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Direction on public space and building interface at 10 Brookline Place

On December 21st, Wendy Machmuller, Kara Brewton, Eddie Bates, Paul Saner, and I held a zoom call with you
and other members of the Bulfinch Company team. As one of our property owner interviews for the Boylston
Street Corridor Study Committee (BSCSC), we were interested to learn about Bulfinch’s history and current
projects in the region, as well as your goal to redevelop 10 Brookline Place as lab space in the next 3-4 years. We
shared with you the Boylston Street Corridor Study Committee vision, work to date, and timeline to report back to
Town Meeting this Fall. Additionally, Paul Saner, Co-Chair of the Economic Development Advisory Board
(EDAB), committed to launching a subcommittee to further study with the community whether some biosafety
levels of lab use should be permitted, including, but not limited to, 10 Brookline Place.
Per your request, the BSCSC agreed at their February 3rd meeting to formally expand their scope of study to
include your property. Following a similar property owner interview with the Brookline Housing Authority, the
BSCSC also voted to include the BHA property between High and Juniper Streets. We are on schedule to move
forward with zoning proposals and recommendations for the corridor generally at the Fall 2021 Town Meeting.
EDAB’s work around lab use and further conceptual development regarding 10 Brookline Place and the
Brookline Housing Authority property will likely result in a second round of proposals and recommendations to
Town Meeting regarding these two properties at the Spring 2022 Town Meeting.
During our conversation with you, we also committed to getting you some initial direction from the Boylston
Street Corridor Study Committee (BSCSC) regarding desired outcomes for public space and building interface at
this site. These recommendations were developed in January and February and are summarized below. Please let
us know when you would like to present a couple different massing ideas that respond to this direction at a
BSCSC meeting in April or May; we look forward to collaborating with you further.
Recommendations
1) Develop an accessible pedestrian connection between the south side of the Brookline Village MBTA
station southwest, towards the Washington/High/Boylston Street intersection. As graphically indicated
on the attached Existing Pedestrian Desire Line diagram, the recently completed at-grade pedestrian
crossing at Pearl Street and the redeveloped pedestrian easement through 2 Brookline Place carries
significant volumes of daily pedestrian commuters to and from the Brookline Village MBTA station.
There are also significant pedestrians crossing from the west side of High Street towards the station;
some walk all the way up to Station Street, others use the stairway at 10 Brookline Place. This
southwest pedestrian connection should be rebuilt as a fully accessible entrance. The existing
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pedestrian path forces pedestrians to go up to a plaza level (over the garage) and then back down,
when a flatter, more direct connection could be made. We note that the connection may make sense as
an indoor connection, could be combined with a pedestrian connection to the bus stop, and/or be part
of significant tree canopy interior to the site.
2) Continue the double layer of street tree canopy or tree-shrub canopy around the entire Washington
Street perimeter of the site and provide significant tree canopy interior to the site, similar to 2
Brookline Place. This strategy is especially important to mitigate one of the more significant heat
islands in Brookline. As documented in the Town’s Municipal Vulnerability Assessment as well as an
air heat regional study conducted in 2019 (https://www.brooklinema.gov/1463), this area is also
adjacent to more vulnerable populations. Additionally, the location of the existing historic building at
the northwest corner of Boylston & Washington Streets means that there will be very little opportunity
to add street tree canopy along the west side of Washington Street in the future.
3) Improve the function and form of the space surrounding the bus stop on Washington Street. The solid
wall of the existing building’s southern façade, combined with no nearby publicly accessible building
entries or accessory uses that could easily be utilized by bus riders, reinforces an inhospitable
experience at this bus stop compared to other bus stops in Brookline. Additionally, we believe a direct
connection for bus riders to and from the Brookline Village MBTA station is desirable.
4) While the Committee would like to see several points of public-private interface on all sides of any
future redevelopment (as previously negotiated with the Art Institute expansion), we are in agreement
that the main public entrance should face northwest, towards the heart of Brookline Village. Keeping
the visual hierarchy of any new building towards the Village (rather than the MBTA station, for
example) will encourage employees at this site to spend time and money at our existing restaurants and
small businesses. The Committee would like for Bulfinch to also consider a massing option that could
take this concept a step bolder, incorporating the property on the southwest corner of Station &
Washington Streets.
We look forward to hearing your ideas and encourage your team to develop several massing scenarios that are
financially feasible and incorporate these recommendations to varying degrees.
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