
MBTA Communities Multifamily Zoning

July 16, 2024

Planning Board Public Hearing



1. Background—Overview of Law and Minimum 

Requirements for Zoning

2. Historical Process in Belmont Overview

3. Proposed MBTA 3A Bylaw and Map Overview

4. Proposed Inclusionary Housing Bylaw Overview

5. Proposed Design and Site Plan Review Bylaw Overview

6. Schedule

7. Questions on Presentation
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Agenda



Town of Belmont

• Christopher Ryan, Director Office of Planning & Building and Town Planner

• Delia Ferguson, Staff Planner

Belmont Planning Board

• Jeff Birenbaum, Chair

• Carol Berberian, Vice-Chair

• Thayer Donham, Member

• Renee Guo, Member

• Taylor Yates, Member

• Andrew Osborn, Associate Member

Metropolitan Area Planning Council (MAPC)

Utile Architecture and Planning
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Planning Board Process Team





• Develop zoning that is in compliance with the Multifamily Zoning 

Requirement for MBTA Communities under Section 3A of M.G.L. 

Chapter 40A (“Section 3A”)

• Section 3A requires Zoning Bylaws in 177 MA communities to provide:

“…at least one district of reasonable size in which multifamily housing 

is permitted as of right, with no age restrictions, and is suitable for 

families with children.”

• Must be at a density of at least 15 units per acre
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3A Overview



At least one district of reasonable size in which multifamily 

housing is permitted as of right, with no age restrictions, and is 

suitable for families with children.
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Defining Terms

• “Reasonable size” is defined (for Belmont) as a minimum of 28 acres

• “Multifamily housing” is defined as 3+ units

• “Permitted as of right” may include site plan review but excludes 

subjective and discretionary reviews such as special permits

• “No restrictions” for age of residents or who could live there



7

Defining Terms - Zoning

• Sets the rules for future development, redevelopment, 

and land use

• Evolves over time with changes approved at Town 

Meeting

• Topics covered in the Town’s Zoning Bylaw:

• Zoning districts, allowed uses, dimensional standards (e.g. 

building height, setbacks), parking requirements, and 

other regulations
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Belmont Zoning
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Section 3A Requirements for Belmont

Minimum multifamily unit capacity: 1,632

Minimum transit area unit capacity (50%): 816

Allowed units from mandatory mixed-use: 408

Minimum gross land area (acres): 28

Minimum transit area (50%) (acres): 14

Minimum contiguity (of total proposed area): 50%

Minimum dwelling units per acre: 15

Allowed affordability: Up to 10%; up to 20% with 

additional Economic Feasibility Analysis (EFA)

Units

Area

Other

Belmont’s EFA is currently being developed by MAPC
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Allowed Affordability

• Affordability is not required but is highly recommended so as to not 

fall further below 10% minimum

• Up to 10% affordability is allowed to be applied without conditions 

• Up to 20% is allowed with additional financial feasibility modeling 

referred to as an Economic Feasibility Assessment (EFA)

• Belmont currently has an inclusionary housing (IH) bylaw which 

requires up to 15% affordability at 80% Area Median Income or AMI
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Allowed Units from Mandatory Mixed-use

• Mixed-use cannot be required…

• …except in a “Mandatory Mixed-use District” (MMU) which 

would count toward the zoned unit capacity (up to 25%) but 

not count toward the required acreage

• For contiguity, MMU is “connective” but not “contributing”

• Conditions for approval of MMU
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MBTA Communities

72 municipalities have 

now passed 3A zoning

14 municipalities have 

rejected a proposal

2 of those are currently 

non-compliant

• Lexington

• Salem



Belmont Program History

• Established an Advisory Committee in December of 2022 (met a total of 53 times)

• Committee held four (4) public forums

• Committee produced a recommended map and a memorandum serving as a blueprint for the 
Planning Board

• Planning Board took on the project in April 2024

• Planning Board produced their own map in April 2024 which was passed on May 7, 2024 by a 

4-1 vote

• Second map developed in June 2024 which was run through Compliance Model by consultant 
Utile

• Third map developed in July 2024 where a second Compliance Model run was conducted 

showing unit compliance but not contiguity compliance.

