Medford City Council
Medford, Massachusetts

Special Joint Meeting of the Medford City Council and Community Development
Board, May 13, 2026

City Council Community Development Board
Isaac B. “Zac” Bears Doug Carr, Chair
Anna Callahan John Anderson
Emily Lazzaro Sean Beagan
Matt Leming Page Buldini
Liz Mullane Dina Caloggero
George A. Scarpelli Ari Gofman Fishman

Justin Tseng

This meeting will take place at 6:00 P.M. in the City Council Chamber, 2nd Floor,
Medford City Hall, 85 George P. Hassett Drive, Medford, MA and via Zoom.

Zoom Link:
https://us06web.zoom.us/j/823233508657?pwd=VckJSQbpGZa8p5QIfPvOWVkDIlept5.1
Call-in Number: +13126266799,,82323350865#,,,,*516222#

Live: Channel 22 (Comcast), Channel 43 (Verizon), YouTube, and medfordtv.org.

To submit written comments, please email ccmembers@medford-ma.gov.
CALL TO ORDER & ROLL CALL

MOTIONS, ORDERS, AND RESOLUTIONS

26-093 - Offered by Matt Leming, City Councilor, Isaac Bears, Council President

Proposed Amendments to the Medford Zoning Ordinance - Boston Avenue
Neighborhood Corridor District (for referral to the CDB)

24-033 - Offered by President Bears and Vice President Collins
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https://us06web.zoom.us/j/82323350865?pwd=VckJSQbpGZa8p5QlfPv0WVkDIIept5.1
https://www.youtube.com/@CityofMedfordMass/streams

Zoning Ordinance Updates with Innes Associates Team (Tufts Institutional Zone
Discussion)

PUBLIC PARTICIPATION

To participate outside of Zoom, please e-mail REliseo@medford-ma.gov.

Adjournment
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MEMORANDUM

To Members of the Planning and Permitting Committee
Alicia Hunt, Director of Planning, Development & Sustainability
Danielle Evans, Senior Planner
Christian Zepeda-Lipovsky

From Emily Keys Innes, AICP, LEED AP ND, President

Date April 22, 2026 — revised May 1, May 5, May 7, 2026

Project 25151 — Medford — Zoning Phase 2

Subject Boston Avenue Neighborhood Corridor District, v.2

Cc: Paula Ramos Martinez, Chief Resilience Officer
Grant Perry, Planner

This memorandum contains draft text for the following proposed zoning changes:

Amend Section 94-2.1. Division into districts page 2
Amend Section 94-2.3. Overlay and Special Districts page 3
Amend Section 94-6.5.4. Zoning Districts page 4
Amend Section 94-3.2 Table of Use Regulations (Table A) Dimensional page 5
Standards

Amend Section 94-12.0 Definitions page 15
Add Section 94-9.X Boston Avenue Neighborhood Corridor District page 16

This version has been updated in response to comments by the members of the Planning &

Permitting Committee at the May 5, 2026 meeting.

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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Add the following row to the table of zoning districts, as shown below:

Full Name Classification Abbreviation
Boston Avenue Neighborhood Residential, Office, and Commercial BANCD
Corridor District
[the remainder of this page is blank]
Zoning Changes: Phase 2 | City of Medford 2

Prepared by Innes Land Strategies Group
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Amend Section 94-2.3. Overlay and Special Districts.
Add the following row to the list of overlay and special districts:

Boston Avenue Neighborhood Corridor District BACND

[the remainder of this page is blank]

Zoning Changes: Phase 2 | City of Medford 3
Prepared by Innes Land Strategies Group
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Amend Section 94-6.5.4. Zoning Districts.

Add the following row to the table of required green scores by zoning district:

Zoning District

Green Score

(Min/Ideal)*
Boston Avenue Neighborhood Corridor District: BA-1 25/30
Boston Avenue Neighborhood Corridor District: BA-2 25/30
Boston Avenue Neighborhood Corridor District: BA-3 25/30

[the remainder of this page is blank]

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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Amend Section 94-3.2 ¢ (Table A) by incorporating the following table into the existing table

and renumbering as appropriate:

BA-1 BA-2 BA-3 PC3 LC
A. RESIDENTIAL USES
1. Detached one-unit dwelling 2 per
N N N Dwelling Unit NA
2. Attached one-unit dwelling 1.5 per
(Rowhouse) Y N N Dwelling Unit NA
4
3. Detached two-unit dwelling 1.5 per
(Duplex) Y N N Dwelling Unit NA
4
4. Three-unit dwelling, 1.5 per
Detached. Y N N Dwelling Unit NA
4
5. Multiplex (4-6 units) 1.5 per
Y N N Dwelling Unit NA
4
6. Multiple dwelling (>6 1.5 per
units) Y Y Y Dwelling Unit NA
4
7. qutmtory, fraternity or N N CDB 1 per 4 beds 1/15,000
sorority house s.f.
8. Lodging or boarding house CDB CDB CDB 1 per 1/15,000
Guestroom s.f.
9. Senior housing facility CDB CDB CDB 1 per 2 Units l/ls'S,fOOO
10. Co-housing. 1.5 per
Y Y Y Dwelling Unit NA
4
1. Congregate Housing. 1.5 per
N N N Dwelling Unit NA
4

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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BA-1 BA-2 BA-3 PC3 LC
12. Townhouse 1.5 per
Y N N Dwelling Unit NA
4
13. Historic Conversion 1.5 per
Y Y Y Dwelling Unit NA
4
B. COMMUNITY USES
1. Museum v v v 1 per 750 s.f. 1/135}000
2. Communlty center or adult CDB CDB CDB 1 per 750 s.f. 1/15,000
recreational center, nonprofit s.f.
3. Use of land or structures
for religious purposes on l'fmd v v v 1 per 140 s.f. NA
owned or leased by a religious
sect or denomination
4. Use of land or structures
for educational purposes on
land owned or leased by the
Commonwealth or any of its 1/15.000
agencies, subdivisions or Y Y Y 1 per 750 s.f. y
. o . . s.f.
bodies politic or by a religious
sect or denomination or by a
nonprofit educational
corporation
5. Chllq care center or school v v v 1 per 750 s.f. 1/15,000
aged child care program s.f.
6. Public fire station v v v 1 per 2 1/50,000
employees s.f.
7. Public library v v v 1 per 750 s.f. l/lSS,fOOO
8. Other municipal uses Y Y Y NA NA
9. Essential services CDB CDB CDB NA NA
10. Hospital, nonprofit N N N I per 4 beds 1/185,f000

