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DISCUSSION DRAFT for January 20th Meeting 

Land Use Chapter 

Brookline Master Plan 2011 Update 

 

Yellow Text ï In Progress 

Red Text ï Seeking Additional Input from Committee 

 

Land Use Vision ð Committee ð Need input on vision ideas. 
 
Introduction 
Land use is a description of how land is occupied or utilized.  This chapter describes and analyzes how 
land is currently used, and how it may change in the future.  Key focus areas have been identified to allow 
for additional analysis of issues and opportunities in these areas.  Specific recommendations are made 
regarding the future development of each key focus area.  The chapter concludes with general 
recommendations to meet the Master Planõs goals. 
 
Existing Land Use Patterns 
Mapping and analyzing existing land use patterns is necessary to support long range planning, the 
creation of a future land use map, and the implementation of necessary land use controls.  Map IX-1 
displays land use classifications for the entire town.  The entire town has been mapped into 15 categories 
including commercial, industrial, residential, mixed use, open space and vacant land.  It is important to note 
that these figures are approximate and are displayed for general planning purposes only. 
 
It is evident that residential land use is the most common land use within Town.  Most of the residential uses 
in Town are single family homes on approximately two acres of land.  Multi-family units and manufactured 
housing represent a minor component of the townõs land use pattern and are scattered throughout the 
Town.  The only approved manufactured housing district is located on Petersen Road, while lot B-65 near 
the Route 13/Old Milford Road intersection contains a significant number of multi-family houses.  Most of 
Brookline's residential development has occurred near the Town Center, Old Milford Road, and the Averill 
Road/Cleveland Hill Road neighborhood. 
 
The existing land use map shows that nearly all of the non-residential uses within Town are located along 
Route 13, with the exception of lots on Dupaw Gould Road (Field and Stream Trailer Park) and North 
Mason (Burbee excavation site).  The mixed use lots represent lots which predated the current zoning 
regulations or which received variances from the Zoning Board of Adjustment.  Most public 
recreation/conservation land is situated near the Old Milford Road/Route 13 intersection, and includes 
Melendy Pond, the Morrill land, and the Palmer land.  Private recreation land owned by the Beaver Brook 
Association and the Nissitissit River Land Trust is grouped in the southeast corner of town off Oak Hill Road, 
while the Talbot-Taylor land off Cleveland Hill Road and Camp Tevya off Route 13 at Mason Road are 
also significant parcels.  The town center contains most of the municipal facilities, with the rest scattered 
throughout town.   
Committee ð is the information in the above paragraph still accurate? 
 
In examining existing land use patterns, it is useful to look at the extent of each land use in the community, 
and the quantity of land that remains to be developed in Brookline.  Table IX-1 inventories all land uses in 
Brookline, assigns an approximate acreage figure to each use, and notes the number of parcels within 
each land use category. 
 
Of the approximately 12,924 total acres in Brookline, just over 4,500 acres remain undeveloped. 
However, approximately ?? acres have been approved for future development, and some of this land may 
be undevelopable due to physical constraints such as steep slopes and wetlands.  These issues will be 
discussed later in the chapter. 
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Table IX-1Current Land Use  

 Category of Land Uses and Acreage 

Category Number of Parcels Total Acreage 

Commercial 34 269.5 

Industrial 2 2.9 

Manufactured Housing 1 3.2 

Mixed Use 17 211.8 

Multi-Family Residential 26 137.1 

Municipal Facility 22 87.1 

Permanent Open Space 97 1931.1 

Recreation 7 244 

Roads 2 331.6 

Schools 2 116.9 

Single Family Residential 1599 4890 

Vacant 388 4546.7 

Water 2 159 
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Map IX-1 ð Existing Land Use 
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Current Zoning  
In the early 1970s, Brookline established two Districts within town: a Residential-Agricultural District and an 
Industrial-Commercial District.  Map IX-2 provides a visual representation of the two base districts.  Since 
that time, five ordinances have been approved at Town Meeting which apply additional regulations to 
underlying parcels:  the Wetlands Conservation District Ordinance, the Floodplain District Ordinance, the 
Aquifer Protection District Ordinance, the Open Space Development Ordinance and the Growth 
Management Ordinance.  In addition, the Manufactured Housing District Ordinance creates a floating zone 
which may be applied to property upon the request of the owner.   

Committee ð I would like to include additional ordinances that have been added ð are there any 
additions? 

