Brookline
Advisory Committee Minutes
January 28, 2021
To access a recording of this meeting, click on the link below:
https://brooklinema.zoomgov.com/rec/share/2P16ILGt6VhLXdKUxXuEVockToP7X6a8gyBL_PYNzhqSwy5eX6khmgLWHN
3iziSX
Passcode: Pz4uB%0U
Present: Carla Benka, Harry Bohrs, Clifford Brown, John Doggett, Dennis Doughty, Harry Friedman, David-Marc
Goldstein, Neil Gordon, Susan Granoff, Amy Hummel, Alisa Jonas, Janice Kahn, Steve Kanes, Pamela Lodish, Susan Park,
Carlos Ridruejo, Michael Sandman, Lee Selwyn, Claire Stampfer, Paul Warren, Christine Westphal, Neil Wishinsky, Chi Chi
Wu
Absent: Carol Levin
Also Attending: Rita McNally, Helen Herman, Alok Somani, Al Raine, Anne Meyers, Carol Caro, Cornelia Van der Zeil,
Deborah Brown, Don Leka, Donna Donna, Elton Elperin, Erin Gallatine, Fred Levitan, Gina Hahn, Henry Winkelman, John
Bassett, Beth Kates, Carol Hillman, John Van Scoyoc, Jonathan Davis, Jonathan Klein, Jonathan Margolis, Judi Leichtner,
Judy Meyers, Kate Silbaugh, Kathleen Scanlon, Ken Lewis, Judy McCullough, Lisa Cunningham, Michael Zoroob, Michael
Jacobs, Lisa Shatz, Michael Toffel, Martha Farlow, Paul Saner, Paul Harris, Raj Dhanda, Richard Nagel, Richard Panciera,
Roger Blood, Ryan Black, Scott Gladstone, Sandi Silk, Sergio Modigliani, Stanley Spiegel, Stephen Stickells, Lillian Lagos,
Susan Roberts, Tommy Vitolo, Virginia Smith, Marilyn Bernstein
The meeting was called to order at 7:30 PM.
Announcements: Pursuant to this Board‘s Authority under 940 CMR 29.10 (8), all Advisory Committee Members will be
participating remotely via telephone or video conferencing due to emergency regulations regarding the Corona virus.
The Chair has reviewed the requirements of the regulations. There is a quorum physically present and all votes taken will
be recorded by roll call so all above listed Advisory Committee members will be allowed to vote.
Public Meeting
6:00 pm

"Somerville’s Planning Process: Lessons to be Learned"
A conversation between Dan Bartman, Senior Zoning and Policy Planner from Somerville, and Linda
Olson Pehlke TMM Pct.2 (member of the Town’s Zoning Bylaw Committee, Climate Action Committee
and Transportation Board, and a frequent commenter on planning and zoning issues), concerning
Somerville’s approach to comprehensive planning and zoning reform, and what Brookline can learn from
it.
The conversation will be followed by Q&A with members of the Advisory Committee and the general
public.