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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BA-1 BA-2 BA-3 PC3 LC
11. Other Institution CDB CDB CDB 1 per 750 s.f. 11 S5,10000
C. OPEN
RECREATIONAL AND
AGRICULTURAL USES
1. Private open recreational 1/15,000
uses, available to the public Y Y Y I per 750 £ s.f.
2. Public open recreational v v v 1 per 750 s.f. NA
uses
3. Exempt agriculture Y Y Y NA NA
4. Production of crops, 1/15,000
horticulture and floriculture N N N NA s.f.
5. Keeping and raising of
livestock, including animal N N N NA 1/15,000
s.f.
stable or kennel
D. COMMERCIAL USES
1. Private entertainment or 1/15.000
recreation facility excluding Y Y Y 1 per 350 s.f. S ’f
adult uses -
2. Publ.lc enteﬁglnment or v v v 1 per 350 s.f. 1/15,000
recreation facility s.f.
3. Private nonprofit members 1/15.000
only recreational club or Y Y Y 1 per 750 s.f. s ’f
lodge o
4. Trade, professional, or
other school operated for Y Y Y 1 per 750 s.f. 1/1:%000
profit -
5. Hotel v v v 1 per 1/15,000
Guestroom s.f.
6. Mortuary, undertaking or 1/15,000
funeral establishment N N N I'per 140s.f s.f.
7. Adult use N N N 1 per 350 s.f. l/ls'S,fOOO
Zoning Changes: Phase 2 | City of Medford 7
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BA-1 BA-2 BA-3 PC3 LC
1

8. Brewery or taproom v v v 1 per 350 s.f. 1/135%000
9. Artisanal Fabrication. v % v 1 per 350 s.f. 1/1 S'S,fOOO
10. Artistic/Creative 1/15,000
Production. Y Y Y I'per 350 s.f. s.f.
11. Work-Only Artists’ 1/15,000
Studio. Y Y Y 1 per 350 s.f. Sf
12. Co-working Space. v v % 1 per 350 s.f. 1/155}000
13. Retail Store or Shop for
Sale of Custom Work or 1/15,000
Atrticles Made on the Y Y Y I'per 350 s.f. s.f.
Premises.
E. OFFICE USES
1. Business, professional, or v v v 1 per 350 s.f. 1/15,000
government office s.f.
2. Bgnk and other financial CDB CDB CDB 1 per 350 s.f. 1/15,000
institution s.f.
3. Neighborhood Medical 1/15,000
Office Y Y Y 1 per 350 s.f. of
4. Medical Office

CDB CDB Y 1 per 350 s.f. 1/185,f000
3. Clinic CDB CDB Y Iper350sf, | 185 ’fOOO
F. RETAIL AND SERVICE
USES
1. Retail sales v v v 1 per 350 s.f. l/ls'S,fOOO
2. Convenience retail v v v 1 per 500 .f. 1/155}000

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group

Page 10 of 38



BA-1 BA-2 BA-3 PC3 LC
3. Neighborhood retail v v v 1 per 750 s.f. 1/135%000
4. Drive through rqtall sales N N CDB® 1 per 350 s.f. 1/15,000
and consumer service s.f.
5. Consumer service 1/50,000
establishment Y Y Y I'per 350 s.f s.f.
6. Body art establishment v v v 1 per 850 s.f. 1/1 SS,fOOO
7. Adult Use Marijuana 1/50,000
Establishment — Cultivation ZBA ZBA ZBA I'per 350s.f s.f.
8. Adult Use Marijuana
Establishment — ZBA ZBA ZBA 1 per 350 s.f. 1/580}000
Manufacture and processing -
9. Adult Use Marijuana 1/15,000
Establishment —Retail ZBA ZBA ZBA I'per 350 .. s.f.
10. Adult Use Marijuana 1/15.000
Establishment — Independent | ZBA ZBA ZBA 1 per 350 s.f. ’f
laboratory St
11. Doggy Daycare Y Y Y
G. EATING, DRINKING,
AND ENTERTAINMENT
ESTABLISHMENTS
1. Eating place, without drive v v v 1 per 350 s.f. 1/50,000
through s.f.
2. Eating place, with drive N N N 1 per 350 s.f. 1/15,000
through s.f.
3. Neighborhood Café v v v 1 per 350 s.f. 1/530%000
H. MOTOR VEHICLE
RELATED USES
1. Motor vehicle light service N N N 1 per 350 s.f. 1/50,000
station s.f.

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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BA-1

BA-2

BA-3

PC’

LC

2. Motor vehicle repair
establishment

1 per 350 s.f.

1/50,000
s.f.

3. Motor vehicle sales or
rental of new vehicles only,
accessory storage entirely
within enclosed structure

1 per 1,040
s.f.

1/50,000
s.f.

4. Outdoor motor vehicle
sales and storage accessory to
H.3

NA

NA

5. Motor vehicle sales and
storage, outdoors

NA

NA

6. Class II used motor vehicle
sales

NA

NA

7. Motor vehicle wash within
enclosed structure

1 per 350 s.f.

1/50,000
s.f.

