TOWN OF WINCHESTER
PLANNING BOARD MEETING
TUESDAY, MARCH 1, 2022 @ 7:00PM
CONTINUED PUBLIC HEARING:
10 CONVERSE PLACE PETITION CBD – 14 @ 7:15PM
REMOTE PARTICIPATION

Join Zoom Meeting
https://us02web.zoom.us/j/81098726205?pwd=eUpBUnRPL05KNUxiQlpkdzg
xdUtQQT09
Meeting ID: 810 9872 6205
Passcode: 707970
Join by phone
1-646-558-8656

BUSINESS

7:00PM

7:10PM

Open Meeting, Updates, Approval of Minutes:
February 1, 2022
February 8, 2022 Regular and Executive Session
February 15, 2022 Regular and Executive Session
972 Main Street ANR

7:15PM

Continued Public Hearing: 10 Converse Place CBD-14 Special Permit

8:45PM

Mystic River Watershed Association. Davidson Park

9:00PM

21 Laurel Hill Lane

9:10PM

Executive Session: Performance Evaluation

9:30PM

Adjourn

CORRESPONDENCE

None

2022 MEETINGS
Tuesday
March 15

7:00PM Regular Meeting, Remote participation

AnnBehaArchitects

33 Kingston Street
Boston, MA 02111
617.338.3000 T
617.482.9097 F

To:

Brian Szekely
Winchester Town Planner
Town of Winchester
71 Mt. Vernon St
Winchester, MA 01890

From:

Philip Chen FAIA
Ann Beha Architects

Date:

February 24, 2022

Subject: 10 Converse Place Design Review
This memo conveys my understanding of the 10 Converse Place concept design’s consistency with
downtown studies, zoning bylaws/regulations and design standards, and specifically, compliance with
the following sections of the Winchester Zoning Bylaw:
• 7.3.15.5
• 7.3.17
• 9.4.2
The Planning Board is serving as the Special Permit Granting Authority (SPGA) for the project, evaluating
whether the beneficial impacts to the town from the project outweigh any adverse effects. Excerpts from
the Zoning Bylaws are provided for reference and are in italics.
Zoning Bylaws
The proposed 10 Converse Place project is located in the East Core of Winchester’s Center Business
District (CBD). The purposes of the Center Business District (CBD) regulations are listed in Section 7.3 of
the Bylaws:
1. Ensure the economic vitality and vibrancy of Winchester’s town center;
2. Enhance the commercial and residential tax base within the CBD;
3. Improve and reinforce the livability and aesthetic qualities of the town center;
4. Promote and protect Winchester center’s historic resources and small town character while
encouraging selective development to promote “smart growth;”
5. Promote more diverse housing alternatives to accommodate the various population needs of the
Winchester community and to support business activity;
6. Provide for an expanded mix of allowable land uses where public transportation and public
services are in close proximity to housing and retail services;
7. Create a more efficient and effective permitting process for the CBD.
Section 7.3.10.2 further defines goals for the East Core of the CBD:
Zoning of the East Core area is intended to promote and accommodate a mix of uses and to
encourage retail, restaurant and service uses on the ground floor and office and residential uses on
the upper floors. Buildings have minimal to moderate street frontages, resulting in small shops or,
where a larger frontage exists, a larger building frontage being divided into several shop frontages.

