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7. overview of the six finalist sites
Approach
The CivicMoxie team identified 26
locations in the Town of Brookline that
could accommodate an elementary school
(Appendix 6). These locations are, in some
case, comprised of multiple parcels of land
that could be combined to provide a site for a
school. In other cases, only a portion of one
parcel might be necessary for a school site.
These sites represent a holistic approach
to scanning the town for appropriate
parcels keeping in mind that each parcel
should meet many of the criteria and that
appropriate location is a priority.
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The first round of sites resulted from a
search centered on a ninth school target
area map provided by the Town. Through an
analysis of school student density, modeling
existing and future school capacity, and
known potential residential development
growth areas, the Town identified a broad
area that is suitable for school siting that
would retain the neighborhood school model
(children most likely not having to travel past
a different school to arrive at their assigned
school). Within this eastern half of Brookline,
two areas were pinpointed that would serve
denser student populations and that do not
already have a K-8 school witin a 1/4 mile
radius. Within this expanse, two smaller
areas, near Amory Park in North Brookline
and on Harvard Street between Coolidge
Corner and Brookline Village, were identified
as locations that represent holes in the ¼
mile walking radius of existing schools and
are within denser student-populated areas.
However, while the team focused on the two
target locations, the search quickly expanded
outward to the larger acceptable target area
shown in beige on the map shown here and

Ninth School Initial Target Areas
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a ninth school, as well as Lawrence and
Devotion additions). Prior to the final draft
of this report, Planning Department staff
confirmed that even if the two modulars at
Baker were to be removed, there was no site
outside of this initial beige target area that
would have provided a better location for
building capacity with regards to preserving
the neighborhood school model.

in this section of the report represent a
diverse geographic area and a variety of
choices in a development approach for a
ninth school. This comparative information
provides information for the BOS and BSC to
move forward in the site selection process, if
they find that building a ninth school is more
desirable than the “no ninth school” scenario
discussed in Part 1 of this report.

Narrowing the Field
The process of site selection was iterative
and involved an initial listing of sites and
then a check of criteria that could not be
ascertained by map reviews, ownership
data, and site visits. This second screening
scrutinized deed restrictions, Article 97
open space designations, and historic status
of properties and districts. This research
narrowed the list of initial locations and
also provided information that guided the
team decisions on schematic site plans. The
reduced list of locations and associated
parcels were then reviewed, questions
asked, and comparisons made. Which
locations are more centrally located than
others? Could we identify Town-owned
parcels that could reduce or eliminate
land acquisition costs? Would relocation of
existing uses be difficult or cost-prohibitive if
eminent domain is used? These were some
of the questions asked as the locations and
parcels were compared and contrasted.

From the 26 locations identified for a new
school site, the team, in collaboration with
the Town, analyzed the criteria holistically to
determine if the challenges for school site
development outweigh the benefits of the
site. These considerations include:

☐☐ Are most of the criteria for location met
and does the location sit in or near the
targeted areas for student density and
growth? If not, are the other criteria
met in significant ways to justify a less
desirable location?
■■
The sites along Commonwealth
Avenue at the Brookline/Boston
border were considered to have
less locational advantage than than
other sites more centrally located
to residential areas. High value
properties that, in some cases, have
multiple owners were less desirable
than others, as were properties with
constrained footprints that would
make it difficult to accommodate
a traditional school and provide
Through this process of comparison and
parking. The TJ Maxx site is on the
evaluation, six sites were selected as
town border, but offers a large site
“finalists” for site design and cost estimates.
and has only one owner, making it
Each site investigation, and then the potential
more desirable than other similar
future student-school assignment modeling,
properties.
provided information that informed next
☐☐ Is there a similar publically owned site
steps and design and development cost
near desirable privately-owned sites and
refinements. The resulting six sites outlined

if so, are there site characteristics that
would outweigh using the public land?
■■
In cases such as Pine Manor College
and Hellenic College, Town-owned
parcels (Soule and the Old Baldwin
School in the case of Pine Manor and
Larz Anderson in the case of Hellenic
College) are nearby and there was
little justification for the acquisition
of private land when public land is
available for a school site.
☐☐ Is Town open space with Article 97
restrictions the only option, with no
reasonable alternatives, so that it is worth
addressing the regulatory and political
requirements of using it for a school site?
■■
Town parks and open spaces,
whether or not deed restricted
or protected under Article 97, are
important public assets for the
community. The difficulty of finding
open space of similar value and
the extent of the political and/
or regulatory process required to
remove a parcel from open space
designation are significant. The team
assessed whether there were any
reasonable site alternatives to using
these open space parcels and chose
other sites in all cases.
☐☐ Is the site simply too inaccessible to be
practical for a school, when weighed
against other criteria?
■■
Some sites are on the list because of
available acreage. The Chestnut Hill
Benevolent Society, Hellenic College,
and Bournewood all provide ample
land for a traditional elementary
school model but a school site in
any one of these locations would
be part of a much larger parcel that
is generally remote for pedestrians.
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In some cases, alternative parcels
nearby offered better options.
In addition to the assessment of each of the
potential 26 school locations, the sites were
evaluated in groupings to determine the
best selection for a particular redistricting
scenario. Sites were weighed against each
other in terms of geographic grouping,
ownership (public or private), and overall
suitability to understand the best possible
choices:

grouping are too small, have awkward parcel
arrangements and difficult access, and/or are
protected open space under Article 97 and
unsuitable for school development.