I. MISCELLANEOUS
COMMERCIAL USES

1. Parking area or garage not
accessory to permitted
principal use:

CDB

CDB

CDB

NA

NA

2. Parking area or garage
accessory to a principal use
which is on the same lot as a
conforming principal use

NA

NA

3. Parking area or garage
accessory to a principal use
which is within 500 feet of a
conforming principal use but
not necessarily in the same
district

NA

NA

4. Parking area or garage
accessory to a principal use
which is on the same lot as a
nonconforming principal use

NA

NA

5. Parking area or garage
accessory to a principal use

NA

NA

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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BA-1 BA-2 BA-3 PC3 LC
which is within 500 feet of a
conforming principal use in
the same MUZ district?
6. Open Storage N N N 1 per 1,400 1/15,000
s.f. s.f.
7. Moving of land N N N NA NA
8. Radio and television tower NA NA
9. Solar energy system Y NA NA
J. WHOLESALE,
TRANSPORTATION,
INDUSTRIAL USES
1. Fuel and ice sales N N N 1 per 1,400 1/50,000
s.f. s.f.
2. Motor freight terminal N N N NA NA
3. Printing and publishing N % v 1 pe; ;,400 B
4. Railroad right-of-way Y Y Y NA NA
5. Manufacturing N N N 1 per 2 1/50,000
employees s.f.
6. Research and testing 1 per 2 1/50,000
Y Y Y
laboratory employees s.f.
7. Plumbing or carpentry
shop, and other similar N N N 1 per 350 s.f. 1/135%000
service or repair shops -
8. Wholesale bakery or food 1 per 2 1/15,000
. N N N
processing plant employees s.f.
9. Wholesale laundry, cleaner, 1 per 1,400 1/50,000
.. N N N
dyer or similar use s.f. s.f.
10. Warehouse, Wholesale N N N 1 per 1,400 1/15,000
establishment s.f. s.f.

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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BA-1 BA-2 BA-3 PC3 LC
11. Mini or self-storage N N N 1 per 1.400 1/15.000
warehouse s.f. s.f.
12. Distillery or winery. % % % 1 ver 350 s.£ l/ls'Sf,OOO
13. Food Production Facility v v v Discuss l/SSOf,OOO
14. Life Science Facility N v v Discuss I/SSO,fOOO
15. Light Manufacturing v v % Discuss 1/550}000
16. Maker Space v v v Discuss 1/50,000
s.f.
17. Shared-use Kitchen CDB CDB CDB 1 per 1,000 1/15,000
K. ACCESSORY USES
1. Accessory Dwelling Units
(sce §94-8.2) Y N N N N
2. Home occupation (see §
94-3.4) 1 per 350 s.f. NA
As of right Y
By special permit 1 per 350 s.f. NA
3. Accessory child care center
or school aged child care Y Y Y Y
program
4. Family day care home v v v 1 per 2 NA
employees
5. Family day care home, v v v 1 per 2 NA
large employees
6. Adult day care home CDB CDB CDB 1 per 2 NA
employees
Zoning Changes: Phase 2 | City of Medford 12
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BA-1 BA-2 BA-3 PC3 LC
7. Renting of one or two
rooms without separate 1 per
cooking facilities to lodgers Y Y Y p NA

s . . Guestroom
within a dwelling unit to one
or two total lodgers
8. Noncommercial
greenhouse, tool shed, or Y Y N NA NA
similar accessory structure
9. Swimming pool v v v NA NA
10. Scientific research and
development, as provided at Y Y Y NA NA
section 94-3.3.3.1
11. Keno CC CC CC NA NA
12. Open storage N N N NA NA
13. Heavy repair operations N N N 1 per 1,400 1/15,000
s.f. s.f.

L. OTHER PRINCIPAL
USES
1. Mixed-Use, Community Y Y

2. Mixed-Use Development

Zoning Changes: Phase 2 | City of Medford
Prepared by Innes Land Strategies Group
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Notes:

Some uses in this table may be subject to Site Plan Review. For more information see § 94-
11.7.2

I For Breweries operating with seven barrels or under - Y.
For Breweries operating with more than seven barrels - BA.

2[Rescinded.]
3 Measured to the closest point of the structure.

4 Incentives for alternative residential parking requirements, except in the BANCD.

Affordable housing units .5 per Dwelling Unit
Located within %2 mile of high-frequency .8 per Dwelling Unit
transit
Incentives for residential parking requirements within the BANCD]: The minimum parking Commented [EI1]: DISCUSS: Distance from Green Line
requirement can be reduced to 0.8 per dwelling unit by meeting the requirements in Section 94- stations?
9.8.9 Reductions to parking space requirements.
3> Notwithstanding the above tables, nonresidential uses with 5,000 square feet or less of gross
leasable floor area exempt from any minimum.
6 Parking as a principal use is only permitted [locations]. Commented [EI2]: DISCUSS: may depend on subdistrict

locations.

7 Five thousand (5,000) or less Gross Floor Area (GFA) - Y.
More than five thousand (5,000) GFA — CDB

8 Within the BA-3 Subdistrict in the Boston Avenue Neighborhood Corridor, the Community
Development Board may grant a special permit for a Drive-throughs for a pharmacy, subject to
the use standards in 94-9.8.5 Use Standards.

[the remainder of this page is blank]

Zoning Changes: Phase 2 | City of Medford 14
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%mend Section 94-12.0 Deﬁnitions‘ [Commented [EI3]: Definitions to be confirmed with City

staff.
1. Apartment?
Animal shelter/ small animal rescue/ small animal boarding (not dogs)
Drive-through?
Essential services.
Private entertainment or recreation facility.
Research and testing laboratory — review and check
Life Science Facility — review and check

NSO hs LD

Current definitions for reference:

Co-housing: A group of buildings in common ownership which include a combination of single-
unit, two-unit, or multiunit buildings and one or more buildings with shared living spaces, such
as a common room, library, dining room, kitchen, etc.

Co-living: A building in which a group of residents pay rent to occupy a single unit with private
bedrooms and shared living spaces, including cooking and sanitary facilities. Such residents have
input over the selection of the other residents living in the housing unit.

Dormitory: Any dwelling (other than a sorority or fraternity house) owned or controlled by an
educational institution and occupied primarily as a place of temporary residence for persons who
are employed or enrolled at the educational institution.

Fraternity or Sorority House: A dormitory in which, during the academic year, membership in
a fraternity or sorority is required as a condition to residence.

Lodging House: A dwelling in which living space, without individual kitchens and with or
without kitchen privileges, is designed, occupied, or intended for occupancy by, or let for
compensation to five or more lodgers, including a rooming house or boarding house, but not
including a senior housing facility, hotel or motel, dormitory, fraternity or sorority house, or
other building of an institutional or educational use.

Life Sciences Facility: A facility for the study, testing, and development of products or services
related to chemicals, drugs, or biological matter.

