
ARTICLE 26  

Submitted by: Linda Olson Pehlke, TMM Pct. 2, Paul Warren, TMM Pct. 1, Gina Hahn, TMM 
Pct. 3, M. David Lee, President Stull and Lee Architecture and Planning, Pct. 6  

MOVED that the Town will Adopt the following Resolution:  

WHEREAS, it would be in the Town’s best interest to engage in a Town-wide, progressive 
planning and zoning reform project responding to the need for greater resiliency in the face of 
the climate emergency and pandemic disruptions, plus the critical need for equity, housing 
security, and business vitality; and 

WHEREAS, the Town, its residents, businesses and non-profits and potential property 
developers struggle with an antiquated zoning bylaw that is difficult to understand, does not 
reflect modern community goals, and does not produce predictable, context-appropriate 
outcomes; and  
 
WHEREAS, Approximately 600 residents of Brookline have signed a letter to the Select Board 
calling on the Town to engage in an inclusive community-driven planning and zoning reform 
process that would chart a thoughtful and informed course for our future.  

WHEREAS, our Zoning By-Law does not adequately reflect evolving new trends in housing, 
commuting, lifestyle choices, and the growing awareness that our health and wellbeing depends 
on access to the outdoors and recreation; and  

WHEREAS, our Zoning By-Law and other Town policies do not adequately address the 
disparities made evident by the pandemic and the recently published Disparity Report 2021 
under the auspices of the Office of Diversity, Inclusion, and Community Relations; and 

WHEREAS, the Select Board identified Objective #11 in the FY 2022 Financial Plan which 
states, “To pursue re-codification and an update to the zoning by-laws that meets Town Needs 
and objectives”. 

WHEREAS, WA 34 from Fall 2020 Town Meeting urges the Select Board to determine whether 
or not adding substantial new housing is in the Town’s best interests after consideration for 
impacts to Town facilities, infrastructure, and services as well as open space and the historic 
streetscape.  
 
WHEREAS, the Town has developed new and effective methods for community engagement 
such as those being used in the Boylston Street/RT 9 Corridor Study and the Housing Production 
Plan; and 

WHEREAS, community engagement across the entire town is the key-stone of this project. 
Starting with a detailed inventory of our current environment, this engagement process will allow 
stakeholders to identify common goals and values along with strategies for implementation; and  



WHEREAS, these shared goals and values shall be translated into a new, reformed Zoning By- 
Law incorporating progressive planning tools; and 

WHEREAS, current corridor planning studies and other ongoing planning efforts will continue 
and will not be impeded by this broader planning effort.; and 

WHEREAS, by doing the work to define our shared goals, we can work together to respond to 
the broad set of future community needs and also strengthen and enhance the quality of life for 
all who live, work, study or visit in Brookline; and  

WHEREAS, MGL Title VII Chapter 41 Section 81D: Master plan, requires that a planning board 
“shall make a master plan of such city or town from time to time may extend or perfect such 
plan”; and    

WHEREAS, several neighboring cities and towns have either finished or are starting 
comprehensive plans, such as Somerville (Somervision 2040), Boston (Imagine Boston 2030), 
Medford (Medford 2030) and Wellesley (Unified Plan); and  

NOW THEREFORE BE IT:  

RESOLVED, that the Town engage in a Town wide planning and zoning bylaw reform project 
involving all stakeholders with the goal of reforming its Zoning By-law; incorporating 
progressive planning tools; and 

FURTHER RESOLVED, that the Select Board appoint a Project Governance Committee that is 
broadly representative of the Town’s many constituencies; and  

FURTHER RESOLVED, that the current corridor studies, the Housing Production Plan, the 
Climate Action Plan and other ongoing planning studies to create Affordable housing will 
continue without impediment; and  

FURTHER RESOLVED, that this community-based planning and zoning reform project will 
center marginalized communities in its consideration of strategies and initiatives that will strive 
to provide greater equity in all realms of the built environment and to address environmental 
justice; and 
 
FURTHER RESOLVED, that the project’s community engagement strategy incorporate the 
lessons learned from the engagement strategies of the Boylston Street/RT 9 Corridor Study and 
the Housing Production Plan and be designed with input from Brookline's Community 
Engagement Specialist; and 

FURTHER RESOLVED, that the Select Board endeavors to seek and provide adequate funding 
to retain all necessary consultants and additional planning staff to successfully complete the 
project; and   



FURTHER RESOLVED, the Town will provide a progress report to each Annual Town Meeting 
until project completion.  

  



ARTICLE 26 Explanation 
Submitted by: Linda Olson Pehlke, TMM Pct. 2, Paul Warren, TMM Pct. 1, Gina Hahn, 
TMM Pct. 3, M. David Lee, President Stull and Lee Architecture and Planning, Pct. 6  
 
The petitioners are proposing a Town-wide, progressive planning and zoning reform 
project (Appendix A) responding to current pressing issues, such as climate disruption, 
equity, housing insecurity and business vitality.  
 
Community engagement across the entire town is the key-stone of this project. Starting 
with a detailed inventory of our current environment, this engagement process will allow 
stakeholders to identify common goals and values along with strategies for 
implementation. Once established, these shared goals and values will be translated into 
a new, reformed Zoning By-Law incorporating progressive planning tools.  
 
The petitioners, along with other members of Brookline By Design, have submitted a 
detailed project proposal (Appendix A) requesting the Select Board to seek funding for 
this transformational planning process which is expected to take approximately three 
years. The project budget is estimated to be $1,213,000, which includes additional 
project related Planning Department staff positions. Current corridor studies, the 
Housing Production Plan and other on-going planning efforts will continue and inform 
project recommendations.  
 
The overall benefit of this project will be a more resilient, prosperous and healthy 
community as consensus goals and values have been set pro-actively. With clearly 
defined development expectations, more projects can be permitted by-right, therefore 
reducing discretionary special permits and delivering more predictable development 
results.  
 
Additionally, by utilizing modern planning and zoning techniques, development projects 
will deliver more public benefit to the areas where private property meets the public 
realm and, importantly, be better aligned to community goals.  
 
