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#38-22 Request for discussion and amendments to the Zoning Ordinance and Zoning Map regarding village center 
districts ZONING & PLANNING COMMITTEE requesting review, discussion and amendments relative to Chapter 30 
zoning ordinances by adding a new Village Center Overlay District, consisting of four (4) district tiers, by establishing 
requirements for such District, and requesting amendments to the Zoning Map to include the Village Center Overlay 
District.

#39-22 Requesting discussion on state guidance for implementing the Housing Choice Bill COUNCILOR CROSSLEY on 
behalf of the Zoning & Planning Committee requesting discussion on state guidance for implementing the Housing 
Choice element of the MA Economic Development legislation. (formerly #131-21)

Docket Items being addressed
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Total 17,920 units in all village centers will be zoned by right, 
not including additional lot subdivisions or allowed multiple 
buildings on a lot

MBTA Communities Act requires zoning to provide 8330 units 
by right with no special permit, variance, waiver or other 
discretionary zoning approval

Utile and Planning Dept. calculate 10,000 units in limited 
areas to meet the MBTA Communities Act
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High Level Recommendations
And will meet the MBTA requirements

• Change the number of lots designated VC3
• Change special permit threshold to 15,000 sf
• Reduce number of lots in the village overlay districts
• Require minimum lot requirements for MRT and VC1 designated lots to promote 

Adaptive Reuse of existing buildings, versus lot subdivisions 
• Include Auburndale and Newton Corner in the MBTA calculations
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Methodology to create Village Zoning Database 
• Downloaded data from the Assessor’s database
• Classified each property as MRT, VC1, VC2 and VC3 and eliminated duplicates
• Determined priority streets properties and abutting residential or non residential lots
• Used variables for setbacks, average unit size, max footprint, special permit threshold, 

story heights, and more
• Each lot is a stand alone even though one building on multiple lots and/or one owner 

for adjacent lots

• Calculated:
• Maximum footprint, maximum building size, village center units, MBTA units, 

special permit lots and units with density variable, MRT dividable lots and more

Database created by Councilors John Oliver and Pam Wright 
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Variables that can be easily changed
to calculate city wide and MBTA Communities units

in optimizing village zoning

• Change Special Permit thresholds
• Change setbacks and/or building heights
• Change VC lots to another designation
• Change priority street locations
• Change unit density for Special Permit lots

Database will soon have a shared link
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Various Parameter changes and the effect on units
And still meet MBTA Communities Act
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2659 Multifamily units not completed
Less than 20% in the VCOD

Two 40B projects soon to be approved outside of Village Centers: additional 568 Units
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Additional analysis required with the large 
increase in by right units

• Infrastructure

• City services – police, fire, school, recreation fields, etc

• Fiscal

• Traffic
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Our database is a tool to better understand how 
changing various zoning parameters in the 
VCOD proposal affects the overall housing 
unit count and our ability to reach MBTA 
Communities Act compliance
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VCOD permits by right including all villages and priority streets: 17,920 units 
Additional 40B and large special permits approved by not built: 2,353 units
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Various Parameter changes and the effect on units

Note:  VCOD unit column includes all villages and priority streets.   MBTA unit columns include only designated villages 
in Planning Dept Map 2.0 excluding priority streets for MBTA Communities Act count except for last line.  
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Additional suggestions

• Reduce residential areas in villages to meet 8330 unit requirements 
• Add Auburndale and 38A of Newton Corner to MBTA unit count
• Require site plan review for lots greater than 8000 sf in VC zones
• Allow one extra floor incentive in certain areas in the village centers
• Require special permit for priority street lots greater than 8000 sf
• Increase building separation
• Require usable open space in MRT and VC1 lots
• Keep lot requirements (size and setbacks) for MRT and VC1 as in the present zoning
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Can reduce contiguous land to 50% and add 10% outside station area
And still meet the MBTA Communities Act 8330 units and reduce overall Unit count.

Calculations:
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Auburndale 16.3 acres within 0.5 miles of transit

Modified Newton Corner 38.3 acres outside transit

Additional villages added to MBTA Communities Act units
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Propose changing all VC3 to VC2 except areas in yellow below

472-474 Watertown St

Each building is a 3 family with two 9’x19’ parking stalls, 4’ parking setbacks and 12’ driveway

3 units are 1620 sf each

25’w x 60’l and 45’ tall

In this example, if house is 
27’ x 56’ then 3 parking 
stalls would fit in the back

9234 sf lot = 95’ x 97’     Could 
it be subdivided into two 
47.5’ x 97’ lots

Proposed Corner lot subdivision example

18

#38-22



19

Easily modified database variables

Note:  scale factor used to 
Determine multiple buildings
On a lot

20

sample database

Column AS formula:   =if(or($B428="MRT",$C428="dup"),0,if($V428<pivots!$F$32,if($H428>0,ROUND(min($AQ428,$AR428)/$AS$1,0)*$H428,ROUND(min($AQ428,$AR428)/$AS$1,0)),"SP")) 
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Washington St. Vision Plan calls out for special permit on 
greater than 3 stories or gross floor area > 20,000 sf

“Tallest building should
Be used sparingly along
The corridor.”
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Using WSVP built out estimate – now calculate for VCOD
20 year development for 2019 WSVP – 2563 new units; 

Recently Built/approved/planned 1135 units in WSVP area

Red numbers are total built out units in VCOD
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In the 2019 Washington St Vision Plan area, multifamily buildings:
• Over 800 units built or approved: 31% of total 20 year build out
• Over 300 additional units getting ready for special permit process: 12%
• At least 4 properties bought by developers and Swedenborgian Church now for sale
• Plus underused developer owned properties (i.e parking lots, etc)

Rough Calculation for 20 year build out
• 4600 units (from VCOD map) 
• Add 700 units for special permits in MBTA map using 45 units/acre
• Add ~1000 units for expanded WSVP in Whole Foods area 
• Minus 400 units for expanded MBTA maps in Newtonville not in WSVP;
• Minus 520 existing units (per WSVP) so ~5400 units for maximum additional buildout for WSVP

• 20 year build out estimate 2563 units

Therefore, expect ~50% build out in 20 years

Math to calculate VCOD 20 year build out
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