Size and Massing Study
Proposed Building at 10 Converse Place

Presentation to Winchester Design Review Committee
February 16, 2022

1

Regulations Governing Section 7.3 Center Business
District of the Town of Winchester, Massachusetts
Zoning Bylaw [Section 7.3 Regulations]
2

Footprint Comparison - Proposed building footprint (dashed outline) is about
five times the footprint of the existing Mill Pond Building (cross-hatched).
3

Height - The height of the proposed building, 64’ to top of parapet, exceeds the height of the existing Mill Pond Building,
which is 61’-8”. The mechanical screen adds another 8’ above the roof, or 6’ above the parapet, making the overall height
70’. The mechanical equipment, elevator overhead, and stair bulkheads may be taller than this screen. (Note: the Parkview
on Swanton Street is 70’ tall; also, this section was taken along the east wall, where setbacks are greatest.)
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Massing Comparison - Elmwood Place (Stetson Hall) is also a 5-story apartment building with small footprint
5
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View from Lincoln, narrow
Model:

Photo

Overlay (scaled to fit China Sky and Hope Christian Church buildings):

The proposed building to top of parapet is 64' tall; the existing Mill Pond building is 61'-8" tall.
But the new building appears shorter than the Mill Pond Building in the model, perhaps
because it is set back a few feet. With rooftop mechanical, the proposed building is 70'+. (The
Parkview is 70' tall.)
Note the width of the proposed building – it is over twice the width of the existing Mill Pond
Building and obscures views to the fire house from this vantage point. Views from Mt. Vernon
across the pond will be likewise compromised.

7

View from park by Town Hall - Model:

Photo (to same approximate scale and location as model view):

The proposed building to top of parapet is 64' tall; the existing Mill Pond building is
61'-8" tall. With rooftop mechanical, the proposed building is 70'+. (The Parkview is 70'
tall.)
The length of the proposed building is over 2.5 times the length of the existing Mill
Pond Building. From this vantage point, it obscures views of WInchester's "small
town" or "village" Center, including the Brown and Stanton Block tower as well as the
Congregational Church. Likewise, reverse views will be compromised.
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Top of proposed building should read 64' (to top of parapet), not 62'. Top of mechanical screen is 70'. Comparing the height of the
new building -- a rectangular block -- with the ridge of the sloped Town Hall roof is not equivalent. Nor is comparing the height of th
flat, expansive roof of the proposed building with towers, spires and cupolas, which not only do not impede vistas, but contribute
to the picturesque quality of the town center.
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Again, the proposed building is 64' tall, not 62' tall. The top of the mechanical screen is at 70'. Comparing the
top of parapet at Lincoln School and including the hill upon which it is perched to the roof (not top of parapet) of
the proposed building, which sits in the river valley, is not equivalent.
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Does the proposed building -

Section 7.3 Regulations
Forward, page 1 - "Promote and protect Winchester center's historic resources and small town character"?
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Section 7.3 Regulations

Does the proposed building-

3.2 Design Principles, page 8 - "...always feel comfortable and inviting to the general public"?
pages 9-10 - "complement and harmonize with adjacent...land uses with respect to use, scale, density, setback, bulk, height..."?
page 16 - "minimize...visual dominance above the town's traditional two-to-three stories"?
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Does the proposed building achieve the following?
Winchester Zoning Bylaw 7.3.17.4 Elements of Form
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.
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.
3. Massing. Regardless of any preconceived development configuration for any particular use, new development is expected
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.
13

Does the proposed building achieve the following?
Winchester Zoning Bylaw 7.3.17.4 (continued)
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 must provide animated silhouettes that enliven views from the open
space system. The greater articulation should be an integral part and emphasis of the building concept.
14

Does the proposed building address well the following?
Winchester Zoning Bylaw 9.4.2 – Special Permits, Criteria
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;
b) architectural features add visual character to the neighborhood (for example, dormers,
lintels, bay windows, open porches, chimneys).
6. Impacts on natural environment, including but not limited to, changes in topography,
installation of retaining walls, or the removal of mature trees.
Does the proposed building Winchester Zoning Bylaw 9.5.7 – Site Plan Review, Decision
1. Minimize unreasonable departure from the character, materials, and scale of the buildings in
the vicinity?
2. Minimize any adverse effect on any Historic Resource?
7. Minimize obstruction of scenic views from publicly accessible locations?
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