By doing the work to define our shared goals, we can work together to strengthen and 
enhance the quality of life for all who live, work, study or visit in Brookline.  
	  



	

 
Appendix A 

Brookline Re-Envisioned 
A Proposal to Transform our Planning and 

Zoning for the next Generation 
 

1. Summary 
 
Our current planning and zoning process is done in a piecemeal fashion, takes 
considerable time, and does not comprehensively address today’s key concerns. 
 
We have seen demonstrated support for comprehensive planning and zoning reform as 
evidenced by the widespread endorsement of a letter1 from Brookline By Design, which 
has been signed by over 600 residents and presented to the Select Board on May 11th 
2021.   
 
The Town’s Comprehensive Plan was completed 16 years ago with assumptions 
relevant to those times. In addition to traditional elements of a comprehensive plan, 
today’s planning must take into account current national and regional trends and 
economic conditions. Today’s planning must also incorporate modern urban planning 
concepts such as equity, climate change resilience and sustainability, multimodal 
infrastructure and form-based zoning. The time is right to consider a progressive new 
planning process to meet these challenges.  
 
This project proposal aims to deliver a comprehensive, broadly-supported plan which 
will inform a transformation of our zoning bylaw to one that will give us more predictable 
development. One benefit of this transformation will be a streamlined permitting process 
for most building department applications. This project will help to create more equitable 
economic growth and promote a healthier, more resilient environment for the Town for 
the long term. 
 
We need to change the way planning is done in Brookline to make it proactive, rather 
than reactive to a specific development.  
 
An emphasis on effective community engagement is essential.  
 
The combination of active “grassroots” resident and broad stakeholder involvement in 
collaboration with an engaged Town planning effort from its Boards and Departments 
will enable the Town to balance, streamline, and simplify development requirements. 
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This simplification will improve outcomes for both developers and the Town generally, 
thereby reducing or even eliminating the current piecemeal, parcel-by-parcel zoning 
approach that the Town has struggled with for the past few years in Town Meeting. 
 
This proposal aims to engage Brookline in a re-envisioning process that will produce a 
land use strategic plan and a revised zoning bylaw. The process would be done in 
phases with the outcomes being: 
 

1. Strategic expression of Town-wide goals, including numeric targets. 
2. Detailed parcel map of the entire town reflecting community wide               

consensus identifying parcels as falling into one of three categories:  
 conserve, enhance or transform. 

3. Initiate neighborhood specific plans. 
4. Statement identifying necessary public infrastructure investments needed 

to support goals, and 
5. Revised zoning bylaw incorporating form-based elements to implement 

the resulting goals and plans. 
 
All efforts underway for mixed-use corridor planning on Upper and Lower Boylston St. 
should continue on their current schedule but be integrated into the overall Brookline 
Re-Envisioned effort. Indeed, some of the engagement strategies employed by the 
Boylston Street Study Committee can serve as a model for elements of this project. 
Evaluation of potential development opportunities along our remaining commercial 
corridors would continue on an on-going basis, within the context of this proposed town-
wide planning effort. The recently initiated update to the Town’s Housing Production 
Plan (HPP) will provide useful analyses and recommendations that can offer valuable 
inputs into this planning effort.  
 
Brookline Re-Envisioned is a transformative, inclusive planning process that will result 
in a healthier and more harmonious and resilient built environment.  This project would 
implement the Select Board’s FY 2022 stated objective #11, “To pursue re-codification 
and an update to the zoning by-laws that meets Town needs and objectives”, as 
published in the FY-2022 Financial Plan2  
 
Undertaking this initiative will enable the Town to more effectively meet the demand for 
services, infrastructure, school facilities, open space, and recreation and generally 
improve the quality of life for all residents, while also supporting new growth where 
appropriate, now and well into the future. 
 
 

2. The Problem 

																																																								
2	Town	of	Brookline	FY-2022	Financial	Plan,	Section	IV,	Departmental	Budget	
Recommendations,	Administration	and	Finance,	Select	Board,	FY22	Objectives,	#11,	Economic	
Development,	Planning	and	Regulation	



 
Brookline is at a crossroads.  
 
The overarching framework of the current zoning bylaw is based on 1960’s land use 
concepts, which encouraged the separation of uses and automobile dependency.  
Decades of incremental one-off zoning changes to accommodate isolated commercial 
development projects have allowed for targeted new growth. This approach has not 
allowed for any real land use planning on a town-wide scale. Since the last 
Comprehensive Plan, published in 20053, the Town has not engaged in a systematic 
process to ascertain the values and goals of the residents, business community, non-
profits or other stakeholders when it comes to making the difficult trade-offs that need to 
be made between competing land use needs.  
 
The Town, its residents, businesses and non-profits and potential property developers 
struggle with an antiquated zoning bylaw that is difficult to understand, does not reflect 
modern community goals, and does not produce expected, context-appropriate 
outcomes4. This results in a more complex, ad-hoc, and slower permitting process. 
Additionally, our zoning bylaw does not address the impact of COVID and the resulting 
evolving new trends in commuting, housing, and the growing awareness that our health 
and wellbeing depends on access to the outdoors and recreation. 
 
Creative thinking and experimentation taught us that re-allocating our public spaces can 
have profound effects on our personal and community-wide health, vibrancy, and well-
being. Other pressing concerns around affordable and workforce housing, climate 
resiliency, commercial district vibrancy, access and mobility, equitable land use 
decisions, historic preservation, and other issues must also be addressed.  
 
As an example of how our current processes and zoning bylaw limits the Town’s ability 
to execute identified goals, the Brookline Fiscal Advisory Committee (BFAC) 
Moderator’s Committee report expresses similar concerns about the inadequacy of our 
current planning and zoning capacities. The current Moderator’s Committee process of 
assessing impediments to implementation of the BFAC recommendations reveals 
important insights in its discussion of recommendation #12, which calls on the Town to 
aggressively pursue economic development. During that process and follow-up 
discussions, an EDAB member identified these points: 

● Slow execution of the 2005 Master Plan: Of the three preliminary study areas 
identified, Coolidge Corner ended with recommendations not adopted by the 
Planning Board, the Brookline Village area along Boylston Street is still 
underway, and Chestnut Hill along Boylston Street has not begun. 

