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IV.  EXECUTIVE SUMMARY   
The following is a summary of some the key recommendations from the 2017-2024 Southeast Framingham 

Neighborhood Action Plan (SEFNAP) as they are illustrated on the two following maps in Figures 1 and 2. 

They provide DIFFERENT TYPES OF ACTIONS the Town can take to make much-needed quality-of-life 

improvements in the near-term (2017-2019) and set the right conditions to attract investment and growth. 

Mid-to-long term actions (2020-2024) will follow that will further enhance the neighborhood by creating 

conditions for equitable access to job, service and housing opportunities. Greater detail on the recommended 

actions is found in the Action Plan Recommendations chapter on page 24 and the Action Plan To-Do List on 

page 49.      

 

KEY RECOMMENDATIONS  

 

Create an MGL Chapter 40R Smart Growth Overlay District (see Figure 14) to capitalize on 

nearby transit, proximity to downtown, and attainable enhanced walkability in order to attract 

mixed-use developments with affordable housing choices. The proposed B/MU zoning district is the 

most important area to apply a coterminous smart growth overlay district. The MFR areas in light 

orange and blue may be included in the smart growth overlay district but have different dwelling-

unit density implications given the higher required ratio of market-rate units to affordable ones.         

   

 
Create a Business/Mixed-Use (B/MU) zoning district along the neighborhoodõs front door at 

Waverly Street that will allow the types of development that will provide needed jobs, services 

and housing, and create a compact, walkable extension of the neighborhood.  

 

Enforce existing Town regulations to upgrade the appearance and operation of existing 

businesses to minimize impacts1on residents and create a pleasant commercial streetscape.  

 

 
Protect and enhance Mary Dennison Park through open space zoning, clean-up, reprogramming 

for local children including a water feature, and better connections with adjacent uses for the long-

term enjoyment of residents and to attract investment.  

  

 

Carve out a primary Multifamily Residential (MFR) zoning district (for the areas in light 

orange) that will allow, preserve, rehabilitate and incentivize affordable and market-rate 

housing choices and the ability to age-in-place for all community members. Consider 

rezoning the existing multifamily areas highlighted in light blue in order to differentiate 

them from lower-scale, lower-density residential areas, and facilitate their potential 

redevelopment.  

 

Provide development incentives in order to attract much needed community-oriented 

uses such as pocket parks, adequately-sized community centers, and retail shops. 

                                             
1  The mitigate/minimize impacts icon on the map and in the executive summary represents the impacts of the auto-related/light-

industrial businesses. These impacts can include visual blight of properties and buildings, noise generated by trucks and other 
activities, and dust and odors emitted onto neighboring retail shops, homes and open spaces.  
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Improve the safety of pedestrians by improving poor sidewalks, and installing 

crosswalks, signs and pedestrian lights to calm traffic and discourage industrial cut-

through truck traffic.  

 

Create two landmark, arrival gateways at Blandin Avenue and Waverly Street, 

and Waverly Street at Taralli Terrace to signal to passers-by and potential 

business investors that the Town wants to improve the commercial landscape.   

 

Consolidate light-industrial uses away from homes and parks, and upgrade their 

development frontages by requiring organized servicing, loading and circulation 

along new, better-defined vehicular connections and alleys. 

  

Make a public investment in a new open space at 240 Beaver Street that will better 

connect residents between Carlson Road, Beaver Street, and potentially Beaver 

Circle Terrace.   

 

 
Enhance the mobility of neighborhood residents to get to work, school and shopping 

centers by augmenting bus service frequency beyond existing service which runs 

weekdays from 6:45am to 8pm, and Saturdays until 5:45pm.  
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Figure 1 Summary of Key Zoning and Community Development Recommendations 
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Figure 2 Summary of Key Near/Mid-Term Physical Improvements 
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V.  OVERVIEW OF  

PURPOSE & PROCESS 
 

A. PURPOSE  

The Metropolitan Area Planning Council (MAPC) is providing District Local Technical Assistance (DLTA2) to the 

Town of Framingham to create an action plan for the Southeast Framingham neighborhood located 

approximately a mile from downtown Framingham (see Figure 3). The 275-acre area is characterized by 

intermixed residential, industrial, retail and open space uses that could benefit from the enhancement of the 

appearance of and distinction between the uses. The action plan is based on community feedback from 

outreach meetings and public workshops, input from the Town, and MAPC smart growth staff expertise.  

 

The purpose of the study process and action plan report is to prioritize the ideas that will have the most 

impact now and will also set the right conditions for future growth. The plan report provides a package of 

short-term (2017-2019) and mid-to-long term (2020-2024) actions various Town departments and bodies 

can take in a coordinated manner in order to make physical improvements and regulatory changes. 

Immediate goals include improving pedestrian safety, connections, the neighborhoodõs front door, and other 

existing conditions for residents. The vision is to attract investment, foster job creation, and improve housing, 

open spaces and additional streetscapes, and ultimately make the area a òneighborhood of choiceó.  

 

Integral to the action planõs recommendations are several of MAPCõs regional smart growth goals and 

objectives pertaining to equity, housing choices, and environmental justice. As the regional planning agency 

for 101 cities and towns in metropolitan Boston, the MAPC frames its local analyses within a regional and 

long-range context as outlined its 2008 MetroFuture plan3. The underlying assumption is that òregional trends 

shape local conditions, and every local decision has a broader impact on our regional well-being.ó 

  

Framingham is a substantially built-out, regional urban center4 located outside of the inner core of 

metropolitan Boston characterized by: an urban downtown core with multi-story, mixed use buildings; large 

immigrant communities; moderately dense neighborhoods near downtown with a significant component of 

rental and multifamily housing; and lower density single-family neighborhoods beyond. MAPCõs 2008 

MetroFuture plan designates Framingham as a higher priority growth area on the regional level, and as a 

regional urban center and hub. 