The Chair offered the following opening comments:
“We’ve spent a fair amount of time talking about housing. Increasing the affordability of housing is a key objective for
many people in Brookline, and we heard an excellent summary of how subsidized and public housing works from
Michael Alperin of the BHA. Last week we looked at the link between housing, commercial development and zoning,
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and we probably spent too much time focusing on a model prepared by EDAB. The model is just a tool, and an
imperfect one at that. EDAB’s presentation had a long list of criteria for the devopment of new housing, and the model
was at the bottom of that list. But the reason for creating the model was important. Without zoning changes to support
new commercial development, the entire cost of providing municipal services, including schools, to new residents will
fall on residential taxpayers – both homeowners and renters, through their landlolrds. That is the opposite of making
housing more affordable.
Tonight we’re going to leave that discussion aside and hear how Somerville has gone about getting a consensus from its
residents on housing and zoning. We’re very pleased to have Dan Bartman, Senior Zoning and Policy Planner for the City
of Somerville, talk with us. We’re going to use an interview format – Linda Pelhke will be interviewing Dan, and then
we’ll have a Q&A and discussion, first with Advisory Committee members and then with members of the public. Steve
Kanes, chair of the Advisory Committee’s Planning & Regulation subcommittee, will moderate.”
Introductions
Linda Olson Pehlke opening comments: “Good Evening, thank you for joining us. I’ll be giving a brief introduction in a
minute about why we are here and what we hope to get out of our discussion, but first I’d like to welcome Dan Bartman,
Senior Zoning and Policy Planner, for Somerville.
For this first part of this meeting, I’ll be showing some images from Somerville’s planning and zoning documents and
asking Dan some questions about how Somerville went about creating their Comprehensive and neighborhood plans,
and how those plans feed into your zoning update. We’ll also touch on some of the advanced zoning tools Somerville
has taken advantage of, which help them realize development outcomes consistent with the community’s vision and
values. What I’m hoping we get out of this discussion are some ideas about how Brookline could adapt some of these
techniques and tools into our own planning and zoning reform process. After the interview portion of the program, we’ll
open up the discussion for members of the Advisory Committee and the public to ask questions.
Somerville’s impressive planning work culminated in the December 2019 adoption of your new zoning ordinance, which
was a really significant accomplishment. A few months ago, I and several other Brookline residents attended a webinar
on “Green Zoning” put on by the Massachusetts Climate Action Network, and Dan, you were one of the main speakers,
presenting some of the environmentally progressive zoning tools in your new ordinance, and you did a great job! So, it
occurred to me that the story of Somerville’s process had relevance to Brookline’s situation, as we grapple with many
complex land use issues and no clear path forward for reaching community consensus.
Clearly, there are significant differences between Brookline and Somerville, and we are not suggesting that Brookline
emulate the scale and scope of Somerville’s efforts, nor their policies. But, still, it makes sense for us to learn from
nearby communities who have worked to articulate clearly defined goals and give themselves regulatory tools that
result in better managed and more predictable development outcomes.
You may recall that our previous Planning Director, Jeff Levine, had come to Brookline after a stint in the Somerville
Planning Department, and Dan confessed to me that he was inclined to accept our invitation to this event because he
used to live in Coolidge Corner, so this cross pollination has some precedence.
Dan began 2012, prior to that was a consultant and wrote zoning ordinances in 8 different states, 14 different cities.
They conducted 9 different forums targeted to different groups to get full range of input from the community.
L: Is this a useful tool? Do you go back and reference them?
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D: Yes. SomerVision numbers: Housing, Vehicle Trips, Commercial Development, two others - very beneficial to identify
goals. Track progress toward these and collect data on a monthly basis – building and zoning permits, transfer jobs to
square footage, good to know we are on track. Outdoor open space is also essential.
L: Map
D: Transformed or enhanced. Transformed is totally changing the character of an area, i.e. industrial properties
transformed into housing within walking distance to mass transit. Enhanced is infill development without changing
character. Where we are putting our energy and where we are minimizing development disturbance. Conserve,
enhance, transform concepts. The exercise was led by planners but words are from the community members.
L: Somerville By Design – earlier and less complicated. Role of consultants in your work. How did you source
them, how did you know they could do the work, did all groups work together on the neighborhood plans?
D: Scale of involvement has grown since we started the project. Doing things on purpose instead of being reactive, we
are being proactive. Two people when we first started and began with three squares but has grown exponentially with
each neighborhood we move onto. Each neighborhood is different with different needs. Put out RFPs. Had everyone
apply individually and then assembled our teams based on the needs of that neighborhood.
L: Number of meetings?
D: When we began, we had three meetings, three neighborhoods. Since then we insert ourselves in the neighborhood –
interloping in a vacant storefront. Makes that location attractive and is usually leased after we leave. There is a bank in
one now, a brewery in another.
L: How hard to generate data and how useful has it been for guiding development?
