
 
 

 
 
 
 

NEEDHAM PLANNING BOARD 
Thursday, January 21, 2021 

8:30 a.m. 
 

Virtual Meeting using Zoom 
Meeting ID: 826-5899-3198 

(Instructions for accessing below) 
  

 
 
 
 

1. Highway Commercial 1 Rezoning and Planning Study: Review of Urban Design Plan, Traffic Impact, Discussion 
of Next Steps and Project Schedule. 
 

2. Minutes. 
 

3. Correspondence. 
 

4. Report from Planning Director and Board members. 
 
 (Items for which a specific time has not been assigned may be taken out of order.)  

 To view and participate in this virtual meeting on your phone, download the “Zoom Cloud 
Meetings” app in any app store or at www.zoom.us. At the above date and time, click on “Join 
a Meeting” and enter the following Meeting ID: 826-5899-3198 

 
 To view and participate in this virtual meeting on your computer, at the above date and time, 

go to www.zoom.us click “Join a Meeting” and enter the following ID: 826-5899-3198 
 

http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
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AGENDA

1. Goals for Community Meeting
2. Review of Zoning Drawings

A. Existing Zoning
- FAR = 0.5

B. As of Right Zoning
- FAR = 1.0
- Option 1 Program: commercial use
- Option 2 Program: mixed use - commercial and residential

C. Special Permit Zoning
- FAR = 1.35
- Option 1 Program: commercial use
- Option 2 Program: mixed use - commercial and residential

3. Recommendations for Sustainable Development Strategies
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GOALS FOR COMMUNITY MEETING

•	 Historical overview of the planning process as relates to the study area.  

•	 Presentation of an analysis of existing study area conditions, including 		
	 land use, zoning, parking, and traffic. 

•	 Brief presentation of the earlier development scheme 

•	 Presentation of the proposed scheme for the study area 

•	 Questions & Answers
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HIGHLAND AVENUE : CIVIC AND COMMERCIAL CORRIDOR

X

TOWN OF NEEDHAM

SEARS ZILLA M

CITY OF BOSTON

HALE RESERVATION INC

WELLESLEY COLLEGE

CHARLES RIVER COUNTRY CLUB INC

TOWN OF NEEDHAM

TOWN OF DOVER

SEARS ZILLA M

DCR - DIVISION OF STATE PARKS AND RECREATION

HALE RESERVATION INC

TOWN OF DOVER

THE TRUSTEES OF RESERVATIONS

WELLESLEY COUNTRY CLUB

TOWN OF WELLESLEY

TOWN OF WELLESLEY

TOWN OF NEEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION

LOOKOUT FARM TRUST

CHICK JR WILLIAM C

TOWN OF DOVER

TOWN OF NEEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTON

BABSON COLLEGE

TOWN OF WELLESLEY

TOWN OF DOVER

NEEDHAM GOLF CLUB

TOWN OF NEEDHAM

TOWN OF WELLESLEY

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF WELLESLEY

BABSON COLLEGE

TOWN OF DOVER

TOWN OF NEEDHAM

CITY OF NEWTON

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF DOVER

DCR - DIVISION OF STATE PARKS AND RECREATION

BABSON COLLEGE

TOWN OF NEEDHAM

CITY OF BOSTON

LYMAN J AND C

TOWN OF NEEDHAM

TOWN OF WELLESLEY

TOWN OF DOVER

LOOKOUT FARM AND NURSERY INC

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTON

TOWN OF WELLESLEY

CITY OF NEWTON

TOWN OF WESTON

TOWN OF NEEDHAM

BABSON COLLEGE

TOWN OF WELLESLEY

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF DOVER

BRAE BURN COUNTRY CLUB

TOWN OF NEEDHAM

BOY SCOUTS OF AMERICA

CHARLES RIVER COUNTRY CLUB INC

DEDHAM POLO COUNTRY CLUB

HUNNEWELL ESTATE

ROMAN CATHOLIC ARCHDIOCESE OF BOSTON

TOWN OF WELLESLEY

CITY OF NEWTON

ARMY CORPS OF ENGINEERS

VONCLEMM LOUISA B

DOVER LAND CONSERVATION TRUST

TOWN OF WELLESLEY

CITY OF NEWTON

HUNNEWELL LUISA

TOWN OF NEEDHAM

NAHANTON REALTY

THE TRUSTEES OF RESERVATIONS

BLAKE CAROLINE A H

CITY OF NEWTON

TOWN OF NEEDHAM

GREENWAY H

TOWN OF NEEDHAM

MASSACHUSETTS WATER RESOURCES AUTHORITY

CITY OF NEWTON

TOWN OF WELLESLEY

LUTHERAN SOCIAL SERVICES

PEABODY AMELIA ESTATE OF

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF NEEDHAM

TOWN OF NEEDHAM

NOBLE AND GREENOUGH SCHOOL

WELLESLEY COUNTRY CLUB

THE TRUSTEES OF RESERVATIONS

TOWN OF NEEDHAM

COMMONWEALTH OF MASSACHUSETTS

DCR - DIVISION OF STATE PARKS AND RECREATION

NEW ENGLAND FORESTRY FOUNDATION

TOWN OF WESTON

WELLESLEY COLLEGE

TOWN OF NEEDHAM

CITY OF NEWTON

WILLIAMS ANNA W

NEWTON CEMETERY CORPORATION

FAULKNER HENRY B AND KATHLEEN W

TOWN OF WELLESLEY

ARMY CORPS OF ENGINEERS

TOWN OF NATICK

TOWN OF NEEDHAM

DEDHAM POLO COUNTRY CLUB

CHARLES RIVER COUNTRY CLUB

TOWN OF DOVER

SCOTT R L

CITY OF NEWTON

HUNNEWELL FRANCIS O

ARMY CORPS OF ENGINEERS

BABSON COLLEGE

TOWN OF NEEDHAM

TOWN OF NEEDHAM

TOWN OF NEEDHAM

CITY OF NEWTON

SWINY MARY H W

NEEDHAM CEMETERY ASSOCIATION

TOWN OF NATICK

TOWN OF WELLESLEY

TOWN OF DEDHAM

SEARS ZILLA M

DCR - DIVISION OF STATE PARKS AND RECREATION

THORNDIKE JOHN L AND DOROTHY D

TOWN OF NEEDHAM

ARMY CORPS OF ENGINEERS

TOWN OF DOVER

DCR - DIVISION OF STATE PARKS AND RECREATION

SEARS ZILLA M

LAW DONALD AND MOLYNEAUX SARA

HUNNEWELL LAND TRUST

TOWN OF NEEDHAM

TOWN OF NEEDHAM
TOWN OF NEEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTONDCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF NATICK