                                             
2  DLTA funding helps promote regional collaboration, economic development, better land use and zoning, and environmental 

protection across the Commonwealth. The funds are administered each year through a competitive process managed by MAPC. 
3  This plan was developed with the extensive participation of thousands of òplan builders,ó including residents, municipal officials, 

state agencies, businesses, community-based organizations, and institutional partners. The plan was adopted by MAPC in 2008. 
4  For more information on the MAPC community types visit the following link: http://www.mapc.org/publications. For an MAPC 

community snapshot for the Town of Framingham, please visit: http://metroboston.datacommon.org/snapshots/framingham.    

http://www.mapc.org/publications
http://metroboston.datacommon.org/snapshots/framingham
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Figure 3 Study Area Relative to Downtown and Town Boundary 

 
 

B. STUDY AREA 
 

BOUNDARIES 

The 275-acre Southeast Framingham neighborhood is bounded to the north by the MBTA railroad tracks (see 

Figures 4 and 5) running parallel to Waverly Street (Route 135), to the east by the Natick town line, to the 

southeast by the Sherborn town line, and the west/southwest by the intersection of Blandin Avenue/Bishop 

Street/Waverly Street (Route 135) and the NH/Hartford/NY railroad tracks. Its main thoroughfares are 

Waverly and Beaver streets.  

Figure 4 Study Area Boundary with Main Features 
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Figure 5 Study Area Aerial View 

 

LAND USES AND ZONING  

The neighborhood is predominantly residential in its land use pattern (71%) and is largely regulated by the 

Townõs G (General Residence) residential zoning district (see Figure 6). Its housing stock is characterized by a 

mix of private and public apartments and condominiums, privately-owned lower-density homes to the south, 

and pockets of residential in industrial areas5. A large part of the privately-owned subsidized housing was 

built in the 1970s.  

 

The remaining uses include mainly auto-related establishments, as well manufacturing, contractor 

distributorships, offices, and retail consumer services. Most of these uses generally fall within the Townõs B 

(Business) and M (Manufacturing) zoning districts. In addition, there are existing and potential brownfield sites 

from past and current industrial uses6.  In summary, the study area is characterized by industrial-commercial 

uses that impact the overall quality of life and character of the neighborhoodõs public realm. 

                                             
5  Overall, the study area is predominantly residential (accounting for 71% of the properties), and can be generally characterized 

in the following manner: (a) pockets of non-conforming residential dwellings in the Waverly/Morton streets industrial area; (b) 
mostly higher-density privately-owned subsidized rental housing complexes south of Beaver Dam Brook and north of Carlson 
Road as well as subsidized ownership condominiums at Brookside Court and Cochituate Cooperative Homes; (c) smaller-scale 
homes and apartments along a segment of Beaver Street; (d) higher-density public housing at Pusan Road; and (e) lower-scale 
privately-owned homes on both side of the Kendall Avenue area near Wilson Elementary School. 

6  In parallel and partially concurrent to the Southeast Framingham Neighborhood Action Plan, the Town of Framingham was 
awarded federal funding to assist owners of underutilized or potentially undervalued and/or contaminated properties to 
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Figure 6 Zoning and Generalized Land Uses 

 

COMMUNITY FACILITIES AND TRANSPORTATION 

Among the neighborhoodõs civic and public facilities, the two most prominent are its 17-acre Mary Dennison 

Park to the northwest and the Woodrow Wilson Elementary School, which is an international baccalaureate 

institution, to the south. While not highly visible, Beaver Dam Brook traverses and divides7 the neighborhood, 

and defines the southern edge of Dennison Park. Lastly, in terms of facilities, the neighborhood has a small 

police substation, located at Taralli Terrace and Beaver Park Road, which is staffed part-time. The 

neighborhood has two small community centers. The Pelham Apartmentõs community center is a smaller facility 

which appears to have been retrofitted from a townhouse-style residential dwelling unit and offers limited 

assembly space. The other community center is located at the Framingham Housing Authorityõs Pusan Road 

housing development and is a larger facility that permits the assembly of several dozen attendees.  

 

In terms of transportation, its main vehicular thoroughfares are Waverly, Beaver and Kendall streets. 

Waverly Street (State Route 135) is its most visible thoroughfare, is primarily commercial, and has a 

substantial amount of frontage noticeable to passersby traveling to and from Downtown Framingham and the 

adjacent Town of Natick. Beaver and Second streets form the roadway spine of the neighborhood and 

                                             
maximize the productivity of their properties within a partially overlapping study area. Please visit the Townõs website for more 
information at: www.framinghamma.gov/brownfields .  

7  It can only be crossed at three points: along Beaver Street, Taralli Terrace and Second Street. 

http://www.framinghamma.gov/brownfields
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connect it to the Town of Sherborn and the rest of South Framingham via Kendall Avenue and Leland Street, 

respectively.    

