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Smith Field is
broadened and
edged with active
uses, with no net
loss of open space

New local streets knit the Brighton Mills 
district together with adjoining neighborhoods

Brighton Mills transformed to mixed-use district

Everett Street
Promenade lined with
new development

Streetscape improvements along
Western Avenue create a strong
western gateway

A new Barry's Corner providing common ground for both
residential neighborhood and academic community

Development west of Market Street produces higher
density commercial, residential, and retail uses

Existing conditions: Looking west at Barry’s Corner intersection
of North Harvard Street (left) and Western Avenue (right).

Existing conditions: View of Brighton Mills from Western Avenue

Existing conditions: Looking north on
Everett Street.

The Conceptual Vision for North Allston
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Study Background
Why This Initiative? 
Previous planning initiatives have captured 
this community’s vision for its future: a 
neighborhood rich with housing and jobs for a 
diverse population, community-serving retail, active 
sidewalks, and open space. Those aspirations are 
now matched by the desire of developers to invest 
in the area.

But the existing zoning does not support this 
vision. The zoning was not written to promote 
housing production and the allowed density is not 
sufficient to leverage development for additional 
benefits such as greater housing affordability or 
major investments in the public realm.

When the zoning for this area was written 30 years 
ago, Boston was a different city and Allston was 
a different neighborhood. The city’s population 
had barely started to grow again after losing more 
than a quarter of its population. Harvard had not 
yet emerged as a significant player in the Allston 
neighborhood.

Boston is now growing rapidly: between 2010 and 
2017 the city added 60,000 residents--nearly 10% 
growth! This is driving up the price of housing, and 
the high cost of housing is the average Bostonians’ 
number one concern. We have heard from 
residents a strong desire for more housing, 
especially owner-occupied and/or affordable 
housing. 

Furthermore, as the home of Harvard’s new life 
sciences and innovation efforts, Allston is taking 
its place as one of the main nodes in Boston’s 
world-leading innovation economy. The Harvard 
Science and Engineering Complex will bring 
the School of Engineering and Applied Sciences 
to Western Avenue, setting the stage for new 
industries.

The Western Avenue Corridor Study and Rezoning 
will yield new zoning, a vision for Western Avenue 
as a more beautiful multi-modal street, and 
the tools to address public realm and mobility 
aspirations.

Boston’s population is expected to 
increase to 760,000 by 2030, still 
slightly less than the high of 800,000 in 
1950, but up about 230,000 from its low 
in 1980.
Source: BPDA Research Division

“Boston is growing every single 
day. Our economy is booming. 
Our colleges and universities are 
thriving. We’re adding 20,000 new 
jobs every year. More people are 
choosing to move here, to stay here, 
to raise families here. This is a great 
thing for our city, but it has also put 
pressure on our housing market. 
Families and working people are 
feeling the pressure.”

— Mayor Martin J. Walsh
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• Boston’s population has grown by nearly 10 percent since 2010 to 683,000 in 2017.  
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The 2005 North Allston Strategic Framework for Planning presented a vision for the neighborhood’s future.

The Paulson School of Engineering and Applied Sciences complex in Allston is scheduled to be 
completed in 2020. Image source: Behnisch Architekten

Source: U.S. Census Bureau, 2010-2017 American Community Survey, BPDA Research Division Analysis

The Study Area has a significant volume of cyclists but conditions leave much room for improvement. 
Image Source: BPDA
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About the Study
The Western Avenue Corridor Study and Rezoning 
will have three primary outcomes: 

New or modified zoning to reflect the 
planning work already completed, 
as well as new analysis regarding 
the appropriate density of new 
development, where additional height 
might be appropriate, the mix of uses 
(residential vs. commercial), and how 
to leverage development to create 
benefits. 

A vision to transform Western Avenue 
in both the short and longer terms with 
key Complete Streets features such as 
a high-quality pedestrian environment, 
better bus service, and improved bicycle 
facilities. 

Coordination with the Allston-Brighton 
Mobility Study on transportation 
improvements.

Map of Study Area

1

2

3

The Study will recommend opportunities for tactical and permanent public realm 
enhancements, such as those shown in this picture of downtown Boston.  
Image Source: Howard Stein Hudson

The boundaries indicated here correspond approximately to the zoning subdistricts. The inclusion or exclusion of particular properties should not be interpreted as 
indicating any conclusions about those properties on the part of the BPDA.

