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CAC members please raise 
your hand so you can be 

designated a panelist in Zoom
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1. Introductions

2. Study Goals and Process

3. BCYF Goals & Objectives

4. Current BCYF Programs

5. Community Survey about Allston-Brighton BCYF Programs and Uses

6. A Prototype Program for Allston-Brighton

7. Location Options 

8. Q&A Discussion
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Agenda
Community Advisory Committee Meeting #2
February 15, 2023

This presentation will be posted on the 
project website: 
www.boston.gov/BCYF-Jackson-Mann
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Study Goals

Study a new BCYF community center in Allston-Brighton

1. What?
Establish the types of uses and activities in a new BCYF center in Allston-Brighton

2. Where?
Study the existing site and possibly identify new sites for a new BCYF center

3. Verify!
Test in three dimensions a new BCYF center on the selected site

The study will result in a final report that will be the first step in budgeting, designing and 
building a new BCYF center.
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BCYF Goals and Objectives

Stand-Alone
Facility

Create a center that is not 
limited in hours or 

activities by shared 
facilities

Flexibility

Provide flexible spaces 
for a range of activities 

and user groups

Diverse Users

Serve the different 
interests and needs of 
BCYF’s users including 

youth, teens, adults, 
families, and seniors

More Programming

Create adequate space 
for uses and activities 

geared to the 
neighborhood
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Typical Project Schedule

We are here

24-30 months

Design
Land

Acquisition
(if necessary)

Study Construction Opening

8 months

Budgeting

6-12 months 6-12 months 12-15 months

Community
Input

Community
Input

Temporary 
Facility
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Study Process and Schedule

Program and 
Site Options

Develop 
Preliminary 

Programs & Uses

Introduction
to the Study

Develop a 
Concept Design

Community
Meeting #2

December 13, 2022

Community
Meeting #3

February 15, 2023

Community
Meeting #4

April 13, 2023

Community
Meeting #1

October 20, 2022

Final
Report

Oct
2022

Spring 2023
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Community Center Programs and Uses

88
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Current BCYF Programs (City Wide)

Most Common

Community Rooms (36)
Gymnasiums (28)
Computer Labs (25)
Teen Centers (23)
Adult Education (21)
Pools (18)
Fitness Centers (13)
Dance Studios (12)
After School Programs (10)
Kitchens (10)
Senior Spaces (9)
Auditorium/TheatreS(5)
Batting Cages (5)
Rock Walls (5)
Music Studios (3)

Least common
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BCYF Program Areas

Arts

Yoga/dance studios 

Weight & cardio rooms

Pools

Gyms

Basketball courts

Batting cages

Rock walls

Community &
Education

Fitness & 
Sports

Outdoor
Spaces

Community rooms

Classrooms

Toddler/childrens’ rooms

Senior centers

Teen centers

Technology labs

Performance spaces

Music/band rooms

Recording studios

Art rooms

Makerspaces

Gathering spaces

Playscapes

Outdoor courts

Outdoor assembly spaces

Sports fields
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Ongoing Survey 

1111

Allston - Brighton BCYF Programs and Uses
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What kinds of programming would you like to see?
Take the survey online!

Use the QR code or 
Follow this link!

https://docs.google.com/forms/d/e/1FAIpQLSfCUU4ZQdNfDe18FvKq93gOWWwFIoKrhYbjXb0ql-Dh3Zoumw/viewform
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Survey Results
as of February 15, 2023

What area do you live in? What is your age range?
Not a current 
A-B resident

Commonwealth
(Brighton)

Aberdeen
(Brighton)

St. Elizabeth’s
(Brighton)

Oak Square
(Brighton)

Packard’s 
Corner
(Allston)

Lower
Allston

Allston
20-29

30-39

40-49

50-59

60-69

>70
<20
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Which Community Resources Do You Often Use?

Jackson Mann
BCYF

West End House
Boys & Girls Club

Oak Square
YMCA

Josephine A Fiorentino 
Comm. Center

Veronica B. Smith Senior Center
Zabota Community Center

as of February 15, 2023
Note!

