City of Medford

2026 Zoning Update

Joint Hearing
June 11, 2026
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Agenda

= Project Scope
= Project Schedule

» Joint Meeting Recommendations (6/3/2026)

= Innes LSG Impact analysis
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Project Scope

R

Kick-off
Joint public hearing

March-June 2026
Phase B

Topics:

= Tufts Institutional
Zoning
= Boston Avenue

Meetings:
= 2 community meetings
= 4 meetings with City
officials
(City Council, Planning and
Permitting Committee, or

Community Development Board
meetings




Project Schedule

4Rl March-June 2026 PPCM: Planning Permitting and Committee Meeting
CDB: Community Development Board

PM: Public Meeting
JH: Joint Hearing

PPCM PPCM PM PPCM JH
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Project Schedule

4Rl March-June 2026 PPCM: Planning Permitting and Committee Meeting
CDB: Community Development Board

PM: Public Meeting
JH: Joint Hearing

PM JH JH ? ?
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Joint Meeting Recommendations 6/3/2026

Source: Councilor Callahan

« Remove required parking mandate for home sharing
definition/lodgers, consider parking mandate this
differently for lodgers than per unit requirements for

construction

Innes LSG Implication:

» Reduction of parking requirements for lodgers would
have minimal negative impacts.
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Joint Meeting Recommendations 6/3/2026

Source: Doug Carr, Chair of Community Development Board

1. BA-T:
1. Remove certain residential properties
2. Change height to 4 base + 1 incentive (total 5 stories)

Innes LSG Implication:

= The following slides provide more information about the
potential impacts of these two requested changes.
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Joint Meeting Recommendations 6/3/2026
Source: Chair Carr

1. BA-1:

1. Remove certain residential properties from BA-1
"2 Original |mp|icati0n 1:
= Proposal: 3+1 : :
= Q ot care Properties would remain
g Proposal: 4+1 in the APT-1 district.
S
O
S Proposal 2 (Chair Carr):

Change these properties

crufe0se to General Residential
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Joint Meeting Recommendations 6/3/2026

Source: Chair Carr

1. BA-1:
1. Remove certain residential properties

Apt-1: 2.5-4
stories
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Joint Meeting Recommendations 6/3/2026
Source: Chair Carr

1. BA-1:
1. Remove certain residential properties
If the parcels are

GR: 2.5-3 designated General
Q stories Residential
66% of the lots would
become non-conforming
by use as GR only allows
Single-family and Two-
family.
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Joint Meeting Recommendations 6/3/2026
Source: Chair Carr

1. BA-1:
1. Remove certain residential properties
If all the parcels are
Q removed, we would
suggest removing the

corner lot (Lisa’'s pizzeria).

The corner lot could be
Remove with treated as a neighborhood
others. . .

hub when reviewing the
sruanes zoning of the residential
neighborhoods at a later
phase
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Joint Meeting Recommendations 6/3/2026

Source: Chair Carr

1. BA-T:
1. Remove certain residential properties
2. Change height to 4 base + 1 incentive (total 5 stories)

Innes LSG Implication:

= The average lot is not deep enough to support 5 stories because:
= Parking requirements
» Residential transition standard to adjacent lots

= In addition, the fifth story requires significant cost for marginal gain on
most of the lots in this district.

= Additional height could be targeted at specific corners while allowing
3+1 along Boston Avenue between the corners.
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Hillside Boston Ave Neighborhood Corridor Current Proposal

Now: 4-6, 15 Proposed: 6+2
Now: 3-4 Proposed: 6+2
9 Now: 6 Proposed: 6+2
]
-
Q.
=
o0
S Now: 2.5-  Proposed: 3+1
c .
() 4 stories
N Proposed
g addition to the
o Neighborhood
N

Corridor
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Hillside Boston Ave Neighborhood Corridor Current Boundaries

Comparison of height Now: 4-6, 15 Proposed: 6+2

limitations
Now: 3-4 Original

Proposal: 6+2

Consensus: Remove

% Now: 6 Proposed: 6+2
S
o
-
-1y}
E Now: 2.5-  Original
'3 4 stories Proposal: 3+1
g Chair Carr
< Proposal: 4+1
Proposed
addition to the C :7
6/11/2026 Neighborhood
Corridor
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Hillside Boston Ave Neighborhood Corridor
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6/11/2026 [ Residential