 

There are two MBTA commuter rail stations outside of the study area that provide service to points west 

toward Worcester and to points east toward Boston. These two stations are: Downtown Framingham, and 

West Natick. The downtown Framingham commuter rail station is generally within a 10 to 20 minute walk 

(0.55 to 1 miles), and the West Natick station is located within a 0.75 to 1.1 mile walk of some parts of the 

neighborhood. The MetroWest Regional Transit Authority (MWRTA) provides limited bus service along two 

routes with four bus stops in or near the study area. These two routes connect residents to the primary 

destinations of the Town Common, MetroWest Medical Center, Natick Mall, and the Market Basket, Stop & 

Shop, and Shawõs supermarkets. The condition and presence of sidewalks varies throughout the neighborhood 

(documented in a 2014 pedestrian study, see Appendix A for reference), and there are no direct pedestrian 

connections between two of the largest multifamily areas as well as between the residential neighborhood 

and abutting Dennison Park. Lastly, there are no bicycle paths within the neighborhood. 

 

C. COMMUNITY OUTREACH AND PLANNING PROCESS 

In order to understand the existing conditions and in preparation for two community workshops, MAPC 

reviewed and summarized numerous planning-related studies, examined local demographic data, held 

stakeholder interviews and conducted site visits. MAPC contacted various stakeholders, secured interviews, 

and spent two days (June 19 and July 29, 2015) meeting with area businesses, non-profits, officials and 

residents (please see Appendix B for more information).  

 

MAPC also attended two interdepartmental coordination meetings with several Town division directors: on 

June 23, 2015 in order to provide an overview of the purpose of the study, and on March 22, 2016 in order 

to present the plan recommendations and discuss the action implementation table.     

 

Throughout the outreach efforts, and design and execution of the two community workshops, the MAPC team 

translated materials into Spanish and Portuguese. The translated materials included: (a) flyers that were 

distributed via email and door-to-door8, and posted on multilingual versions of the MAPC project webpage, 

(b) meeting agendas, and (c) the explanatory headers on the visual boards and maps used during the two 

community workshops. Additionally, MAPC hired professional interpreters for both languages to interpret the 

presentations and group discussions during the two community workshops. MAPC held both public community 

workshops at the Woodrow Wilson Elementary School to gather input.  

 

The first meeting was a visioning workshop held on September 28, 2015. For that workshop, MAPC designed 

and executed two different mapping and discussion exercises with the residents. The first activity was an 

opportunities and challenges exercise. Participants then shared and mapped the ideas with the group. The 

second exercise was a visual preference poll. Participants then were asked to place another dot (with a 

numbered code) on the map where they wanted to see the use or improvement. The goal was to gather 

preferences for types of uses, number of stories, character, and neighborhood locations in order to make 

zoning, code enforcement, and public investment recommendations to the Town.   

                                             
8  MAPC teamed with local community organizations and an area resident to distribute flyers in addition to the ones MAPC 

delivered to businesses and residents during the outreach study area visits.  
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The second meeting was held on December 3, 2015 (see Figure 7) and was a potential physical growth 

workshop and a prioritization exercise for various types of improvements at specific locations. The goal was 

to present workshop participants with a summary of the community input from the first community workshop in 

order to get additional feedback on the types of improvements they desire and where within the 

neighborhood they want to see these improvements implemented. MAPC also presented a summary of 

MAPCõs physical buildout analysis in order to provide insight into how the existing zoning may be limiting 

some of the desired businesses and housing in certain parts of the neighborhood. The other purpose of the 

buildout analysis was to gauge participantsõ interest in certain uses and building heights in neighborhood sub-

areas. 

 

MAPC met with Town of Framingham staff and division heads to discuss the recommendations and gather 

final input on a coordinated implementation strategy with a timeline for the Town. MAPC delivered the final 

action plan document in December 2016 for the Town to proceed with its implementation. 

 

Figure 7 Community Workshop Participants 
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VI.  NEIGHBORHOOD  

BACKGROUND & CHALLEN GES 
 

A. NEIGHBORHOOD BACKGROUND 
 

POPULATION, HOUSEHOLDS, AND INCOME   

The Southeast Framingham neighborhood represents 1.5% (275 acres) of the Townõs territorial extent, and 

has 7% of its population (4,923 residents9 out of 68,318) and number of housing units (1,834 out of 

27,443). Despite having only 7% of the Townõs housing units, the neighborhood disproportionately has 29% 

(831 units) of the Townõs subsidized housing units (2,870). These 831 subsidized housing units in the 

neighborhood represent close to half (45%) of the neighborhoodõs total housing units. There is wide range of 

subsidized housing types, with 665 public and private rental units as well as 166 subsidized ownership units.     

 

The neighborhood is comprised primarily of family households (76% of its 1,716 households), with an 

average household size of 2.8 (ACS 2009-2013). Well over half (60%) of the neighborhood households are 

cost burdened. This is a US Census Bureau definition for households paying more than 30% of the gross 

income toward housing costs. The neighborhoodõs median family household income ($26,729) is one-third that 

of the Town of Framingham. Many neighborhood households need greater outreach, awareness and access 

to opportunities (such as workforce training programs) in tandem with a reduction of barriers (such as limited 

transit service) in order to start to overcome housing cost issues to improve their quality of life.   

 

RACE, ETHNICITY, EDUCATIONAL ATTAINMENT, LANGUAGE,  

AND ENVIRONMENTAL JUSTICE 

The Southeast Framingham neighborhood is very diverse and multilingual. Hispanic/Latino residents represent 

48% of the neighborhood, followed by White non-Hispanics at 23%, and African-Americans at 10%. 

Nineteen percent of the remaining residents are classified by the US Census Bureau as other10. Fifteen 

percent of its residents have an associates or bachelors degree, compared to 32% of the Town as a whole 

(ACS 2009-2013). Thirty-nine percent of its residents are immigrants including 17% which are naturalized 

citizens.  