• A fourth map was voted on by the Planning Board on July 9, 2024 but no map or compliance 
model run has yet been conducted.



Planning Board map 

voted 4-1 on May 7, 2024 

showing Lower Belmont 

district.





4/9/24Draft for discussion

Map Developed By Utile for Compliance 
Model Run #2 in June 2024



Belmont’s Program Status

• MBTA 3A Map (draft) showing zoning areas

o Current map unit compliant but not contiguity compliant

o Board will continue to work to gain full compliance metrics shortly

• MBTA Zoning Bylaw draft amendment (overlay zoning subdistricts)

o Still working on language and dimensional criteria and will be presented in an upcoming 
Public Hearing session

• Inclusionary Housing Bylaw draft amendments

o Draft has been through Housing Trust and Town Counsel

• Design and Site Plan Review (DSPR) Bylaw draft amendments

o Draft developed by Town Counsel in collaboration with staff.

• Mandatory Mixed-Use (MMU) Evaluation (pending)

• Economic Feasibility Analysis (EFA) Evaluation (pending)



Zoning Bylaw

Draft Amendment

• Zoning will be an overlay zone, which is  a zoning 

district that "lies" on top of the existing base 

zoning district. This overlay district identifies 

special provisions in addition to those in the 

underlying or base zoning district. Each property 

would continue to have the existing base zoning 

available for use, but would also have an optional 

set of zoning tools available to building according 

to the overlay provisions.

• The Bylaw would have it’s own unique set of 

dimensions and development criteria which is 

employed, would supersede zoning criteria in the 

overall Bylaw.



Inclusionary Housing 

Bylaw Draft Amendments

• The Inclusionary Housing Bylaw (existing Section 6.10) 

is a local zoning provision that requires a developer to 

include deed-restricted affordable housing as part of a 

new development. 

• Amendments to this Section are necessary because 

there are provisions currently in the Bylaw that conflict 

with MBTA 3A and if not amended, would not allow the 

inclusionary provisions to apply to 3A projects.

• The ability to use these provisions with 3A projects is 

critical to maintain progress toward the Town’s 10% 

minimum affordable housing inventory, which if met, 

would give the Town safe harbor from unfriendly 40B 

projects.



Design and Site Plan Review 

Draft Bylaw Amendments

• The existing Section 7.3 of the Zoning Bylaw 

covers requirements for Design and Site Plan 

Review, which are the important provisions to 

ensure that by-right development is done 

sensitively and appropriately.

• This Section also needs to be amended to be 

better suited to the scale of development expected 

from 3A projects.

• These proposed amendments, while not as 

ambitious as originally intended, will give the 

Planning Board more tools to effectively evaluate 

and decide on site plan review submittals, both 

for 3A and other by-right projects.



Public Hearing Schedule (Proposed)

Session 1 – July 16, 2024

A. Staff Presentation on MBTA Communities

B. Staff Presentation on Zoning Map Proposed (15 min.)

C. Board discussion

D. Public Comments and Questions (45 minutes)

Session 2 – July 23, 2024

A. Continue Public Hearing (5 min.)

B. Staff Presentation on MBTA Zoning Bylaw (45 min.)

C. Board Discussion (45 min.)

D. Public Comments and Questions (35 min.)

Session 3 – July 30, 2024

A. Continue Public Hearing (5 min.)

B. Staff Presentation on Design and Site Plan Review Bylaw (35 min.)

C. Board discussion

D. Public Comments and Questions (30 min.)

Session 4 – August 6, 2024

A. Continue Public Hearing (5 min.)

B. Staff Presentation on Inclusionary Housing Bylaw (15 min.)

C. Board Discussion

D. Public Comments and Questions (55 min.)



Questions & Comments
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Reduce SD1 area to 

just over 5.0 acres
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