets and
open spaces can be built
through new
developments.

Allow greater lot
coverage near Barry's
Corner, where parcels
are smaller and greater
intensity of activity is
desired.

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect
current development proposals in the
study area.




Zoning Strategy: Heights

Allow greater heights
toward the river, Barry's
Corner, and Lincoln
Street.

Limit heights closer to
existing residential
fabric.

Limit heights in the
Holton Street corridor to
connect the residential
neighborhoods east to
west.

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect
current development proposals in the
study area.




Long-term Buildout
20-30 years
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Zoning Strategy: Setbhacks

Create setbacks along
Western Avenue to allow
multiple modes of
transportation and
generous sidewalks and
public realm.

Create a generous path
for people walking and
biking from the river to
the neighborhood, with
setbacks along Telford
Street to Holton to
Everett to the commuter
rail station.

10’

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect
current development proposals in the
study area.




Street View

Western Ave.
Looking East

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect

current development proposals in the
study area.




vWéSt’e'_rn Ave. Looking East - E)A(istingj':,
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Note: This is a sketch; the final vision forl
Western Avenue is as a Complete Street, to

\be determined through community
processiis S




Street View

Holton Street @ Telford
St, looking north

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect
current development proposals in the
study area.
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Street View

Western Ave., looking
west

This represents the draft
recommendations for illustrative
purposes-only. Itis not meantto reflect
current development proposals in the
study area.




!Western Ave. Lopking West - Existing®



Western Avenue is as a Complete Street, to
be determined through commun/ty

Western Ave. Looking West - Long-term
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Western Avenue Corridor
BREATHE & ADAPT CONNECT & MOVE

4
M
*"'

Create new open spaces and public realm. Introduce a finer grain network of streets to connect
Connect the neighborhood east-west and to the neighborhood. Increase mobility options,
the river. especially on Western Avenue.

LIVE & WORK CREATE

area. Concentrate lab/office uses and height to Barry's

Corner and closer to Lincoln Street.
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Discussion and Q&A