MORSS CHRISTOPHER

CITY OF NEWTON

DOVER LAND CONSERVATION TRUST

THE TRUSTEES OF RESERVATIONS

TOWN OF WELLESLEY

CITY OF NEWTON

DOVER LAND CONSERVATION TRUST

CITY OF NEWTON

DOVER LAND CONSERVATION TRUST

DEDHAM LAND TRUST

WESTON FOREST AND TRAIL ASSOCIATION

TOWN OF WELLESLEY

MORSS CHRISTOPHER

ARMY CORPS OF ENGINEERS

MORSS CHRISTOPHER

TOWN OF DOVER

TOWN OF DOVER

TOWN OF WELLESLEY

THE TRUSTEES OF RESERVATIONS

CITY OF NEWTON

ARMY CORPS OF ENGINEERS

GREEN COMPANY INC

ROMAN CATHOLIC ARCHDIOCESE OF BOSTON

TOWN OF NEEDHAM

CITY OF NEWTON

TOWN OF WELLESLEY

CITY OF NEWTON

CITY OF NEWTON

TOWN OF DOVER

GREENWAY H

TOWN OF WELLESLEY

TOWN OF DOVER

TOWN OF WELLESLEY

CHAMPION BROADCASTING INC

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF WELLESLEY

TOWN OF WELLESLEY

WELLESLEY COUNTRY CLUB

NEEDHAM GOLF CLUB

TOWN OF NEEDHAM

ARMY CORPS OF ENGINEERS

TOWN OF WELLESLEY

WELLESLEY CONSERVATION COUNCIL

ARMY CORPS OF ENGINEERS

HUNNEWELL FRANCIS O

NOBLE AND GREENOUGH SCHOOL

TOWN OF DEDHAM

ARMY CORPS OF ENGINEERS

TOWN OF DOVER

CITY OF NEWTON

TOWN OF WESTON

WOODLAND GOLF CLUB OF AUBURNDALE

WELLESLEY COUNTRY CLUB

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTON

DCR - DIVISION OF STATE PARKS AND RECREATION

HUNNEWELL LUISA

DCR - DIVISION OF STATE PARKS AND RECREATION

HALE RESERVATION INC

NOBLE AND GREENOUGH SCHOOL

MASSACHUSETTS AUDUBON SOCIETY

MASSACHUSETTS AUDUBON SOCIETY

TOWN OF NEEDHAM

TOWN OF NEEDHAM

ARMY CORPS OF ENGINEERS

TOWN OF WELLESLEY

TOWN OF NEEDHAM

DOVER LAND CONSERVATION TRUST

CITY OF NEWTON

ARMY CORPS OF ENGINEERS

TOWN OF NEEDHAM

CITY OF NEWTON

TOWN OF DEDHAM

TOWN OF WELLESLEY

THE TRUSTEES OF RESERVATIONS

TOWN OF NEEDHAM

TOWN OF NEEDHAM

TOWN OF DOVER

FYFFE MARY H

TOWN OF WELLESLEY

TOWN OF WESTON

HUNNEWELL FRANCIS O

TOWN OF WELLESLEY

TOWN OF NEEDHAM

DCR - DIVISION OF WATER SUPPLY PROTECTION

TOWN OF WELLESLEY

GREENWAY H

TOWN OF WELLESLEY

TOWN OF NEEDHAM

HUNNEWELL LUISA

CITY OF NEWTON

DEDHAM LAND TRUST

TOWN OF DOVER

CITY OF NEWTON

ARMY CORPS OF ENGINEERS

CITY OF NEWTON

TOWN OF NEEDHAM

CITY OF NEWTON

TOWN OF WESTON

CITY OF NEWTON

ST. SEBASTIANS COUNTRY DAY SCHOOL

CITY OF NEWTON

TOWN OF WELLESLEY

DCR - DIVISION OF WATER SUPPLY PROTECTION

PETRINI CORPORATION

TOWN OF WELLESLEY

TOWN OF DEDHAM

BRAE BURN COUNTRY CLUB

TOWN OF WESTON

WILLIAMS FRANCIS H

TOWN OF WELLESLEY

TOWN OF WELLESLEY

TOWN OF WELLESLEY

WILLIAMS ANNA W

CITY OF NEWTON

CUNNINGHAM NORTH AND COLIN TRS OF LYMAN REALTY TRUST

TOWN OF WELLESLEY

TOWN OF NEEDHAM

CLOWES MARGARET J
WEISS J WOODROW AND PETERSEN KAY M

TOWN OF WELLESLEY

TOWN OF NEEDHAM

WELLESLEY COLLEGE

HUNNEWELL WALTER ET AL

TOWN OF NEEDHAM

TOWN OF NEEDHAM

TOWN OF WELLESLEY

HUNNEWELL LUISA

HUNNEWELL JR ARNOLD W

CITY OF NEWTON

TOWN OF NEEDHAM

TOWN OF WELLESLEY

JACKSON JR CHARLES

CITY OF NEWTON

ROMAN CATHOLIC ARCHDIOCESE OF BOSTON

TOWN OF NEEDHAM

TOWN OF WELLESLEY

TOWN OF NEEDHAM

CITY OF NEWTON

TOWN OF WELLESLEY

DEDHAM-WESTWOOD WATER DISTRICT

TOWN OF NEEDHAM

TOWN OF DEDHAM

TOWN OF NEEDHAM

TOWN OF WELLESLEY

CITY OF NEWTON

CITY OF NEWTON

DCR - DIVISION OF STATE PARKS AND RECREATION

SEARS ZILLA M

TOWN OF WELLESLEY

TOWN OF WELLESLEY

TOWN OF WELLESLEY

HUNNEWELL MINNA L

GREENE JANE P

INDIAN FARM TRUST

TOWN OF NEEDHAM

LADD EDWARD H AND BERTHE K
GREENWAY H D S AND J

TOWN OF WELLESLEY

WELLESLEY CONSERVATION COUNCIL

WINCHESTER PARK ASSOCIATES LLP

TOWN OF NEEDHAM

JACKSON ELIZABETH B

CITY OF NEWTON

TRUSTEES OF 261 NAHANTON STREET REALTY TRUST

TOWN OF NEEDHAM

TOWN OF WELLESLEY

NEEDHAM GOLF CLUB

TOWN OF DOVER

TOWN OF WELLESLEY

WILLIAMS FRANCIS

CITY OF NEWTON

DCR - DIVISION OF WATER SUPPLY PROTECTION

ARMY CORPS OF ENGINEERS

TOWN OF WELLESLEY

CITY OF NEWTON

TOWN OF NEEDHAM

CITY OF NEWTON

TOWN OF NEEDHAM

DOVER LAND CONSERVATION TRUST

TOWN OF WELLESLEY

CITY OF NEWTON

TOWN OF DOVER

DOVER LAND CONSERVATION TRUST

DOVER LAND CONSERVATION TRUST

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF NEEDHAM

TOWN OF NEEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION

ARMY CORPS OF ENGINEERS

TOWN OF NEEDHAM

TOWN OF WELLESLEY

RHEAULT CHARLES A AND MAUD H

TOWN OF DEDHAM

LOMBARD GEORGE F AND MARY E

CITY OF NEWTON

HUNNEWELL JR ARNOLD W

TOWN OF NEEDHAM

TOWN OF NEEDHAM

THE TRUSTEES OF RESERVATIONS

TOWN OF WELLESLEY

TOWN OF WELLESLEY

CITY OF NEWTON

DOVER LAND CONSERVATION TRUST

HUNNEWELL WALTER

CITY OF NEWTON

TOWN OF WELLESLEY

CITY OF NEWTON

ARMY CORPS OF ENGINEERS

TOWN OF WESTON

TOWN OF WELLESLEY

TOWN OF WELLESLEY

ARMY CORPS OF ENGINEERS

CITY OF NEWTON

DOVER LAND CONSERVATION TRUST

TOWN OF NEEDHAM

ARMY CORPS OF ENGINEERS

CITY OF NEWTON

TOWN OF WELLESLEY

WESTON FOREST AND TRAIL ASSOCIATION

PALMER MORGAN

NEEDHAM GOLF CLUB

CITY OF NEWTON

TOWN OF DOVER

MARGULLION FRANK AND SHEILA

TOWN OF NATICK

DCR - DIVISION OF STATE PARKS AND RECREATION

WELLESLEY CONSERVATION COUNCIL

TOWN OF NEEDHAM
TOWN OF NEEDHAM

CITY OF NEWTON

TOWN OF WELLESLEY

TOWN OF NEEDHAM

TOWN OF WELLESLEY

TOWN OF NEEDHAM

TOWN OF WELLESLEY

TOWN OF DOVER

CITY OF NEWTON

TOWN OF NEEDHAM

TOWN OF DOVER

TOWN OF NEEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF NATICK

TOWN OF WELLESLEY

TOWN OF WELLESLEY

DCR - DIVISION OF WATER SUPPLY PROTECTION

DCR - DIVISION OF WATER SUPPLY PROTECTION

DCR - DIVISION OF WATER SUPPLY PROTECTION

TOWN OF WELLESLEY

HEBREW COLLEGECITY OF NEWTON

DCR - DIVISION OF WATER SUPPLY PROTECTION

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTON

CITY OF NEWTON

TOWN OF NEEDHAM

WOODARD ERIC J AND JULIA B

CLOWES MARGARET J
TOWN OF DOVER

MCFARLAND DUNCAN M