This is a multiple 
choice question; 
percentages do 
not total 100%
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Which resources need expansion or improvement in a 
new BCYF Community Center

Other resources mentioned
● Weekly supper or game night
● Group therapy space
● Meeting spaces that can be rented
● Co-working space
● Outdoor activities
● Free computer lab
● Air conditioned space for heat 

emergencies

Daycare

Adult Education

Health & Fitness

Senior Programming

Youth & Teen Programming

Pool

Other

as of February 15, 2023

Improving Resources

Note!
This is a multiple 
choice question; 
percentages do 
not total 100%
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Getting There
as of February 15, 2023

How do you access Jackson Mann 
Community Center?

Walk

Bicycle

MBTA (train, bus, RIDE)

Don’t use the Jackson-Mann Center

Drive

Rideshare
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Survey Results: Ongoing
Gathering Spaces Community and Education Spaces Art & Technology Spaces

Fitness Spaces Gymnasium Spaces Outdoor Spaces
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Survey Results: Ongoing
Very Important

Important

Not Important

Basketball

Daycare Adult Ed. Teen CenterLarge Community Room

Art Room Flexible Fitness StudiosCompetitive Pool

Batting Cages Covered Outdoor Space Community Garden
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Developing a Program for Allston-Brighton

1919
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A Prototype Program

Ideal (2 stories with a gym, pool, and outdoor space)

Total Building Size (2 stories) xxx SF

Building Footprint xxx SF

Min. Lot Size xxx SF

Community & Education
Arts
Fitness & Sports
Outdoor Spaces
Operations

Add parking as “Optional 
Additional Program”

Put pool in minimum 
program - update to 
include zero entry pool

Update classrooms count & 
labels per program
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A Prototype Program

Ideal (2 stories with a gym, pool, and outdoor space)

Total Building Size (2 stories) xxx SF

Building Footprint xxx SF

Min. Lot Size xxx SF

Community & Education
Arts
Fitness & Sports
Outdoor Spaces
Operations

Building program is 68,729 
gross square feet
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  Teen Center
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  Youth Classroom
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  Youth Flex Room / Daycare

1400sf room (update Area calc)

28 infants + 12 educators + 2100sf outdoor space
27 toddlers + 9 educators + 2025 sf outdoor space
32 preschoolers + 4 educators + 2400sf outdoor space
(include capacity in “Description”)

Outdoor space must include direct sun and shade
2 toilets + 2 sinks within one floor level of daycare (can be adult sized)
(include in “Adjacencies”)

Update plan for 
preschool 
arrangement

Spreadsheet
Z:\2228 BCYF Allston\20 
Research & Reference 
Material\04 Program\Daycare 
Calculations

Space can be 
subdivided.

Meets 
requirements for 
licensed daycare.
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Ideal (2 stories with a gym, pool, and outdoor space)

Total Building Size (2 stories) xxx SF

Building Footprint xxx SF

Min. Lot Size xxx SF

Community & Education
Arts
Fitness & Sports
Outdoor Spaces
Operations

  Adult Education Classroom (2)
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  Senior Center

Update plan / enlarge

Add second plan: Show sub-divide into two 
adult ed classrooms

Space can be 
subdivided into 
two adult 
education or other 
classrooms
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  Community Room with Removable Stage

Update plan for 
smaller removable 
stage (dashed lines), 
(plan for more 
closets along plan 
north wall); 
subdivide into three 
rooms (add doors)

Confirm 225 seats, 
increase size if 
needed

Update plan three or 
four adult ed class 
setups (similar to left 
plan - increase 
number of tables, 
show instructor seat 
at table)

Update description; add note accommodates 
adult ed: 24 students + 1 instructor

Space can be 
subdivided into 
three adult 
education or other 
classrooms or 
smaller meeting 
spaces
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  Art Room



BCYF Community Center Study Allston-Brighton February 15, 2023

  Tech Lab & Makerspace

Flexible 
classroom 

can be 
reconfigured 

as adult 
education
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  Music Room / Recording Studio

Draw music room / 
recording studio

Look up Boston 
Conservatory (in 
Archive drive) for 
group practice room

Mixing booth 
(250sf?)

