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fifteen vlllage cente~s. The study was begun in ~esponss to 
the growing c~nmunity awa~eness and concern of the land 
development p~essu~es that a~e being experienced throughout 
the City,particularly in the village commercial centers. 

The study was designed to have four phases. each phase 
building on the next so that effective input of all citizens 
of Newton can be obtained. 

I. A kic:l::o·f-f phc:•.S'·f.:.•,, in \-',l!· .. lic::h the s.tuc:iy W<'2ts. t::H·mou.ncecl and it"'; 
desiqn publicallv presented in meetings before the Board 
of Aldermen, the Economic Development Commission, and a 
land use forum conducted by the Newton Conservators and 
the League of Women Voters. In cooperation with the 
Economic Development Commission, a full scale citizen 
participation process was also designed in this phase. 

II. A survey phase, to examine and discuss the development 
issues and problems from a city-wide as well as village 
perspective. The problems of traffic, parking, urban 
dE~~si qn ~ -z on j_ ng anc:l thE~ economy an=:• €~~-: ami ned e:mr.J pn2!!::-ented 
in survey reports for each village center. 

III. An alternative plans phase, to examine and discuss a 
number of alternatives for the future of the village 
centers, and the impacts of the alternative futures on the 
City's quality of life. 

IV. A final plan phase~ to prepare consensus plans and the 
necessary zoning amendments and other public actions 
necessary to achieve it. 

This survey report is one product of Phase II. It presents in 
detail the findings of four months of study, and is organized 
as follows: Section 1 highlights all important findings, 
Sections 2 through 8 present the results of the detailed 
studies in each subject area; a summary of findings is 
provided at the beginning of each section for ease of reading 
and understandinq the whole. 



SUMMARY OF FINDING~ 

'...! : 

neighborhood conve~ience goods ano services. However. 
there are also a number of bus1nesses that serve a broatie~ 

Four Corners 1s orimariJy a commercial strip, where 
~:~.L{ t:. C) rn ~::~ b i 1 12 :::. e ~, .. v· :L c E~ ~::: a r1 ci l ':·::1. 1-· <.~~ c-::~ c; J:) e r·! f=J 2:\ ;··~ !··: j, n <.~ l ct t:. s:. 
predominate. Thus, the area lacks a sense of place and is 
a difficult environment for pedestrians. 

Commercial land uses in the area have, for the most part, 
been developed at very low density. characteristic of 
s,u.b u1·- b <::<.n s.t r- i [:;.::;. 

Existinq public and private open space uses and rights-of­
way provide possible physical limits to further commercial 
expansion beyond the boundaries of the Four Corners study 
2.!·-ec.i n 

Recent counts Gf traffic on Walnut and Beacon Streets 
indicate that these streets accommodate moderate to heavy 
vol umr:::.•:: .. 

Based upon the volumes and recent counts of turning 
movements. the Beacon/Walnut Street intersection should 
and does operate at a high level of service during both 
a.m. and p.m. peak hours. 

Four Corners has an estimated surplus of 100 parking 
spaces; the supply of spaces relies exclusively on the 
pr .. i '/2:\t:E? S~f7~CtOI~. 

There may be some congestion in some areas, as drivers 
contend for the spaces closest to their shopping or 
business destination. 

An estimated total of over 230,000 square feet of new non­
residential floor space could be developed in Four Corners 
under present zoning, an increase of 136%. 

Most of this estimated development would occur in the form 
of three story office buildings with related surface 
p e,x· k i r·, <;:J l c:d:. s; • 

An estimated total of 21 new dwelling units could 
as-of-right in Four Corners under present zoning. 
represents an increase of 50% over the present 42 
un :i. t. ~;. 

bt:~ built 
Th:L ~"' 
E::! >: i s:. t. i n <;_; 

Located at the intersection of two of Newton's major 
streets, Four Corners is accessible to a broader city-wide 
market, an important factor influencing growth potential 
of this commercial area. 
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Most 01 Newton ~ retell business and service economy 15 
located in the City's 15 village cente-s. While there are 
::::. u. b :::. t. ~·:\ n t :i. .:::·~. 1 6':\ ::: t: j \:' i t. i t::~ :~:: e:.- J s~. ~;;,~ \·1·..! n F:: r- t2 ( ':? ,, \;i " 1\! {~:·~e.· d (·· 1 ct. rn f3 t. r .. E7~ e t:. ) ;; t. i .. i (:;;: ::::. P 

centers function in vary1ng degrees as the centers of the 
[: i t: ··; .... - ' S:. E'C C)f'i C~lf'!\/ u r\!etr~tt·. C)!'i .. S- C: C:)f'!'!Hlf.7~f .. C j, C:\ J. p .t:'£i. t t f::'!~-· n i ~~;. U.r-1 L! =::.U.C"t J. of C1l"'' t:::. 