North Brookline
Of the locations in North Brookline along
Commonwealth Avenue and around Amory
Park, the Amory Park vicinity parcels have
clear advantage over the Commonwealth
Avenue locations. Commonwealth Avenue is
a major artery and some of these locations
have non-contiguous groupings, making site
assembly challenging. The parcels adjacent
to Amory enjoy a beautiful natural setting
and the location’s adjacency to existing
recreational space and Hall’s Pond Sanctuary
make it a more suitable site for a school
than the more commercial, highly trafficked
Commonwealth Avenue properties at the
very boundary of the town.

Brookline Village and Nearby
The Stop&Shop location, Webster Place
parcels, and Parsons Field are within or
close to the target area. Only one of these
is suitable for a school site: Stop&Shop has
good access, is right in the target area, has
a large parcel size and a good configuration.
Parsons field is further from the target
area and Northeastern University has just
completed refurbishment of the field. It is
unlikely there would be sufficient surplus
space after school construction to retain
some playing field use for the university and
and share the site, and the cost of finding
replacement space for the University, as
required by the eminent domain process,
would be prohibitively expensive. The
Brookline Avenue Playground and adjacent
Lynch Center were also considered; this site
is at the town boundary and the playground
is Article 97-protected space. In addition, the
site is almost entirely in the 100-year flood
plain. These factors put this location lower on
the list of possibilities.

Coolidge Corner/North Harvard Street
Two possible school locations rose to the
top of the list from the TJ Maxx Site, Waldo
Garage, Centre Street parking lots, Columbia
Playground and Griggs park locations. The
TJ Maxx site and Centre Street parking
lots both offer a rare large-site opportunity
and also provide a chance to replace
existing surface parking with a building
that helps continue the urban street edge
while relocating parking underground or in
structure parking. The other locations in this

The Webster Place and Kent Street parcels
are small and non-contiguous, making
this a difficult redevelopment location. In
addition, the need for replacement public
parking along with accommodation for an
additional 60 cars for school staff/visitor use
adds significant cost to this site option. The
location is near the Brookline Village MBTA
stop and the existing office/commercial
uses on these parcels make this location
more suitable for other future commercial
development.

Town-owned Sites
When privately-owned sites are near Townowned property (Appendix 4), the team
focused on public sites, all other factors
being near equal. Soule Recreation Area/Old
Baldwin School seems a better alternative
than nearby privately-owned Pine Manor
College, but Winthrop School and Brookline
staff daycare center operate from the Old
Baldwin School. Larz Anderson actually
works better in the redistricting model and it
is a good Town-owned alternative to nearby
Hellenic College property as well. The Old
Lincoln School Site also rose high on the
list because the redistricting modeling is
favorable and this is a Town-owned property
that is already a school.
Article 97 Open Space
While initially on the list of possible sites,
Town open space that is not deed-restricted
but protected by Article 97 was moved down
the list because of the barriers to using this
land and to replacing the open space with
equal value some place in the town. With
other options available and with no Article
97-protected spaces in ideal target locations,
it seemed more prudent to focus on other
sites.
The analysis of the 26 locations identified for
a ninth school site resulted in the selection
of six locations for further exploration. The
six sites that resulted from this investigation
offer diverse choices to the PSB regarding
location, ownership, and school type, while
all being in the original target area identified
for the purpose of retaining neighborhood
walkable schools.
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An Explanation of Development Structure
For each of the potential school scenarios, the Town of Brookline can approach the development process in one of three ways. In
evaluating these scenarios, the team has determined the most likely approach for each project. Below is a description of each potential
approach:
In house development (self-develop) –
The Town of Brookline would self-develop the school using in house staff. This
includes hiring architects and engineers to
prepare the construction documents and
putting the drawings out for public bid to
select the contractor to build the school. It
is assumed that the Town will use a Clerk
of the Works to manage the project.

While cost is not the only factor in the
decision making process, it is an important
consideration, along with other project
elements. To the right is a general
comparison of costs for each scheme. These
costs include consideration for differences in
duration and the complexity of phasing.