 

Within the Southeast Framingham neighborhood, many households speak a language other than English at 

home. Forty-eight percent of the households speak Spanish, 27% are English-speaking households, and 22% 

speak òother Europeanó languages (more than likely Portuguese given the Townõs high percentage of 

Brazilian residents and business owners). Many of these households are bilingual with household members 

demonstrating varying levels of proficiency in English. There is however a smaller but significant subset of 

                                             
9   US Census 2010 data for two Census block groups that comprise the study area: 250173831021 and 250173831022. 
10  The U.S. Census Bureau, 2010 Census Summary File 1defines òSome Other Raceó on page B-9 as follows: 
 Some Other Race ñ Includes all other responses not included in the òWhite,ó òBlack or African American,ó òAmerican Indian or 
Alaska Native,ó òAsian,ó and òNative Hawaiian or Other Pacific Islanderó race categories described above. Respondents 
reporting entries such as multiracial, mixed, interracial, or a Hispanic, Latino, or Spanish group (for example, Mexican, Puerto 
Rican, Cuban, or Spanish) in response to the race question are included in this category. 
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these bilingual households that are not proficient in English (46-49% according to ACS 2009-2013) and are 

linguistically isolated. Overall, 34% of the neighborhoods 1,716 households are linguistically isolated.   

 

Lastly, in terms of the neighborhoodõs demographic background, its US Census Tract is classified as an 

Environmental Justice (EJ) community. An EJ community is characterized by residents who have challenges to 

participating in local decision-making, and do not enjoy the same level of protection for living in a healthy 

environment. The neighborhood meets at all four of the following US Census Bureau criteria in the Table 1 

below. 

Table 1 US Census Bureau Environmental Justice Criteria, and  
Southeast Framingham Qualifying Demographics 

 

B. NEIGHBORHOOD CHALLENGES 

The following neighborhood challenges were identified from a review of past planning studies done by the 

Town (see Appendix A), initial community stakeholder interviews, and from feedback from both community 

workshops. The challenges related to five main planning themes: (a) land use, development regulations, and 

business climate, (b) streetscape and mobility, (c) open space, quality of life, and environmental justice, (d) 

housing stock and affordability, and (e) workforce development and retail/services.  

LAND USE, DEVELOPMENT REGULATIONS, AND BUSINESS CLIMATE 

o Zoning regulations11 are an obstacle to investment. 

¶ The neighborhoodõs largest and most prominent open space and public facility, Dennison Park, is 

not protected with a public open space zoning designation.  Zoning this property as open space, 

as has been done for parks in other parts of town, would emphasize the importance and 

permanency of this public resource, and could lead to additional investment and redevelopment 

of adjacent properties.  

¶ Zoning district boundaries and regulations do not align with expressed neighborhood and 

business development goals.  

¶ There is a mismatch between uses allowed and not allowed under the table of use regulations. 

o Zoning restrictions are a barrier to housing production (affordable and market-rate) and to providing 

options for residents and families. 

                                             
11  The SEFNAP study lasted from summer 2015 to summer 2016, and the zoning that was initially examined was from the year 

2014 and the Town had addressed some zoning regulations during fall 2015 rezoning while the SEFNAP study was underway.  

Criteria Southeast Framingham Census Block Groups 

250173831021 and 250173831022 

¶ median annual household income is at or below            

65% of the statewide median income 

¶ 44% of Massachusetts                                   

median household income 

¶ 25% or more of the residents are a minority ¶ 77% minority  

¶ 25% or more of the residents are foreign born ¶ 39% immigrants 

¶ 25% or more of the residents are lacking English 

language proficiency 

¶ 34% linguistically isolated 
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¶ Multifamily residential is not allowed, and two-family housing is not allowed by-right12. 

¶ Minimum parking regulations restrict residential development. 

¶ Accessory apartments are not allowed. 

¶ Special permit review is required for cluster and other special zoning, and impacts housing 

production for proposals with 10 or more units.   

o Zoning regulations are an obstacle to good urban form. Generally speaking, good urban form entails 

dedicating more land for people, usable open space, and buildings, and less land for parking lots so that 

they are not the predominant feature of the streetscape. 

¶ Multifamily development is not allowed, and mixed-use is only allowed in a small area of land 

zoned as the Business zoning district. 

¶ Existing parking space minimum requirements are outdated. They are negatively impacting the 

environment, and limiting the potential development of a compact, walkable environment with 

good urban form.  

¶ Zoning district boundaries do not match property boundaries and split the parcels. 

STREETSCAPE AND MOBILITY  

¶ High-speed, cut-through truck traffic through residential streets (Taralli Terrace and Second Street) pose 

a pedestrian safety threat to residents and especially neighborhood children.  

¶ Very limited transit service, together with unsafe streetscapes, challenge the mobility of residents to get 

to work, school, medical appointments, supermarkets and recreational opportunities. Those with ADA 

accessibility needs face even greater challenges.  

¶ Beaver Dam Brook is fenced off and acts as a physical barrier between the residential areas, Dennison 

Park, and the businesses along Morton and Waverly streets. 

¶ Poor nighttime lighting forces some residents to shelter in place, and makes it dangerous for pedestrians 

to share the road with traffic because of poor or non-existing sidewalks13.  

¶ Very poor definition between business properties and their parking areas, and public sidewalks and 

streets, detracts from neighborhood character and discourages desired business investment. Front-yard 

parking in general also detracts from neighborhood character.    

¶ Waverly Street is the most prominent business streetscape for passers-by and lacks trees compared to 

the rest of the study area. The residential streetscape of the study area varies with the lower scale 

residential properties enjoying a greater degree of edge definition and tree canopy coverage. 