Recording booth

Storage

Music studio
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  Gymnasium
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  Indoor Pool
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  Outdoor Spaces

Covered Outdoor Space
(Included in Prototype Program)

33

Vehicle Parking
(Optional Program,
Depends on Location)

Community Garden
(Optional Program,
Depends on Location)
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Location Options

3434
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Other
Other
Other
Other
Other
Other
Other

New facility at current Jackson Mann site

Where would you like to see a new BCYF 
center in Allston - Brighton?

Other locations mentioned”
● “Veronica Smith center”
● “Western ave in Allston…”
● “Somewhere other than Union Square…”
● “Bottom of Parsons”
● “Near Oak Square”
● “Close to Brighton center”
● “.. 425 Washington st.”
● “Lower Allston with parking”

Current Jackson Mann location

Another location

as of February 15, 2023

Survey Results: Location
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Allston-Brighton Demographics

3636
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Allston-Brighton DemographicsAllston-Brighton Demographics
Population by race
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 Household Income, $

38

Allston-Brighton Demographics
Population by household income
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% of population

Allston-Brighton Demographics
Population by age 65+
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 % of population

Allston-Brighton Demographics
Population by age 18 and under
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Location Options

4141
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Site Area Requirements

Building Area 69,000 GSF

Minimum Site Area 34,000 SF - 45,000 SF

Potential Additional Considerations
Community Garden Plots
Parking

+6,000 SF
+9,000 SF
15,000 SF 

Potential Overall Site Area 34,000 SF - 60,000 SF
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Public Sites with Further Development Potential

Development Projects Early Stage

Off-Market Sites with Further Development Potential

Jackson Mann

Rogers Park

Note: Draft List – Discussions would need to take place with owners, or agencies with care and control

DCR Outdoor Pool
(Under Study)

43

Other
Other
Other
Other
Other
Other
Other

New facility at current Jackson Mann site

Preliminary Site Locations for Study

Central

Lower Allston / 
Industrial

Market Street
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Site Address Owner Requires Total Built Area 
/ Total Site Area 

Total Assessed 
Value

Jackson Mann / Horace Mann Complex 496 Cambridge St / 6 Islington
50 Armington St

City of Boston Redevelopment of existing school complex. 201,874 GSF /
50,389 & 78,697 SF

2.96 acres 

$25,096,000
$64,010,100

44

Jackson Mann

Climate Ready Flood Risk: 
NA

N
0 300

BRIGHTON AVE

CAMBRIDGE STREET

N. BEACON ST

Volvo
Sales

Ringer
Playground

Boston 
Fire Dept

CVS

Jackson
Mann

ARMINGTON ST

Horace
Mann
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Site Address Owner Requires Total Built Area 
/ Total Site Area 

Total Assessed 
Value

Rogers Park Rogers Park Ave & Foster St City of Boston Potential to carve out 60,000 SF along Foster St. 
Subject to Article 97 permitting process & 
City of Boston Open Space (update in process)

388,888 SF
8.93 acres

TBD

45

Rogers Park

Climate Ready Flood Risk: 
Stormwater Flooding Neat-Term

N
0 300

FO
ST

ER
 S

T

WASHINGTON ST       

ROGERS PARK AVE

LA
KE

 S
T

EF 
Language 
Campus

Rogers
Park

BPS K-8
Thomas Edison
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Site Address Owner Requires Total Built Area 
/ Total Site Area 

Total Assessed 
Value

DCR Recreation Facility / Outdoor Pool N. Beacon St / Soldiers Field Road State of Massachusetts
Department of Conservation 
& Recreation (DCR)

Allston-Brighton Recreation Facility Study 
(underway) Concept for road realignment, outdoor 
pool & splash park adjacent to Charles River. 
Area available TBD likely closer to 20,000 SF.