																																																								
3	www.brooklinema.gov/DocumentCenter/View/244/Brookline-Comprehensive-Plan	
4	Appendix	A:	Example:	The	recent	mixed-use	proposal	for	14	Green	St.		



	

● Outdated zoning: Many commercial developers stay away from Brookline 
because present zoning is inadequate for financially feasible redevelopment. 
Seeking one-off zoning changes is expensive, time consuming, and risky.   

● Reactive versus proactive political support: A more aggressive review and 
commitment to economic development efforts that a majority can support and be 
more engaged in driving them to realization. 

● Unsettled politics: The lack of consensus around high-density mixed-use 
development (including residential) along the mixed-use corridors will delay 
and/or prevent implementing a long-term economic development strategy for 
organic new tax growth development. 

● Understaffing: The Planning Department is significantly understaffed to carry out 
the work necessary to support accelerated economic development. As a result, 
the Town remains in a reactive posture, unable to generate significant economic 
development beyond one-off projects. 

 
We have seen a rise in single-issue advocacy at Town Meeting, focusing mainly on 
increasing density and housing units. This has resulted in additional one-off zoning 
bylaw amendment proposals. This single-issue approach hinders our understanding of 
the:  

● cumulative impacts of sequential changes; 
● ability and need to set priorities;  
● necessity to make difficult trade-offs town-wide; 
● way that proposals relate to strategic goals. 

 
This patchwork approach prevents the Town from engaging in meaningful goal setting 
or comprehensive planning.  
 
 

3. Solution 
 
The Town needs to start the necessary work, as outlined in this proposal, to develop a 
fact-based, future land use scenario for Brookline 2030 and beyond, and in so doing, 
involve all stakeholders in determining the future of our community. 
 
To achieve this goal, we propose a town-wide, neighborhood-based, re-architected 
planning process with two phases: 
 

1. Phase 1 - Brookline Re-Envisioned: 
a. Establish a town-wide land use, infrastructure, and demographic fact-

base. 
b. Determine town-wide goals with community engagement. 
c. Create a detailed parcel map of the entire town reflecting community-wide 

consensus identifying parcels as falling into one of three categories:  
 preserve, enhance or transform—including the integration of 
existing mixed-use corridor plans. 



	

d. Write a statement identifying necessary public infrastructure investments 
needed to support these goals.  

2. Phase 2 - Complete a revised zoning bylaw that incorporates form-based zoning    
to implement the resulting goals and plans.  

 
Ongoing efforts in mixed-use corridor planning (namely upper and lower Boylston St.) 
should continue on their current schedule. These plans need to be integrated into the 
overall Brookline Re-Envisioned effort. Indeed, some of the engagement strategies 
used by the Boylston Street Corridor Study Committee can serve as a model for this 
project. Analysis of the potential for mixed-use re-development of targeted sites within 
our remaining transit-accessible commercial corridors would be included as part of this 
proposed planning process. The recently initiated Housing Production Plan should also 
be utilized as a source of analysis and recommendations for incorporation in Town-wide 
goal setting and neighborhood planning efforts.  
 
This project, at its core, involves a community-based planning process combined with 
Town planning expertise supplemented by outside consultants and a community 
oversight and governance model that will generate sustainable community support for 
long-term zoning reform. This project will provide a streamlined permitting process that 
will enable more as-of-right construction by virtue of the clear definition of zoning 
parameters, and the inclusion of requirements for public realm improvements. 
Developer risks will be mitigated due to the fact that the new zoning bylaw will be based 
on our Town-wide goals and neighborhood involvement. 
 
 

3.1 Outside Planning Consultants 
 
In order to provide relief for the already overstretched Planning Department, and to take 
advantage of specific topic-related expertise, outside planning consultants will need to 
be hired to support the project. Outside consultants5 will bring the Town an objective 
perspective, knowledge of state-of-the-art planning tools and techniques, and best 
practices drawn from experience working with multiple municipalities, including 
strategies for increasing public engagement.  
 
These Consultant(s) should report to the Project Governance Committee (see below) 
and be responsible for: 
 

● Project management 
● A robust and creative community engagement process designed to achieve 

community consensus 
● Coordination with Town Department heads   
● Assembling a publicly available documentation library 
● Data collection as appropriate 
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3.2 Project Governance 

 
A Select Board-appointed Project Governance Committee will be tasked with overall 
project oversight. The Committee will be drawn from a diverse group of community 
stakeholders who will collaborate with Town officials, Town staff, and an outside project 
consulting team that would be hired by the Planning Department for the duration of the 
project and would facilitate the re-envisioning and transformative planning and zoning 
reform process.  
 
The Planning Board has a unique role in the process of planning for future growth and 
the capital improvements necessary to support that growth, and as such, the Planning 
Board will play a key role in conjunction with the Project Governance Committee in 
developing and guiding Brookline’s planning effort.   
 
M.G.L. Chapter 41, Section 81D6 is the State enabling legislation that establishes the 
Planning Board’s authority to draft and adopt a Master or Comprehensive Plan. The 
legislation goes on to define the process required for developing the plan and details the 
required plan elements. 
 
Because of its diverse representation from a broad cross-section of stakeholders, the 
Project Governance Committee will have a central role in ensuring that the public 
process is sufficiently accessible and creative to go beyond typical “public input” but 
instead will strive to listen and learn and glean meaningful input from all stakeholder 
groups.  
 
Neighborhood planning efforts should include the designation of neighborhood liaisons 
who will be invaluable conduits between the Governance Committee, Town staff, and 
consultants to allow for robust engagement and honest dialogue.  
 
 

3.3 Zoning Bylaw Reform 
 
Brookline needs to consider moving away from its use of our antiquated “Euclidean”7 
based zoning bylaw and examine the use of Form-Based Coding for some or all of the 
zoning bylaw.  
 