¶ There are significant gaps in the sidewalk network, and no off-road paths connecting the major 

residential developments of Pelham Apartments, Interfaith Terrace, Pusan Road, and Cochichuate 

Cooperatives.   

  

                                             
12  Two family housing is allowed in the General Residence zoning with a Zoning Board of Appeals special permit, and in the 

General Manufacturing zoning district with a variance. 
13 As documented by three pedestrian safety and streetscape improvement studies listed in Appendix A. 
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OPEN SPACE, QUALITY OF LIFE, AND ENVIRONMENTAL JUSTICE 

¶ Inadequate enforcement of existing codes and rules to make sure property owners do not adversely 

impact residents and discourage desired business investment. 

¶ Some of the non-residential uses are impacting nearby residential properties in terms of their 

business operations and visual blight (noise, odors, cut-through truck traffic, over-parking, poor 

signage/maintenance and inadequate screening/buffering).  

¶ Need to buffer residents and the open spaces from the impacts of industrial uses. These impacts 

are barriers to health, neighborhood development and recreation at Dennison Park.  

¶ Limited open space in terms of location, access and active/passive recreational usability. 

¶ At the beginning of the SEFNAP process, Dennison Park had not been serving the needs of 

children due to the closing of its major eastern playground. At the conclusion of the planning 

study, the playground had reopened. Remaining issues with Dennison Park include its poor 

pedestrian connections to the immediate residential neighborhood, and its distance and 

disconnection from the Pusan Road / Wilson Elementary neighborhood to the south.   

¶ Need to clean up Beaver Dam Brook for public health/blight, connectivity and passive 

recreational purposes. 

¶ There are no other major open space assets near the southernmost residential neighborhood other 

than wetlands that could serve as a visual and/or passive recreational amenity.  

¶ Other than the courts and fields at Dennison Park, all other recreational facilities are located 

outside of the study area with the most convenient being the Danforth Gym, Loring Skating Arena, 

Cushing Park, and the seasonal Keefe Pool. 

¶ Expedited environmental remediation efforts. 

¶ During the SEFNAP process, the Town completed the clean up the brownfield site at the Dennison 

Park playground and restored usability to neighborhood children.   

¶ Need for expedited, higher-level clean-up and reuse of former General Chemical site at 133 

Leland Street. 

¶ Stormwater conveyance infrastructure capacity and floodplain issues along Beaver Dam Brook, Second 

Street, Taralli Terrace and Morton Street need to be addressed to allow better use of properties and 

attract investment.  

¶ Need for multilingual Town outreach and inclusion to overcome linguistic isolation, and ultimately 

empower and protect residents and businesses in the federally-classified EJ community.  

¶ Need to eliminate food deserts due to lack of convenient options for grocery stores. 

HOUSING STOCK AND AFFORDABILITY 

¶ Ensuring improvement without displacement. 

¶ Preservation of homes including affordable units 

o Annual extension process of continually-about-to-expire affordable-unit use restrictions for the 

161 subsidized ownership units at Cochichuate Cooperative Homes is not an ideal strategy for 

preserving housing affordability.  

¶ Need for additional affordable rental and ownership units.  

¶ Need to improve quality of and invest in housing complexesõ stock and respective streetscapes. 
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ECONOMIC/WORKFORCE DEVELOPMENT AND RETAIL/SERVICES 

¶ Need for basic services and shopping needs.  

o Including pharmacies and medical offices, and grocery store options with fresh food. 

¶ Overcome educational attainment and skills gaps, and increase awareness of and access to existing non-

profit services programs such as adult ESL programs, job training programs, and apprenticeships.  
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VII.  NEIGHBORHOOD  

VISION & OPPORTUNITI ES 
 

A. COMMUNITY FEEDBACK 

The following section is a summary of the results from various discussion and mapping exercises (shown in 

Appendix C) held during the two community workshops on September 28, 2015 and December 3, 2015.  

The community feedback covers: (a) top quality of life concerns for immediate action, (b) visual preference 

poll feedback on types of improvements and locations, and (c) redevelopment use-mix and heights for 

targeted non-residential, underutilized subareas of the neighborhood. The goal of all of these exercises was 

to gather information in order to make recommendations to the Town for zoning, code enforcement and 

public investment decisions.  

 

The following were the top quality-of-life issues (see Figure 8 below) that residents expressed the Town 

should take immediate action on in order to enhance their livability in the neighborhood. The feedback was 

consistent with many of the findings from the past planning studies done for or by the Town as already 

outlined in the Neighborhood Challenges section of the plan.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Residents also provided MAPC with more specific input as to the types of improvements they desire and 

where within the neighborhood they want to see these improvements implemented. Generally, participants 

during the first community workshop primarily wanted to see the following improvements shown in Figure 9. 

Residents also specified based on the visual preference poll where they wanted to see desired housing, 

business and open space improvements. Figure 10 provides a summary of this visual preference poll. 

Figure  8 Community Feedback from 12.3.2015 Workshop 

Top Quality of Life Needs and Ideas for Town Action to Improve Conditions Now   

¶ Basic retail shops and services such as groceries, pharmacies, ATMs and medical services. 

¶ Pedestrian safety and traffic calming measures such as stop signs, street lights, and 
crosswalks to stop cars from speeding, and make walking around pleasant and safe day 
and night. 

¶ Job training programs and apprenticeships for youths and adults to overcome educational 
attainment and skills gaps. 

¶ Town should enforce existing codes and rules to make sure property owners keep their 
properties neat and clean.  