city of its s12e, Most medium size cities are characterized 
by· r.:<. sub s::.t E:l.n t i r.:<.J '' rj ol"'nt O\•.Jn '' ~'Jh erE.' l~et.E:l.i 1 a.n d bl.I.S· i nes.s-, 
services and governmental activities tend to be concentrated, 
and perhaps a number of smaller neighborhood convenience 
centers or strips. In Newton, there is no one center that can 
be callf::~d t.he C:::ity's::. ''dc:)~\'!"lt.Oh'n'',1 ii:l.lt.hou.gh 1\let,.,rt:.c:Jn Centr .. e c:ome~s. 

cl o~:.(7:'·:st, 

An important aspect of the village study is to determine the 
present role of each village center in the City's economy and 
to forge a consensus on what roles each should play in the 
+ J...(. t l_tt ... ~:::• 1:1 

ThE?re{or·f.~,; t:.he~ ''m<::tr-ke~t Cll''if::~nt,?-.t.ion'' D+ thE':~ r~l!:::tail bu~.;in~:,~s:.s:.£7~5· 

_in E?ach Cf2n tr,~r !.• .• :.:.<. s. e)·: c:\m i nG:~d f.l.n d cat e(;;J\J!"' :L z (:?.d in t Cl t: ht'- e<e 
orientations: neighborhood, community/city-wide, and c:ity­
wide/regiDnal. These characterizations were made Dn the basis 
of the type of business and what is considered by market 
researchers to be its normal market area. For example, a 
small variety store or delicatessen normally serves a 
convenience business. An automobile deale~, large plumbing 
supply outlet or discount store normally serves a wider 
community or city-wide market. Large shopping malls or office 
complexes and employment centers tend to attract shoppers and 
business from throughout the metropolitan area. Although the 
Chestnut Hill Mall and shopping center may contain small 
shops, the area as a whole is a regional attraction. 

There is a mix of businesses in all village centers, but some 
have a much wider range of goods and services than others. 
Most village centers also contain businesses whose market 
orientations vary, so that with the exception of Waban and 
Oak Hill, there are no centers which can be considered purely 
neighborhood, community-wide or regional in nature, However, 
it is possible and appropriate to estimate the amount o{ 
business floor area in each village center oriented in each 
C! f t h E:·? ~:;;. f!f! \•·.1 C<. y f:') • 



Most are convenience outiets 

new office buildings on Beacon Street an= I •••. -'' 1 '. ' 
2.1.: tJ ~:? E:\ c: \J n / t.A~ -:3. J. n ! __ t ·c 
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neighborhood oriented, the~ coul~ just as well be considered 
c.:;.::: 0::..\ c::~ r·- \' :i. r~ c_:;: -:":':\ \N :i. d (~::1···· tn ~B. r·· ~:: t? t. t: 
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MARKET ORIENTATION OF BUSINESS ACTIVITY IN FOUR CORNERS 
BY BLOCK AND FLOOR AREA 

1. Neighborhood 54022 
Convenience shops 62004 
and Services 64003 

6400!.':i 

2. Community wide 
Du~::=.i nf..~s=.;;:; c:\nc:i 
~3<:2r'v'i C!2!5 

64005 

.-. 

. 1:.:: 

f:.:.LJ.f360 
:::::oo :t G 

::.i 1 ~~;8 
28~576 

Sub tcJtc:\l 

~2'-~1000 

l (15C:>(i 

Sub Tot.e.'\1 

Tot.c:1l 



FD0R CORNERS SURVEY REPORT 

ln the visual survev we nave endeavored to discuss the 
general environment of the Village Center with special 
E:·mphd~si::. de\lD'\:'.(::;.d tc::• thc:·!:~e:::· a!"'E'<''t!'E· !,,1hic::h 211~e ''pt:>~-cE~ived'' a=.. the:· 
''c.;?.ntr··a.l cor<:c'' ~ (us-sue,lly the cr;.:.::nt.r~c.\1 c:ornmerc:ial block .. ) 
Within this discussion~ emphasis is further placed on the 
qu'"\lit·'/ a.nd clar·it~/ o+ ent.r~y (qa.te.•\,Ja'}"S) ~ ''~:;;pfJ.tii:\1 definition'' 
(the qualitv and continuity of the commercial edge and the 
space formed by the building massing scheme) and the effect 
of these elements on the perception of the viewer. Other 
positive and negative aspects specific: to the center are also 
discussed. Considerations such as areas of negative 
~·-(:::Si dt::nt i a 1 / C\.:lfl!m<?!'"C i €:\1 :i. n-l.:<:::r·f ace~ the rr·ol e '"\ncJ (?.;·:te:!nt of 
vehicular/pedestrian participation in the space, as well as 
facade/signage problems, are examined to provide insight into 
the many seemingly unrelated elements within the center which 
contribute to our perceptions of it as an environmental 
whole. 