TOWN OF WELLESLEY

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTON

TOWN OF WELLESLEY

TOWN OF NEEDHAM

MORSS CHRISTOPHER

WOODARD ERIC J AND JULIA B

HEINLEIN CHESTER F AND DOROTHY A

TOWN OF WELLESLEY

TOWN OF WELLESLEY

DOVER LAND CONSERVATION TRUST

CITY OF NEWTON

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTON

NEWTON TERRACES LLC

TOWN OF NEEDHAM

DOVER LAND CONSERVATION TRUST

FOGG STEPHEN K AND WHITE KATHERINE S

ARMY CORPS OF ENGINEERS

TOWN OF WELLESLEY

TOWN OF NEEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION

LAW DONALD F AND KARLSON STEVEN E AND MACWILLIAMS JOHN J

TOWN OF DOVER

OAK PARK REALTY

DCR - DIVISION OF WATER SUPPLY PROTECTION

HAFFENREFFER FREDERICK W AND JEAN R

CITY OF NEWTON

TOWN OF WELLESLEY

TOWN OF WELLESLEY

ARMY CORPS OF ENGINEERS

NEEDHAM SPORTSMANS CLUB

CITY OF NEWTON

CHARLOTTE BRILLIANT TRUSTEES

CITY OF NEWTON

TOWN OF DEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION
CITY OF NEWTON

TOWN OF WELLESLEY

CITY OF NEWTON

TOWN OF NEEDHAM

TOWN OF DOVER

DEDHAM LAND TRUST

DOVER LAND CONSERVATION TRUST

TOWN OF DOVER

DCR - DIVISION OF WATER SUPPLY PROTECTION

DCR - DIVISION OF STATE PARKS AND RECREATION

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF DOVER

COMBINED JEWISH PHILANTHROPIES OF GREATER BOSTON INC

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF NEEDHAM

CITY OF NEWTON

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF BOSTON

BRAE BURN COUNTRY CLUB

CITY OF NEWTON

DEDHAM COMMUNITY ASSOCIATION INC

TOWN OF NEEDHAM

WELLESLEY CONSERVATION COUNCIL

ARMY CORPS OF ENGINEERS

TOWN OF NEEDHAM

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF WELLESLEY

GREENWAY H

CITY OF NEWTON

MANOR KAREN TRUSTEE OF SUMMER STREET REALTY TRUST

ARMY CORPS OF ENGINEERS

DCR - DIVISION OF STATE PARKS AND RECREATION

BERMAN STEPHEN S

TOWN OF WELLESLEY

CITY OF NEWTON

FRENCH THOMAS D AND JILL L

WOOD RICHARD S AND CHRISTINA D

WELLESLEY CONSERVATION COUNCIL

DOVER LAND CONSERVATION TRUST

TOWN OF NEEDHAM

ARMY CORPS OF ENGINEERS

TOWN OF NEEDHAM

DEDHAM-WESTWOOD WATER DISTRICT

TOWN OF NEEDHAM

CITY OF NEWTON

DCR - DIVISION OF STATE PARKS AND RECREATION

ST. SEBASTIANS COUNTRY DAY SCHOOL

TOWN OF WELLESLEY

CITY OF NEWTON

TOWN OF WELLESLEY

LAW DONALD AND MOLYNEAUX SARA

CITY OF NEWTON

CITY OF NEWTON

TOWN OF WELLESLEY

CITY OF NEWTON

TOWN OF NEEDHAM

CITY OF NEWTON

LAW DONALD F AND KARLSON STEVEN E AND MACWILLIAMS JOHN J

CITY OF BOSTON

MANOR KAREN TRUSTEE OF 314 GROVE STREET REALTY TRUST

DCR - DIVISION OF STATE PARKS AND RECREATION

CITY OF NEWTON

CITY OF NEWTON

DCR - DIVISION OF STATE PARKS AND RECREATION

DCR - DIVISION OF STATE PARKS AND RECREATION

WOODLAND GOLF CLUB OF AUBURNDALE

SUN LIFE ASSURANCE COMPANY OF CANADA

AMOS PETER G AND ELAINE R

TOWN OF NEEDHAM

CITY OF NEWTON
TOWN OF WELLESLEY

TOWN OF WELLESLEY

MARGULLION FRANK AND SHEILA

TOWN OF NATICK TOWN OF NEEDHAM

WELLESLEY SEVEN LP

TOWN OF WELLESLEY

CITY OF NEWTON

TOWN OF NEEDHAM

WESTON FOREST AND TRAIL ASSOCIATION

NEWTON CONSERVATORS

ARMY CORPS OF ENGINEERS

DCR - DIVISION OF STATE PARKS AND RECREATION

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF NEEDHAM

DCR - DIVISION OF WATER SUPPLY PROTECTION

DCR - DIVISION OF STATE PARKS AND RECREATION

TOWN OF WELLESLEY

CKF OF NEWTON DEVELOPMENT CORPORATION

DCR - DIVISION OF WATER SUPPLY PROTECTION

WESTON FOREST AND TRAIL ASSOCIATION

WELLESLEY CONSERVATION COUNCIL

TOWN OF NEEDHAM

CITY OF NEWTON

TOWN OF NEEDHAM

WESTON FOREST AND TRAIL ASSOCIATION

HAFFENREFFER FREDERICK W AND JEAN R

TOWN OF NEEDHAM

TOWN OF WELLESLEY

TOWN OF WELLESLEY

WESTON FOREST AND TRAIL ASSOCIATION

DCR - DIVISION OF WATER SUPPLY PROTECTION

CITY OF NEWTON

TOWN OF NEEDHAM

CITY OF NEWTON

CITY OF NEWTON

DCR - DIVISION OF WATER SUPPLY PROTECTION

DOVER LAND CONSERVATION TRUST

WESTON FOREST AND TRAIL ASSOCIATION

CITY OF NEWTON

TOWN OF NEEDHAM

TOWN OF WELLESLEY

ANTARAMIAN JACK J

TOWN OF WELLESLEY

TOWN OF WELLESLEY

GHAFFARI LEELA B AND KHERADPIR SHAYGAN AND GORSKI SANDRA L AND HERAS LAURA P AND NICHOLAS JR

CITY OF NEWTON

CITY OF NEWTON
DCR - DIVISION OF STATE PARKS AND RECREATION

DCR - DIVISION OF STATE PARKS AND RECREATION

GHAFFARI LEELA B AND KHERADPIR SHAYGAN AND GORSKI SANDRA L AND HERAS LAURA P AND NICHOLAS JR

DCR - DIVISION OF STATE PARKS AND RECREATION

0 0.750.25 0.5

Miles
[

TOWN BOUNDARY

STRUCTURES_TOWN 78

STRUCTURES_TOWN 335

STRUCTURES_TOWN 73

STRUCTURES_TOWN 35

STRUCTURES_TOWN 333

STRUCTURES_TOWN 198

OPEN SPACE BY OWNERSHIP

DIGITAL ELEVATION MODEL
Value

High : 255
 
Low : 0

NEEDHAM:
DENSITY



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

By Right Special Permit By Right Special Permit By Right Special Permit
FAR 0.5 0.65-0.75 1.00 1.75 1.00 1.35
Height 30'                                  70'*                                 84'*                                 70'*****                                 70'*****
Front Setback                                    Gould + Highland) 5'** 5'** 5'** 5'**
Side Setback                                  20'                              10' ***                             10' ***                             10' ***                             10' ***
Rear Setback                                 10'                             10' ****                            10' ****                            10' ****                            10' ****
Min Lot Area (SF) 20,000 20,000 20,000 20,000 20,000
Min Lot Frontage 100 100 100 100 100
Max Lot Coverage no requirement no requirement 65% 65% 65% 65%
Traffic Mitigation $ by Developer $ by Developer $ by Developer