¶ Clean up Beaver Dam Brook for public health/blight, connectivity and passive recreational 
purposes.  

¶ Affordable places to live. 
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Figure 9 Main Areas for Generalized Desired Improvements & Services 
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Figure 10 Workshop Participantsõ Preferences for Types of Uses, Building Character, Number of Stories and Locations                                                                                    

from Visual Preference Poll and Additional Concerns Map/Worksheet 
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During the second community workshop, MAPC also presented a summary of its physical buildout analysis 

(more information on the approach and methodology in Appendix D) in order to provide insight into how the 

existing zoning may be limiting some of the desired businesses and housing in certain parts of the 

neighborhood. The buildout analysis summary was also used to gauge participantsõ interest in certain uses 

and building heights in neighborhood sub-areas (non-residential).  Overall, workshop participants expressed 

the following preferences listed in Figure 11 below for development in non-residential areas. The sum of the 

community feedback as shown in Figures 8-11 (on quality of life issues, desired physical improvements, and 

the potential redevelopment and growth of those targeted areas) will be factored into a variety of 

recommendations intended to work together to improve the neighborhood.
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Figure 11 Potential Physical Growth in Non-Residential Areas ð  

Preference for Development Uses by Use, Heights, & Sub-Areas for Town Action 
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B. OPPORTUNITIES 

The Town has an opportunity to improve the quality of life for residents of a neighborhood that has not 

benefitted from adequate base-level public investment for many years. It also has an opportunity to improve 

the neighborhoodõs business streetscape and one of the gateways into downtown Framingham coming from 

the adjacent Town of Natick. Among the opportunities the Town and the Southeast Framingham neighborhood 

have to improve the area, are the following: 

¶ Promote good urban form by transforming underutilized, non-residential areas into a more conventional, 

walkable neighborhood. 

¶ Remove obstacles to desired business and housing investment and production. 

¶ Create a pedestrian-friendly, well-lit streetscape where commercial/industrial properties that abut 

residents and open spaces do not have adverse impacts on them.  

¶ Leverage existing public assets such as prominent Dennison Park and its two public parking lots, and 

Beaver Dam Brook, in order to improve programming, usability by immediate residents, and the 

appearance of the public realm; as well as to remove physical barriers, and to attract development of 

adjacent properties.  

¶ Address environmental issues such as stormwater conveyance and brownfield sites for the overall health 

and enjoyment of the neighborhood as well pique development interest. 

¶ Protect and expand housing affordability, create more housing choices (market-rate and affordable), 

and adopt Town measures to avoid potential displacement so they are already in place once 

development projects are submitted for consideration. 

¶ Bolster Town community outreach efforts to better include and engage neighborhood residents and 

businesses, and spearhead an umbrella organization to coordinate a number of government departments 

and non-profit organizations that all provide overlapping social services such as job training programs; in 

the spirit of promoting existing resources that residents can use to enhance their livelihoods.      

¶ Create an implementation committee to proactively pursue the action items in the plan.  

 

ZONING INSIGHT 

As part of the planning process, MAPC conducted a buildout analysis of how much physical development 50 

acres of non-residential properties could accommodate within certain parts of the study area (see Figure 11). 

The buildout analysis does not imply that there is market demand for the uses and building square footages 

that were tested. Instead, it was conducted in order to test whether existing zoning regulations such as floor-

to-area (FAR) ratios, building heights, lot coverage and parking ratios would allow the creation of a 

compact, walkable, pedestrian-friendly environment; or whether there were unintentional limits in the zoning 

that prevented the desired development. Please see Appendix D for more information on the buildout 

analysis.  

The following issues and insights became apparent upon reviewing the area zoning and conducting the 

buildout analysis, and will be incorporated into the plan recommendations: 

¶ Property owners cannot build enough usable building space due to a low 0.32 floor-to-area ratio (FAR) 

and onerous maximum building coverage of 15%-35% in the current zoning. The smart growth 

assumptions used in the buildout analysis to dedicate more land to people and less to cars resulted in 

effective FARs in the range of 0.45 to 1.15 FAR that allow for more realistic development and a better 

neighborhood environment.  
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¶ The existing maximum building heights in the business and manufacturing zoning districts of 6 stories and 

80 feet are adequate/high-enough but cannot reasonably be achieved given the current FARs and lot 

coverage restrictions.  

¶ The underlying zoning regulations do not reflect many of the existing or desired uses well. There were 

zoning amendments made in October 2015, such as forbidding stone/monument works and considering 

automobile repair/dealers through special permit review in the Business (B) zoning district, that advance 

some the goals of the action plan. However, further zoning changes are proposed in the SEFNAP 

recommendations chapter including the changing of zoning district boundaries to clearly reflect separate 

areas to: allow mixed-use retail with residential, and multifamily areas; protect open space; and 

preserve lower-scale 1-to-3-dwelling residential areas. For example, the October 2015 zoning 

amendments still forbid multifamily dwellings and artist-live/work/galleries in the entire study area; and 

only consider mixed-use and mixed-use complex through a special permit review through the Planning 

Board which sends a message of uncertain business climate to potential investors.    

¶ Mary Dennison Park is not protected by an open space zoning district, and instead is included within the 

M industrial district. Parks in other areas of Town are in an open space zoning district.  

¶ Mixed-use and multifamily use restrictions are at odds with Town goals for economic investment in the 

area, and neighborhoods goals for jobs, services and housing options.  

¶ The parking regulations initially examined from 2014 were confusing, and many were simplified with the 

October 2015 amendments to avoid having two standards. However, while the standards for retail, and 

non-medical offices are expressed in the number of spaces required per certain amount of building 

square feet, the parking standard for restaurants remains a calculation of spaces per occupants plus 

spaces per employees.   