The Study will produce a design for short-term and long-term improvements to Western 
Avenue, including opportunities for better bicycle infrastructure, such as on Western Avenue in 
Cambridge. Image Source: BPDA

In conjunction with the Allston-Brighton Mobility Study, the Study will recommend strategies for 
improving bus service. Image Source: BPDA

Study Overview
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Much work has been done to produce a vision for 
the Study Area and a set of community aspirations. 
The initiatives that form the foundation of this 
vision are as follows:  

North Allston Strategic Framework for 
Planning (2005) 
The North Allston Strategic Framework for Planning 
(NASFP), completed in 2005, articulated and 
integrated the aspirations of the North Allston-
North Brighton neighborhood, Harvard University, 
and the City of Boston in the wake of Harvard’s 
acquisition of significant amounts of land in North 
Allston-North Brighton. The vision set forth in this 
document forms the foundation of our current 
work.

Community Wide Plan (2009) 
The 2008-9 North Allston-Brighton Community 
Wide Plan (CWP) picked up where the NASFP had 
left off, providing land use recommendations 
for the Brighton Mills area and a number of 
neighborhood-wide circulation concepts.  

Soldiers Field Road Crossings (present) 
Responding to the community’s desire for 
improved access to the river and Herter Park, we 
are working with DCR to plan better crossings to 
the riverfront parks. This includes an improved 
crossing at Telford Street and a new at-grade 
crossing at Everett Street. An additional crossing 
at Smith Field has also been studied and may be 
feasible in the near future.

Western Ave/Soldiers Field Road/
Birmingham Parkway Intersection 
Improvement Ideas (present) 
This initiative proposed short-term improvements 
and long-term concepts for the section of Leo 
Birmingham parkway that intersects with Western 
Avenue, at the western end of the Study Area.
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North Allston-Brighton 
Community Wide Plan 

(2009)

Western Ave/Leo 
Birmingham Pkwy 

Improvements 
(ongoing)

Harvard Allston Institutional  
Master Plan  

(2013)

Brighton/Guest Street 
Planning Study 

(2012)

Allston I-90 Interchange Improvement 
& Allston I-90 Placemaking Report 

(2016)

Harvard Enterprise 
Research Campus 

(2018)

Soldiers Field Road 
Crossing Improvements 

(in process)

North Allston Strategic 
Framework for Planning 
(2005) (dashed outline)

Other relevant projects or plans:
•	 Harvard Institutional Master Plan (2013)
•	 Harvard Enterprise Research Campus (ongoing)
•	 Allston Brighton Mobility Study (ongoing) 

 

Map of Previous Planning Efforts

•	 Housing a Changing City (2014)
•	 Brighton Guest Street Area  

Planning Study (2012)

•	 Imagine Boston 2030
•	 Allston Multimodal Project  

(I-90 Interchange)

Previous Planning Efforts
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Fun Zoning Terms!

ZONING

The rules established by the city to regulate 
the size, density, and uses of buildings in 

agiven area. The Boston Zoning Code (BZC) 
has different rules for different areas of the 

city.

ARTICLE 51

The portion of the Boston Zoning Code that 
establishes zoning for Allston and Brighton.

ARTICLE 80  
LARGE PROJECT REVIEW

ARTICLE 80 is the portion of the zoning code 
that governs how large development projects 
are reviewed. LARGE PROJECT REVIEW applies 
to projects greater than 50,000 square feet. 

The review includes potential impacts on 
transportation, public realm, the environment.

PLANNED DEVELOPMENT  
AREA (PDA)

A PLANNED DEVELOPMENT AREA (PDA) 
allows for more tailored zoning to be 

written for a project that is well-suited to its 
location but that cannot be accommodated 

by the general zoning for the area. A 
PDA requires at least an acre of land and 

additional review and approval by the 
Boston Zoning Commission (BZC). PDAs are 

not permitted in all zoning subdistricts.

FLOOR AREA RATIO 

FLOOR AREA RATIO (FAR) is the ratio of a 
building’s total floorarea to the area of land on 
which it is built. It is a measure of the density 

(i.e., how much square footage) can be built on a 
given piece of land.

ALLOWED USE
FORBIDDEN USE 

CONDITIONAL USE
Typically, uses such as housing, industrial 

uses, retail uses, and so on are either 
ALLOWED, CONDITIONAL, OR FORBIDDEN in a 
given subdistrict. If a use is ALLOWED then a 

developer can build it without requesting special 
permission. If it is CONDITIONAL then it can be 
granted permission if it complies with certain 

conditions. If it is FORBIDDEN then it is not 
permitted.