Research and Testing Laboratory: Those facilities used primarily for research, development
and/or testing of innovative information, concepts, methods, processes, materials, or products.
This can include the design, development, and testing of biological, chemical, electrical,
magnetic, mechanical, and/or optical components in advance of product manufacturing. The
accessory development, fabrication, and light manufacturing of prototypes, or specialized
machinery and devices integral to research or testing may be associated with these uses, but
excluding laboratories categorized as Level 3 or 4 by the National Institutes for Health.

[the remainder of this page is blank]
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Section 94-9.8 BOSTON AVENUE NEIGHBORHOOD CORRIDOR DISTRICT
94-9.8.1 Purpose

The purpose of the Boston Avenue Neighborhood Corridor District (BANCD) is to allow a mix
of uses, including residential, multifamily, and commercial, to meet the following needs:

1. Wider variety of uses and building types to support jobs and economic development near
established residential neighborhoods, providing options for living within walking distance of
jobs, goods, and services and the Green Line T stations.

2. Fluid transitions to and from the Tufts University campus to allow an integrated approach to
living working and learning along Boston Avenue from the Somerville line north of Stoughton
Street to the Somerville border at Ball Square.

3. Mixed-use, multifamily, and commercial uses at a density to reinforce non-vehicular travel
between the adjacent neighborhoods to the jobs, goods, and services within the BANCD.

4. Development standards to provide landscape and height buffers from new construction within
the BANCD for the existing abutting neighborhoods.

94-9.8.2 Applicability

The BANCD replaces the existing zoning districts and is shown on the Zoning Map, City of
Medford, Massachusetts, as amended. An applicant may develop within these districts in
accordance with the provisions of Section 94-9.8 and other relevant sections of the Zoning
Ordinance.

1. The BANCD is comprised of the following subdistricts:

a. BA-I. This mixed-use subdistrict allows a mix of residential and commercial uses
at a lower scale of building size and massing.

b. BA-2. This mixed-use subdistrict allows a mix of residential and commercial uses
at a medium scale of building size and massing.

c. BA-3. This mixed-use subdistrict allows a mix of residential and commercial uses
at a larger scale of building size and massing.

Zoning Changes: Phase 2 | City of Medford 16
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94-9.8.3 Dimensional Requirements

1. The following dimensional requirements apply to the BANCD.

Table 9-8.1 Table of Dimensional Requirements for the BANCD

Dimensions BA-1 BA-2 BA-3
Lot Area — square feet (Min) 3,000 3,000 5,000
Frontage — feet (Min) 30 40 40
Fagade Build Out (Min) 60% 80% 80%
Active Ground Floor (Min) 75% 75% 75%
Historical Conversion (Max)! Y Y Y
Height
Max Base Height.
Stories 3 4 6
Feet 38 50 74
Max Incentive Height (Stories)
Stories +1 +3 +2
Feet (total height) 50 86 98
Setbacks (ft)
Front (Min/Max) 0/20 0/20 0/20
Side 0 0 0
Rear 0 0 0
Stormwater and Landscaping
Building Coverage (Max)* 80% 80% 90%
Green Score’
Minimum 25 25 25
Ideal 30 30 30
Pervious Surface (Min) 20% 20% 10%
Open Space Landscape (Min) 15% 15% 10%

! The maximum permissible number of dwelling units is determined by dividing the
Gross Floor Area of the existing principal structure by six hundred (600) sqft. The size of
each individual unit is subject to the requirements of the Building Code. Additions and
expansions to the existing building shall not increase the number of units allowed.

2 Stepbacks: Within the BA-2 and BA-3 subdistricts, the sixth (6) story and above must
be stepped back a minimum of ten (10) feet.

3 For additional standards and waivers for setbacks, see 94-9.8.3.2 and 94-9.8.4.2. Section
94-4.2.6 does not apply to any development within the BANCD.

4The Maximum Building Coverage can be increased to one hundred (100) percent if the
development achieves the minimum Green Score.

3> The Green Score only applies to the construction of any new principal building or major
renovation that:

Zoning Changes: Phase 2 | City of Medford 17
Prepared by Innes Land Strategies Group
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a.

b.

is located within the FEMA National Flood Hazard Layers; or
requires Site Plan Review.

In those cases, the Pervious Surface requirement does not apply.

2. The following additional dimensional requirements apply to the BANCD.

C.

Front Setbacks. The building fagade for new construction shall be set back from
the lot line at a distance sufficient to create a twelve (12) foot sidewalk in
conjunction with an existing City sidewalk. If a twelve (12) foot sidewalk is
infeasible because the parcel depth is insufficient to allow new construction and
the expanded sidewalk width, the setback requirements may be reduced to allow
for an eight-foot (8’) sidewalk. A maximum setback of twenty (20) feet is
allowed to create an active public plaza.

Side and Rear Setbacks. If the proposed development is adjacent to a residential
district or an existing lot with a residential use of four (4) units or fewer, the
applicant shall provide a landscaped buffer of at least ten (10) feet from the lot
line. The property owner shall maintain the buffer and landscaping.

Height Transition to Adjacent Residential Districts. For any lot within the
BANCD that abuts a residential district (as defined by Section 94-2.1), a height
stepback is required along the side or rear lot line that directly abuts the
residential district. The height stepback is calculated by a forty-five (45) degree
angle beginning at the third floor and extending to the highest floor of the
building in the BANCD. The fourth floor and above shall not break the plane
of that forty-five (45) degree angle.

Setbacks for Infill Lots. 1f the adjacent buildings are set back more than twenty
(20) feet from the front lot line, infill buildings may either comply with the
requirements of Table 9.8-1: Table of Dimensional Requirements for the
BANCD or match the setback line of the adjacent building closest to the front
lot line to provide consistency along the street. The deeper setback area shall be
either hardscaped or landscaped to provide a pedestrian-oriented amenity.

Multi-Building Lots. In the BANCD, lots may have more than one (1) principal
building.

Ground Floor Active Frontage. Active uses are required on the ground floor of
any building with its principal fagade parallel to Boston Avenue or Auburn
Street are subject to the Active Frontage percentages set forth in Table 9.8.-1
Table of Dimensional Requirements for the BANCD. Active uses include retail,
restaurants, cafés, personal services, other active commercial uses, publicly
accessible office or residential lobbies, and active building amenity spaces (e.g.,
gym, residential common space). Where active commercial uses are not
feasible, the following may be substituted: residential stoops; a setback of

Zoning Changes: Phase 2 | City of Medford 18
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landscaped open space or public space with seating; public art, such as a mural
or sculpture; or any other use that provides an engaging ground floor for
pedestrian activity.