¶ The review process for development in the area could be simplified by requiring all mid-scale and large-

scale proposals to go before the Planning Board which is familiar with the goals of the neighborhood 

action plan, and limiting Zoning Board of Appeals review to small-scale residential proposals.     

¶ Parcel boundaries and zoning district lines do not correspond well. There is an opportunity to redraw 

zoning district boundaries to better align with desired action plan goals of protecting some areas and 

growing others.  

¶ Large building setbacks do not promote traditional human-scale neighborhood form. 

 

STREETSCAPE INVESTMENT 

In addition to the Town addressing the zoning issues in order to send a clear message to property owners 

and potential investors, the Town has an opportunity to invest in the neighborhoodõs streets and open spaces, 

as well as to formally engage its residents and connect them to existing resources. Building upon the prior 

planning studies commissioned by the Town as well as area-specific community input, streetscape 

improvements at specific intersections will improve pedestrian safety and quality of life for residents, and 

potentially attract private investment. Similarly, the Townõs ongoing efforts to remediate brownfields will not 

only assist in expediting redevelopment of those sites but also enhance neighborhood character by 

potentially catalyzing the development of adjacent properties.  

 

In the spirit of: (a) jumpstarting the action plan by delivering tangible quality-of-life improvements to 

residents, attracting investment, and working within budget limitations, and (b) distributing results throughout 

different parts of the study area; the action plan will incorporate the more modest and budget friendly 
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streetscape improvements. For the most part, the action plan recommendations advocate for the more modest 

improvements with the exception of recommending concrete curbed sidewalks for safety purposes versus 

striped sidewalks that lack edge definition and grade separation.  

 

FORMALIZED COMMUNITY ENGAGEMENT BY TOWN, AND  

TOWN/NEIGHBORHOOD IMPLEMENTATION TEAM   

In addition to opportunities to send a message to potential investors and improve the lives of residents 

through zoning amendments and physical improvements, the Town has an opportunity to engage 

neighborhood residents, connect them to existing resources, and provide a formalized neighborhood role on 

a recommended Town/neighborhood implementation team. As mentioned in the Environmental Justice section 

of the action plan, the Town has an opportunity to overcome linguistic barriers and increase awareness of 

and access to information that can help residents improve their own livelihoods. Beyond the translation of 

basic website information and Town application forms, the Town could spearhead an umbrella group to 

coordinate various government departments and area non-profits that all provide social services and ensure 

they are reaching out to constituents who may be unaware of existing resources.  

 

Lastly, there is an opportunity to include community stakeholders with a formal role on a Town/neighborhood 

implementation team that will carry forward the recommendations in the action plan. The composition of the 

implementation team would include pertinent Town departments as well as neighborhood leaders, members 

from other government bodies, and non-profits who provide social services. The action plan to-do-list in the 

next two chapters of this action plan will suggest potential implementation team members, identify lead Town 

departments for applicable recommended actions, and provide a timetable for actions.    
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VIII.  ACTION PLAN 

RECOMMENDATIONS  
 

A. IMPLEMENTATION COMMITTEE  

Upon approval and adoption of the SEFNAP by the Town of Framingham, the key lead Town departments 

identified in the implementation matrix should meet by spring 2017 to take action on the first shorter-term 

recommended actions (and if need be, plan for how to bring forth any necessary items to the Board of 

Selectmen, Planning Board or the fall 2017 Town Meeting). Concurrently in the spring of 2017, the Town 

Manager and Department of Community and Economic Development director should begin to meet regularly 

with key neighborhood representatives to discuss implementation, as well as to determine the best 

opportunities to get the neighborhood more involved with the implementation activities. MAPCõs initial 

recommendation is that the Town work to establish a broad and inclusive implementation team that could 

include representatives from: 

¶ Lead Town departments and bodies such as the Department of Community and Economic 

Development, Department of Public Works, Planning Board, Parks Department, and the Board of 

Selectmen; 

¶ Neighborhood residents such as the precinct chairperson, or neighborhood property owners; 

¶ Community activists with a demonstrated commitment to advocating for and helping the Southeast 

Framingham neighborhood such as the Framingham Community Connections, Coalition for the 

Prevention of Alcohol and Drug Abuse, Foodie Café public nutrition advocate David Blaise, and/or 

Pelham Apartments residents services manager;  

¶ Area non-profit organizations such as the Framingham Downtown Renaissance, Southern Middlesex 

Opportunity Council, and/or the Edward M. Kennedy Community Health Center; and  

¶ Pertinent government bodies involved in community socioeconomic development such as the 

Framingham Board of Health, Framingham Housing Authority, MassBay Community College, or Keefe 

at Night Adult Continuing Education at Keefe Regional Technical School.         

As is reflected in the implementation tableõs suggested sequencing of action items and general timetable, 

MAPC suggested that the implementation committee should meet with enough frequency to follow up on the 

action planõs to-do list, and check in on the lead Town departmentsõ progress on action items. It is 

recommended that the implementation committee meet every 2-4 months to allow the lead parties to make 

progress and coordinate with any pertinent Town committee or Town Meeting meetings throughout the year.  

In addition to the action plan recommendations outlined in this chapter of the plan report, the implementation 

committee could also take on an òoutreach and educationó role to follow up on the work the Town 

commissioned for the redevelopment potential of numerous potential brownfield sites. As part of this role, the 

IC could inform property owners of the availability of assistance to clean up their sites, as well as advocate 

for the recommended zoning changes in the SEFNAP, and spur interest in the redevelopment potential of the 

properties under the new zoning. 