Legend

**Except where building height exceeds 42 feet, in which case the front setback increases to 15 feet, or the building sits on Highland 
Avenue, Gould Street and/or the layout of Route 95/128, where a 20-foot landscaped vegetative buffer is required.

*****Except a building within 180 feet of Highland Avenue, dimensioned from the extent of Highland Avenue, and 200 feet of Gould 
Street is limited to a height of 42 feet or 48 feet if under a pitched roof or recessed from the face of the building in a manner approved 
by the Planning Board. 

Existing By-law Previous Proposal New ProposalZoning Element

*Except a building within 150 feet of Highland Avenue and 200 feet of Gould Street is limited to a height of 42 feet or 48 feet if under a 
pitched roof or recessed from the face of the building in a manner approved b8y the Planning Board. 

***Except where building height exceeds 42 feet, in which case the side setback is increased to 20 feet for all side setbacks not 
abutting the MBTA right-of-way.

**** Except where building height exceeds 42 feet, in which case the rear setback is increased to 20 feet for all rear setbacks not 
abutting the MBTA right-of-way.

ZONING COMPARISON - DIMENSIONS
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ZONING COMPARISON - USES

By Right Special Permit By Right Special Permit By Right Special PermitZoning Element Existing By-law Previous Proposal New Proposal

Residential multi-family 
use of up to 240 units 
added to previous 
proposal

farm, church, school, 
lib/mus, muni water tower, 
park, passenger station, 
childcare,  single family, 
boarding house, dormitory, 
retail up to 5750 sf, 
accessory manufacturing, 
offices, banks, various 
services, theaters, movie 
houses, sport facilities, 
entertainment buildings, 
fitness, distribution 
warehouse, storage, 
machine shop,  bottling 
plant, equipment rental, 
garment manufacturing, 
laboratory, radio/TV studio, 
light manufacturing, 
municipal building, 
accessory use for home 
office or small repairs

agriculture, nursing home, 
private club, private 
school, retail over 5750 
sf, fitness, trucking 
terminal, gas station, 
vehicle repair, laundry, 
junk yard, lumber 
establishment, hotel, 
restaurant, veterinary, 
medical clinic, medical 
marijuana, car sales and 
parking, welding, food 
processing, genetic 
research, medical lab, off-
street parking

Uses

Chapter 40A exempt 
uses, public parks, 
municipal buildings or 
uses, retail up to 
10,000sf, accessory 
manufacturing, 
various services, 
offices, banks, 
medical laboratory or 
laboratory engaged in 
research and 
development, radio or 
television studio, 
manufacturing, more 
than one building or 
use on a lot.

Light-rail train station, 
adult day care, private 
school or nursery, retail 
establishment from 
10,000 to 25,000sf, 
equipment rental service, 
grocery store up to 
25,000sf, restaurant, 
veterinary office, indoor 
athletic or exercise facility, 
drive-up window, medical 
group practice, live 
performance theater, 
bowling alley, and similar 
commercial amusement 
or entertainment places.

No change from 
previous proposal
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 A. EXISTING ZONING 
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VIEW FROM HIGHLAND TOWARDS NEWTON
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VIEW FROM GOULD STREET TOWARDS HIGHLAND AVE.
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VIEW FROM HIGHLAND AVE BRIDGE TOWARDS NEEDHAM
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VIEW FROM HIGHWAY EXIT 19B 
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 EXISTING AERIAL VIEW
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SITE 1 
252,952 SF

SITE 2 
411,250 SF
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 EXISTING SITE PLAN

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

1 STORY 
53,524 SF =  FAR 0.13

1 STORY 
6,000 SF

1 STORY 
84,002 SF = FAR 0.36

CURRENT PARKING: 690+

BUILDING SETBACKS
PROPERTY LINES

EXISTING ZONING REQUIREMENTS

SITE 1:
FAR 0.5 = 126,476 SF
422 PARKING SPACES REQUIRED 
@ 1 SPACE PER 300 SF

SITE 2:
FAR 0.5 = 205,625 SF
686 PARKING SPACES REQUIRED
@ 1 SPACE PER 300 SF
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 B. AS OF RIGHT ZONING SITE PLAN 
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AS OF RIGHT ZONING - SITE PLAN - OPTION 1A (1 BUILDING)
FAR = 1.0

5 STORIES - 70’ H
409,160 SFT

5 STORIES - 70’ H
250,275 SF

20% SITE OPEN SPACE

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

BUILDING SETBACKS
PROPERTY LINES
HEIGHT LIMIT 70’

AS OF RIGHT ZONING LEGEND  

SITE 1:
FAR 1.0 = 252,952 SF
843 PARKING SPACES REQUIRED*

SITE 2:
FAR 1.0 = 411,250 SF
1371 PARKING SPACES REQUIRED*

* PARKING SHOWN: 2 LEVEL UNDER-
GROUND BELOW PARKING GARAGE AND 
MAIN BUILDINGS AND 5 LEVEL PARKING 
GARAGE + SITE PARKING 

PROGRAM OPTION 1 = COMMERCIAL
     280,305 SF CORP. HQ (42.5%)
     280,305 SF R&D (42.5%)
       98,925 SF RETAIL (15%)
     659,535 SF TOTAL

P

P
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 AS OF RIGHT ZONING - AERIAL VIEW - OPTION 1A (1 BUILDING)

P

P

PROGRAM OPTION 1 = COMMERCIAL

     280,305 SF CORP. HQ (42.5%)
     280,305 SF R&D (42.5%)
       98,925 SF RETAIL (15%)
     659,535 SF TOTAL
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 AS OF RIGHT ZONING - VIEW FROM GOULD STREET TOWARDS HIGHLAND AVE. - OPTION 1A (1 BUILDING)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

 AS OF RIGHT ZONING - VIEW FROM HIGHLAND AVE. TOWARDS NEWTON - OPTION 1A (1 BUILDING)
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 AS OF RIGHT ZONING - VIEW FROM HIGHLAND AVE BRIDGE TOWARDS NEEDHAM - OPTION 1A (1 BUILDING)
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 AS OF RIGHT ZONING - VIEW FROM EXIT 19B - OPTION 1A (1 BUILDING)
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 AS OF RIGHT ZONING - SITE PLAN - OPTION 1B (MULTIPLE BUILDINGS)
FAR = 1.0

5 STORIES - 70’ H 
176,905 SF

5 STORIES - 70’ H
250,275 SF

20% SITE OPEN SPACE

3 STORIES - 42’ H
58,590 SF

3 STORIES - 42’ H 
173,665 SF

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

BUILDING SETBACKS
PROPERTY LINES
HEIGHT LIMIT 70’