94-9.8.4 Dimensional Waivers.

The following waivers are available to the Site Plan Review or Special Permit Granting
Authority for projects within the BANCD, upon a finding that such waiver would not cause
substantial detriment to the neighborhood.

1.

Height Waiver. The limitation on the height of buildings shall not apply to chimneys,
ventilators, towers, silos, spires, or other ornamental features of buildings, which features
are in no way used for living purposes and do not constitute more than twenty-five (25)
percent of the ground floor area of the building.

Height Waiver: Energy-Efficiency. The Site Plan Review Authority or Special Permit
Granting Authority may waive the height and setbacks in 94-9.8.3 Dimensional Standards
to accommodate the installation of solar photovoltaic, solar thermal, living, and other eco-
roofs, energy storage, and air-source heat pump equipment. Such installations shall not
create a significant detriment to abutters in terms of noise or shadow and shall be
appropriately integrated into the architecture of the building and the layout of the site. The
installations shall not provide additional habitable space within the development.

. Height Stepback Waiver. If a building is subject to a front stepback and rear or side

stepbacks, the Community Development Board may waive the strict dimensional
requirement of any of the stepbacks, provided that priority is given to retaining the
stepback(s) in 94-9.8.3.2.c Height Transition to Adjacent Residential Districts.

Setback Waiver: Drop-off zone. The required setback distances may be waived to allow
for a cut-out along the curb for loading and short-term parking for deliveries or drop-
off/pick-up zones. Such a cut-out shall be coordinated with City staff.

Eligible Historic Buildings. The Community Development Board may, by special permit,
waive the following requirements to incentivize the reuse of eligible historic structures.

a. Dimensional Standards. Structures and sites determined to be an eligible historic
building shall be exempt from one (1) or more of the following dimensional
requirements: lot size, frontage, building coverage, green score, pervious surface,
and open space, landscaped requirements, provided that the exterior is rehabilitated
to (i) the Secretary of the Interior’s Standards for the Treatment of Historic
Properties or (ii) as approved by the Medford Historic Commission and Community
Development Board after a public hearing. If the applicant and the Community
Development Board agree that the Secretary of the Interior’s Standards for the
Treatment of Historic Properties are inappropriate for the proposed project, then
the Medford Historical Commission shall participate in a joint public hearing with
the Community Development Board and provide an advisory opinion on the
appropriateness of the proposed changes within fourteen (14) days of the hearing.

Zoning Changes: Phase 2 | City of Medford 19
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b. Parking Waiver. A structure or site determined to be an eligible historic building
shall be exempt from all use-based parking space requirements (listed in Section
94-3.2 Table of Use Regulations Table A) provided that the exterior is rehabilitated
to the Secretary of the Interior’s Standards for the Treatment of Historic Properties,
or as approved by the Medford Historic Commission and Community Development
Board, as noted in 94-9.8.4.3a.

c. Definition of Eligible Historic Building. For the purposes of this section, an
“Eligible Historic Building” is any building or structure that satisfies one (1) or
more of the following criteria:

i. Listed on the National Register of Historic Places, either individually listed
or designated as a contributing structure in a National Register Historic
District; or

ii. Listed on the State Register of Historic Places; or

iii. Has been designated by the Medford Historical Commission as a historically
significant building or structure, following a finding by the Commission that
such building or structure:

1. Is associated with one (1) or more historical persons or events, or with
the cultural, economic, social or political history of the Town or
Commonwealth; or

2. Possesses architectural value or significance in terms of period, style,
method of construction, or association with a historically prominent
architect or builder, either by itself or in conjunction with a group of
buildings or structures.

d. Existing Gross Floor Area. These waivers apply to the existing gross floor area of
the eligible historic building. Any addition, expansion, or new construction that
increases the gross floor area of the structure shall not benefit from these waivers.

e. Effect of Ineligibility Determination. If the Medford Historical Commission
determines that a building or structure does not qualify as an Eligible Historic
Building, such building or structure shall not be subject to the City’s demolition
review process.

94-9.8.5 Use Standards.
1. Historic Conversion.

a. No new dwelling unit created by the conversion of an existing dwelling into a
greater number of units or by addition or enlargement of an existing dwelling shall
be permitted unless the requirements of minimum lot area, maximum building
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coverage, and minimum pervious surface requirements of the district in which the
structure is located are satisfied after the conversion or enlargement.

b. The required setbacks shall be those of the structure existing at the time of the
conversion. However, any construction occurring outside the limits of the existing
structure shall be subject to the setback requirements of the district in which the
structure is located.

c. The maximum height shall be that height permitted in the district in which the
structure is located, or the existing building height, whichever is greater.

d. Open space requirement shall be as required in the district in which the structure is
located.

e. Off-street parking shall be provided as required in Section 94-3.2 Table of Use
Regulations (Table A).

f. There shall not be any changes to the exterior of the structure other than those
required by building code.

g. Each unit shall have an independent entrance directly from outside the building or
through a common vestibule. Where feasible, new additional independent entrances
accessed directly from outside the building shall not be located on any building wall
facing a street.

h. Fire escapes and outside stairways leading to a second or higher floor shall, where
feasible, be located on the rear of the building and shall not be located on any
building wall facing a street.

2. Pharmacy Drive-through

[the remainder of this page is blank] [Commented [EI4]: Use standards to be confirmed with City }
Staff.

‘ ‘[Commented [EI5R4]: Still researching. ]
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94-9.8.6 Development Incentives

In exchange for incorporating certain provisions that further the City’s goals for affordability,
economic development, environmental sustainability, and climate resiliency, Applicants may
receive Development Incentive Bonuses that allow for additional stories beyond the base number
of stories that are allowed as of right under Table 9.8-1: Table of Dimensional Requirements for
the BANCD. However, the total number of stories is limited to the maximum number of stories
allowed in each subdistrict, as shown in Table 9.8-1: Table of Dimensional Requirements for the
BANCD. Additional stories shall comply with any setback, stepback, or other dimensional
requirements and the development and design standards in 94-9.8.3 Dimensional Requirements
and 94-9.8.8 Development Standards.