Figure 2.1 presents the findings of the visual survey. 

Four Corners is primarily an auto-oriented commercial strip 
r:;.nd lac:ks:, E;;cale <B.rlcl a =;en_se~ C:)f place for" aut.C:! d!~iver::J. e.nc:i 
pedestrians. There is no gateway or entry into this area 
beyond the view of the many signs vying for attention. 

The gas stations which appear on three of its four corners 
E:ii''E? typic.::•.ll'/ opE~n in <:':).ppe~arc.'tnc:e. This:. lc:tc:k <::1f .::1 ' 'hard 
vel~ tic: al E'd qe '' t r· E:tns 1 .,;:1. te~;;. :i. n t:o ptl<:)r- s.p ,::It i a 1 d '::!·fin it ion. 

Beyond the intersection, to the west~ a small plaza area 
exemplifies poor facade/signage treatments and suffers 
further from a poorly defined parking area which faces 
unbuffered toward residential structures to the north of 
B f.!~ a c c:m Eii:. r e f::! t .. 
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Information on existing land uses in the village centers wae 
obtained from the Newton Assessors. The information was 
C:~. ~~i ~~:.:.! !/" f:2 ~.:.i £:;. t E~ d i f"l t. C) t h e C C':\ t e (:.;t 0 I i E~ :;:. !.::· J··! C) VJ r! :i. n -r· 2\ b J. f:Z' :~; :: J. f.\!'"! d -f i ~~ U. r-· e: :5 u J. ., 

The table shows for each use the amount of land area in acres for 
each use, the amount of commercial, office and industrial floor 
area in square feet, the number of dwelling units located within 
the village study boundaries, and the Floor Area Ratio (FAR> of 
the non-residential buildings. <The concept of FAR is illustrated 
in Section 2.2.8.) 

F I !\ID I NC3S 

The area chosen for the study includes a mix of low density 
commercial, office and residential uses. The non-residential uses 
are for the most part extensive in nature, characterized by low 
buildings surrounded by parking. The density of these uses <FAR 
.41 and .42) is typical of suburban strips of this character and 
layout. 

Newton Cemetery and Cold Spring Park provide extensive open space 
buffers between Four Corners and the neighborhoods west and 
northwest of the study area.The Sudbury and Cochituate viaduct 
rights-or-way also buffer the eastern edge of Four Corners. 

Located beyond the small shopping center on the east side of 
Walnut Street above Beacon Street are parcels containing 
transitional uses. That is, they are former residences converted 
to business (office) use. 

EXISTING LAND USE CHARACTERISTICS 

HE?!E:.:i. demt i al 
E:;ingle Family 
:·2 e,nci ::::; Fami 1 y 
Apartments/Condos 

Comme~r· c :i. a.l 
D+ + :i. Cf,~ 
Industrial/Manu+acturing 
Mixed Use - mostly Commercial 
Mixed Use - mostly Residential 
Transportation/Parking 
I n~:;;t. i tu.t i em ::\1 
Open Space/Recreation 
V<~~c::<:Rnt La.nd 

LAI\ID f~F\EPl 
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6.06 
:~:; Jl :~:(i 

(i 
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0 

FLDDF: ~mEr; 
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~--·~ TRAFFIC CONDITIONS 

This report conveys the results of the manual and automatic 
traffic counting program initiated in October 1985, together 
with pre-existing traffic count data~ from previous City 
counts and consultant studies, made available to us by the 
Newton Planning and Public Works Departments. 

The objective of assembling available information on traffic 
volumes, intersection geometries, and existing traffic 
c:ont.r·c:;l ~·.J<i!.<:5 t:D c::r·e:·ec.te a II Bc:\S;E? c.:.<.-::~e II tr.::~+ + i c !::.C:Ff!n<:\r i 0 aqai nst 
·~·.,l·::i. ch <::1l tr:?l'-nc~.t:i. vt;-;, futu.l"·e s;.cE?nc:\ri os:. can bE~ compc..-\t"·ed :i. n 1 Ei'Cf:?I~ 
phases of the study. Since the principal traffic impact of 
additional development in any center will be the generation 
of added volumes, it was important to have reasonable 
estimates of existing volumes on key streets. 

In conducting the traffic surveys, we noted existing 
intersection geometry and traffic control, pointing out where 
these create or accommodate present-day bottlenecks. We also 
tried to identify parallel routes most likely to be used as 
bottleneck bypasses by drivers familiar with existing traffic 
c::ond:i. t-:i. ons~ .. 