Table IX-2 - Vacant Acreage in Zoning Districts 

District Total 

Acres* 

Percent 

of Total 

Vacant 

Acres in 
2010 

Vacant % 

of Total in 
2010 

Vacant 

Acres in 
1997 

Vacant % 

of Total in 
1997 

Residential-
Agricultural 

12,528 97% 4,433 35% 6,125 49% 

Industrial-
Commercial 

396 3% 113 29% 114 29% 

Total 12,924 100% 4546 35% 6,238 48% 

       

*Includes major water bodies and roads.  Please note that figures are approximate based on 
GIS calculations. 

Agricultural District - Location, Permitted Uses, and Vacant Acreage 

As shown in Table IX-2, the Residential-Agricultural District comprises 12,528 acres or approximately 97% 
of Brookline.  65% of the district is currently developed, as 4,433 acres remain vacant.  Between 1997 
and 2010 a significant amount of vacant acreage was developed for residential purposes.  In 1997, 
6,125 acres or 49% of the total Residential-Agricultural zone was vacant compared to 4,433 acres or 
only 35% of the zone in 2010.  This is a decrease of 14% in the amount of vacant land.  There is an 
80,000 square foot minimum lot size for single-family homes and twice that for duplexes within this zone.  
Lots must have a minimum of 200 feet of frontage and be set back at least 30 feet from front lot lines and 
15 feet from side and rear lot lines.  There are separate requirements for back lots.   

Committee ð Do you want to include the actual language from the Zoning Regulations listing allowable 
uses? 

 

Industrial-Commercial District - Location, Permitted Uses, and Vacant Acreage 

Committee ð Do you want to include the actual language from the Zoning Regulations listing allowable 

uses? 

 

History of the Industrial and Commercial Zone 
Over the past few years, amendments have been proposed to expand the current Industrial-Commercial 
District.  They are listed here to show some of the areas of Town which have been considered for non-
residential development. 

In 1983, an addition to the current Industrial-Commercial zoning was placed on the ballot at Town 
Meeting.  This read as follows: 
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The Industrial-Commercial District shall be the area within 500 feet easterly edge of right of 
way and within 500 feet westerly edge right of way, of Route 13 from the Massachusetts 
State Line in the south, to the town line of Milford in the North (by petition, not recommended 
by the Planning Board).  Defeated. 

In 1984, the following amendment was defeated: 
The Industrial-Commercial District shall include all land within present lots of record having 
frontage on Route 13 (by petition, not recommended by the Planning Board).   

In 1987, the following area was to be added to the existing Industrial-Commercial District: 
...plus the remainder of lot D-72, the remainder of lot D-37, lot D-70, the southern half of 
lot D-50 (the area of the lot south of an east-west dashed line which extends from the 
northernmost corner of lot D-70 to lot D-51 as shown on the Brookline tax map). 

Also in 1987 a Commercial District added which would have been:  lots H-73, H-73-1, H-74, K-55, 
and K-54.  This article was approved by the Planning Board but also defeated. 

 

In 1991 the Town voters approved adding lots K-75, K-76, K-77, K-81 and G-20 to the southern 

district.   In addition, upon the suggestion of local developers, the Planning Board proposed an 

amendment in 1997 which was approved to reduce the minimum lot size in the district from two acres 

to one, and to reduce the required setbacks to encourage commercial development.   

Committee ð What recent actions have occurred? 
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Map IX-2 Zoning Map 
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Public Comments from the Community Forum and Survey 

Town Center 

Á 67% of survey respondents thought that development of the town center was very or somewhat 
important.   

Á Forum participants advocated creating a public green in the town center. 
 
Melendy Pond 

Á The survey asked respondents how the town should address the future of Melendy Pond.  A wide 
array of responses were received, from turning the land over to the lessees, to converting the land to a 
public resource, or selling the land for development.  Due to the diverse answers and long standing 
history of this area, the Master Plan will not be addressing specific recommendations for this key area.  
Instead Appendix ?? of the Master Plan provides a detail history and timeline of events associated 
with this areas evolution.   

 
Commercial and Industrial Developments 

Á As new commercial and industrial development occurs the following elements should be required: a 
traditional New England Village Design, the maintenance of surrounding natural resources, adequate 
buffers and setbacks, and attractive lighting and signage.    

Á Ensure that as additional development occurs impacts to the Nissitissit River and private wells are 
minimized. 

Á Create more zones to accommodate additional commercial and industrial uses. 

Á As Route 13 is developed make provisions for pedestrian and bicycle access with a separated multi-
use path. 

 

Recommendations from the Vision Plan for Rt. 13 and 130 

Zoning Survey Results 

Á The concept of mixed use development was widely supported throughout town, with 121 (78%) 
respondents indicating that mixed use development should be allowed. 