AS OF RIGHT ZONING LEGEND  

SITE 1:
FAR 1.0 = 252,952 SF
843 PARKING SPACES REQUIRED*

SITE 2:
FAR 1.0 = 411,250 SF
1371 PARKING SPACES REQUIRED*

* PARKING SHOWN: 2 LEVEL UNDER-
GROUND BELOW PARKING GARAGE AND 
MAIN BUILDINGS AND 5 LEVEL PARKING 
GARAGE + SITE PARKING 

PROGRAM OPTION 1 = COMMERCIAL
     280,305 SF CORP. HQ (42.5%)
     280,305 SF R&D (42.5%)
       98,925 SF RETAIL (15%)
     659,535 SF TOTAL

P

P
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 AS OF RIGHT ZONING - AERIAL VIEW - OPTION 1B (MULTIPLE BUILDINGS)

P
P

PROGRAM OPTION 1 = COMMERCIAL

     280,305 SF CORP. HQ (42.5%)
     280,305 SF R&D (42.5%)
       98,925 SF RETAIL (15%)
     659,535 SF TOTAL
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 AS OF RIGHT ZONING - VIEW FROM GOULD STREET TOWARDS HIGHLAND AVE. - OPTION 1B (MULTIPLE BUILDINGS)
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 AS OF RIGHT ZONING - VIEW FROM HIGHLAND AVE BRIDGE TOWARDS NEEDHAM - OPTION 1B (MULTIPLE BUILDINGS)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

 AS OF RIGHT ZONING - VIEW FROM HIGHLAND AVE. TOWARDS NEWTON - OPTION 1B (MULTIPLE BUILDINGS)
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 AS OF RIGHT ZONING - VIEW FROM EXIT 19B - OPTION 1B (MULTIPLE BUILDINGS)
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AS OF RIGHT ZONING - MASSING SITE PLAN - OPTION 2 (MIXED USE)
FAR = 1.0

5 STORIES - 70’ H
197,950 SF

5 STORIES - 70’ H
197,860 SF

20% SITE OPEN SPACE

3 STORIES - 42’ H
91,610 SF

3 STORIES - 42’ H 
116,090 SF

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

3 STORIES - 42’ H
48,510 SF

BUILDING SETBACKS
PROPERTY LINES
HEIGHT LIMIT 70’

AS OF RIGHT ZONING LEGEND  

SITE 1:
FAR 1.0 = 252,952 SF
843 PARKING SPACES REQUIRED * 

SITE 2:
FAR 1.0 = 411,250 SF
1371 SPACES  REQUIRED *  

* PARKING SHOWN: 2 LEVEL UNDER-
GROUND BELOW PARKING GARAGE AND 
MAIN BUILDINGS AND 5 LEVEL PARKING 
GARAGE + SITE PARKING 

PROGRAM OPTION 2 = MIXED USE
     197,860 SF CORP. HQ (30%)
     197,860 SF R&D (30%)
      69,250 SF RETAIL (10.5%)
     194,565 SF RESIDENTIAL (29.5 %)
     659,535 SF TOTAL

P

P
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 AS OF RIGHT ZONING - AERIAL VIEW - OPTION 2 (MIXED USE)

PP

P

PROGRAM OPTION 2 = MIXED USE

     197,860 SF CORP. HQ (30%)
     197,860 SF R&D (30%)
       69,250 SF RETAIL (10.5%)
     194,565 SF RESIDENTIAL (29.5%)
     659,535 SF TOTAL
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 AS OF RIGHT ZONING - VIEW FROM GOULD STREET TOWARDS HIGHLAND AVE. - OPTION 2 (MIXED USE)
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 AS OF RIGHT ZONING - VIEW FROM HIGHLAND AVENUE TOWARDS NEWTON - OPTION 2 (MIXED USE)
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 AS OF RIGHT ZONING - VIEW FROM HIGHLAND AVE BRIDGE TOWARDS NEEDHAM - OPTION 2 (MIXED USE)
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 AS OF RIGHT ZONING - VIEW FROM EXIT 19B - OPTION 2 (MIXED USE)
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 B. SPECIAL PERMIT ZONING SITE PLAN 
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SPECIAL PERMIT ZONING - MASSING SITE PLAN - OPTION 1A (1 BUILDING)
FAR = 1.35

5 STORIES - 70’ H
555,187 SF

5 STORIES - 70’ H
341,485 SF

20% SITE OPEN SPACE

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

SPECIAL PERMIT ZONING LEGEND  

SITE 1:
FAR 1.35 = 341,485 SF
1138 PARKING SPACES REQUIRED 

SITE 2:
FAR 1.35 = 555,187 SF
1851 PARKING SPACES REQUIRED

* PARKING SHOWN: 2 LEVEL UNDER-
GROUND BELOW PARKING GARAGE AND 
MAIN BUILDINGS AND 5 LEVEL PARKING 
GARAGE + SITE PARKING 

PROGRAM OPTION 1 = COMMERCIAL
     368,200 SF CORP. HQ (42.5%)
     368,200 SF R&D (42.5%)
     129,940 SF RETAIL (15%)
     866,340 SF TOTAL

BUILDING SETBACKS
PROPERTY LINES
HEIGHT LIMIT 70’

P

P



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - AERIAL VIEW - OPTION 1A (1 BUILDING)

P

P

PROGRAM OPTION 1 = COMMERCIAL

     368,200 SF CORP. HQ (42.5%)
     368,200 SF R&D (42.5%)
     129,940 SF RETAIL (15%)
     866,340 SF TOTAL



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM GOULD STREET TOWARDS HIGHLAND AVE. - OPTION 1A (1 BUILDING)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM HIGHLAND AVE BRIDGE TOWARDS NEEDHAM - OPTION 1A (1 BUILDING)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM HIGHLAND AVENUE TOWARDS NEWTON - OPTION 1A (1 BUILDING)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM EXIT 19B - OPTION 1A (1 BUILDING)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - MASSING SITE PLAN - OPTION 1B (MULTIPLE BUILDINGS)
FAR = 1.35

5 STORIES - 70’ H 
252,380 SF

5 STORIES - 70’ H
341,485 SF

20% SITE OPEN SPACE

3 STORIES - 42’ H
142,740 SF

3 STORIES - 42’ H 
157,990 SF

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

BUILDING SETBACKS
PROPERTY LINES
HEIGHT LIMIT 70’

P

P

SPECIAL PERMIT ZONING LEGEND  

SITE 1:
FAR 1.35 = 341,485 SF
1138 PARKING SPACES REQUIRED 

SITE 2:
FAR 1.35 = 555,187 SF
1851 PARKING SPACES REQUIRED

* PARKING SHOWN: 2 LEVEL UNDER-
GROUND BELOW PARKING GARAGE AND 
MAIN BUILDINGS AND 5 LEVEL PARKING 
GARAGE + SITE PARKING 

PROGRAM OPTION 1 = COMMERCIAL
     368,200 SF CORP. HQ (42.5%)
     368,200 SF R&D (42.5%)
     129,940 SF RETAIL (15%)
     866,340 SF TOTAL



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - AERIAL VIEW - OPTION 1B (MULTIPLE BUILDINGS)

P
P

PROGRAM OPTION 1 = COMMERCIAL

     368,200 SF CORP. HQ (42.5%)
     368,200 SF R&D (42.5%)
     129,940 SF RETAIL (15%)
     866,340 SF TOTAL



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM GOULD STREET TOWARDS HIGHLAND AVE. - OPTION 1B (MULTIPLE BUILDINGS)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM HIGHLAND AVE BRIDGE TOWARDS NEEDHAM - OPTION 1B (MULTIPLE BUILDINGS)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT - VIEW FROM HIGHLAND  AVENUE TOWARDS NEWTON - OPTION 1B (MULTIPLE BUILDINGS)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM EXIT 19B - OPTION 1B (2 BUILDINGS)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT - MASSING SITE PLAN - OPTION 2 (MIXED USE)
FAR = 1.35