~~.Jff~ us:;E::!cl thf.:) LevE:~l of Eler .. vj. ce methoclol og i e=:. +or~ o:\n<.:\1 yz i ng 
signallized and u~signallized intersections to characterize 
f:! ){ i =· t i · r\ g tl p E~ r~ <.:\ t i on s; ~· t•,l :i. t h sm .. §: __ J .. f!ll:.l. or_ t t~~!.JJ:;_ .. ~.?X_t.?.§..t r e1 1 at. E! ci t Cl 

signallized intersections: signal phasing and timing patterns 
assumed at such intersections were not those in current 
oper· E.d:. ion. l·\11-::! c:leemt::~cl it:. mcW'E7 us.e+ u.l to c\n c:d y~:.: e i:':i.n gpJ~.;Lm.?.L 

allocation of signal green time based on existing traffic 
volumes, in order to be able to compare operations given 
potential capacity ~nd existing volumes 9 with future 
operations when these volumes can be assumed to increase with 
different development scenarios. This approach corresponds to 
thf.7! 11 planninf,.:J 11 2.pprc1c:l.c::h to tr"·c:\ffic opf!:!r·at.ion!::; analysis.~ 

comp6~.r·e.,d v,•i t.h thE? fn(Jr~'::.' ·f i nf?.·-·tunf::d 11 f.:!ng i ne(:?r· i ng 11 appr~oach 

which is appropriate when one is actually involved in 
intersection design. Thus, the reported Levels of Service 
may not correspond with current daily experience at existing 
signallized intersections operating with less-than-ideal 
phasing and timing. 



FOUR CORNERS 

Traffic Conditions 

Four Corners is the small commercial area at the intersection of Beacon and 
Walnut Streets, between Newtonville and Newton Highlands. Both these 
streets are major travel routes within Newton, carrying moderate traffic 
volumes. At their intersection, the major commercial activities include 
gas stations on 3 corners, the Heartland Drug Store, several restaurants, 
and a recently-built office building on the northeast corner. The inter­
section·isgoverned by a simple, 2-phase traffic signal. There are no 
separate turning phases, but there is ample room on all 4 legs for straight 
and right-turning traffic to bypass queued left-turns. 

Automatic 24-hour traffic counts on Beacon Street east of Walnut, and 
\'lalnut Street north of Beacon were conducted by Newton Public Works 
personnel during October 1985. The results of these volume counts, 
factored to represent 1985,Average Daily Traffic (ADT), are illustrated in 
Figure •4.1· 

Peak hour turning movement counts in the area were also made during October 
1985. These counts were adjusted to represent average annual existing peak 

. hour traffic volumes; the resulting volumes are depicted in Figure 4.2 
Peak hours observed from these counts were 7:45-8£45 AM and 4:45-5:45 PM. 
No noteworthy delays to vehicles were observed during the traffic count 
periods, although left-turning vehicles must wait for opposing traffic to 
clear before moving. 

Existing operations at the Beacon/Walnut Street intersection were analyzed 
using Level of Service analysis procedures for signallized intersections. 
The purpose of the analysis was to determine how well this intersection 
could function, given its present geometric design and ideal or desirable 
signal timing, and existing traffic volumes, as a measure of how much 
potential capacity at the intersection is presently utilized. At a later 
phase of the study, projected volumes can be compared against present 
volumes, assuming an optimal traffic throughput at the existing intersec­
tion. 

The results of this analysis are illustrated on Figure 4.3. As can be 
·seen, this intersection currently functions at a high level of service (B) 
during both AM and PM peak hours. 
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FOUR CORNERS SURVEY KLrORT 

~nis rEport presents the results of the following parking 
studies ano analyses performed for the Four Corners study 

A parking inventory (figure 5.1) 
A parking supply/demand analysis (figure 5.2) 
A parking use survey 

The parking inventory was prepared from field survey and from 
information provided by the Newton Departments of Public 
Works and Planning and Development. The inventory identifies 
all available public and private, on- and off-street, posted 
and metered, parking spaces in the study area. 

The parking supply/demand analysis was performed by the 
Consultant using computerized land use data provided by the 
Newton Assessors, and the above parking data. This analysis 
provides a measure of the difference between an assumed 
business parking demand and actual supply. 

The parking survey was conducted on Saturday, November 9 
between the hours of 12 noon and 2 p.m. The survey consisted 
primarily of observing the number of cars parked on streets 
in relation to the amount of spaces available on those 
streets. The streets surveyed were Beaconwood Road and 
Brentwood Avenue. The purpose of the survey was to document 
any problems of spillover parking from business in 
residential areas. 

SUMMARY OF FINDINGS 

1. Four Corners has an estimated surplus ·of 100 parkinq 
spaces. This surplus is distributed fairly evenly 
throughout the area. 