BROOK
line
schools

The analysis includes the costs for mixed-use
development for two of the six sites. Mixeduse projects would require collaboration
and partnerships with the property owners
for redevelopment of the site(s). Because
the preliminary conceptual cost analyses for
these sites include the private development

Turn Key Development – The Town of
Brookline would hire and Design/ Build
firm to design and build the school based
on a Guaranteed Maximum Price (GMP).
The Design/Build firm would be selected
to handle the overall process including
design, permitting and construction and
would turn over to the Town a completed
school. The Town of Brookline may hire a
Clerk of the Works to manage the construction draw process and monitor the
overall project.

portion as well as the school portion of
the site, the chart on the right also shows
the range of costs to be recovered for the
private development and the projected
resulting school-only development costs.
This information is provided to allow an equal
comparison of the schemes. All costs are
shown in more detail in the descriptions of
each of the sites.

Development Partner – The Town of
Brookline would prepare a Request for
Proposals seeking a development partner
who would manage the overall development process and ultimately own/ manage
some portion of the building. This scenario
would be most likely for those projects involving mixed-use. The Town of Brookline
would provide the land and the funds for
the building of the school and the developer would find other funding sources to
complete the development of the additional uses. Ultimately the developer would
own and operate the additional uses and
receive the revenues associated.

site a: cottage farm school
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This possible school site is located in the
Local Historic District of Cottage Farm and
utilizes the adjacent Amory Park as the
school’s playing fields and recreational
area. These areas are generally not used
during the school day and their use for
school purposes allows for a smaller school
site within the existing residential fabric.
Because of the school’s adjacency to the
Massachusetts Association for the Blind
(MAB) and Boston University, there may
also be potential for collaborative programs
with the two institutions that impact the
final design. The school would exceed the
allowable height and Floor Area Ration (FAR)
allowed by zoning.
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•
•
•

Management of the public process;
Guidelines for specifications and budget
expectations;
Operation/management of the completed
school.

If the Town elects to pursue a turnkey
development process the Developer would
provide:
• Design/Build Services;
• Construction Bidding, value engineering
and construction management.
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Negotiations include:
• Timing and staging of construction
to manage the existing residential
and business’ traffic patterns during
construction;
• Boston University-owned parcels (50
Worthington Road and 10 Cottage Farm
Road) would be subdivided such that
the existing buildings remain on smaller
parcels under BU ownership that still
conform to zoning, while the excess land
would be acquired as part of the school
site;
• The project would require acquisition of
the western portion of the MAB site as
shown. The Town of Brookline would
replace the existing MAB parking and
grade level play areas (at the Town’s
cost) and lease back the parking area
to MAB for a nominal fee or provide
an easement to MAB for use of the
parking and play area. The Town would
also need to interview MAB to better
understand any property restrictions that
may be in place as a result of state and/
or federal funding.
• Operational Use Agreement of Amory
Park for Recreational Use.

Historic Preservation Considerations3
The Cottage Farm School site concept
includes portions of 10 Cottage Farm
Road, 50 Worthington Road, 0 Ivy Street,
and 200 Ivy Street and does not include
demolition of any known building. Aerial
photos from Google Maps indicate possible
impervious material of some kind on the 50
Worthington Road parcel, located directly
behind the house at 10 Cottage Farm Road.
Assessors’ maps do not show a structure
at this location, and it is not easily viewable
during the summer from a public way. The
preferred concept plan would demolish this
structure, if it exists. It is unclear whether
the Preservation Commission would allow
demolition of even a small shed. Therefore,
the Commission should be consulted before
any final decisions are made, if this location is
the preferred site location.
Ten Cottage Farm Road is a 1936 historic
colonial revival style building with attached
garage that has retained its historic
character with single-pane windows and
offset chimney, with a long five-bay façade
facing the rest of Cottage Farm. The building
massing and placement is harmonious with
other buildings wrapping Mason Square.
It is highly unlikely that the Preservation
Commission would approve the building’s
demolition.
Finally, significant grading is proposed in the
concept plan for this site option. Changes
to grade are reviewable by the Brookline
Preservation Commission. Any existing
fences, walls, or hardscapes retaining grades
would be reviewed as a protected structure.
3 Adapted from Brookline Preservation Commission
memo dated 8/12/15 (Appendix 2).

Additionally, any proposed fences or walls
would need to be of same material as other
examples in this neighborhood.
Because this site is also in the NR/SR,
similar comments would be provided to the
Massachusetts Historic Commission, which
would likely affect the overall concept site
and building design as it works its way
through the state school building fund
process. Landscaping is not a regulated
dimension of the Preservation Commission
in Local Historic Districts, but would likely be
a consideration offered by the Preservation
Commission during the concept site design
process. The existing stand of trees on 50
Worthington Road provides a visual break
for an entire block between Amory Park and
Worthington Road. Additionally, the sloped
land and trees screen the buildings on Amory
Road from Knyvet Square.