D: I don’t think it was hard to put together but more finding out what data different departments manage or possess.
Planning has to go to other places to find that data. The value is when we establish a future goal, know where we are
starting from lets us determine our success later on. Modes of transportation underserved, character they would like to
see, trees, etc. all ask these types of questions to get guidance from the public.
L: Review of Zoning Ordinance easy to understand.
D: Different visually. Many ways to organize a regulatory document – one dimensional table but we broke it up and
repeated it individually for each building type. No need to flip around through the document. Some of the same
sentences are present in each article of our Zoning districts. If amended, have to go back and change it in 8 places, for
example. Just see what applies to the end user – property owner or developer that is a win. Developing is happening by
right but in a respectful way.
L: Innovative “Green Score” – how it works what it is meant to achieve.
D: Previous ordinance had minimal landscaping requirements. Quality of what was being planted. People concerned
about environmental degradation and we can attempt to address those concerns with tools like these. Whatever is left
has to be covered by pavement or vegetation after you build a building. Remainder is landscape and needs to conform
to a minimum green score for the district. Some things are weighted depending on how we value them – large trees
over small trees, better soil, etc.
People submit a landscape plan and plug in the elements into this and get their score and can tell us what their plan is
achieving.
You can add bonus credits – publicly visible, native plant species, de-pave a lot…so get at planning objectives and
customize for areas of the city.
L: Modelled from something?
D: Somerville is one of three with Seattle, Washington and Washington, DC. Green Area Ratio, Green Area Factor.
Adopted own version from a professor at George Washington University who brought the concept from Europe.
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Questions
Q: Community engagement – the game in which people were presented options to rank. What was an example of an
option? What level of granularity?
A: Depended on the scale of the planning effort. We asked people about different types of economic development goals.
Large scale economic goals and highlight priorities. We didn’t necessarily throw out others. Or down to detail of
sidewalk design.
Q: The level of resourcing that Somerville devoted – steering committee of 60 people – and level of staff and consultant
support. If we are going to undertake a process such as this we are very under resourced. Speak to the importance for
executive leadership and support to the success of a project such as this?
A: The reason we were able to achieve what we have is because Somerville chose to invest in planning. Need three
things – financial support, staff support, and political capital. To have control over the trajectory you have to invest in
planning. And none of it would happen without the support of Joe [the Mayor] – and effort from the top but also
resources.
Q: Was reimagining done with a consultant or internally – the reimaging document? How is the department distributed
and sizes?
A: All long range planning run out of planning and zoning when I started – housing, public spaces, street design. As other
departments / divisions brought on more people, planning became a collaborative endeavor. And our success has grown
exponentially. We now have 8 and are hiring 2 new people in planning and zoning; and there are still 5 other divisions
which have also grown. Interdepartmental cooperation and work closely with parking and engineering divisions.
Zoning Ordinance was done in house written by Dan who worked with two consultants as reviewers; also with a design
firm to develop a language of the graphics. Made using SketchUp in the Adobe Suite.
Q: Planning Studio impact.
A: Set up our planning studio and had the community come to us. One of the Brewery folks came to some of our
meetings and changed their name to Winter Hill Brewing since they came to love the community. La Braza in East
Somerville, farm to table restaurant now in a space we held a planning event. Might be a nice side effect of the publicity
of our work in the area and brings some notoriety to the area. We enable our community to be the best version of itself
through planning. The population helps steer the work we are doing.
Q: How long did the process take from gathering the committee and are you all still meeting now?
A: SomerVision started in 2008; and second project began in 2018. Neighborhood plans are often shorter but depends
on the area and scale of plan. Zoning Plan took 7 years. Highly successful places take more effort. Need to earn public
trust, figure out new format of zoning ordinance, etc. When elected leadership turns over, there may be delays.
Q: How did you manage conflicts of interest in the planning process?
A: Not sure we ran into that. We have direct involvement by city council members who recused themselves when
necessary. We invite landowners when we talk about up-zoning. Realty Trust is as much a stakeholder as anyone else
involved in that neighborhood. Filter it through lens of what is best for the city and that area. Most people hold back
from involvement if there could be a conflict of interest.
Q: How did you manage ongoing development while you were going through the planning simultaneously?
A: We did not stop anything but spent 7 years showing what we were doing wrong – unintended consequences. Try to
mold proposals to be the intended outcome even though not yet adopted.
Delivered vision and then zoning came after? Yes.
Do try to do planning to inform zoning and regulatory decision making. No moratorium on other development.
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Public Questions
Q: Fine grain planning came in the Somerville by Design?
A: Yes that’s true.
Q: Can you highlight how you treated POD and attempt to steer development around transit?
A: We have a zoning atlas that has zoning map and one is the transit areas map and pedestrian streets map. Transit map