The result is an intimate pedestrian experience, with buildings having sufficient ground floor glass
area to promote a strong interior/exterior relationship.
The 10 Converse Place project is also in the Mill Pond Site Planned Unit Development (PUD) Area, and
Section 7.3.14.1 states the purpose of Planned Unit Development (PUD) areas:
The purpose of the Planned Unit Development (PUD) is to encourage and facilitate the development
of new, mixed-used developments, especially those incorporating a substantial number of housing
units, within the CBD. The PUD is intended to ensure coordination and flexibility in design and review
through a carefully controlled process for evaluating specific plans rather than through the
application of fixed regulations. It is expected that any residential component within a PUD will
provide a diversity of housing types (rental, condo), price points and sizes to accommodate a wide
range of ages and economic levels.
Based on feedback from Winchester’s Housing Partnership and discussions in project hearings, and with
both affordable and market rate units including live-work, 1BR, 2BR, and 3BR units, the proposed
development provides a diversity of housing types required for the PUD, and for granting a special permit
for additional height and FAR in excess of the Special Permit standards of the underlying zoning.
SECTION 7.3.15.5 GENERAL STANDARDS FOR SITE PLAN REVIEW
My review of the proposed site plan and whether reasonably adequate provisions have been made by
the applicant are as follows. The evaluation of some items appear to be in the scope of other town
consultants’ review, and I’ve indicated as such in my responses.
1. Traffic circulation and access
Response: review by Town Engineer and other Town consultants
2. Pedestrian safety and access
Response: review by Town Engineer and other Town consultants
3. Emergency vehicle access
Response: review by Town Engineer and other Town consultants
4. Stormwater drainage based upon a professional engineering report, utilizing on-site infiltration
Response: review by Town Engineer and other Town consultants
5. Flood control mitigation based upon a professional engineering report and report from the Town
Engineer
Response: review by Town Engineer and other Town consultants
6. Screening, including the use of natural land features, plantings and erosion control
Response: review by Town Engineer and other Town consultants
7. Protection and preservation of existing historic structures, vistas and natural features
Response: The project has been designed to preserve and favor views to Mill Pond and Town Hall
from Mt. Vernon Street and from within the site.
8. Signage and exterior lighting
Response: These will be developed in subsequent design phases.
9. Avoidance or mitigation of visual impact of parking, storage and other outside service areas
Response: Proposed street trees on Converse Place provide screening of transformer room doors.
10. Consistency with character and scale of surrounding buildings, CBD areas and neighborhoods
Response: Detailed review of Section 7.3.17 is below.
11. Consistency with Design Review Guidelines in Section 7.3.17
Response: Detailed review is below.

12. Avoidance or mitigation of acoustical and lighting impact.
Response: These will be developed in subsequent design phases.

SECTION 7.3.17 DESIGN REVIEW GUIDELINES
Section 7.3.17.1 states:
New structures must be compatible with Winchester’s historic architecture and sense of place. The
Town seeks new buildings that are timeless and subtle. This will be achieved in part through the
design of properly scaled windows, masonry articulation, setbacks, animated silhouettes, and use of
materials that are warm, inviting, and supportive of other proposed buildings.
As design consultant to the Planning Board, my opinion is that the proposed design concept meets the
intentions of the Design Review Guidelines. The guidelines are as follows:
7.3.17.2.1 Open Space. The Zoning Bylaws require that open space be provided downtown consisting of
parks and pervious landscapes that are open to the sky at the ground level and available for foot traffic or
passive recreation.
Response: The proposed concept provides a large, south-oriented and oval-shaped open space facing
Mill Pond. It has been proposed as a pervious lawn space, but the Planning Board has also asked the
applicant to consider more useable hardscape. The Board also inquired about the possibility of providing
a walkway against the building with access to the commercial space. This would reduce the size of the
oval. Further exploration and development of the landscape and site design should determine what the
most appropriate surface and public use are for the oval space.
7.3.17.2.2 Pedestrian Circulation. All developments must include an integrated pedestrian circulation
system with particularly strong connections to the public way and between the adjacent residential
neighborhoods.
Response: The Town’s brick sidewalks are continued on Mt. Vernon St., as well as on Converse Place to
provide pedestrian access to the waterfront. This project proposes a multi-use path through the site that
is available for use by bikers or pedestrians. The width of the path should be confirmed to be sufficient
for multiple uses, and there was concern about the adequacy of space to accommodate the proposed
uses on the east side of the site with the live-work unit entrances, the multi-use path, and a proposed
overlook to Mill Pond.
The residential lobby is prominently located at the corner of Mt. Vernon St. and Converse Place at street
level, and the commercial space facing Mt Vernon St. has street level entrances at the middle of the Mt.
Vernon St. façade and at the NE corner. The commercial space facing Mill Pond has a prominent entrance
at the SW corner of the development on Converse Place, and the Board inquired about the possibility of
adding access to the commercial space along the south façade.
7.3.17.2.3 Service Facilities. Entrances to parking facilities and service areas must be coordinated with
adjacent development. In addition, entries need to be as far from intersections and public open space
corridors as possible, and integrated into the building forms to minimize visual impact.
Response: The entrances to the garage are on Converse Place, and they are integrated with the façade
and related to the building’s other street level openings. Two transformer rooms are also on the