Table 9.8-2: Table of Development Incentive Bonuses for the BANCD District (BANCD).

Table of Development Incentive Bonuses.

Incentive 1: Affordability

Incentive 1A: Deeper Affordability:

Required For One Additional Floor For Two Additional Floors
Minimum/Total Minimum Minimum Minimum Minimum
# of Lots or Percentage of | Percentage of | Percentage | Percentage of | Percentage of
Units in Affordable Affordable | of Affordable | Affordable Affordable
Proposed Units at 80% Units at 80% | Units at 65% | Units at 80% | Units at 65%
Project AMI AMI AMI AMI AMI
1]10-24 10% 8% 2% 5% 5%
2| 2549 13% 8% 5% 6% 7%
3|50+ 15% 10% 5% 8% 7%
Incentive 1B: More Affordable Units:
Required For One Additional Floor For Two Additional Floors
Minimum Additional Total Additional Total
# of Lots or Percentage of | Percentage of | Percentage | Percentage of | Percentage of
Units in Affordable Affordable | of Affordable | Affordable Affordable
Proposed Units at 80% Units at 80% | Units at 80% | Units at 80% | Units at 80%
Project AMI AMI AMI AMI AMI
1]10-24 10% 3% 13% 5% 15%
2| 2549 13% 3% 16% 5% 18%
350+ 15% 3% 18% 5% 20%

Incentive 2: Community Amenities (privately maintained)

Indoor pedestrian seating or outdoor pedestrian plaza of at least
three hundred (300) square feet and accessible to the public during

business hours.

One (1) additional half story

One of the following neighborhood open spaces:

e Pocket Park
e Garden

One (1) additional half-story
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Table of Development Incentive Bonuses.

e Playground
o Skate Park

The development solar installation provides fifty (50) percent of its
output in the form of electricity or net metering credits to
community-shared solar programs, low-income solar programs and
municipal or other governmental entity owned solar programs.

One (1) additional story

The development makes at least twenty (20) percent or twenty (20)
spaces, whichever is greater of its parking space available to the
public, whether paid or shared with nearby developments. This
incentive covers accessory structured parking only.

One (1) additional half story

Incentive 3: Community Amenities (publicly maintained)

Streetscape Improvements along a public street. Such
improvements may include one or more of the following: street
trees, street furniture (benches, trash/recycling receptacles, bicycle
racks), and/or pedestrian-scale lighting. The Engineering Division
shall provide the standards for tree plantings, street furniture, and
lighting to create a consistent treatment on the public sidewalk.
The improvement shall be limited to the frontage of the lot or lots
that are the subject of the application.

One (1) additional half-story

Incentive 4: Vibrant Neighborhoods

Parking is concealed below grade or within a building structure.

One (1) additional half-story

The development project provides a minimum of fifty (50) percent
or the ground floor at rents no less than fifteen (15) percent below
market for a minimum tenancy of three (3) years to qualified
nonresidential tenants [nonprofits or local businesses under ten
(10) employees]. Market rent shall be first determined by
comparing the base rents of other commercial ground floor leases
in the same project and if none, then comparing base rents for
comparable commercial space in the City of Medford as found on
recognized listing services such as MLS and LoopNet. Evidence
of the manner in which market rent was determined shall be
provided to the Office of Planning, Development, and
Sustainability.

One (1) additional half-story

A rehabilitation project maintains the pre-construction rent for
existing ground-floor tenants for two (2) years after the post-
construction Certificate of Occupancy has been granted.

One (1) additional half-story

Choose Either:

a. A new development rehabilitates an eligible historic
building, or integrates its historic fagade(s) visible from
a public right-of-way within the new development,
provided that the building/fagades are rehabilitated to

For a: One (1) additional story
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Table of Development Incentive Bonuses.

the Secretary of the Interior’s Standards for the
Treatment of Historic Properties or the standard as
described in 94-9.8.4.3a; or

b. A new development rehabilitates the principal street-
facing facade of an eligible historic building, or its key
architectural elements, provided that the facade or
architectural elements are rehabilitated to the Secretary
of the Interior’s Standards for the Treatment of Historic
Properties or the standard as described in 94-9.8.4.3a.

For b: One (1) additional half-story

Incentive 5: Environmental Resilience

The development project meets the Ideal Green Score.

One (1) additional half story

The development project is certifiable as LEED Platinum or
equivalent standard.

One (1) additional half-story

[the remainder of this page is blank]
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94-9.8.6 Design Guidelines and Applicability of Development Standards

1. Design Guidelines. The Community Development Board may adopt and amend, by simple
majority vote, Design Standards which shall be applicable to all rehabilitation, redevelopment,
or new construction submitted under this BANCD. Such Design Guidelines may address the
scale and proportions of building, the alignment, width, and grade of streets and sidewalks, the
type and location of infrastructure, the location of building and garage entrances, off-street
parking, the protection of significant natural site features, the location and design of on-site
open spaces, exterior signs, and buffering in relation to adjacent properties. Design Guidelines
may contain graphics illustrating a particular standard or definition to make such standard or
definition clear and understandable.

2. Applicability of Development Standards. Sections 94-9.8.6 Development Standards shall
apply to all projects submitted under this BANCD. These standards, along with any Design
Guidelines adopted under paragraph 1, above, are components of the Site Plan Review and
Special Permit processes as defined in this Zoning Ordinance.

[the remainder of this page is blank]
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94-9.8.8 Development Standards

1.

Site Standards.

a.

Connections. Sidewalks shall provide direct connections among building entrances,
the public sidewalk (if applicable), bicycle storage, and parking.

Sidewalk materials. Sidewalks shall be continuous across driveways, using the
same materials and grade and level as the sidewalk on either side of the driveway.
Sidewalk materials shall follow standards set by the City’s Department of
Engineering.

Vehicular access. Where feasible, curb cuts shall be minimized, and shared
driveways encouraged. Curb cuts for one-way access shall be no more than twelve
(12) feet in width, while curb cuts for two-way traffic shall be no more than twenty
(20) feet in width. Designated drop-off and pick-up areas for deliveries and ride-
sharing companies should be incorporated to reduce conflicts associated with
double-parking and blocking of bicycle lanes, crosswalks, and bus stops. These
areas should be clearly marked with signs and conveniently located near entrances
to buildings and major destinations.