A form-based code (FBC) is a land development regulation that fosters predictable built 
results and a high-quality public realm by using physical form (rather than separation of 
uses) as the organizing principle. FBC is a regulation, not a mere guideline, adopted 
into law by cities, towns, and counties that offers a powerful alternative to conventional 
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zoning regulation. An example of FBC based code compared with its Euclidean 
predecessor (used by the city of Hartford, CT since 2016), can be seen in Appendix E. 
 
This newer, progressive methodology places an emphasis on the relationship between 
the street, buildings, pedestrians and vehicles, public and private spaces, and the 
relationship between multiple buildings, a block, a neighborhood, and transitions in 
scale. It promotes affordable housing, helps small businesses, promotes walkability, 
preserves or recaptures a sense of place, and helps stop regulating the wrong things8. 
 
On January 28, 2021 the Advisory Committee hosted an interview9 with Dan Bartman, 
Senior Zoning and Policy Planner, from Somerville.  Several slides from the 
presentation illustrate some features of how form-based zoning regulates land 
development.  These images are taken directly from the Somerville Zoning Ordinance. 
 

 
 
In this example, we see very clearly defined parameters governing the placement of a 
structure on a lot, including a maximum percentage lot coverage, required setbacks, 
minimum lot depth, minimum building separation and a “green score” requirement, 
which incentivizes sustainable landscape features.  
 

																																																								
8	www.strongtowns.org/journal/2020/6/8/6-reasons-your-city-needs-a-form-based-code	
9	youtu.be/cO9UUAZgKq0	



 
In this example, we see the zoning parameters for triple-deckers. A form-based bylaw 
outlines different “building typologies” and designates which building types are allowed 
in which zoning districts. By including clear standards, such as the minimum percent 
buildout of the facade, number of stories, number of units, a range of the required 
percent of the facade that must be windows (fenestration), and the story height, etc. the 
community achieves a consistent and compatible streetscape and will actually get triple 
deckers built where they want them. 
 
A hypothetical example of what can be done with FBC is illustrated10 as follows: 
   

          
                                Before                                                        After   
  
In the example illustrated above we can see the contrast between a “Euclidean” zoning 
result that regulates for building height and setbacks but does not regulate how the 
building relates to the sidewalk or the street, leaving the public realm unaccounted for. 
 
In the photo on the right, developed under form-based zoning, the bylaw specifies 
features of the building facade, such as picture window placement and optional 
awnings, while also regulating height and setback. The form-based zoning example also 
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specifies features of the public realm, such as wider sidewalks, street trees, pedestrian 
friendly lighting, and street furniture.  
 
Clearly the form-based result better supports walkability, small businesses, and healthy 
lifestyles, features that will directly help Brookline become more resilient and better able 
to weather future pandemics.   
 
More than 728 other cities and towns in the US11, including Hartford, CT12; Somerville, 
MA13; Miami, FL14; and Denver, CO15 have implemented or begun to implement FBC.  
 
We strongly believe that there are important benefits to both the Town and real estate 
development interests in adopting a form-based approach. Urban design considerations 
including an important focus on the public realm, support for mixed-use projects, 
flexibility in the way business properties are utilized, additional environmental 
performance requirements for greater climate resiliency, and predictable building forms 
are some of the regulatory benefits to be had by adopting a form-based zoning bylaw.  
 
 

4. Timeframe and Cost 
 
The project is expected to take three years in two phases to complete, which is feasible 
with a concentrated effort and adequate staffing. While some aspects of the re-
envisioning work may occur simultaneously, there is a clear and logical sequence to the 
steps necessary to 1) achieve community consensus goals, including numeric goals; 2) 
develop a detailed parcel map, with substantial neighborhood-specific inputs,  
identifying which parcels are targeted for conservation, enhancement, or transformation; 
3) documentation of infrastructure and performance targets for Town services; and 4) 
execute a transformative re-write of our zoning bylaw.   
 
Phase 1, Year 1 will encompass base data gathering, land-use scenario testing and 
analysis, identification of properties to be preserved, and broad-based public 
involvement focused on articulating goals and objectives for Brookline’s future. It is 
anticipated that there will be a numerical expression associated with each identified 
goal, such as stating a goal of adding X number of affordable housing units or X number 
of additional acres of open space. By identifying a metric associated with each goal, it 
will be possible to track progress towards reaching our town-wide goals.  
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Beginning in Year 1 and continuing through Year 2 the project will focus on 
neighborhood-specific planning efforts, especially as they relate to urban design, 
enhancing the public realm, and determining potential sites for enhancement or 
transformation.   
 
Phase 2, Year 3 will entail the codification of Town goals, parcel designations and 
neighborhood plans into a newly drafted zoning bylaw which will leverage progressive 
planning tools, such as environmental performance requirements for both landscapes 
and buildings, form-based zoning, etc.  External consulting/staffing costs are expected 
to drop in the third year, as the effort transitions to the technical work of drafting a new 
zoning bylaw.  
 
The estimated budget16 cost to completion is estimated to be approximately $1,213,000 
for the 3-year period. It is anticipated that 1-2 FTEs will be added to the Planning 
Department for the project duration as well as some topic area specific contractors.  
 
Our estimated budget has been generated from budget estimates provided by the 
Planning Department, a Des Moines RFP response, and an RFP response from 
Addison, TX17. 
 
 

5. Project Indicators and Metrics 
 

The project will establish both numerical and process metrics to facilitate measures of 
success which will be tracked:  
 

● The effectiveness of the streamlined permitting process can be measured by the 
increased growth of Building Department building-related revenue, the number of 
permits issued, as well as the decline in variance and special permit applications. 

● Greater growth in the tax base than normally expected can be measured, which 
would indicate that the streamlined project permitting and predictable 
development outcomes were increasing economic development. 

● Housing Production Plan metrics, such as progress towards increased housing 
affordability will be tracked. 

● Adoption by the Select Board and Town Meeting of the Plan’s statement of 
Community-wide goals would show progress towards agreement on priorities, 
and a shared vision for the Town. 

● The number of neighborhood plans covering the entire town that need to be 
completed will be ascertained and tracked for their completion during the project 
period. 