Converse Place façade, with doors and openings integrated into the façade design. Vertical, columnar
trees have been proposed to flank the openings and screen them from view.
7.3.17.3 Mix of Land Uses. Each development is encouraged to include a mixture of uses, including retail
and restaurant on first floor with housing and/or limited office above.
Response: The proposed development includes commercial/retail on the ground level at the north
façade of the building facing Mt. Vernon, and at the south façade facing Mill Pond, with live-work
housing at the ground level facing east, and four stories of housing above.
Elements of Form
7.3.17.4.1 Height. Height and bulk of buildings should be configured to minimize their visual dominance,
the extent of cast shadows, and undesirable alterations of air currents affecting the public street and
open space system, bordering neighborhoods and adjacent new or planned development.
Response: The proposed project mitigates the 5-story height and minimizes the perception of scale by
setting the 5th story back from the primary facades and by emphasizing the top of the 3rd story with an
articulated brick band at a height that corresponds to the height of the neighboring historic White Block.
The facades of the 5th floor are sloped like a mansard roof to reduce the perceived height of the building.
On the east façade, “dormers” at the 5th floor give the building articulation and visual interest at the roof
line.
7.3.17.4.2 Scale. Projects must relate to human dimensions and provide a sense of intimacy in all aspects
of design from building concept development to construction details.
Response: The project successfully provides 4 different ground and street level experiences at each
primary façade, corresponding to the different settings and uses in the building. The Mt. Vernon façade
provides ample views to the commercial or retail use facing the street and is well-integrated with the
surrounding context of shops and retail. The east façade is articulated with vertically stacked balconies at
each level above the ground floor, presenting a residentially-scaled elevation that reads like a row of
townhomes. The Converse Place elevation has 2-story bays overhanging the sidewalk and the garage and
service entrances. Review of construction details will be provided in subsequent design phases.
The south, water-facing façade has a large oval-shaped lawn or open space as a foreground to the
building and there is ample access from the south to the pond edge.
7.3.17.4.3 Massing. Regardless of any preconceived development configuration for any particular use,
new development is expected to reinforce the CBD’s existing street pattern; to break down any building
type’s typical massing to relate to the historic character and mass of Winchester’s CBD; and to avoid a
monolithic appearance.
Response: An articulated brick band at the top of the 3rd floor corresponds to the height of the
neighboring historic White Block. To reinforce the 3-story massing, window sizes and proportions at the
4th floor are distinct from the windows at the first three levels, and the 5th floor is set back from the
primary facades. The 3-story massing continues around the entire building with the brick band, with the
NE, NW, and SW corners expressing a 4-story height to break down the massing of the building and to
avoid a monolithic appearance.

7.3.17.4.4 Street-walls and Setbacks. Maintenance of existing street-walls is generally required within
the downtown. This may be accomplished by principal front wall plane setbacks and cornice lines that
are consistent with existing buildings on the same block or neighboring blocks. Specific areas (such as
immediately bordering the commuter rail at the Waterfield Road area and along Main Street north of
Quill Rotary) require setbacks as noted in the bylaw. Permissible exceptions, subject to design review,
might include entrance canopies and other at-grade open space amenities.
Response: The street wall at Mt. Vernon St. is maintained with the façade of the building, set slightly
back from the façade of the White Block building and with a slightly wider sidewalk. The residential
entrance on Mt. Vernon St. has a modest canopy, and the commercial entrances have awnings or
overhanging building elements to provide cover.
7.3.17.4.5 Silhouette. As buildings increase in height, they should be shaped to be increasingly slender
and broken down in scale toward their top. As nearly all Winchester architectural icons have slanted
roofs, the Town prefers to keep this architectural detail for any new additions or constructions. Buildings
should be of a tripartite architectural configuration consisting of a base, a middle section and an
expressive top section.
Response: The proposed design has a clear base constituted by the street level, a middle which is the 2nd
and 3rd floors, and a top which is the 4th floor. The 5th floor is set back from the primary facades, and with
a green copper-colored cladding material and sloped walls, appears like a mansard roof.
7.3.17.5 Details. Development bordering the public domain must be rich in architectural details, pay
special attention to the ground plane and silhouette, and convincingly incorporate appropriate imagery
depending on project location, that is, historic downtown tradition, waterfront, and open space imagery.
Response: The proposed design concept is appropriately rich in details, texture, openings and
fenestration, depth in the elevations and facades, and rooflines. Further details will be developed in
subsequent design phases.
7.3.17.5.1 Materials. All new buildings should be mainly faced with an authentic New England town style
or equal, reviewed and recommended by the CBD Review Subcommittee. The highest quality of materials
shall be used at the pedestrian level of all buildings.
Response: The proposed design employs a complementary palette of brick, stone, glass and metal
materials. The use of similarly colored brick and stone in the project is reminiscent of historic brick and
terra cotta buildings. Decorative brick detailing provides variety, texture, and relief in the facades. Green
copper-colored metal cladding accentuates the 5th floor level and 2-story bays on the Converse Place
elevation. Final material selections will be made in subsequent design phases.
7.3.17.5.2 Color. The selection of colors should be sympathetic to the general downtown palette.
Response: The colors of the proposed brick and stone building relate well to the neighboring red brick
and stone White Block, the red brick and stone bank across Mt. Vernon St, and the red brick and stone
Town Hall to the east. Colors will be finalized in subsequent design phases.