 

The following action plan recommendations are grouped into two categories, and are listed sequentially to 

reflect priority actions that will set the stage for subsequent actions. The first category are actions that seek 

to improve the neighborhood now for the livability of residents and that can also set the stage for mid-to-
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longer term, more transformative improvements. The second category are action items intended to attract 

growth in targeted subareas of the neighborhood that will provide needed services and create new places 

to live, work and play. The recommendations are followed by an action plan implementation table or òto-doó 

list, and many of the items are also represented in the at-a-glance executive summary maps at the beginning 

of the action plan document for any place-based clarification. 

 

B. IMPROVING THE NEIGHBORHOOD NOW & SETTING THE RIGHT 
CONDITIONS ð SHORT-TERM 2017-2019 PHASE 

The following set of recommendations are intended to be undertaken in the short term in order to improve the 

neighborhood now and create the right type of conditions to allow and attract the desired type of compact, 

walkable and active neighborhood development. The recommendations are numbered and loosely 

sequenced in the order that they should be undertaken in order to build upon one another and lay the 

groundwork for future actions. They are listed under thematic subheaders that convey some of the SEFNAP 

goals. 

RECOMMENDATIONS FOR IMPROVING QUALITY OF LIFE FOR EXISTING RESIDENTS 

TRAFFIC CALMING FOR SAFETY OF CHILDREN AND PEDESTRIANS  

1.1 The following locations (that are also represented on the previous map in Figure 10) were deemed as 

priority areas for traffic calming improvements in the near term (2017-2019). Based on 2015 cost 

estimates in Appendix E, the nine recommended crosswalks (which represent a large portion of the 

priority streetscape improvements) would cost approximately $133,148 to $173,430 (median-cost to 

high-cost range). This does not include the two yield-to-pedestrian signs near Dennison Park nor the 

slow-traffic-children-at-play sign. The median-cost to high-cost estimate for a pedestrian/traffic light 

recommended for the intersection at Beaver Park Road and Taralli Terrace ranges from $5,170 to 

$59,100.  It is important to note that as the improvements are done, the Town should incorporate the 

Americans with Disabilities Act (ADA) design features that the studies conducted by the GPI and Cecil 

Group consultants incorporated into the recommended improvements.   
 

Table 2 Recommended Priority Short Term 2017-2019 Streetscape Improvements for Pedestrian Safety 

¶ Intersection of Beaver Park 
Road and Taralli Terrace 

To mitigate the impact of commercial/industrial truck traffic from repeatedly 
cutting through the Town-owned residential road near childrenõs play area. 

¶ Signage indicating to slow traffic speed due to children in area 

¶ Prominent painted or stamped crosswalk (recommended raised 
intersection with enhanced paving including additional 23% costing 
approximately $61,500; see Appendix E) 

¶ Pedestrian/traffic light  

¶ Beaver Street near Beaver 
Dam Brook, and near Eastern 
Playground 

To alert speeding traffic about pedestrians crossing to and from Dennison 
Park. 

¶ Yield signs 

¶ Prominent painted or stamped crosswalk (recommended speed table 
with pedestrian crossing including additional 23% costing 
approximately $4,920 to $8,610; see Appendix E)  
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¶ Waverly Street at Second Street 

¶ Second Street at Beaver Park Drive and Interfaith Terrace 

¶ Waverly Street at Taralli Terrace 

¶ Intersection of Beaver Street, Leland Street, and Kendall Avenue 

¶ Beaver Street at Second Street 

¶ Intersections of Waverly Street Blandin Avenue, & Beaver Street & 
Blandin Avenue  

¶ Prominent painted or stamped 
crosswalks (recommended 7 
enhanced pedestrian crossings at 
$7,750 to $12,000 each for 
minimum total range of including 
additional 23% of $66,728 to 
$103,320; see Appendix E.) 

FURTHER TRANSIT SERVICE ENHANCEMENT 

1.2 The Town and implementation committee should formally engage the MetroWest Regional Transit 

Authority (MWRTA) to seriously reconsider existing service routes and frequency of service to 

overcome limited transit mobility and overcome one of the barriers to a better livelihood. Presently, 

residents can get to a destination on a weekday morning but not necessarily be able to return home 

during the late evening due to lack of service. At the beginning of the SEFNAP process, there was no 

weekend service at all for residents of the Southeast Framingham neighborhood. During the process, 

the MWRTA has expanded transit service along the Route 4 South route on Saturdays from 8:45am 

to 5:25pm. This will benefit residents who expressed the desire to use transit for activities such as 

grocery shopping at fully stocked supermarkets located outside of the study area. 

MWRTA Bus  
Route # and Stop 

Destinations Service Frequency 

Route 4 North 
at 15 Blandin  

Town Common, 
MetroWest Medical 
Center, Natick Mall, 
Stop & Shop, Walmart  

Monday through Friday 
7:05am to 8pm  
~hourly 

Saturday 
8:57am to 5:08pm 
~hourly 

Route 4 South 
at Waverly at Second 
at Second at Beaver 
at Beaver at Leland 
at 15 Blandin    

 
Market Basket and  
Shawõs supermarkets 

 
Monday through Friday 
6:10am to 6:45pm 
~every 40 minutes 

 
Saturday 
8:45am to 5:45pm 
~every 40 minutes 

There is no weekday service after 8pm.  There is no Saturday service after 5:45pm.  There is no Sunday service. 
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Table 3 Summary of Near Term Physical Improvements 




























































