● Revised Town zoning bylaw that incorporates form-based elements to be 
approved by the Planning Board, Select Board and Town Meeting 
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● Creation of a documentation Library for all the underpinnings of this planning 
process. 

 
 

6. Benefits Summary 
 
The benefits of proceeding with this project are summarized as follows: 
 

● Community cohesion around a shared vision 
● More predictable development processes and outcomes 
● Improved quality of life and well-being 
● Increased equity of access to opportunities, services, and resources 
● Greater equity in development outcomes 
● More diverse range of housing opportunities, including affordable and workforce 

housing 
● Benefit to commercial enterprises due to greater flexibility in how they can utilize 

built spaces  
● Maintenance of culturally and historically significant landscapes and structures 
● Context-appropriate growth and development 
● Better accommodation of mixed-use projects  
● Greater environmental performance and climate resiliency from buildings and 

landscapes  
● Consistent and appropriate building forms that complement and enhance shared 

public spaces 
● Greater economic vibrancy 
● Improved integration between the built environment and natural elements 
 

 
8. Conclusion 

 
This planning project is a critical investment for the Town and completing it will set 
Brookline on a positive course for the rest of this century. By identifying shared goals 
and values and translating those outcomes into a zoning bylaw that is proactive rather 
than reactive, Brookline will have made a statement about where we as a community 
want to go and will have begun to regulate our land use in accord with that vision. This 
level of predictability and clarity will greatly benefit real estate interests, commercial 
enterprises, as well as current and future residents. 
 
Streamlining and simplifying the zoning bylaw will likely result in greater economic 
activity, because the Town will have clarified what it wants, thereby removing some of 
the risk currently present in our negotiated development permitting process. We 
anticipate that achieving this clarity will help advance the goals of the Economic 
Development Advisory Board in their mission to increase the Town’s tax revenues.  
 



A recently released study by Smart Growth America looking at the long-term effects of 
adopting form-based zoning vs. traditional Euclidian zoning, documented that the FBC 
communities saw increased economic productivity, improved quality of life, walkability 
and access to services and amenities and more equitable development.18 
 
By engaging in the necessary community conversations, we will see an increased 
harmony and balance between competing interests and will ultimately produce a more 
livable built environment to the benefit of all residents and visitors.   
 
This project also supports Warrant Article 34 (Resolution regarding an increase in 
housing and inclusive and climate friendly zoning strategies in Brookline)19 that passed 
by a wide margin in the November 2020 Town Meeting, amended in Town Meeting to 
call for an assessment of all of the potential impacts of population growth before 
adopting the goal of additional housing as a policy objective.   
 
As noted earlier, this project would also fulfill the Select Board’s FY 2022 objective #11, 
“To pursue re-codification and an update to the zoning by-laws that meets Town needs 
and objectives”, as published in the FY-2022 Financial Plan20  
 
It is not the cost of doing this project that is the barrier. The barrier is focusing on short-
term needs, quick fixes, and failing to take a long-term view.  
 
We urge the Town to make the commitment to work on a strategic project involving 
residents, governing bodies and planners, and to stay the three-year course to allow us 
to reap the rewards of a much-improved planning process—one that enhances health 
and well-being not only for ourselves and the environment, but for future generations as 
well.   
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Appendix	A:	14	Green	Street	

	
In many ways, the 14 Green St. project illustrates many of the impediments and 
limitations inherent in our current zoning bylaw.    

The parcel at 14 Green St. is 6,201 s.f. and is presently occupied by a 7,700 s.f. 
Japanese Restaurant and comedy club that was a successful part of the Coolidge 
Corner business district.  The site is located within the Coolidge Corner General 
Business District - G-1.75, meaning the site is zoned for General Business use with a 
maximum Floor Area Ratio of 1.75, (residential uses within a G-1.75 district may round 
up to an allowable FAR of 2.0 see 5.07 - Dwellings in Business and Industrial Districts) 
and also within this district, parking located at or above grade within the main or 
accessory building must be included within the allowable FAR for the site.  This 
regulation was meant to assure active uses and viable commercial spaces on the 
ground floor, an attribute essential for vibrant, pedestrian friendly business districts.  

In terms of this proposal, the applicants at first proposed a narrow strip of commercial 
space along the front facade of the building, totalling less than 500 sf of commercial 
space. This met the letter of the law in terms of the facade being at least 60% 
commercial, but the resulting space was basically unusable.  This configuration was 
proposed because almost all of the ground floor space is devoted to parking.The intent 
of the bylaw, to assure viable ground floor spaces was not realized.  



Our current zoning bylaw lacks specificity when it comes to building form, building 
mass, scale and siting, floor to ceiling heights, set backs, etc. are all up to the project 
proponent and therefore will yield wildly inconsistent building designs. While members 
of our Planning Board saw the proposed mixed-use development at this site as a “test 
case” of the concept of developing our commercial areas with businesses on the ground 
floor and residential use above, the reality is that this project falls far short of the ideal 
mixed-use vision.   

The “fitting a square peg in a round hole” nature of trying to achieve a viable mixed-use 
project under our currently ill-fitting zoning parameters illustrate the potential benefits of 
tailoring a more prescriptive and appropriate zoning envelope to achieve the results we 
seek.   

	

	

	

	

	

	

	 	



	

Appendix	B:	Current	Zoning	Code	Compared	with	Form-Based	Code	

	
Source:	miami21.org	

	 	



Appendix	C:	Example	of	FBC	zoning	compared	with	its	“Euclidean”	predecessor	
from	Hartford,	CT	

								Current	FBC	Zoning	Regulations																							Zoning	Regulations	prior	to		
																							for	Hartford,	CT																																											2016	for	Hartford,	CT	
	

						 	

Current	Zoning		Regulations:		

https://www.hartfordct.gov/files/assets/public/development-services/planning-
zoning/pz-documents/zoning-regulations/zoning-regulations-06052020.pdf	

Zoning	Regulations	prior	to	2016:	

https://www.hartfordct.gov/files/assets/public/development-services/planning-
zoning/pz-documents/prior_zoning_regulations_041515.pdf	

	 	



	

	

Appendix	D:	Form-Based	Codes	

	
Source:	http://www.placemakers.com/how-we-teach/codes-study/	

Sample	screen	shot	of	FBC	database	of	728	codes	tracked	by	placemakers.com:	

	
Source:	http://www.placemakers.com/wp-content/uploads/2019/06/Codes-Study_June-2019.htm	

	

	



Appendix	E:	Proposed	Project	Estimated	Budget	

Budget estimates have been triangulated from the Planning Department’s Director of 
Economic Development, Kara Brewton; Des Moines, IA RFP; and Addison, TX  RFP 
(see Appendix H below). 