[ 1 commercial

16 [ ] office / Lab
» [] Parking
V I™7"77 Stories with Incentive Zoning

_______

Existing

Emery St

Proposed Zoning

e

Emery St

Chair Carr Proposal

Emery St

Boston
Ave

Boston
Ave

Hillside Boston Ave Neighborhood Corridor Proposed Change from Joint Meeting

Rail
Tracks

Original
Proposal: 3+1

I

Rail
Tracks

Chair Carr
Proposal: 4+1

Rail
Tracks



Joint Meeting Recommendations 6/3/2026

Source: Doug Carr

1. BA-2:
« Add St Clements Elementary School and Rectory
properties
« Change height to 4 base + 2 incentive adjacent to train
tracks

Innes LSG Implication:

= No anticipated negative impacts from the addition of the two
properties to the BA-2.

= Adjacent to train tracks is less meaningful in this district because of the
depth of the parcels. Parcels that are adjacent to the train tracks are
also adjacent to Boston Avenue.
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Hillside Boston Ave Neighborhood Corridor - Proposed Change from Joint Meeting

Max Height: Original Original
4 Base + Proposal: 4+3 Proposal: 4+3
2 Incentive
oinTotal Chair Carr Chair Carr
p Proposal: 4+1 to Proposal: 4+2
T the West of
'g_ Boston Ave.
-
(-T1]
E Chair Carr
Proposed .
ﬁ D addition to the PrOposaI' Add
© Neighborhood Parcels to the
o Corridor d
A corridor
N

Proposed change:
Max Height to the
West of Boston Ave.
6/11/2026 4 Base +

1 Incentive

5 in Total
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South Boston Ave Neighborhood Corridor - Proposed Change from Joint Meeting

Existing
Boston Rail
Ave Tracks
© —
S
-g- Current Proposal Original
- Proposal: 4+3
O [
=
| =
=
N |
(0.} .
o~ Boston Rail
(<) Ave Tracks
N
Chair Carr Proposal Chair Carr
Proposal: 4+2
6/11/2026
19 [ ] Residential
[ ] Commercial
» [ ] Office /Lab Boston Rail
v Ave Tracks

[ parking

_______



Joint Meeting Recommendations 6/3/2026

Source: Doug Carr
1. BA-3:
« Remove Walkling Court
» Change height to 5 base + 2 incentive

Innes LSG Implication:
« Removing Walkling Court appears to have consensus.

= Higher buildings next to the tracks would have a significant
impact on the residential buildings across the tracks. We

T recommend lower heights towards North St and the tracks to

limit the shadow impact on the residential neighborhoods.
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Hillside Boston Ave Neighborhood Corridor
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Hillside Boston Ave Neighborhood Corridor - Current Proposal

Existing
Eastman Boston
St Ave

Proposed Zoning

Eastman Boston
St Ave
1 Residential
[ 1 commercial
[ ] office / Lab
[ ] Parking

_______

Rail
Tracks

Original
Proposal: 6+2

Rail
Tracks



Hillside Boston Ave Neighborhood Corridor - Proposed Change from Joint Meeting

Existing
Eastman Boston _
3 & St Ave TRalll(
racks
1)
G
Q. Chair Carr Proposal
-
o0
=
| =
(=)
N
g Eastman Boston
Rail
Q St Ave
N Tracks
6/11/2026
23 [_1 Residential Chair Carr
[ Commercial Proposal: 5+2
” [ office / Lab Higher buildings
L "4 ] Parking towards the tracks

_______




Hillside Boston Ave Neighborhood Corridor - FEB 21

These images do not show proposed projects. This slide and the next few slides are shadow studies
using a program called ArcGIS Urban. These studies allow us to estimate the potential impact of
different building configurations in terms of shadows on the residential neighborhood.

A: 5 stories toward the rail line and North St B: 7 stories toward the rail line
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Hillside Boston Ave Neighborhood Corridor - FEB 21

Existing A: 5 stories toward the rail line and North St B: 7 stories toward the rail line
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Hillside Boston Ave Neighborhood Corridor - FEB 21

Existing A: 5 stories toward the rail line and North St B: 7 stories toward the rail line
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Hillside Boston Ave Neighborhood Corridor - FEB 21

Sunset 5:24 pm. At 3:30 pm the Sun is already low, all shadows are very long and the heat gain from direct
sunlight is very low.