Circulation. Parking and circulation on the site shall be organized to reduce the
amount of impervious surface. Where possible, parking and loading areas shall be
connected to minimize curb cuts onto public rights-of-way.

Open Space. Open Space shall be contiguous, to the greatest extent feasible, and
connected to the pedestrian network. Isolated pockets of space that cannot be
accessed for maintenance are prohibited. Open Space may be either private or
public. Public open space shall be in the front or side setback. A minimum one-
third (1/3) of the required open space, permeable, shall be landscaped.

Screening for surface parking. Surface parking adjacent to a public sidewalk shall
be screened by a landscaped buffer of sufficient width to allow the healthy
establishment of trees, shrubs, and perennials, but no less than six (6) feet. The
buffer may include a fence or wall of no more than three (3) feet in height unless
there is a significant grade change between the parking and the sidewalk. Chain-
link and vinyl fences are prohibited.

Parking materials. The parking surface may be concrete, asphalt, decomposed
granite, bricks, or pavers, including pervious materials but not including grass or
soil not contained within a paver or other structure.
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h. Plantings. Plantings shall include species that are native or adapted to the region.
Plants on the Massachusetts Prohibited Plant List, as may be amended, shall be
prohibited.

i. Lighting. Light levels shall meet or exceed the minimum design guidelines defined
by the Illuminating Engineering Society of North America (IESNA) and shall
provide the illumination necessary for safety and convenience while preventing
glare and overspill onto adjoining properties and reducing the amount of skyglow.

j.  Mechanicals. Mechanical equipment at ground level shall be screened by a
combination of fencing and plantings. Rooftop mechanical equipment shall be
screened if visible from a public right-of-way.

k. Dumpsters. Dumpsters shall be screened by a combination of fencing and plantings.
Dumpsters or other trash and recycling collection points located within the building
are preferred.

1. Stormwater management. Strategies that demonstrate the compliance of the
construction activities and the proposed project with the most current versions of
the Massachusetts Department of Environmental Protection Stormwater
Management Standards, the Massachusetts Stormwater Handbook, Massachusetts
Erosion Sediment and Control Guidelines, and the City of Medford’s Stormwater
Management Rules and Regulations. The applicant shall also provide an Operations
and Management Plan for both the construction activities and ongoing post-
construction maintenance and reporting requirements.

2. General Building Standards.

a. Position relative to the principal street. The primary building shall have its
principal facade and entrance facing the principal street.

b. Daylight Minimum. New construction (which includes additions) shall be designed
to minimize impacts on sunlight access for existing residential buildings in a
residential district (as defined by Section 94-2.1). The goal of this standard is to
protect the well-being of residents and preserve the energy efficiency of existing
buildings.

i.  This standard shall be applied to any new construction in the BANCD subject
to Site Plan Review.

ii. The minimum daylight standard applies to new construction that casts a
shadow on one or more existing residential buildings located in a residential
zoning district. Such existing buildings shall receive a minimum of two (2)
hours of direct sunlight as calculated on February 21 and October 21.
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iii. To demonstrate that this standard has been met, the applicant shall provide a
shadow study as required by the Medford Site Plan Rules and Regulations as
amended by the Community Development Board.

c. Entries. Where feasible, entries shall be clearly defined and linked to a paved
pedestrian network that includes the public sidewalk.

3. Multiple buildings on a lot.

a. Location of Mixed Uses. For a mixed-use development, uses may be mixed within
the buildings or in separate buildings.

b. Orientation. The orientation of multiple buildings on a lot should reinforce the
relationships among the buildings. All building fagade(s) shall be treated with the
same care and attention in terms of entries, fenestration, and materials.

c. Position relative to the street. Building(s) adjacent to a public street shall have a
pedestrian entry facing that public street.

4. Mixed-use development.

a. Access. In a mixed-use building, access to and egress from the residential
component shall be clearly differentiated from access to other uses. Such
differentiation may occur by using separate entrances or egresses from the building
or within a lobby space shared among different uses.

b. Connections. Paved pedestrian access from the residential component shall be
provided to residential parking and amenities and to the public sidewalk, as
applicable. Paved surfaces may include pervious paving materials.

c. Material Storage. Materials for non-residential uses shall be stored inside or under
cover and shall not be accessible to residents of the development.

d. Shared Outdoor Space. Multi-family housing and mixed-use development shall
have common outdoor space that all residents can access. Such space may be in any
combination of ground floor, courtyard, rooftop, or terrace. All outdoor space shall
count towards the project’s minimum Open Space requirement.

5. Corner Lots. A building on a corner lot shall indicate a primary entrance either along one
(1) of the street-facing facades or on the primary corner as an entrance serving both
streets.

a. Connections. Such entries shall be connected by a paved surface to the public
sidewalk, if applicable.
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b. Facade Design. All fagades visible from a public right-of-way shall be treated with
similar care and attention in terms of entries, fenestration, and materials.

c. Fire Exits. Exterior emergency staircases and emergency-only exit doors serving
more than one (1) story shall not be located on either of the street-facing fagades.
If the only feasible location for emergency-only exit doors is on a street-facing
fagade, the door shall be inset into the fagade so that outward-swinging doors do
not obstruct pedestrian access.

6. Parking. Parking shall be subordinate in design and location to the principal building
fagade.

a. Surface parking. Surface parking shall be located to the rear or side of the principal
building. Parking shall not be in the setback between the building and any lot line
adjacent to the public right-of-way.

b. Integrated garages. The principal pedestrian entry into the building shall be more
prominent in design and placement than the vehicular entry into the garage.

c. Parking structures. Above-grade parking structures (stand-alone or within a
residential, commercial, or mixed-use building) shall be subordinate in design and
placement to the primary uses. Ground-floor parking levels shall be wrapped with
active uses such as commercial/retail, community spaces, or residential amenity
spaces. Exposed facades of upper parking levels shall incorporate design treatments
such as public art installations, vertical planting, or other architectural features for
visual interest and to disguise the parking uses within. Vehicular openings shall
have doors.

d. Electrical Vehicle (EV) charging spaces. One (1) EV charging space is required for
every twenty (20) parking spaces, rounded up to the next highest number of EV
stations.