7.3.17.5.3 Awnings. All new buildings should provide lateral-arm awnings, color coordinated with
adjacent development, at all retail frontages overlooking public open space. The awnings will assist in
offering an active, vital marketplace image, while at the same time creating a means of protection for
shoppers, residents and office workers during inclement weather.
Response: Awnings are proposed for windows in the commercial spaces at Mt. Vernon St. and facing Mill
Pond.
7.3.17.5.4 Transparency of Ground Floor Spaces. All new buildings should maximize visibility and
transparency through ground floor retail or possible future retail space as determined by the Town.
Response: Large, glazed openings at the street level on the north, east, and south elevations provide
visual connections to commercial spaces and the residential lobby, promote a strong interior/exterior
relationship, and lend activity to the pedestrian level around the building.
7.3.17.5.5 Balconies. All new buildings should provide human-scaled balconies at appropriate locations
overlooking public open space. The balconies must be detailed so that they are inviting, highly usable and
relate directly to the character of the adjoining open space.
Response: The east façade is articulated with vertically stacked balconies at each floor above the ground
level with views to Town Hall. The Converse Place elevation has small balconies at the 4th floor above the
bay windows, and the 5th floor has small balconies for the east and west units and larger balconies for the
north and south facing units overlooking Mt. Vernon St. and Mill Pond.
7.3.17.5.6 Penthouses and Mechanical Equipment. All mechanical penthouses and other projections
should be architecturally integrated within the overall form and individual elevations of the building. It is
encouraged that the penthouses are faced with the same or sympathetic building materials as the
principal facade and enhance, and not detract from, the overall building appearance and balance.
Mechanical equipment shall be screened to the maximum extent possible with the minimum amount of
height exceedance.
Response: Mechanical equipment located on the roof will be screened with metal panels. The current
design concept shows 8’ screens, but their height could be lowered if further development of the design
shows that mechanical equipment can be smaller or installed at a lower elevation.
7.3.17.5.7 Windows For reason of public health, aesthetics, and future energy concerns, the Town desires
operable windows to be used throughout the buildings of downtown. Strip windows are not acceptable.
Traditional masonry openings and articulated fenestrations are expected.
Response: The proposed concept design includes operable sashes in all windows in the residential units,
and inoperable windows at the residential lobby or in the commercial spaces along Mount Vernon and
facing Mill Pond.
SECTION 9.4.2 CRITERIA
A special permit may be granted by the Special Permit Granting Authority (SPGA) if it finds that the
beneficial impacts of the proposed use or structure will outweigh its adverse effects on the town or the
neighborhood in view of the particular characteristics of the site and of the proposal in relation to that
site.

The following are to be considered when weighing benefits and adverse effects:
1. Community needs which are served by the proposal
Response: This mixed-use development includes a substantial number of housing units and a
diversity of types to meet a significant need for housing in the town.
2. Traffic flow and safety, including parking and loading
Response: review by Town Engineer and other Town consultants
3. Adequacy of utilities and other public services
Response: review by Town Engineer and other Town consultants
4. Impacts on neighborhood character, including the extent to which:
a. building forms and materials are compatible with the prevailing scale and character of
buildings in the neighborhood;
Response: The forms and materials of the proposed concept design are compatible with
the downtown context.
b. architectural features add visual character to the neighborhood (for example, dormers,
lintels, bay windows, open porches, chimneys);
Response: The architectural features of the proposed design concept – the materials,
articulation of bays and balconies, and the texture and relief in the facades – add visual
character to the neighborhood.
c. patterns and proportions of windows are consistent;
Response: The patterns and proportions of the windows consistently reinforce the massing
and articulation of the building design, with large openings and windows at the street level.
5. Adequacy of proposed screening and buffering
Response: evaluation by other Town consultants
6. Impacts on the natural environment, including but not limited to, changes in topography,
installation of retaining walls, or the removal of mature trees;
Response: evaluation by other Town consultants
7. Fiscal impacts, including impact on town services, tax base and employment
Response: evaluation by other Town consultants
8. Impacts on Historic Resources, as defined in Section 10 of this Bylaw.
Response: evaluation by other Town consultants
In summary, my opinion is that the proposed design concept for 10 Converse Place meets the
requirements and intentions of Sections 7.3.15.5, 7.3.17, and 9.4.2 in the Zoning Bylaws that are within
the scope of my review.