2. The supply of parking relies exclusively on the private 
sector as there is presently no public on- or off-street 
spaces for business purposes, although Heartland drugs 
leases space for parking from the City. 

1. As per the supply/demand analysis, it was observed that 
the area was not used to its capacity at any time during 
the Saturday peak period. 

2. Friday parking demand may be high for certain busineses, 



causing conoestion o~oblems in some areas. particularlv on 
Beacon Street in front of the group of commercial uses . 

. _. :, }\~c.~ ~::.pi J 1 Ci\ler-· 

:::) t r·-· r;:: e; t. ·:::. u 

SUPPLY VB DEMAND 

J. n 

Table 5.1 presents the results of the supply and demand 
analysis. As shown. there is an estimated surplus of 100 
spaces-and each block contributes to that surplus. The least 
amount of surplus is in block 54022 where most of the retail 
convenience stores are located. Also indicated in the total 
lack of public on- or off-street spaces in the area (Parking 
spaces associated with open space or institutional uses are 
not included as business supply.) 

PARKING USE CHARACTERISTICS 

On the day surveyed, none of the parking areas were full at 
any time during the 12 noon to 2 p.m. period. However, there 
were locations of rapid turnover where some problems were 
noted. These problems create the impression that Four Corners 
is a congested area, when in reality the principal problem is 
the desire of the average customer to park in front of the 
door of the business he/she wishes to visit. These isolated 
problems are characteristic of convenience-oriented business 
2\l'"t?f.:\~S" 

Th<:?.n-2 ~'Jas no busi nf:.::•ss n?.l>£\tE~d pr.:\r"ki nq observt::~d on thE'' 
residential streets, nor should any be expected given the 
J.' • ., ] c: I~"] ~-· f C" •. ·~<- : '\ ~. "">+ ., ... r·j··. n 'j ~ ·t "'' Tf.l.1f''.1.'7i .. ar·qr,~ ""l..f f.!.lJ.,. 0 .. :>pace...::. .l.f1 f-f l. «.,_E, po:\ · .. J. <;) .. 0 .... >. 
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FOUR CORNERS SURVEi REPORT 

~.~.8 ZON!NGilHE DEVELOPMENT ENVELOPE 

This report presents the results of ~ne analysis of existing 
zoning in Four Corners. The purpose of the analysis is to 
provide an understanding of the present and future 
development environment of the study area, or to answer 
several basic questions~ 

1) How much growth is allowed by present zoning? 

2> How much of this growth could most likely occur in 
this village center? 

3) What will this development most likely consist of and 
1 ook like~·-;:· 

A fourth? a.ncl 0?quo.:d 1 y important ques.;ti c:m l (wt-·,c:d: t-,li 11 be the 
impact of this growth?) will be examined in the next phase of 
ti·";E'.! study. 

In order to answer these questions, the following analyses or 
estimations were performed; 

Itl.€_,_Lml.LD .. 9 .. - .. ~D.Yf:i.L<::?.P .. ~~ Thi!e; f.::'s.t.imates; thE: tCJtr.:•.l c:.~moL.tnt of 
residential, cCJmmercial and office development that is 
presently allowed by the zoning ordinance on each parcel of 
land and for the study area as a whole. This represents the 
''2.\!s-·-of-r"igl-·,t'' <::apc\City of zc.,ning c:\S :i.f evet~y par-ct:-:1 of land 
were developed to the fullest extent allCJwed by present 
z em i nq. 

Ihf~ ....... P.~.Y.~J: .. .:I2P .. i.f:i.~£!..f.:L:\;._.J~!J_Y.§:.L\:m .. r::?.. r. T h i s::. :L s; i:.'ln est i m c•. t E~ o + t h e "''·moun t. 
o+ development that could and is more likely to occur when 
existing and recent development is considered along with 
present zoning. This development envelope, or umbrella, 
combine~.:; the c:cmc:er..'t. of z<:lninq "r~ight" and t.he n:?alities of 
the marketplace to produce a more reasonable estimate of long 
te;:r-rn chevG"~l opment tl"li::d:: could occur "a. s--o+ ·--r .. :L qht" ot~ v-,d. thout. 
s;.pe~c :i. ,:;\ 1 permit .. 

B ... .J2.~?~~.Y.s:<L.ill:L!Jl§':..D .. t ...... t1J;~<? .. ~..l: T h i =· :i. s. a ~'' i m p 1 f:':! r· e~ p !'" e s:. <;"? n t ,:·,,. t i on o + t h e 
kind of development that exists, has been recently built, or 
proposed in the area, and is most likely to be built in the 
forseeable future. 



SUMMARr OF FINDINGS 

A~ es~imated total of ove~ 230!000 souare feet of new non­
resi~ential floor space could be developed in Four Corners 
under present zoning. an increase of 136%. 