Estimated timeframe: 3 years—2 years for comprehensive plan, including town-wide 
goals and neighborhood plans; and 1 year for rewriting Zoning Bylaw: 

 
Year 1 Personnel/Expense Tasks/Products 

$225,000 2 FTE in Planning Dept/ 
or Consulting Services 

Shared Fact-Base/Scenario 
Testing/Goals 

$150,000 Consultant Community Engagement 

Year 2   

$225,000 2 FTE in Planning Dept./ 
or Consulting Services 

Continued Refinement of Goals/Metrics 

$150,000 Consultant Neighborhood Engagement/Parcel 
Map/Infrastructure Needs Statement 

Year 3   

$250,000 Consultant Draft Updated Zoning By-law 

$113,000 1 FTE in Planning Dept. Staff support for updated Zoning By-law 

All Years   

$100,000 Services/Misc. Printing, Mailing, Graphics, Contingency, 
etc. 

$1,213,000  Completed Comprehensive Plan Update 
& Zoning By-law 

 
 
 
	  



Appendix	F:	Project	Budget	Supporting	Documents	

1. Email from Kara Brewton, Director Economic Planning: 
 
Hi,	folks	–	
	
I	was	able	to	get	some	feedback	from	two	ends	of	the	cost	(and	creativity)	spectrum:	Fred	
Merrill,	Principal	Planner	at	Sasaki	and	Ralph	Wilmer,	Principal	Planner	at	the	Metropolitan	Area	
Planning	Council.	

Both	strongly	recommended	separating	the	policy	project	(land	use	strategic	plan)	from	the	
implementation	project	(revised	zoning	bylaw)	and	concentrating	on	the	policy/	shared	vision	
part.	

For	the	land	use	strategic	plan,	Sasaki	estimates	$500,000	plus	2	full	time	staff	in	house	(per	
Sasaki).	MAPC	estimated	about	$250,000,	but	that	was	based	on	their	work	of	completing	
typical	Comprehensive	Plans.	

MAPC	estimated	$250,000	for	the	form-based	zoning	piece;	I	did	not	get	an	estimate	from	
Sasaki.	Note	that	Sasaki	started	out	with	a	goal	of	doing	a	form-based	zoning	bylaw	for	Newton,	
which	was	a	contract	for	$300,000,	that	ended	up	as	a	$300,000	“Pattern	Book”	and	draft	form-
based	zoning	because	there	was	too	much	political	discord	when	it	came	to	defining	exactly	how	
tall	buildings	should	be	in	each	neighborhood.	

	I	look	forward	to	more	conversation	with	your	two	groups.	

Regards,	

Kara	
	

2. Des Moines Population 250,000; area 91 sq miles 

Acceptance of RFP to do a comprehensive rewrite of the Des Moines zoning 
ordinance (https://councildocs.dsm.city/Resolutions/20160321/30.pdf) to approve 
an 18-month contract valued at $224,500 with Duncan 
Associates/Codametrics/Lakota Group.: 

 

ACCEPTING PROPOSAL OF DUNCAN ASSOCIATES/CODAMETRICS/THE 
LAKOTA GROUP TO 

PREPARE A COMPREHENSIVE REWRITE OF THE ZONING ORDINANCE 
AND AUTHORIZING THE 

CITY MANAGER TO NEGOTIATE AND EXECUTE CONTRACTS FOR THE 
PROVISION OF SAME 

 



WHEREAS, the Community Development Department desires to update the 
Zoning Ordinance immediately following adoption of the new Comprehensive 
Plan; and 

WHEREAS, the Procurement Division issued Request For Proposals VI 6-040 on 
December 2, 2015 for preparation of a comprehensive rewrite of the Zoning 
Ordinance (RFP) to 32 potential proposers with 6 proposals received; and 

WHEREAS, an evaluation and selection committee reviewed the proposals and 
recommends the selection of Duncan Associates/CodaMetrics/The Lakota Group 
as the highest scorer based on the weighting criteria described m the RFP; and 

WHEREAS, the City has received a grant in the amount of $50,000, with required 
$15,000 local match, from the Des Moines Area Metropolitan Planning 
Organization (MPO) for use toward creating Transit Oriented Development 
(TOD) zone district regulations as part of the Zoning Ordinance update process, 
which grant shall be used to fund a portion of the Duncan 
Associates/CodaMetrics/The Lakota Group services. 

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Des 
Moines, Iowa, that the proposal submitted by Duncan 
Associates/CodaMetrics/The Lakota Group, for a total amount not to exceed 
$224,500, is approved. 

BE IT FURTHER RESOLVED, that the City Manager or his designee is 
authorized and directed to negotiate agreements with Duncan 
Associates/CodaMetrics/The Lakota Group for the above described services for 
an initial period of up to 18 months, in compliance with the RFP and the proposal, 
subject to approval as to form by the Legal Department, and the City Manager is 
authorized and directed to execute said agreements for and on behalf of the City 
of Des Moines, and the City Clerk is authorized to attest to his signature. 

3. Addison, TX Population 18,000; area 4 sq. miles 

Acceptance of RFP to do a comprehensive rewrite of Addison, TX zoning 
ordinances to approve an 24-month contract with Clarion valued at $350,000: 

https://agendas.addisontx.gov/agenda_publish.cfm?id=&mt=ALL&get_month=4&
get_year=2019&dsp=agm&seq=2447&rev=0&ag=4443&ln=15138&nseq=2697&
nrev=0&pseq=2753&prev=0#ReturnTo15138   

The City Council’s Strategic Plan for Fiscal Year (FY) 2018 includes a milestone 
to review Town ordinances and regulations with a focus on modernization in 
order to facilitate redevelopment. It was estimated that $350,000 would be 
needed over two years to complete such a project. Accordingly, $175,000 was 
budgeted in the current fiscal year with the same amount contemplated to be 
budgeted for FY2019.	  