5 STORIES - 70’ H
259,785 SF

5 STORIES - 70’ H
259,130 SF

20% SITE OPEN SPACE

3 STORIES - 42’ H
141,535 SF

3 STORIES - 42’ H 
136,980 SF

3 STORIES - 42’ H

74,810 SF

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

SPECIAL PERMIT ZONING LEGEND  

SITE 1:
FAR 1.35 =341,485 SF
1138 PARKING SPACES REQUIRED 

SITE 2:
FAR 1.35 = 555,187 SF
1851 PARKING SPACES REQUIRED

* PARKING SHOWN: 2 LEVEL UNDER-
GROUND BELOW PARKING GARAGE AND 
MAIN BUILDINGS AND 5 LEVEL PARKING 
GARAGE + SITE PARKING 

PROGRAM OPTION 2 = MIXED USE
     259,130 SF CORP. HQ (30%)
     259,130 SF R&D (30%)
       91,460 SF RETAIL (10.5%)
     256,620 SF RESIDENTIAL (29.5%)
     866,340 SF TOTAL

BUILDING SETBACKS
PROPERTY LINES
HEIGHT LIMIT 70’

P

P



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - AERIAL VIEW - OPTION 2 (MIXED USE)

P
P

PROGRAM OPTION 2 = MIXED USE

     259,130 SF CORP. HQ (30%)
     259,130 SF R&D (30%)
       91,460 SF RETAIL (10.5%)
     256,620 SF RESIDENTIAL (29.5%)
     866,340 SF TOTAL



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM GOULD STREET TOWARDS HIGHLAND AVE. - OPTION 2 (MIXED USE)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM HIGHLAND AVE BRIDGE TOWARDS NEEDHAM - OPTION 2 (MIXED USE)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT - VIEW FROM HIGHLAND  AVENUE TOWARDS NEWTON - OPTION 2 (MIXED USE)



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

SPECIAL PERMIT ZONING - VIEW FROM EXIT 19B - OPTION 2 (MIXED USE)





STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

 EXISTING ZONING - AERIAL VIEW W/ NEW WAREHOUSE AND PARKING



STUDIO ENÉE architects HIGHWAY COMMERCIAL 1 ZONING DISTRICT PLANNING
JANUARY 21 2021

EXISTING ZONING - SITE PLAN W/ NEW WAREHOUSE AND PARKING 
FAR = 0.5

LO
AD

IN
G 

DO
CK

SITE 1 : 252,952 SF 

SITE 2 : 411,250 SF

1 STORY - 20’ H
158,900 SF = FAR 0.35

BUILDING SETBACKS
PROPERTY LINES

EXISTING ZONING REQUIREMENTS

SITE 1:
FAR 0.5 = 126,476 SF
422 PARKING SPACES REQUIRED 
@ 1 SPACE PER 300 SF

SITE 2:
FAR 0.5 = 205,625 SF
257 PARKING SPACES REQUIRED
@ 1 SPACE PER 800 SF



Highway Commercial 1
Needham, Massachusetts

Community Meeting
February 3, 2021



Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS

LEGEND

COLLECTED IN 2015

COLLECTED IN FEBRUARY 2019 
(FOLLOWING ROUTE 128 WIDENING)

11

22

33 77
88

SOUTH SITE
DRIVEWAY

GOULD STREET 5566
44

STUDY AREA



Time Period / Direction Existing 
Trips

Proposed 
Trips

Net 
Increase

Weekday Daily ‐‐ 10,402 ‐‐

Weekend AM Peak Hour

Enter 126 766 640

Exit 65 75 10

Total 191 841 650

Weekday PM Peak Hour

Enter 33 239 206

Exit 103 926 823

Total 136 1,165 1,029

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS TR IP GENERAT ION SUMMARY



TR IP DISTR IBUT ION

SOUTH SITE
DRIVEWAY

GOULD STREET

10%

40%

15%

15%

20%

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



SOUTH SITE
DRIVEWAY

GOULD STREET

FEDCBA

No‐Build (AM) Build (AM)

Build (PM)

LEVEL OF SERVICE

No‐Build (PM)
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Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS LEVEL -OF - SERV I CE ( LOS )  2030 NO-BU I LD V S . BU I LD 



SOUTH SITE DRIVEWAY

LEGENDLEGEND
PROPOSED EDGE OF PAVEMENT

PROPERTY BORDER

TAKING OF DEVELOPABLE LAND

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS CONCEPT PLAN

OPTIMIZE SIGNAL OPERATIONSOPTIMIZE SIGNAL OPERATIONSOPTIMIZE SIGNAL OPERATIONS

WIDEN NORTHERN LEG TO PROVIDE 
TWO SOUTHBOUND LEFT TURN LANES, 
ONE SOUTHBOUND THRU LANE, ONE 
SOUTHBOUND RIGHT TURN LANE, AND 
ONE NORTHBOUND THRU LANE

WIDEN NORTHERN LEG TO PROVIDE 
TWO SOUTHBOUND LEFT TURN LANES, 
ONE SOUTHBOUND THRU LANE, ONE 
SOUTHBOUND RIGHT TURN LANE, AND 
ONE NORTHBOUND THRU LANE

WIDEN NORTHERN LEG TO PROVIDE 
TWO SOUTHBOUND LEFT TURN LANES, 
ONE SOUTHBOUND THRU LANE, ONE 
SOUTHBOUND RIGHT TURN LANE, AND 
ONE NORTHBOUND THRU LANE

WIDEN APPROACH TO PROVIDE 
CHANNELIZED RIGHT TURN LANE TO 
BE UNDER SIGNALIZED CONTROL

WIDEN APPROACH TO PROVIDE 
CHANNELIZED RIGHT TURN LANE TO 
BE UNDER SIGNALIZED CONTROL

WIDEN APPROACH TO PROVIDE 
CHANNELIZED RIGHT TURN LANE TO 
BE UNDER SIGNALIZED CONTROL

S

INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL

PROVIDE TWO THRU 
LANES AND A DEDICATED 
SOUTHBOUND LEFT 
TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT TURN LANE

WIDEN DRIVEWAY TO PROVIDE A 
DEDICATED LEFT TURN LANE AND 
A SHARED LEFT/THRU/RIGHT LANE

WIDEN DRIVEWAY TO PROVIDE A 
DEDICATED LEFT TURN LANE AND 
A SHARED LEFT/THRU/RIGHT LANE

WIDEN DRIVEWAY TO PROVIDE A 
DEDICATED LEFT TURN LANE AND 
A SHARED LEFT/THRU/RIGHT LANE

S

PROVIDE DEDICATED 
SOUTHBOUND LEFT 
TURN LANE

PROVIDE DEDICATED 
SOUTHBOUND LEFT 
TURN LANE

PROVIDE DEDICATED 
SOUTHBOUND LEFT 
TURN LANE

PROVIDE DEDICATED 
WESTBOUND LEFT TURN 
LANE AND RIGHT TURN LANE

PROVIDE DEDICATED 
WESTBOUND LEFT TURN 
LANE AND RIGHT TURN LANE

PROVIDE DEDICATED 
WESTBOUND LEFT TURN 
LANE AND RIGHT TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE



SOUTH SITE
DRIVEWAY

GOULD STREET

C
BA

B

D
CA

A

E
CF

F

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS L E V E L - O F - S E R V I C E  ( L O S )  2 0 3 0  NO - BU I L D  V S . BU I L D  M I T I G AT ED  

FEDCBA

No‐Build (AM) Build Mit (AM)

Build Mit (PM)

LEVEL OF SERVICE

No‐Build (PM)
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D
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D

D
DD

D

E
DD
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QUESTIONS?