TBD TBD

46

DCR Recreation Facility / Outdoor Pool

Climate Ready: 2070 Coastal Flood Risk
Stormwater Flooding Near-Term

N BEACON ST - REALIGNMENT

SOLDIERS FIELD RD

Recreation Facility 
Concept 1

< Watertown
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Location Evaluation Method

47

* GEOGRAPHIC 
LOCATION

TRANSPORTATION 
ACCESS

OPTIMAL 
ADJACENCIES

PHYSICAL 
CONSTRAINTS

SITE 
SIZE

SITE 
READINESS

COST COMMUNITY
FEEDBACK

Proximate to 
Allston-Brighton’s 

residential population

Proximate to transit, 
walkable, bikeable,
parking potential,

along neighborhood 
connector

Adjacent uses are likely 
to add to the Center’s 

success

Minimal steep slopes, 
wetlands, flood risk

Site size will allow for 
desired program

Predictable schedule 
for completion

Not likely to be 
prohibitively costly

given current ownership

Receptivity/desirability 
to community users

0
geographically isolated

1
somewhat accessible

2
accessible

3
well located 

0
auto-dependent

1
some transit, 

walkable, bikeable

2
high level of transit, 
walkable, bikeable

3
high level of transit, 
walkable, bikeable

neighborhood connector 
OR potential for parking

4
high level of transit, 
walkable, bikeable

neighborhood connector 
AND potential for parking

0
adjacent uses unrelated

1
adjacent uses neutral

or duplicative

2
adjacent neighborhood 

uses

3
adjacent complementary 

civic uses 
(school, playground/park)

0
significant near-term 

challenge

1
some near-term 

challenge

2
long-term challenges

3
void of physical 

challenges

0
program reduction may 

be necessary

1
minimum program could 

be accommodated

2
full program could be 

accommodated

3
add-ons like

parking & gardens 
could be accommodated

0
unknown coordination 

required larger 
development subdivision 

or permitting process  

1
transaction required

2
design could immediately 

proceed

0
private-market site

owner intent likely to 
keep or monetize

1
private-market site
owner institution or 
major landowner

2
publicly owned site

(City or State)

0
unreceptive

1
neutral

2
receptive/desirable

3
highly desirable
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Preliminary Evaluation

48

Note: Draft List – Discussions would need to take place with owners, or agencies with care and control. *Site size constraints likely to only allow for minimum site area of 34,000 – 45,000 SF

Site Geographic 
Location

Transportation 
Access

Optimal 
Adjacencies

Physical 
Constraints Site Readiness Cost Total Proximate Community

Feedback
Public Sites        

Jackson Mann 3 4 3 3 2 2 17 Ringer Playground

Rogers Park 1 1 2 3 0 2 9
Thomas Edison K8, Lyon K8 & 

9-12
Winship Elementary

DCR Outdoor Pool* 0 1 2 1 0 2 6

Development Projects        
Project A 0 1 1 1 0 1 4

Project B 0 1 1 1 0 1 4

Off-Market Sites        

Site 1* (Central) 3 4 3 1 0 1 12 Brighton High
Boston Green Academy

Site 2 (Lower Allston / Industrial) 2 3 2 3 0 1 11 Gardner Pilot

Site 3* (Central) 3 4 3 1 0 0 11 Jackson Mann

Site 4 3 4 1 1 0 0 9 Jackson Mann

Site 5 1 2 1 3 0 1 8 Gardner Pilot

Site 6* 2 3 1 2 0 0 8

Site 7* 2 3 1 1 0 1 8

Site 8* 2 3 2 1 0 0 8

Site 9* 3 1 2 1 0 1 8

Site 10* 2 2 2 1 0 1 8
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Next Steps

4949
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Next Meeting: Wednesday, April 13, 2023 (in-person)

● Please fill out our survey - and tell your friends and neighbors about it!
● Provide another update on the survey results to date
● Take feedback from tonight and select one or more sites for further study
● Test program options on selected sites
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Thank You!

5151

Audience members can raise their hand and mute/unmute themselves 
during the discussion


