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To: City Council President Zac Bears and Honorable Members of the City Council 
From: Danielle Evans, Senior Planner, Office of Planning, Development, and Sustainability on 

behalf of the City of Medford Community Development Board 
Date: March 10, 2025 
RE: Community Development Board Recommendation (Green Score- Council Paper #24-499)  
________________________________________________________________________________ 
 
In accordance with the provisions of M.G.L. c.40A, s. 5, the City of Medford Community 
Development Board held duly noticed public hearings on January 22, 2025 and February 5, 2025 to 
consider and make a recommendation to City Council on the following proposed zoning 
amendments (Council Paper #24-499): 
 

1. Amend Section 94-6.0 (General Regulations) to insert a new subsection to create the new 
Green Score zoning regulation and to state the applicability, standards, and calculation 
methodology therein. 

2. Amend Section 94-11.7 (Site Plan Review) to incorporate the Green Score regulation by 
adding submission requirements for Site Plan Review and Modifications and establish a 
waiver process. 

Public Hearing Proceedings and Board Actions 
 

 January 22, 2025 
Board members present at the meeting were Chair Emily Hedeman, Vice Chair Peter Calves, 
Member Ari Fishman, Member Ayni Strang, Member Adam Behrens, Member Sabrina Alpino, and 
Associate Member Benjamin Lavallee.  
 
Emily Innes and Paula Ramos Martinez from Innes Associates appeared before the Board to 
present the two zoning amendments (the proposed Salem Street Corridor District and Green 
Score). However due to the late hour after hearing all public comments regarding the SSCD, the 
CDB voted to table the presentation and discussion of the Green Score until the next meeting.     
 
The CDB voted unanimously to continue the public hearing to February 5th, 2025. 
 

 February 5, 2025 
Board members present at the meeting were Chair Emily Hedeman, Member Ari Fishman, 
Member Ayni Strang, Member Adam Behrens, Member Sabrina Alpino, and Associate Member 
Benjamin Lavallee. Vice Chair Peter Calves was absent. 
 



  
 

Page 2 of 2 
 

Emily Innes and Paula Ramos Martinez from Innes Associates appeared before the Board to 
present only the proposed Green Score zoning amendment. One member of the public 
participating in the Zoom provided public comment. 
 
The CDB voted unanimously 6-0 to recommend to City Council approval of the zoning amendment 
with the recommended revisions as reflected in the Memorandum from Innes Associates to City 
Council dated 3/6/25. 
 
cc:  Alicia Hunt, Director of Planning, Development, and Sustainability 
  Emily Hedeman, Chair, Community Development Board   
  Breanna Lungo-Koehn, Mayor 
  Adam Hurtubise, City Clerk 
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Meeting Minutes 
Medford Community Development Board 

February 5, 2025 
 

 
 
Board Members Present: Chair Emily Hedeman, Board Member Adam Behrens, Board Member Ayni 
Strang, Board Member Ari Fishman, Board Member Sabrina Alpino, Board Member Ben Lavallee 
Board Members Absent: Peter Calves 
 
City Staff Present: Alicia Hunt, Director of the Department, Sal di Stefano, Director of Economic 
Development, Danielle Evans, Senior Planner 

 
 
1. Meeting to Order 
 
The meeting was called to order at 6:43 PM through the remote platform Zoom by Chair Emily 
Hedeman. Also in attendance were Board Members Ari Fishman, Ayni Strang, Adam Behrens, Sabrina 
Alpino, and Ben Lavallee. Also in attendance were Alicia Hunt, Director of the Office of Planning, 
Development, and Sustainability; Sal di Stefano, Director of Economic Development; Danielle Evans, 
Senior Planner 
 
The Chair stated that the meeting was being conducted via remote participation pursuant to Chapter 2 
of the Acts of 2023. No in-person attendance by members of the public would be permitted, and public 
participation in any public hearing conducted during this meeting would be by remote means only. The 
Chair provided information on how to participate in the meeting remotely outside of the Zoom 
platform. She informed Board Members that all votes taken during the meeting would by roll call votes. 
 
2. 401 Boston Avenue – Dover Amendment 
 
The Board continued their deliberation on the proposal from the previous meeting.  
 
The Board discussed and agreed that the use qualifies as a Dover Amendment use but expressed 
disappointment with the process and Tufts’ unwillingness to work with the community to create a 
better project. 
 
Fishman noted that if the CD Board was empowered to do so, they would be asking for a redesign. 
Behrens stated a preference for a stronger partnership between TuŌs and the City in the future. 
Fishman stated that TuŌs is a community member and should take community concerns more seriously 
in the future. 
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The Board discussed the various requirements of the zoning ordinance to grant relief from strict 
adherence. Hedeman agreed with TuŌs’ plans for locaƟng parking elsewhere on campus and noted that 
the front setback relief would be appropriate as the difference in shadow impact was de minimus.  

Fishman quesƟoned the enforcement mechanism for obligaƟons such as the Community Fund and 
ShuƩle Service. 

Danielle Evans stated that the City cannot be involved with the Community Fund  due to legal issues. 

Fishman opened a discussion of whether to require the Applicant to submit reports as the construcƟon 
process proceeds to ensure that the community’s condiƟons are being met. Lavallee noted that a self-
reporƟng mechanism is in the applicant’s best interest, as it provides a transparent opportunity to 
present both progress and setbacks. Behrens noted that both TuŌs and the MBTA have not fulfilled 
commitments in the past and emphasized the need for greater community involvement in the future.  

Director Hunt noted that Rocco Di Ricco is a community contact and remains available to all community 
members.  