Most of this est1mated development would occur in the form 
o~ three story office buildings with related surface 
pa!·-·kin~J lc:)tf::.,. 

An estimated total of 21 new dwelling un1~s could be built 
as-of-right in Four Corners under present zoning. This 
represents an increase of 50% over the present 42 existing 
units. 

Located at. the intersection of two of Newton's major 
streets, Four Corners is accessible to a broader city-wide 
market., an important factor influencing growth potential 
of this commercial area. 

The Floor Area Ratio <FARl is a simple measure of development 
intensity. It expresses the ratio of a building's total floor 
area to the size of its site. A one-story building covering 
its entire site or parcel has an FAR of 1.0. A three story 
building of 100% coverage has an FAR of 3.0. The same 
building covering 50% of a site has an FAR of 3 x .50, or 

FLOOR AREA RATIOS ILLUSTRATED 

FAR f,ntlre lot area 

0.5 

'~==·~\ 
1.0 

3.0 

WHAT IS THE ZONING ENVELOPE? 

1/2 lot area 

\ 
I 

Floor Area Rallo . 

1/41ot area 

The zoning envelope is a measure of the amount of development 
allowed by the provisions of the existing zoning ordinance. 
lh1s allowable development is expressed as total non-
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residential floor area and number of dwelling units that can 
be developed on each parcel of land and for an area as a 
whole. The floor area is oetermined by translating the 
provisions of the zoning ordinance intci effective maximum 
allowable FAR's 1 or number of dwelling units for typical 
development that might occur in each zoning district. The 
estimated FAR's are shown in Table 8.1. 

EFFECTIVE MAXIMUM AS-OF-RIGHT FLOOR AREA RATIOS ALLOWED 
BY THE EXISTING ZONING ORDINANCE 

1. Retail-surface prkg 

2. Office-surface prkg. 
1 ~::. t. C:)r '/ 

• :;;~ stories 
.. :::;; st.orif~£:. 

t.j. stor i e:::; 

3. Retail Ground floor~ 
offices above-surface 
prr·kg. 

4. Office-Ground floor 
prkg. or 1 prkg. level 
und(?.r bui 1 ding 

·~ :3 st. or .. i e~. 

5. Retail Ground Floor 
office above - all 
prkg underground 
~~; s. t or· i E' s:. 
4 stol'"i es 

6. Retail Ground Floor 
.,:\bOVE! -· s:.ur·f ac:e 
pc.~.rr·k:lng qe:ir~age 

• ::; s; t:. or· i e~~ 

Zoning Districts/FARs 
!2D.B. ....... -........ J2f.t ...... --·-···J2J~ .. -.... - ........ 1J:L.. ___ .. _t:!. 

() 
" :2:5 

0 " 
~j() 

0 .. t.):~: 

(I" :;;~5 

0. ~.'iO 
0 .. ~3B 
0 .. 61 

0. 5f3 
o. 6(i 

o. ~i(i 
0 . 75 

(> Jl '?'~5 

]. n Q(i 

0.75 

0 " 
.!~.() 

0 ' C:)2 
0 . 70 

0.40 
0. :"i<;f 

0.69 

(i,; ~ir::; 

0 .. 69 

(i . C?8 
(i . ~;}E~ 

1 • 41 

0 . 40 0 . 2~.i (i., 40 
0 . 62 0 . 44 ("• tj~:2 • ..J . 
(i 

" 
.? 0 0 . 60 

0.40 0.25 0.40 
0.59 0.41 0.59 
(l. C:.8 

0.59 0.44 0.59 
0.69 

(i 
" 7'El 0. ::iO ()'" '?Ei 

(l. t?f3 o. ;:;o 0 . 98 

2.70 0.75 2.70 

1. 41 1 '4 :1. 



Retajl Ground Fleer, 
offices above - 90% 
prkq. underground, 
l (i }~ i n s;. U.l'"' + t:'\ C <·:~ q Er. i- E:'t. \.:.:.1 E·: 

::::, s: t c:w· i e "'' 

8. Storage Warehouse 
1 ::..tc.)r·;/ 
:::~ s::. t CH,... J. e 5 

(J :: ~75 

lu ()(} 

9. Wholesale, manufacture, 
R&D labs - surface prkg. 
l ~stor·y 

" 2 =·tori e::. 
~5 ~:;tor· i es .. 

i ·~ 
... II t~/ 

()tl 8(> 

1. 27 
~2tl 32 

--,.~::· 

II / ,_f 
t•~. "'!' II 

L = .• ::~~+ 

(i u :;;~~i () n f~s.:· 

()a ~5(i i " 61. 

