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Public Meeting #1 July 14th 2020 – 6:30pm

Agenda

Middle School Rezoning

• Welcome and Introductions

• Presentation 
• Baseline Site Information 
• Prior Studies
• Vision 2030
• What is Zoning? 

• Implications (zoning options) for 
Middle School

• Polling 

• Q&A/ Discussion



Public Meeting #2 August 31st 2020 – 6:30pm

Agenda

Middle School Rezoning

• Welcome and Introductions

• Presentation 

• Zoning Considerations 

• Q&A/ Discussion

• Next Steps
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Project History
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Middle School Site: Project History

Middle School Rezoning

• 2013 Middle High School Referendum

• EDCAC

• MS Reuse Committee

• 2019 CBD rezoning

• Joint Subcommittee
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Site Information
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Property Information

Middle School Rezoning

1) 151 Pauline Street
• Auditorium

• +/- 27,800 SF
• Skating Rink

• +/- 25,200 SF
• Land Area 2.94 Acres

2) 141 Pauline Street
• Former Middle School

• +/- 25,200 SF
• Land Area .82 Acres

Source: Town GIS 
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Ingleside Park
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Aerial Imagery

Middle School Rezoning
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Aerial Imagery

Middle School Rezoning
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Plan of Land 
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Prior Studies & Resources

Middle School Rezoning 12



Prior Studies

Middle School Rezoning

Centre Business District Pan, 2017
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Prior Studies

Middle School Rezoning

Centre Business District 
Revitalization
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Current Studies

Middle School Rezoning

2030 Vision Plan

https://www.mapc.org/resource-
library/winthrop-visioning-2020-
2030/

Image Source: MACP Website
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Reflecting Prior             
Development Alternatives 
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Winthrop Visioning 2030 – Polling Results 

Middle School Rezoning

Scheme 1: Reuse of Existing Middle 
School for office

8%

Image Source: Center Business District Pan , 2017
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Winthrop Visioning 2030 – Polling Results 

Middle School Rezoning

Scheme 2: Classroom Building 
Redevelopment 

0%

Image Source: Center Business District Pan , 2017
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Winthrop Visioning 2030 – Polling Results 

Middle School Rezoning

Scheme 3: Classroom and Auditorium Redevelopment 50%

Image Source: Center Business District Pan , 2017
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Winthrop Visioning 2030 – Polling Results 

Middle School Rezoning

Scheme 4: Entire Site Redevelopment 42%

Image Source: Center Business District Pan , 2017
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Prior Studies

Middle School Rezoning

Zoning Map Analysis

Please make note #207 & #211 Winthrop St are NOT in the CBD
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Zoning Considerations
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What is Zoning?

Middle School Rezoning

• Size and Bulk:

• Land Use:

• Development and 
Approvals Process:

Height, Setbacks, Lot 
Coverage, Open Space 

Residential, Office, 
Retail, Municipal, Other 

Application, Review 
Process, Approvals 
Process, Conditions
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Implications (zoning options) for Middle School Site

Middle School Rezoning

• Create a New Zone or 
an Overlay District?

• Expand the Center 
Business District 
Zone?
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Zoning Considerations from
Centre Business District Master Plan 

Middle School Rezoning 25



Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017

26



Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Centre Business District Master Plan 
CBD Zoning Regulation Considerations

Middle School Rezoning

Source: Center Business District Pan , 2017
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Updating Zoning in Winthrop
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Zoning Change Process

Middle School Rezoning

• G.L. c. 40A, §5 as well as the Town’s Charter and the Rules and Procedures of the Winthrop Town Council govern the process by 

which the Town may amend its Zoning Ordinance, including the Zoning Map.

• The process of amending the Zoning Ordinance begins with referral to the Planning Board of a proposed amendment. After that 

referral, the Planning Board and Town Council, together or separately, must hold a duly noticed public hearing on the proposed 

amendment.

• The proposed amendment may also need to be sent to the Finance Committee and other appropriate committees for review and 

report to the Town Council prior to final debate and the vote of the Town Council. 

• Ultimately, the Town Council may vote to adopt, reject or amend and adopt a proposed amendment. That vote may not occur until 

the Town Council receives a report from the Planning Board with recommendations as to the proposed amendment or at least 

twenty-one (21) days have elapsed after the Planning Board’s public hearing and must occur within ninety (90) days of the Town 

Council’s hearing on the proposed amendment.
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What size and bulk standards could apply?
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DRAFT CBD Zoning Elements - Discussion

Middle School Rezoning

Elements Comment

Number of Stories 5 Stories Should there be a 
minimum?

Building Height 60 Feet

Setbacks 10 Feet Same for all Sides?

Maximum Setback 20 Feet Should this be 
required?

Building Street 
Frontage 

% of frontage What percentage is 
feasible?

Special Permit for 
Larger Buildings?

This could address 
setbacks from 
residential areas

1

2
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DRAFT CBD Zoning Elements - Discussion

Middle School Rezoning

Elements Comment

Uses Retail Size limit?

Office Size limit?

Multi-family Housing Density Limit?

Recreation (Ice Rink)

Assembly (Auditorium)

Other?

Required Use Mix Active Ground Floor?
1

2

39



DRAFT CBD Zoning Elements - Discussion

Middle School Rezoning

Elements Comment

Parking Baseline Ratios What are the 
minimums?  (by 
Land Use)

Reduced Parking Through Design 
Review – could allow 
flexibility 

Shared Parking What percentages?

Required Bicycle 
Parking

How Much?

Off Site Parking Relate to MAPC 
Parking Study

1

2
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Next Steps / Recommendations

Middle School Rezoning

1

2

41

1) Explore the applicability of extending the CBD District to the Study Area
2) Explore the option to create an Overlay Zoning District
3) Define critical buffers and setback requirements, especially for abutting residential 

areas
4) Understand the goals for ground floor uses, how much and where?
5) Understand the potential to offer flexibility in parking (where, how much and 

ability to share)
6) Complete a site survey with title research to clearly define property boundaries
7) Meet with the Ice Rink representatives to determine the short and long-term 

options for the arena (continue w/maintenance?, demo?, full replacement?, etc.)
- Develop costs for maintenance and full replacement options

8) Determine the land value of the study area properties, costs for demolishing the 
exiting buildings, and incentives the Town could potentially offer in the 
redevelopment process

9) Develop a hypothetical development scenario (yield) based on the proposed 
zoning size and bulk standards

10) Develop a second Request for Interest (RFI) for the development community with 
the Town’s goals and objectives clearly identified. 

11) Draft Zoning and associated maps changes with the Planning Board 
12) Advance the Rezoning through the Town process