Behrens noted that community input is effecƟve when it is received earlier in the process.  

AƩorney Stein emphasized that, because 401 Boston Avenue complies with the Dover Amendment, 
some condiƟons may be difficult to require. Robin noted that not all condiƟons could be independently 
verified and recommended an approach where the city chose specific condiƟons on which to request 
verificaƟon.  

Hedeman stated that a report should be requested aŌer 18th months of occupancy.  

Fishman noted that the onus should be on TuŌs to ensure that they are complying with all relevant 
condiƟons. Strang stated that maintenance of greenery should be included as a condiƟon. Hedeman 
noted that maintenance of the docks should be included as a condiƟon, as well as monitoring police 
reports related to the rideshare drop off area. Lavallee stated that the shuƩle between the Campus 
Center and Medford Square should be monitored as well.  

AƩorney Stein cauƟoned against creaƟng an undue burden for TuŌs, given that the TuŌs Dorm is a 
protected use under the Dover Amendment.  

Fishman noted that reporƟng around the Community Fund should be prioriƟzed. Evans responded that 
informaƟon about fund expenditures should be publicly accessible such as TuŌs maintaining a webpage 
but stressed that the City does not wish to get involved in gatekeeping reports from TuŌs. 

Director Hunt noted that two other areas of relief were requested by TuŌs: that a primary building 
could be constructed in the rear yard, and that mulƟple buildings could be built on a single lot. 
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Director Hunt recommended voƟng on the project in its enƟrety. Director Hunt noted that the issue of 
mulƟple buildings on a single lot is due to a typo in the ordinance and should not apply on a college 
campus.  

Hedeman made a moƟon to approve the applicaƟon as submiƩed with condiƟons. Board Member 
Behrens seconded the moƟon. The moƟon passed by a 5-0-1 vote with Board Member Fishman 
abstaining.  

3. Bridle Path DefiniƟve Subdivision  

AƩorney Kathleen Desmond appeared before the Board and explained the plan changes in response to 
comments from the Engineering Department, including the removal of trees and the burying of 
uƟliƟes. AƩorney Desmond stated that sidewalks would be widened, and signage installed. 

Danielle Evans noted that the City added a no blasƟng condiƟon outside of extenuaƟng circumstances, 
as well as the requirement of a construcƟon management plan. 

Hedeman opened for public comment. No members of the public provided comments, and Hedeman 
closed the public comment period.  

Board Member Strang made a moƟon to approve the applicaƟon for a DefiniƟve Site Plan Review 
subject to the condiƟons. Board Member Alpino seconded. The moƟon was approved by a 6-0 roll call 
vote.  

4. MoƟon to ConƟnue Salem Street Corridor District Discussion to March 5 

Board Member Fishman made a moƟon to conƟnue discussion of the Salem Street Corridor District to 
March 5, 2025. Board Member Strang seconded. The moƟon passed by a 6-0 roll call vote.  

 

5. Green Score Zoning Amendment 

Paula Ramos MarƟnez, Innes Associates, presented a proposal for Green Score Zoning. Ramos MarƟnez 
detailed the ways Green Score zoning, which is already uƟlized in Cambridge and Somerville, can be 
used to incenƟvize sustainable development and encourage flood miƟgaƟon in at-risk areas. UƟlizing a 
balance of minimum pervious surface and open space, Ramos MarƟnez noted that Green Score Zoning 
will encourage sustainable development.   

Hedeman asked how Green Score has worked in Cambridge, noƟng that Medford’s community needs 
may differ. Paula Ramos MarƟnez responded that since Cambridge has had issues with residenƟal 
Green Score, Innes Associates chose to focus on non-residenƟal properƟes.  

Fishman asked if there was a ban on designated invasive plants in the Green Score. Paula Ramos 
MarƟnez clarified that designated invasive species will not be allowed. 
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Zachary Chertok voiced support for a Green Score approach, asked if there are green score thresholds 
for building designs, and asked how Green Score would overlap with IncenƟve Zoning benefits. 

Emily Innes clarified that there will be a standard of 25 points with excepƟons for affordable housing, 
and that any Green Score will not affect IncenƟve Zoning. 

Director Hunt reminded the public that the Community Development Board was voƟng on a 
recommendaƟon to City Council and not an actual approval. Director Hunt noted that small changes 
could be made by the City Council at a later date.  

Board Member Fishman moƟoned to recommend to City Council approval of the Green Score proposal 
as revised. Board Member Strang seconded. The moƟon passed by a 6-0 roll call vote.  

6. MoƟon to Approve 11/20, 12,18, and 1/22 MeeƟng Minutes 

Board Member Fishman moƟoned to approve the three sets of meeƟng minutes. Strang seconded the 
moƟon. The moƟon passed by a 6-0 roll call vote. 

7. Zoning Updates 

Board Chair Hedeman asked if the City had any zoning updates. 

Director Hunt noted that there would be a Public Q&A and Info Session about the Salem Street Corridor 
Zoning Proposal at 6:30 PM on February 10, 2025. 

8. Adjournment 

Board Member Strang made a moƟon to adjourn. Board Member Fishman seconded the moƟon. The 
moƟon passed by a 6-0 roll call vote. 

 

Documents Used 

 February 5, 2025 CDB MeeƟng Agenda 
 DraŌ meeƟng minutes (11/20/24, 12/18/24, 1/22/25) 
 Proposed Green Score zoning amendment text 
 Bridle Path Subdivision revised plans and draŌ cerƟficate of approval 
 401 Boston Ave draŌ list of condiƟons 

 