F IGURE 3 – COLL I S ION HISTORY

LEGEND

STUDY AREA INTERSECTION

11

33 11
22

SOUTH SITE
DRIVEWAY

GOULD STREET 22

CRASH RATE IN COMPARISON TO DISTRICT-WIDE AVERAGE 
(UNSIGNALIZED: 0.57 c/mev, SIGNALIZED: 0.71 c/mev)

HIGHER THAN DISTRICT-WIDE AVERAGE

75% - 100% OF DISTRICT-WIDE AVERAGE

50% - 75% OF DISTRICT-WIDE AVERAGE

LESS THAN 50% OF DISTRICT-WIDE AVERAGE

XX = NUMBER OF REPORTED COLLISIONS
MASSDOT 2015-OCTOBER 2020

14

46

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



A L T E R N A T I V E  1  – G O U L D  S T R E E T  A T  H I G H L A N D  A V E N U E  
F IGURE 11

S

OPTIMIZE SIGNAL OPERATIONSOPTIMIZE SIGNAL OPERATIONSOPTIMIZE SIGNAL OPERATIONS

WIDEN NORTHERN LEG TO PROVIDE TWO 
SOUTHBOUND LEFT TURN LANES, ONE 
SOUTHBOUND THRU LANE, ONE 
SOUTHBOUND RIGHT TURN LANE, AND 
ONE NORTHBOUND THRU LANE

WIDEN NORTHERN LEG TO PROVIDE TWO 
SOUTHBOUND LEFT TURN LANES, ONE 
SOUTHBOUND THRU LANE, ONE 
SOUTHBOUND RIGHT TURN LANE, AND 
ONE NORTHBOUND THRU LANE

WIDEN NORTHERN LEG TO PROVIDE TWO 
SOUTHBOUND LEFT TURN LANES, ONE 
SOUTHBOUND THRU LANE, ONE 
SOUTHBOUND RIGHT TURN LANE, AND 
ONE NORTHBOUND THRU LANE

WIDEN APPROACH TO PROVIDE 
CHANNELIZED RIGHT TURN LANE TO 
BE UNDER SIGNALIZED CONTROL

WIDEN APPROACH TO PROVIDE 
CHANNELIZED RIGHT TURN LANE TO 
BE UNDER SIGNALIZED CONTROL

WIDEN APPROACH TO PROVIDE 
CHANNELIZED RIGHT TURN LANE TO 
BE UNDER SIGNALIZED CONTROL

LEGENDLEGEND
PROPOSED EDGE OF PAVEMENT

PROPERTY BORDER

TAKING OF DEVELOPABLE LAND

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



A L T E R N A T I V E  1  – G O U L D  S T R E E T  A T  S O U T H  S I T E  D R I V E W A Y
F IGURE 12

W
IN

G
ATE D

R
IVEW

AY

INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL

PROVIDE TWO THRU LANES 
AND A DEDICATED 
SOUTHBOUND LEFT TURN 
LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT TURN LANE

WIDEN DRIVEWAY TO PROVIDE A 
DEDICATED LEFT TURN LANE AND 
A SHARED LEFT/THRU/RIGHT LANE

WIDEN DRIVEWAY TO PROVIDE A 
DEDICATED LEFT TURN LANE AND 
A SHARED LEFT/THRU/RIGHT LANE

WIDEN DRIVEWAY TO PROVIDE A 
DEDICATED LEFT TURN LANE AND 
A SHARED LEFT/THRU/RIGHT LANE

APPROX. 185 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 185 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 185 SF SIGNAL 
EASEMENT REQUIRED

APPROX. 150 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 150 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 150 SF SIGNAL 
EASEMENT REQUIRED

APPROX. 75 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 75 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 75 SF SIGNAL 
EASEMENT REQUIREDAPPROX. 315 SF SIGNAL 

EASEMENT REQUIRED
APPROX. 315 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 315 SF SIGNAL 
EASEMENT REQUIRED

LEGENDLEGEND
PROPOSED EDGE OF PAVEMENT

PROPERTY BORDER

TAKING OF DEVELOPABLE LAND

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



A L T E R N A T I V E  1  – G O U L D  S T R E E T  A T  N O R T H  S I T E  D R I V E W A Y
F IGURE 13

PROVIDE DEDICATED 
SOUTHBOUND LEFT TURN LANE
PROVIDE DEDICATED 
SOUTHBOUND LEFT TURN LANE
PROVIDE DEDICATED 
SOUTHBOUND LEFT TURN LANE

PROVIDE DEDICATED 
WESTBOUND LEFT TURN 
LANE AND RIGHT TURN LANE

PROVIDE DEDICATED 
WESTBOUND LEFT TURN 
LANE AND RIGHT TURN LANE

PROVIDE DEDICATED 
WESTBOUND LEFT TURN 
LANE AND RIGHT TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE

LEGENDLEGEND
PROPOSED EDGE OF PAVEMENT

PROPERTY BORDER

TAKING OF DEVELOPABLE LAND

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



C O N C E P T  P L A N  – A L T E R N A T I V E  2
F IGURE 14

SOUTH SITE DRIVEWAY

INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL

CONSOLIDATE DRIVEWAYS. WIDEN DRIVEWAY 
TO PROVIDE A DEDICATED LEFT TURN LANE 
AND A SHARED LEFT/THRU/RIGHT LANE

CONSOLIDATE DRIVEWAYS. WIDEN DRIVEWAY 
TO PROVIDE A DEDICATED LEFT TURN LANE 
AND A SHARED LEFT/THRU/RIGHT LANE

CONSOLIDATE DRIVEWAYS. WIDEN DRIVEWAY 
TO PROVIDE A DEDICATED LEFT TURN LANE 
AND A SHARED LEFT/THRU/RIGHT LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE

PROVIDE DEDICATED 
NORTHBOUND RIGHT 
TURN LANE

PROVIDE DEDICATED 
SOUTHBOUND LEFT 
TURN LANE

PROVIDE DEDICATED 
SOUTHBOUND LEFT 
TURN LANE

PROVIDE DEDICATED 
SOUTHBOUND LEFT 
TURN LANE

CONVERT DRIVEWAY TO EGRESS ONLY. PROVIDE 
RIGHT‐OUT ONLY AT NORTH SITE DRIVEWAY

APPROX. 155 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 155 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 155 SF SIGNAL 
EASEMENT REQUIRED

APPROX. 125 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 125 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 125 SF SIGNAL 
EASEMENT REQUIRED

APPROX. 80 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 80 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 80 SF SIGNAL 
EASEMENT REQUIRED

APPROX. 305 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 305 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 305 SF SIGNAL 
EASEMENT REQUIRED

LEGENDLEGEND
PROPOSED EDGE OF PAVEMENT

PROPERTY BORDER

TAKING OF DEVELOPABLE LAND

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



SOUTH SITE
DRIVEWAY

GOULD STREET
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L E V E L - O F - S E R V I C E  ( L O S )  2 0 3 0  N O - B U I L D  V S  B U I L D  M I T I G A T E D  ( A L T  1  &  A L T  2 )
F IGURE 15
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Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



2 0 2 0  E X I S T I N G  T R A F F I C  V O L U M E S

CE
N
TR

AL
 A
VE

N
U
E

TV
 P
LA
CE

(N
O
RT

H
 S
IT
E 
DR

IV
EW

AY
)