Á At least half of the respondents indicated that commercial development was appropriate for the entire 
Route 13 corridor, with considerably less in favor of commercial development along Route 130 and 
the town center. 

Á Results indicated that industrial development would be appropriate along southern Route 13, and to a 
lesser extent along northern Route 13, followed by central Route 13. 

Á Finally, 84% of respondents indicated that energy efficiency design was very important or important. 

Visual Preference Survey Results  

Á Results show that mixed use development is widely supported throughout the study area, with a focus 
on smaller scale residential structures along Route 130 and a variety of architectural styles along 
Route 13 and the Town Center. 

Á Industrial development is deemed most appropriate for Route 13 and is not supported in the town 
center or Route 130.   

Á All levels of commercial development are supported along Route 13, small scale commercial is 
considered appropriate for Route 130, and a village market or restaurant is supported in the town 
center.  

Á Side and rear parking is viewed as appropriate throughout town.  Front parking is deemed most 
appropriate along Route 13, and to a lesser extent Route 130, but not in the town center. 

Town Center Survey Results  

Á The town center is most frequently described as including the Town Hall, Library and Village Store, 
and to a lesser extent the fire station, RMMS, Lake Potanipo and church.   
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Á An overwhelming majority (63) of respondents indicated that they would prefer to walk between 
destinations in the town center, followed by 36 respondents interested in bicycling.   

Á Additional professional services and gathering places such as a coffee shop, small restaurant, gazebo 
for concerts, a park, and retail shops, would create a more vibrant town center and a destination unto 
itself.   

Á Respondents want to maintain the existing centerõs open space and natural beauty as well as historic 
buildings and New England charm into the future.    

Action Items 
The overall findings from all four surveys identified these common themes: 

Á Maintain and enhance the community character and the New England look for existing and new 
commercial, retail, industrial, residential and mixed use development. 

Á Enhance the town center to create a center for the community and a viable place for public events. 

Á Expand and define the town center to make it into a destination. 

Á Provide additional amenities to town residents and encourage appropriate development along Route 
13, and if appropriate, along Route 130 and the town center. 

3 ð 5 years 

Á Develop a Town Center Master Plan  

Á Develop a Town Center Overlay District to Permit Mixed Use Development 

Á Establish a Town Center Committee 

Á Review the Sign Ordinance  

5 ð 10 Years 

Amend the Zoning Regulations to Permit Mixed Use Zoning Along NH 130 outside of the town center 

 

Recommendations for New Commercial and/or Industrial Districts 

This Section was included in the last plan ð Is this still relevant or would the committee like to revisit this 
section and re-evaluate the relevancy? 

New Zoning Districts 

Á Neighborhood Business District 

Á Office Park District 

Á Light Industrial District 

Á Town Center District 

 

Relevant Land Use Ordinances 

Telecommunications Districts 

Existing Town Facilities 

Workforce Housing 

Natural Limiting Factors 

o Table ð Developable land in zoning districts 
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Build-out Potential  

Results of the buildout analysis for the Town of Brookline are included in Tables IX-3 below.  The buildout 

study estimates that an additional 1,680 single-family housing units are possible in Brookline.  This 

represents a 123% increase from 1,357 current single-family housing units to 3,037 units at buildout.  

There is the possibility of an additional 52 multi-family lots, which is an increase of 167%. 

It is estimated that there will be an additional fifteen commercial (retail/service) lots, which is a 48% 

increase.  Office lots will increase by fifteen (48% increase) and there is the possibility of an additional 

three industrial lots (43% increase). 

TABLE IX-3:  BUILDOUT RESULTS ð BROOKLINE (TOWN-WIDE) 

 Current Additional At Buildout 

Single Family Housing Units 1,357 1,680 3,037 

Multi Family Lots 31 52 83 

Commercial/Retail Lots 31 15 46 

Office Lots 30 15 45 

Industrial Lots 7 3 10 

 

 

Key Focus Areas 

Table of Land Use by Neighborhood ð Committee - This will be developed once the focus areas 
boundaries and finalized. 

Table of Developable Land by Neighborhood ð Committee - This will be developed once the focus areas 
boundaries and finalized. 

 

Committee ð I would like to brainstorm a basic description, key issues and recommendations for each of the 
following focus areas: 

o Town Center ð define the boundaries and potential gateways 
o Melendy Pond 
o Hutchinson Hill Road 
o Gravel Pit ð Commercial 
o Camp Tevya 
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Map IX-3 Key Focus Areas 

  