ZONING RELIEF
ZONING VARIANCE

ZONING BOARD OF APPEALS
The ZONING BOARD OF APPEALS (ZBA) makes 
decisions on requests for ZONING RELIEF and 

ZONING VARIANCES, which are exceptions from 
the zoning code’s regulations on dimensions or 
uses (for example, CONDITIONAL USE permits).

ZONING SUBDISTRICT

The Allston-Brighton Neighborhood District 
is divided into a number of subdistricts that 
establish different regulations depending on 
the character of the area (e.g. residential or 
industrial) and the type of growth desired.

1 2 3

4 5 6

7 8
FAR 1.0

1 storey 2 stories 4 stories

100% lot coverage 50% lot coverage 25% lot coverage
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Existing Zoning
Allston-Brighton is governed by Article 51of the Boston Zoning 
Code. Most of the study area is in the Western Avenue/
Soldiers Field Road Community Commercial (CC-1) subdistrict. 
The southernmost part of the Holton Street area is in the 
Local Industrial (LI-1) subdistrict. Currently, housing is not 
an allowed use anywhere in the study area. 

Community Commercial Subdistricts: 
•	 “Community Commercial Subdistricts provide a diversified 

commercial environment serving larger markets...and...
encourage the development of neighborhood businesses 
which provide essential goods and services as well as jobs 
and entrepreneurial opportunities for the Allston-Brighton 
community.”

•	 A wide range of uses is allowed in CC-1, but most residential 
uses are conditional.

•	 In CC-1 the maximum FAR is 1.0 unless there is an approved 
PDA, in which case the maximum is 1.75. 

Local Industrial Subdistricts: 
•	 “The purpose of the Local Industrial Subdistricts is to 

encourage the preservation of the existing manufacturing 
and industrial base in a manner which is sensitive to 
and preserves the quality of life of the surrounding 
neighborhoods, and to encourage the development of new 
job opportunities within the Allston-Brighton Neighborhood 
District.” 

•	 A wide range of uses is allowed in LI-1, but residential uses 
are prohibited.

•	 In LI-1 the maximum FAR is 1.0 and PDAs are not allowed.
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Population

North Allston-Brighton 
generally, and the Study Area 
in particular, is significantly 
less dense in terms of built 
square footage than the 
rest of Allston. The densest 
property in the Study Area, 
176 Lincoln Street, has never 
been occupied.

North Allston-Brighton has 
lower population density 
than most of the rest of 
Allston-Brighton, as well 
as Cambridge, parts of 
Brookline, and many other 
parts of Boston.

Zoning map of the Study Area and surroundings. Source: BPDA
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Western Avenue Corridor Study & Rezoning

Development can yield much-needed 
housing and space for the jobs of the 
future. It replaces unsightly properties 
with new buildings, retail space, and 
public amenities. It generates property 
taxes, affordable housing, and funds 
for improving the public realm and 
transportation systems. 

Developers are actively working 
on development proposals for a 
number of sites. We have encouraged 
developers to present their concepts 
even as this study is underway, both 
informally and through Article 80 
review since developers may seek 
zoning relief from the Zoning Board of 
Appeals. The conversation about and 
review of specific proposals will enrich 
the zoning conversation.

Of course, projects will not be 
approved unless they are consistent 
with zoning, so in most cases there 
will be no approval until this process is 
complete. Depending on the outcome 
of the zoning process, developers may 
have to revise their initial proposals.

Known Development Sites

NEXUS
This is the only one of these projects that has 

filed for review with the city. The proposal 
is for approximately 500,000 square feet of 
office and research and development uses, 

21,000 square feet of ground floor retail uses, 
40 residential units, and approximately 1,900 

square feet of civic space.

176 LINCOLN STREET
Project being contemplated would be mixed 

use commercial and residential with activated 
publicly accessible open space

182 WESTERN AVE
This parcel and the adjacent 

ones, with the exception of Flint 
Cleaners, are the proposed site 

of a residential development with 
ground-floor retail and active uses.

1170 SOLDIERS FIELD RD  
(TV STATION)

Relocation of WBZ-TV into a new 
building to be constructed as part of first 

phase, to be followed by subsequent 
phases with commercial uses.

365 WESTERN AVE
Developer planning to file for Small Project 

Review (< 50,000 sf) for housing, and for zoning 
relief from ZBA. 

SKATING CLUB OF BOSTON  
& STUDIO ALLSTON HOTEL

Residential project with ground-level plaza 
and retail/active uses.