DR
IV
EW

AY

SO
U
TH

 S
IT
E 
DR

IV
EW

AY

HI
G
HL

AN
D 
AV

EN
U
E

HI
G
HL

AN
D 
AV

EN
U
E

CE
N
TR

AL
 A
VE

N
U
E

EL
LI
S 
ST
RE

ET

KE
AR

N
EY
 R
O
AD

W
IN
G
AT
E 
DR

IV
EW

AY

HAMPTON AVENUE

HUNTING ROAD

105(95)
70(105)

(4
05

)6
50

(7
5)
19

0

27
0(
64

0)
95

(1
50

)

(5)17
(580)270

(6)2

36(12)
310(225)
17(7)

(0
)0

(0
)0

(2
8)
5

14
(1
8)

0(
1)

22
(3
0)

X X ( X X ) = W E E K D A Y  A M ( W E E K D A Y  P M )RIVER PARK STREET

32
5(
75

0)
16

(1
6)

22(38)
7(15)

(4
70

)7
60 (3
)5

34
0(
76

5)
1(
2)

5(2)
2(0)

(5
10

)7
85 (2
)0

(1)12
(220)275

(0)2

60(21)
165(195)
1(0)

(1
)4

(0
)1

(0
)0

3(
2)

0(
0)

10
(5
0)

(317)156
(139)60
(61)27

217(97)
213(75)
27(32)

(2
8)
96

(6
50

)7
61

(1
5)
16

37
4(
16

8)
55

7(
74

1)
40

(1
24

)

60(42)
225(200)

(10)20
(265)260

9(
19

)
29

(9
0)

43(6)
375(245)

(6)18
(470)240

11
(1
7)

13
(2
7)

GOULD STREET

F IGURE 2
Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



CE
N
TR

AL
 A
VE

N
U
E

TV
 P
LA
CE

(N
O
RT

H
 S
IT
E 
DR

IV
EW

AY
)

DR
IV
EW

AY

SO
U
TH

 S
IT
E 
DR

IV
EW

AY

HI
G
HL

AN
D 
AV

EN
U
E

HI
G
HL

AN
D 
AV

EN
U
E

CE
N
TR

AL
 A
VE

N
U
E

EL
LI
S 
ST
RE

ET

KE
AR

N
EY
 R
O
AD

W
IN
G
AT
E 
DR

IV
EW

AY

HAMPTON AVENUE

HUNTING ROAD

116(105)
77(116)

(4
47

)7
18

(8
3)
21

0

29
8(
70

7)
10

5(
16

6)

(5)19
(580)298

(6)2

40(12)
342(225)
17(7)

(0
)0

(0
)0

(2
8)
5

15
(1
8)

0(
1)

24
(3
0)

RIVER PARK STREET

35
9(
82

8)
18

(1
8)

24(42)
8(17)

(5
19

)8
40 (3
)6

37
6(
84

5)
1(
2)

6(2)
2(0)

(5
63

)8
67 (2
)0

(1)13
(220)304

(0)2

66(21)
182(195)
1(0)

(1
)4

(0
)1

(0
)0

3(
2)

0(
0)

11
(5
0)

(350)172
(154)66
(67)30

240(107)
235(83)
30(35)

(3
1)
10

6
(7
18

)8
41

(1
7)
18

41
3(
18

6)
61

5(
81

9)
44

(1
37

)

66(42)
249(200)

(10)22
(265)287

10
(1
9)

32
(9
0)

47(6)
414(245)

(6)20
(470)265

12
(1
7)

14
(2
7)

GOULD STREET

X X ( X X ) = W E E K D A Y  A M ( W E E K D A Y  P M )

2 0 3 0  N O - B U I L D  T R A F F I C  V O L U M E S
F IGURE 4

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
HIGHWAY COMMERCIAL 1 – NEEDHAM, MASSACHUSETTS



Total Trips External Trips

Time Period / 
Direction

Corporate 
Office Trips R&D Trips Retail Trips Total Trips

Total 
External 
Trips

Existing 
Trips

Pass‐By 
Trips

New 
Primary 
Trips

Weekday 
Daily 2,730 3,972 7,184 13,886 10,402 ‐‐ 1,414 8,988

Weekend AM Peak Hour

Enter 458 271 135 864 766 126 15 625

Exit 35 56 82 173 75 65 15 ‐5

Total 493 327 217 1,037 841 191 30 620

Weekday PM Peak Hour

Enter 49 63 317 429 239 33 80 126

Exit 440 333 343 1,116 926 103 80 743

Total 489 396 660 1,545 1,165 136 160 869

T R I P  G E N E R A T I O N  S U M M A R Y
TABLE 1
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T R I P  G E N E R A T I O N  C O M P A R I S O N
TABLE 2

Build Option A
(No Residential)

Build Option B
(with Residential) Net Difference

Time Period / 
Direction

Total 
Trips

Pass‐By 
Trips

New 
Primary 
Trips

Total 
Trips

Pass‐By 
Trips

New 
Primary 
Trips

Total 
Trips

Pass‐By 
Trips

New 
Primary 
Trips

Weekday 
Daily 10,402 1,414 8,988 8,064 988 7,066 ‐2,338 ‐416 ‐1,922

Weekend AM Peak Hour

Enter 766 15 751 597 15 582 ‐169 0 ‐169

Exit 75 15 60 115 15 100 40 0 40

Total 841 30 811 712 30 682 ‐129 0 ‐129

Weekday PM Peak Hour

Enter 239 80 159 200 56 144 ‐39 ‐24 ‐15

Exit 926 80 846 673 56 617 ‐253 ‐24 ‐229

Total 1,165 160 1,005 873 112 761 ‐292 ‐48 ‐244

Greenman-Pedersen, Inc. || 181 Ballardvale Street, Suite 202, Wilmington, MA 01887
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S I T E - G E N E R A T E D  V E H I C L E  T R I P S
W E E K D A Y  P E A K  H O U R

F IGURE 6
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C O N C E P T  P L A N  F O R  G O U L D  S T R E E T  A T  C E N T R A L  A V E N U E
F IGURE 9

INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL
INSTALL FULLY‐ACTUATED 
TRAFFIC SIGNAL

REALLOCATE ROW TO PROVIDE 5.5‐FOOT 
SIDEWALKS WITH A 10‐FOOT LEFT TURN 
LANE AND AN 11‐FOOT THRU LANE IN THE 
WESTBOUND DIRECTION AND A 12‐FOOT 
EASTBOUND LANE

APPROX. 145 SF EASEMENT 
REQUIRED FOR SIDEWALK 
CONSTRUCTION 

APPROX. 85 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 85 SF SIGNAL 
EASEMENT REQUIRED
APPROX. 85 SF SIGNAL 
EASEMENT REQUIRED

APPROX. 325 SF 
SIGNAL EASEMENT 
REQUIRED

APPROX. 325 SF 
SIGNAL EASEMENT 
REQUIRED

APPROX. 325 SF 
SIGNAL EASEMENT 
REQUIRED

RELOCATION OF 
UTILITY POLE WILL BE 
REQUIRED

RELOCATION OF 
UTILITY POLE WILL BE 
REQUIRED

RELOCATION OF 
UTILITY POLE WILL BE 
REQUIRED

APPROX. 285 SF 
SIGNAL EASEMENT 
REQUIRED

APPROX. 285 SF 
SIGNAL EASEMENT 
REQUIRED

APPROX. 285 SF 
SIGNAL EASEMENT 
REQUIRED

APPROX. 105 SF EASEMENT 
REQUIRED FOR SIDEWALK 
CONSTRUCTION 
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