(
... ~"',)t::• 

.) a .. ~. \-1 

(i lf ~.5(> 

0.75 

0.76 

Based upon analysis of the existing zoning ordinance and most 
recent non-residential development in Newton, the following 
FAR's were used to determine the total floor area of 
commercial/office development that can be built as-of-right 
in (7?6:~ch zoning distr·ict:. i,Thf.:: Z.oninq Envelope) 

Bus:~i nes:.s; 
Limited t·1anu-

f ac:tUJ~ i n9 
Busi rH:?!Ss5 A 
Bus.i ne!r,;s:. B 
1··1anuf i::\ctur i ng 

< Bf7:tA > 

( U·'l> 
<BA> 
<BB) 

( jv[) 

1. 00 

i.)" 7'!5 
::;: It'?(> 
~"2 Jl :i () 
2.70 

Estimation of an allowable dwelling unit envelope for parcels 
in residential zoning districts is relatively straight­
forward. The residential zoning districts control density 
either through lot size or lot square feet per unit controls. 
Maximum allowable dwelling units for each zoning district are 
as foll<JtAJ::;~ 

He!si denr..:<:::> B 
F:E:~m;i dr::·~I'!C:t;? C 
P1~ i v.::~te· 

F:c.:,)s:i clt.::eni::. i c:~l 

F\E:esi c:IE2nc:e D 
1:;~ f::.• f.S i c:i "~ !"'! c: F! E 

( Ft: ~~~ ) 
<RB) 
(RC) 

(!:~~D) 

(!::;:E) 

:L. 74 
2.40 

E.~~ ~7 :2 
B .. 7:7:: 



The allowable floor area ratios and unit densities are now 
appl1ed to the actual zoning in the study area as shown on 
Figure 8.1. The results, the zoning envelope are as follows: 

The Zoning Envelope 1n FOUR CORNERS 

TOTAL NEW COMMERCIAL FLOOR AREA ALLOWED 
TOTAL NEW OFFICE FLOOR AREA ALLOWED 
TOTAL NEW DWELLING UNITS ALLOWED 

PRESENT AND RECENT DEVELOPMENT 

LJ.:::;2 IJ :~~:7"7 =· i1 f U 

t-371 '7 45 
21 

The above estimates assume that all properties will be 
redeveloped to the maximum allowable. Therefore, as estimates 
of actual possible development, the figures are very high and 
do not represent a realistic picture of the amount and type 
of development that could actually occur. Market forces and 
resulting rent levels, economic constraints, construction 
costs and site constraints must also be considered. These 
factors greatly temper the amount and density of development 
that does and will most likely occur in many of the village 
cent:er!f: .. 

Therefore, allowable FAR's must be compared with those 
obtained from recent development, or development that has 
been proposed or is under construction. 

Table 8.2 shows the FAR's of commercial projects most 
recently proposed or under construction that have been or may 
be permitted as-of-right under present zoning. Many of these 
projects include surfce parking structures so that the 
resulting FAR's~ or actual office building floor areas, are 
less than allowable. That is, despite the intensity of the 5 
story office development under construction at 29 Crafts 
f:)tr··eet.~ Nf!~V·Jton'lille, (F'f:lF;: 2.:~~~$) it wc.~ulci haVf.0 b€;7E•n built to 
an even greater intensity had all parking been planned to be 
underground. Based on Newton's strc.~ng office and retail 
market and the resulting high land values, it is expected 
that development of underground parking will become the rule 
rather than the exception in areas such as Newton Corner, 
Chestnut Hill and Newton Centre. 

In other village centers, recent development has occurred at 
considerably less density. Surface parking lots are more the 

·rule that the exception in these centers. Land values and 
marketable rents result in an economic environment in which 
thE') '' s:1 . ..1.bur· b 2\n E~ t '/1 €~ '' d <::vr::2l Clprnf:::n t :i ==· + ec3. sib 1 E? ,3.nd <·:"con om i c a 11 y 
cl E~s:. i ,... 2:\b l E:'. 

It should also be noted that a number of these developments 
have had the benefit of the parking credit, so that the 
actual floor area ratio obtained was higher for the 
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particular ~ype of development that actually took place than 
would nave been possible if the full parking requirements had 
been met. On the other hand, the popularity of areas such as 
1\h.:>v· .. :t.on C<:?iTi.:.!~,~. :.~.ne1 h\et-"Jtc:<n Ccw·nt.0t- +or· c:.~-f + i. C€0 de\,.."21 opmr.:~nt m<"'·Y 
have justified the provision of the additional parking 
u.ncier-(J!'"DUnc:\" 

FLOOR AREA RATIOS <FAR) FOR DEVELOPMENT PROPOSED OR UNDER 
CC!f\lt:;TEUCT I 01\l 

Ptl...lfiUF:NDf.:·;L.E 
1. 3 story offices? 