is used to determine parking requirements. Customized based on human behavior. Inside and outside certain areas
there are corresponding parking requirements. Allow some fine tuning from businesses as long as they don’t go over the
maximum. Different way of looking at parking – someone who occupies or manages the building knows more about
parking needs then someone in City Hall.
Q: Very impressive presentation of efforts taken and successfully concluded. What are you doing with commercial
nodes?
A: We have a limited amount of commercials floor space – we can incentivize business development especially when
near transit lines. Commercial nodes are transit accessible and where people want to invest if you are interested in
inviting them in. We focused on those because of commercial development aspect of that.
Q: 7 years, 4 years and one started one year ago – can you put a price tag on them? Confirm details about sustainability
plans.
A: Over the 7 years we may have spent half a million dollars on the Zoning Ordinance. Our planning department lobbied
to increase the budget to over $200K each year to do comprehensive planning. About $350K for Union Square project.
Biggest effort we had. Did one planning meeting in 5 different languages; if doing gamification, there is a price tag to
that and we used our budget for that. Open contract after RFP – the consultants each had limits and when the year
turned over we would get new funds and keep going. The more staff you bring on with experience and tools to do
planning in house it can reduce costs despite paying health benefits – paid less per hour than consultants.
Sustainability – 2 program codes to get to net zero buildings. We offer a density bonus. Steer people toward passive
house. We have had a very good response to density bonus and many are opting for that route – apartment buildings. In
overlay districts you get unlimited height and density and if you build the building to be net zero – lab buildings are LEED
platinum – exemption for restaurants on the ground floors because they haven’t yet changed over to electric. All
voluntary opt in programs.
Q: Outreach, design and zoning – how do they work together on a day to day basis, and how much that you did was
reflected in the ordinance from the design groups you did?
A: The way we talk about how our plans next – SomerVision had guiding principles but had to translate down to street
level we needed to have neighborhood plans. Somerville by Design was a spinoff of needing implementation plans.
Citywide goals translated to what do we need in this neighborhood and what does it mean for that neighborhood. Take
number and distribute based on that neighborhoods size. Didn’t work with vision. How much housing could each
neighborhood hold. Zoning Ordinance is a direct reflection of SomerVision and the neighborhood plans.
Q: Seems the lynch pins are the neighborhood plans. How did you manage developer buy in and what role did they play
in your process?
A: There are different types of plans that can inform zoning but planning needs to inform zoning. Don’t always need a
comprehensive plan but there are other planning tools to inform your zoning, you don’t need a large scale plan.
Q: Trying to rebuild plane while flying it. Have a code you don’t love. Choose between short term fixes on code you don’t
like and continuing work on the vision on the code you do want. What do you wish Somerville had done in terms of that
balance?
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A: There were some amendments we made to the existing code – affordable housing requirements, etc. some activity
going on to facilitate transformation toward SomerVision. Also used permitting process to steer toward what we
wanted rather than what was pre-existing.
Q: Goal of 6,000 new housing units – housing components of this plan – setting targets and goals?
A: We decided to do the affordable housing part in the old ordinance because we decided we couldn’t wait. We did a
housing needs assessment that showed 89% of the existing households couldn’t afford any new development, some as
much as 50% of their income to cover the costs. We also created a middle income tier – three levels. All of this was
rolled into the old code. Lots of work since then to try to focus on bedroom count that we need. We created some
incentives and requirements around those. Ongoing conversations about this.
Q: 3 development types. Transformation. To what extent , are there any examples, of map of transformation zones,
what level of buy in did you require?
A: Original SomerVision was written by the community and they came up the idea of rejuvenating industrial areas.
Community led endeavor from the beginning so not a ton of pushback. Only if the transform brushes up against enhance
or conserve areas. We were always balancing the competing interests.
Q: No requirement for parking for new development in transit zones. Is there overnight parking?
A: In the end our traffic commission banned existing residents on-street parking permits for new development in a
transit area.
7:55 pm

Other Business

Slides from the presentation are included in these minutes.
A MOTION was made and by unanimous vote, the meeting adjourned at 8:15 pm.
Documents presented


Linda Pehlke Presentation

6

A C O N V E R S AT I O N W I T H

Daniel Bartman
Senior Zoning and Policy Planner,
Somerville, Massachusetts

Interviewed by: Linda Olson Pehlke, TMM Pct. 2
Brookline Advisory Committee, Thursday, January 28, 2021

What can we Learn from Somerville?
• Focus of discussion will be on Somerville’s approach and process.
• Somerville’s efforts have resulted in a plan and zoning ordinance that
will equip them to manage growth in service to community values and
goals far into the future.
• New Zoning includes modern techniques such as a green score and
form-based code that yield more compatible and predictable
development outcomes.

CO M P R E H E NSI V E P LA NNI NG A ND Z O NI NG UP D AT E

Three Main Components

• SomerVision-Comprehensive Plan Update, 2010 – 2040,
Updated for 2021
• Somerville by Design – Nine detailed Neighborhood Plans
• Somerville Zoning Ordinance – Major Update, Adopted 12/19/2019

Q&A