Appendix	G:	Warrant	Article	34	November	2020	Town	Meeting	

VOTED	that	the	Town	adopt	the	following	resolution:		

WHEREAS	Brookline’s	housing	unaffordability	negatively	impacts	low-,	middle-,	and	upper-middle	
income	residents,	particularly	renters;		

WHEREAS	Brookline’s	housing	shortage	may	add	to	the	unaffordable	nature	of	the	market;		

WHEREAS	an	estimated	47%	of	renters	in	Brookline	are	cost-burdened	(spending	more	than	30%	on	
housing),	and	23%	of	renters	pay	more	than	50%	of	income	on	housing;37	

WHEREAS	the	2016	Housing	Production	Plan	identified	18	strategies	to	enhance	Brookline’s	housing	
supply;		

WHEREAS	The	Brookline	Fiscal	Advisory	Committee	recommends	changes	to	zoning	to	promote	
economic	growth	and	prosperity;		

WHEREAS	decreasing	car	trips	by	increasing	access	to	walkable,	transit-oriented	communities	via	more	
housing	can	significantly	reduce	per	capita	carbon	impact	for	the	Boston	region,	which	is	a	significant	
town	priority	as	expressed	by	Town	Meeting	during	November	2019’s	Special	Town	Meeting;	

	WHEREAS	building	more	housing	in	Brookline	may	allow	new	residents	to	live	closer	to	job	centers	and	
decrease	the	amount	of	time	spent	driving	and	idling	in	traffic;		

WHEREAS	Brookline	is	a	generally	transit	connected	community	via	the	Green	Line	and	multiple	major	
bus	routes	traversing	the	majority	of	town,	and	more	housing	near	transit	allows	current	car	commuters	
to	shift	to	greener	transportation	methods;		

WHEREAS	a	study	has	shown	that	“anti-density	zoning	increases	black	residential	segregation	in	U.S.	
metropolitan	areas	by	reducing	the	quantity	of	affordable	housing	in	white	jurisdictions”38;		

WHEREAS	Boston	area	businesses	struggle	to	recruit	and	retain	employees	due	to	high	housing	costs;	

	WHEREAS	more	people	living	near	Brookline	business	districts	could	increase	local	businesses’	customer	
base;	

WHEREAS	housing	instability	and	un-affordability	have	negative	impacts	on	health	outcomes;39	

WHEREAS	today’s	market	rate	housing	may	become	more	affordable	as	long	as	additional	housing	is	
being	built	over	time;		

____________________________	

	37	According	to	the	United	States	Department	of	Housing	and	Urban	Development:	“Families	who	pay	more	than	30	percent	of	
their	income	for	housing	are	considered	cost	burdened.”	“Affordable	Housing,”	HUD.GOV,	
https://www.hud.gov/program_offices/comm_planning/affordablehousing/	

38	Rothwell,	Jonathan,	and	Douglas	S	Massey.	“THE	EFFECT	OF	DENSITY	ZONING	ON	RACIAL	SEGREGATION	IN	U.S.	URBAN	
AREAS.”	Urban	affairs	review	(Thousand	Oaks,	Calif.)	vol.	44,6	(2009):	779-806.	doi:10.1177/1078087409334163	

39	University	of	Wisconsin	Population	Health	Institute.	County	Health	Rankings	Key	Findings	2019.	
https://www.countyhealthrankings.org/reports/2019-county-health-rankings-key-findings-report			



	

	

WHEREAS	the	dramatic	rise	in	housing	costs	have	created	financial	challenges	for	seniors	and	other	
longtime	residents.	Addressing	affordability	will	help	increase	the	likelihood	of	seniors	aging	in	place	and	
downsizing	within	the	community;		

WHEREAS	creating	the	zoning	and	regulatory	space	for	new	market	rate	housing	may	increase	the	
possibility	that	Brookline's	current	stock	of	moderately	priced	housing	may	be	maintained,	preserving	
the	limited	naturally	occurring	affordable	housing	that	does	exist	in	town;		

WHEREAS	Brookline	has	a	moral	and	ethical	responsibility	to	contribute	its	fair	share	toward	the	vital	
goal	of	housing	development;		

NOW,	THEREFORE,	BE	IT	RESOLVED	that	Town	Meeting	urges	the	Select	Board,	and	any	other	board	or	
committee	that	might	consider	the	built	environment	of	Brookline:		

6.	To	engage	in	a	planning	process	to	expand	on	the	specific	analyses	and	recommendations	of	2016	
Housing	Production	Plan	and	determine	whether	making	changes	in	our	Zoning	Bylaw	to	encourage	and	
incentivize	additional	housing	units,	including	where	and	at	what	levels,	would	be	beneficial	to	the	
Town,	after	considering	the	impact	costs,	including	the	additional	costs	in	public	works,	parks	and	open	
space,	education	and	other	infrastructure,	that	such	additional	housing	would	necessitate,	as	well	as	its	
impact	on	open	space	and	the	historic	streetscape.		

7.	To	develop	and	propose	concrete	zoning	and	regulatory	changes	to	implement	the	strategies	arising	
from	and	subsequent	to	the	aforementioned	planning	process,	and	to	the	extent	that	the	strategies	
permit	higher	density	and	the	building	of	additional	housing	units,	that	there	should	be	a	focus	on	
ensuring	a	mix	of	housing	at	different	income	levels:	subsidized	low-income	housing,	workforce	housing	
developed	through	various	means	including	developer	incentives	and	Inclusionary	Zoning40,	and	market	
rate	housing.		

8.	To	consider	strategies	that	acknowledge	and	address	racial	and	economic	equity	throughout	the	
Town.	

9.	To	support	Brookline’s	Zero	Emissions	goal	by	developing	zoning	strategies	that	maximize	Brookline’s	
public	transportation	usage	and	minimize	the	need	for	car	trips.		