7. Waivers. Upon the request of the Applicant, the Site Plan Review Authority may waive
the requirements of 94-9.8.8 Development Standards in the interests of design flexibility
and overall project quality and upon a finding of consistency of such variation with the
overall purpose and objectives of the BANCD.

[the remainder of this page is blank]
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94-9.8.9 Reductions to parking space requirements. This section supersedes 94-6.1.9 Shared
Parking of the City of Medford Zoning Ordinance.

1. Purpose.

a. To support the efficient use of land area for productive uses that contribute toward
the City’s tax base;

b. To help prevent land from being unnecessarily devoted to the parking of motor
vehicles, and help preserve green space and other valuable ecological, historic and
cultural resources;

c. To encourage the efficient use of existing parking resources;

d. To allow parking to be shared between uses on the same lot or between buildings
on the same block when the actual demand for parking is less than the total number
of spaces required by this Ordinance for each individual use;

e. To help reduce stormwater management costs, water pollution and heat island
effects; and

f. To improve walkability.

2. Residential Parking. The residential parking requirement may be reduced to 0.8 parking
spaces per unit if:

a. The development is an addition or expansion that increases the existing gross floor
area of an eligible historic building, or

b. The development meets the following conditions:

i. Provide one (1) bicycle parking space per unit. A minimum of fifty (50)
percent of the required bicycle spaces shall be covered or integrated into the
structure of the building(s).

ii. Provide a loading zone for commercial vehicles.
iii. Provide a fifteen (15) minute pick-up/drop-off space.

iv. Join a local Transportation Management Association. The development shall
pay a base membership fee on an annual level.

3. Dual Use for Mixed-Use Developments. Dual-use parking may be used for any mixed-use
development that includes uses with parking demands peaking at different times of the
day.
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a.

b.

d.

The Table 9.8-3 provides the method for calculating dual use parking for buildings

with more than one (1) use type within the same lot.

Table 9.8-3 Dual Use Parking Ratios

Use 1 Use 2 Sharing Factor
Residential Office 0.7
Residential Commercial 0.8
Residential Lodging 0.9
Lodging Commercial 0.75
Office Commercial 0.8
Office Lodging 0.7

The parking required for any two (2) functions on a lot is calculated by multiplying
the number of spaces required by the lesser of the two (2) uses by the appropriate
ratio from the Table 9.7-3 and adding the result to the greater use parking
requirement.

Example: For a building with a Residential Use requiring one hundred (100) spaces
and a Commercial Use requiring twenty (20) spaces, the twenty (20) spaces
multiplied by the sharing factor of 0.8 would reduce the total requirement to one
hundred (100) plus sixteen (16) spaces or one hundred and sixteen (116) spaces
instead of one hundred and twenty (120) spaces.

This reduction may be used in addition to other reductions in parking requirements.

94-9.8.10 Multi-Building Shared Parking

1. Purpose and Intent.

a.

To allow parking to be shared between buildings on the same block or within
seven-hundred and fifty (750) feet of the building which they are to serve, when
the actual demand for parking is less than the total number of spaces required by
this Ordinance for each individual use.

To allow development that cannot cost-effectively park itself on site to use parking
at a municipal or private commercial parking facility.
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2. Applicability. Shared parking is allowed by a special permit from the Community
Development Board for any application in the BANCD.

3. Requirements for Shared Parking.

a. Assigned Stalls. Parking stalls that have been assigned to individual tenants or
occupants shall not be eligible for shared parking.

b. Access. Parking facilities are accessible during the required hours of usage.
4. Distance.

a. Accessory parking facilities for residential uses shall be located within seven-
hundred and fifty (750) feet of the building which they are to serve, measured along
the access route with a safe walking path.

b. Accessory parking facilities for nonresidential uses shall be located within one
thousand (1,000) feet, measured along the access route with a safe walking path.

c. The access route is measured from the front door of the building to the pedestrian
access point at the parking facility.

5. Joint Use Agreement. The right of joint use of shared accessory parking shall be
demonstrated through a binding agreement that is tied to the land or similar written
instrument establishing the joint use. The binding agreement may restrict future changes to
the use of the property. All agreements are subject to review and approval of the
Community Development Board to have accessory parking reduced pursuant to this
section.

6. Shared Parking Agreements.
a. Shared parking requires a written agreement among all owners of record.

b. An attested copy of the agreement between the owners of record shall be submitted
to the Building Department and approved by the Director of Planning,
Development, and Sustainability in a form deemed acceptable by the City Solicitors
Office prior to and as a condition of the issuance of a building Permit.

c. Revocation of an existing parking agreement will only be accepted if the required
accessory parking spaces are provided in accordance with the standards for the
district where each property is located.

d. Failure to maintain a Shared Parking Agreement is a violation of the Special Permit
and may result in a fine and the revocation of certificates of occupancy.
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7. Signage. The manager of shared parking facilities shall provide signage identifying the
permitted users.

[End of document]
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Medford City Council
Medford, Massachusetts

MEETING DATE SPONSORED BY

May 13, 2026 Isaac Bears, Council President, Kit
Collins, Council Vice President

AGENDA ITEM

24-033 - Zoning Ordinance Updates with Innes Associates Team (Tufts Institutional Zone Discussion)

FULL TEXT AND DESCRIPTION

This is the 32nd zoning updates project meeting with Innes Land Strategies Group in this committee.
The following will be discussed:

Discussion of Boston Avenue Corridor District proposal

Discussion of Tufts Institutional Zone proposal

Review of upcoming zoning updates project topics schedule from May 2026 to June 2026
General discussion of updates to the Zoning Ordinance

Be it Resolved by the Medford City Council that the Planning and Permitting Committee invite staff
from the Office of Planning, Development, and Sustainability and Innes Associates, the Medford City
Council's Zoning Consultant, to discuss our upcoming comprehensive review and update of the
Zoning Ordinance.

Vice President Collins moved to refer the paper to the Planning and Permitting Committee
(Councillor Scarpelli second)—referred to the Planning and Permitting Committee.

RECOMMENDATION

FISCAL IMPACT

ATTACHMENTS

None
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