A: 5 stories toward the rail line and North St B: 7 stories toward the rail line
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Hillside Boston Ave Neighborhood Corridor - JUNE 21

Existing A: 5 stories toward the rail line and North St B: 7 stories toward the rail line
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Hillside Boston Ave Neighborhood Corridor - JUNE 21

Existing A: 5 stories toward the rail line and North St B: 7 stories toward the rail line
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Hillside Boston Ave Neighborhood Corridor - JUNE 21

Sunset 8:25 pm. At 5:30 pm the sun is already low; all shadows are very long and the heat gain from direct
sunlight is also very low.

A: 5 stories toward the rail line and North St B: 7 stories toward the rail line
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Joint Meeting Recommendations 6/3/2026

Source: Dina Calogerro, CD Board

» Doggy daycare by CDB only
» Neighborhood medical office by special permit CDB only

Innes LSG Implication:

= This is a policy discussion; we do not anticipate negative
Impacts.
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Joint Meeting Recommendations 6/3/2026

Source: Dina Calogerro, CD Board
« Add purpose-built student housing use

Innes LSG Implication:
= Private Dorm definition:

Student Housing, Purpose-Built. A residential building or portion thereof, other than a Dormitory or Student Residence Hall, that is designed, marketed,
leased, managed, and operated primarily exclusively to provide academic-year or term-based housing for students enrolled in an accredited post-
secondary educational institution and that is not owned by such an institution. Purpose-Built Student Housing may include dwelling units, suites, bedrooms,
sleeping rooms, or beds, together with shared or private living, cooking, bathing, sanitary, study, recreation, laundry, management, mail/package, bicycle
storage, parking, trash, recycling, and related accessory facilities. Purpose-Built Student Housing may be leased by dwelling unit, suite, sleeping room,
bedroom, or bed, shall have full-time professional management, and shall contain not fewer than 150 bedrooms or sleeping rooms. Purpose-Built Student
Housing shall register annually with the Building Department for a Certificate of Occupancy (or other license/registration as appropriate).

Purpose-Built Student Housing is a distinct residential use and shall not be classified as Multifamily Housing, a Lodging House, a Rooming House, a Boarding
House, a Dormitory, or a Student Residence Hall solely by reason of its residential occupancy, student occupancy, shared common facilities, or leasing by
dwelling unit, suite, sleeping room, bedroom, or bed. Any conversion of Purpose-Built Student Housing to general residential occupancy, or any failure to
maintain the use as housing primarily for students enrolled in accredited post-secondary educational institutions, shall constitute a change in use and shall
require compliance with all zoning requirements applicable to Multifamily Housing or such other use as may then apply.



Joint Meeting Recommendations 6/3/2026

Source: Dina Calogerro, CD Board
« Allow service station uses

Innes LSG Implication:

= This land use is not aligned with 2023 Comprehensive Plan
which focused on walkable neighborhoods. Service station
have potential negative impacts on walkability because of

612026 wider curb cuts, increased vehicular turns and resulting

potential conflicts between drivers and pedestrians.
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Joint Meeting Recommendations 6/3/2026

Source: Sean Beagan, CD Board

= Do not allow SF, 2F, 3F dwelling uses in BA-1
Innes LSG Implication:

Q « Depending on where the
boundaries are placed for BA-1, this
suggestion could create more non-
conforming lots by use, specially for

the 3F.

= Within BA-1 current boundaries: 18 new
non-conforming lots

6/11/2026 = With reduced boundaries proposed by
Chair Carr: 4 new non-conforming lots
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Joint Meeting Recommendations 6/3/2026

Source: Sean Beagan

= Marijuana uses by special permit ZBA conflicting with other
marijuana ordinance

Innes LSG Implication:
- Requires additional research and discussion with City Staff.

» Affects more than the proposed BANCD; is this the right
zoning for this discussion?
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Joint Meeting Recommendations 6/3/2026

John Anderson, CD Board
« Update High-frequency transit definition.

Innes LSG Implication:
- Requires additional research and discussion with City Staff.

= Does not affect the proposed BANCD; is this the right zoning
for this discussion?
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.nnes

Land Strategies Group
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