10.	To	consider	providing	the	necessary	budget	allocation	to	execute	the	studies	recommended	by	this	
Resolution.	

	

	

____________________________________	

40	The	Inclusionary	Zoning	by-law	in	Brookline	currently	requires	projects	with	6	to	15	units	to	contribute	a	cash	contribution	to	
the	Affordable	Housing	Trust	and	projects	with	more	than	15	units	to	allocate	15%	of	onsite	units	as	affordable.		 	



Appendix	H:	MGL	Title	VII	Chapter	41	Section	81D:	Master	plan;	economic	
development	supplement	

A	planning	board	established	in	any	city	or	town	under	section	eighty-one	A	shall	make	a	
master	plan	of	such	city	or	town	or	such	part	or	parts	thereof	as	said	board	may	deem	advisable	
and	from	time	to	time	may	extend	or	perfect	such	plan.	

Such plan shall be a statement, through text, maps, illustrations or other forms of 
communication, that is designed to provide a basis for decision making regarding the 
long-term physical development of the municipality. The comprehensive plan shall be 
internally consistent in its policies, forecasts and standards, and shall include the 
following elements: 

(1) Goals and policies statement which identifies the goals and policies of the 
municipality for its future growth and development. Each community shall conduct an 
interactive public process, to determine community values, goals and to identify patterns 
of development that will be consistent with these goals. 

(2) Land use plan element which identifies present land use and designates the 
proposed distribution, location and inter-relationship of public and private land uses. 
This element shall relate the proposed standards of population density and building 
intensity to the capacity of land available or planned facilities and services. A land use 
plan map illustrating the land use policies of the municipality shall be included. 

(3) Housing element which identifies and analyzes existing and forecasted housing 
needs and objectives including programs for the preservation, improvement and 
development of housing. This element shall identify policies and strategies to provide a 
balance of local housing opportunities for all citizens. 

(4) Economic development element which identifies policies and strategies for the 
expansion or stabilization of the local economic base and the promotion of employment 
opportunities. 

(5) Natural and cultural resources element which provides an inventory of the significant 
natural, cultural and historic resource areas of the municipality, and policies and 
strategies for the protection and management of such areas. 

(6) Open space and recreation element which provides an inventory of recreational and 
resources and open space areas of the municipality, and policies and strategies for the 
management and protection of such resources and areas. 

(7) Services and facilities element which identifies and analyzes existing and forecasted 
needs for facilities and services used by the public. 



(8) Circulation element which provides an inventory of existing and proposed circulation 
and transportation systems. 

(9) Implementation program element which defines and schedules the specific 
municipal actions necessary to achieve the objectives of each element of the master or 
study plan. Scheduled expansion or replacement of public facilities or circulation system 
components and the anticipated costs and revenues associated with accomplishment of 
such activities shall be detailed in this element. This element shall specify the process 
by which the municipality's regulatory structures shall be amended so as to be 
consistent with the master plan. 

Such plan shall be made, and may be added to or changed from time to time, by a 
majority vote of such planning board and shall be public record. The planning board 
shall, upon completion of any plan or report, or any change or amendment to a plan or 
report produced under this section, furnish a copy of such plan or report or amendment 
thereto, to the department of housing and community development. 

A city or town which has an established master or study plan under section eighty-one A 
and applies for a state grant from the commonwealth shall prepare and keep on file 
within such city or town an economic development supplement; provided, however, that 
such city or town shall not be required to prepare such supplement if such city or town 
has a supplement on file. Such supplement shall be at least one page in length and 
shall contain the goals of the city or town with respect to industrial or commercial 
development, affordable housing, and preservation of parks and open space. 

Source: malegislature.gov/Laws/GeneralLaws/PartI/TitleVII/Chapter41/Section81D 

	 	



Appendix	I:	Examples	of	FBC,	Planning	and	Community	Engagement	Consultants	

Clarion	-	www.clarionassoiates.com	Chapel	Hill,	NC	

Codametrics	-	www.duncanassociates.com	Chicago,	IL	

Duncan	Associates	-	www.duncanassociates.com	Chicago,	IL	

Kimley-Horn	and	Associates	-	www.kimley-horn.com	Concord,	MA	

Lakota	Group	-	www.thelakotagroup.com	Chicago	IL	

OpticosDesign	-	www.opticosdesign.com	Berkeley,	CA	

Placemakers	-	www.placemakers.com	Atlanta,	GA	

Sasaki	-	www.sasaki.com	Boston,	MA	

Stantec	Consulting	Services	-	www.stantec.com	Boston,	MA	

Utile	Design	-	www.utiledesign.com		Boston,	MA	

The	Principal	Group	-	www.principle.us/		Boston,	MA	

Toole	Design	-	https://tooledesign.com/	Boston,	MA	

	 	



Appendix	J:	Text	of	letter	to	the	Select	Board	from	Brookline	By	Design	

Dear Members of the Brookline Select Board, 

We are a group of Brookline residents seeking greater community oversight of 
Brookline’s most significant asset – its built environment.  We are calling on the 
Town to improve its land use planning process and its approach to regulation of 
growth and development, to ensure the future well-being of the Town and its 
inhabitants. 

We are advocating for a comprehensive and inclusive community planning 
process that takes into account the long-range impacts of possible land-use 
scenarios on the Town’s character, infrastructure, quality of life, commercial 
vitality, sustainability, housing affordability and historic assets. This planning 
process is an inherently necessary first step to charting a thoughtful and informed 
course for our future.  

We seek to encourage robust civic engagement of all stakeholders in 
neighborhood-based planning to implement the shared goals and values 
articulated through the community planning process. It’s at the neighborhood 
level where context and compatibility can best be identified.  

We also support modernizing Brookline’s antiquated land-use regulations to 
incorporate progressive regulatory tools and techniques that promote new growth 
and development that is both predictable and appropriate.  

Sincerely, 

About	600	town	resident	signatories	

Source:	www.brooklinebydesign.com/sign-the-letter	

	

	

	

	

	 	

	