s.ur+ace pt?.tl'"kinq 
2. 2 story offices, 

~",u.r .. f,::\ce p,:,,.,~ki ng 

CHESTI\.!UT HI L.L. 
:l. 3 story offices, 

:1. ::>t:ol··-y ,, .. e1.:.ai 1 , 
u.ndE~r-gl'"ound 

parkin<;~ 

I\.!Et;JTDi\1 CE!'-l"I"I::;:E 
1. 4 story offices, 

par-kin<;.J .gar-age 

NE:t.~-J·roN CI.:;JI::.:I\lEn 
1. 4 story offices, 

pr:~r"ki ng 
:2 <l :3; ·:s i.: ot- .. i 

pii:l.r"ki nq 
~~;. 4 s \:,:>ry 

pc\rki nq 

1\l 0 1''-1 (.~I\! T U !"I 

g c:\1~ a <;I e 
elf ·f ices. 

'·' 
garaqe 
offi c:es 

' gar-a<;Jt?. 

:1.. 5 story offices, 
s.u.,~fE<.ce p<~.r·kinq 

I·~El,JTDi\IV I LL.E 
1. 5 stC)ry offices, 

par-kinq gc;\.r,B.c:JE! 

1 :l B<?nne~t. t f:3t. 0.5b BB 

·7:~; L .. e>( i ngton St. 0.48 BB 

:~::oo BC)y 1 s:; t. an Gt. 

1 l\lf2Wt C)!l Pl . :2 JJ 12 Bf:i 

~~~ Ne1"1ton F'l :··~ 

4~i B(.~ . .J!:: ~ 

:2:; :1. :~; t~JE:\S·h i ngton ~~. b? BA 
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1. 3 story offices, 
s.ur·f 2.\r.::e par··· f:: i nc;1 

L. 5 story offices, 
ssur··fa.cf::: p.::•.rkinr;1 

~. 4 story offices, 
s.ut- + c\C E"~ p .:~r-· king 

NEWTON HIGHLANDS 
1.. D-f-ficf?S 

:i. 1 Ei Ne:•edham 

******************************* 
Average FAR for Office Development with 

parking in surface lots 

Average FAR for Office Development with 
parking in a mix of 
underground and surface 
g 2.\ ,, .. :::~ q .::: s 

0.54 

Fiqure 8.2 A MODEL OF RECENT DR EXPECTED DEVELOPMENT 

S STORY BU.ILDING - SURFACE I'AAKING LOT 

FAA .. O.G9 

This tvpe of development is now matched with the requirement 
of the present zoning ordinance to obtain its allowable floor 
are<::t t~a.tio: 

Surface Parking Lot 
3 story office/retail 
4 story office/retail 

THE DEVELOPMENT ENVELOPE 

The estimate of total development allowable under present 
zoning (the Zoning Envelope) 1s now tempered with a more 
realistic view of the economic environment of the study area, 
and results in an estimated development envelope shown in 



laole S. ana Figure 8.3. 

Me cEtimated residential development envelope i~ the same as 
the res1dent1al zoning enveJope. The number of units alloweo 
1s relatively small and there is no reason to assume that 
housino will not be built to the maximum allowed by zoning. 

As indicated, a total of over 230,000 square feet of new non­
lresidential floor space could be developed in Four Corners, 
an increase of 136%. 

THE PATTERN OF POSSIBLE NEW DEVELOPMENT/REDEVELOPMENT 

Figures 8.2 and 8.3 show the amount and probable pattern of 
possible new development or redevelopment. 

Figure 8.2 indicates the present intensity of use in the 
study areas, those parcels that are presently vacant, and 
those that are presently underused. The underused parcels are 
those whose present density is less than that allowed by 
existing zoning. While this map does not and cannot show 
which parcels will be developed to greater density, it 
provides a good indication of where new development activity 
might occur. 

Figure 8.2 shows that the density of most commercial parcels 
within the study area is low so that redevelopment or major 
expansion of ~xisting buildings is possible. The new office 
building in the heart of Four Corners may be a harbinger of 
development to come. Beacon and Walnut Streets are important 
streets in Newton, giving Four Corners accessibility to a 
city-wide market. 
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TABLE 8.3 

THE PRESENT DEVELOPMENT ENVELOPE~ 

GROWTH THAT COULD OCCUR II~ FOUR CORNERS 

New Commerc1al/Retail Floor Area 
that could be added 

Existing Commercial/Retail Floor Area 
Percent Added 

New Office Floor Area 
that could be added 

Existing Office Floor Area 
Percent Added 

New Dwelling Units that could be added 
Existing Dwelling Units 
Percent Added 

Total Non-Residential Floor Area 
that could be added 

Total Existing Non-Residential Floor 

64,731 
109,886 

59% 

165,992 
59,666 

278% 

21 
42 
50 

Area 169,552 
Total Percent Added 136% 
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