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What is zoning?

Zoning is a set of rules that control what may be built in each part of a 
community.

Zoning divides land into different districts and regulates allowable 
building area and volume on a lot, determines which uses are allowed 
or prohibited in each district, and establishes additional guidelines for 
growth and development.

From Planning Dept Web site

What is Zoning?

2



Newton Zoning History

➢ 1922 first zoning ordinance in Newton

➢ 1940 updated ordinance; add lot size

➢ 1953 our present ordinance based on this version

➢ 1987 updated

➢ 2015 Phase I, reformatted, easier to read

➢ 2018 Phase II: completed Accessory Apts, short term rentals, 

inclusionary zoning, climate zoning, and marijuana ordinance

Key dates in Newton Zoning
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Background
➢ 2020: Newton begins “Village Center 

Overlay District” Rezoning (VCOD)
○ This Overlay ‘sits on top of’ current 

zoning
○ Either can be chosen moving forward

➢ 2021: MBTA Communities Law 
requires by-right zoning around public 
transit stations; 8330 units for Newton

➢ 2023 : Planning Dept + Zoning + 
Planning Committee have chosen to 
combine VCOD+MBTA. Must be 
passed by 12/31/23

Background
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Implications for Newton
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➢ Multi-family unit 
capacity (8,330)

➢ Density minimum (15 
units/acre)

➢ Centered on transit 
stations (Green Line, 
Commuter rail)

➢ 50% Contiguous area
➢ Relies on Newton’s IZ 

(Inclusionary Zoning)



Citywide Map
Full city map
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Introduces 3 new zones in 
the VCOD

● VC3 
● VC2 
● MRT

Newton is required to pass 
MBTA compliant zoning by 
12/31/23



Building Height
➢ Pitched Roof: 5 stories tall, 71’ 

○ Within 50’ of lot line abutting 
Residential: 4 stories, 58’

➢ Flat Roof: 5 stories tall, 69’ with top floor 
setback 
○ Within 50’ of lot line abutting 

Residential: 4 stories, 56’

Building Footprint 15,000 sf + bonus 2500 sf

Parking
➢ No requirements for commercial or 

residential units

Source: Historic Newton

VC 3
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VC 2
Building Height
➢ Pitched Roof: 4 stories tall, 58’
➢ Flat Roof: 4 stories tall, 56’ with 10’ top 

floor setback in front and rear

Building Footprint 10,000 sf + bonus 2500 sf

Parking
➢ No requirements for commercial or 

residential units
Source: Historic Newton

VC 2
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Multi Residence Transit (MRT)
Building Height
➢ Pitched Roof: 2.5 stories, 40’
➢ Flat Roof: 2 stories, 24’
Dwelling Units
➢ Minimum = 3; Maximum = 4; new build 1500 sf 

footprint max
➢ “Adaptive Reuse” provision when preserving an 

existing building: can build up to 6 units by-right, 
increase the building footprint 50%, add multiple 
1500 sf footprint 3 or 4 unit buildings on the lot

Affordability
➢ Inclusionary Zoning Ordinance applies to 7+ 

units
Parking
➢ Only for new buildings: 1 parking space per unit

Source: Historic Newton

MRT (Multi Residential Transit)
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There is an optional additional floor available, should the owner or 
developer choose
● Additional floor (+13 feet) in VC2 and VC3
● Additional footprint allowance of 2500 sf

In Return 
● 25% total rental units must be affordable at 50% to 80% Area Median 

Income (AMI), or
● 25% total ownership units must be affordable at 80% AMI

Affordable Housing Bonus
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However …
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Unit capacity:

- MBTA Compliant :  9,565
- Other VCs :          5,052

Only required zoning capacity:  8,330 
units

* This does not include the following:
● Multiple buildings on a lot
● Add or divide lots to maximize units
● Only 4 units on MRT lot
● Adaptive reuse on MRT lot maximum 6 units plus 

additional 4 unit buildings by right (a 10,000 sf 
lot could hold 10 units)



However …
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The proposal is not supporting Newton’s 
stated intent, nor goals of the MBTA 
Communities Act

- Does not focus housing, density around 
transit stations - Either Commuter Rail 
or the Green Line

- Waban has only 1 lot zoned for VC3 
(and is owned by the MBTA)
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Brilliance



Existing Local Business
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Incentivizing development in the Village Centers will have positive impacts

● Increase opportunities (revenue, new customers)
● Add ‘foot traffic’

And will put a strain on some business owners

● No new parking requirements (developer decides to build parking)
● Property ownership is a major determining factor

○ ~90% of business owners in Nonantum + Newtonville do not own the building their 
business is located in



What’s Next
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ZAP Chair has stated that this is only the first phase of three:

Phase I : Village Center (VC) re-zoning

Phase II : Re-zoning of Newton’s primary corridors (Rt. 9, Needham and 
Washington St)

Phase III : Residential neighborhoods



End
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Villages included in MBTA Act



What’s NextNewton’s Inclusionary Zoning



Mixed Use
● Any lot with mixed-use priority street frontage 

must provide ground story active use for the 
entire width of the front elevation of the 
building facing the priority street. 

● Active uses include:
○ Retail
○ Restaurant / bar / craft beverage 
○ Specialty food service 
○ Place of amusement 
○ Personal service 
○ Gallery / arts studio 
○ Live/work space 
○ Community use space

● Banks permitted on 2nd floor only



However …
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The proposal is not supporting Newton’s 
stated intent, nor goals of the MBTA 
Communities Act

- Inequitable distribution of resulting 
density

- Outcomes are far beyond MBTA Act 
requirements (+67%)

- Does not treat each VC as a unique 
asset



However …
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The proposal is not supporting Newton’s 
stated intent, nor goals of the MBTA 
Communities Act

- Upzoning proposed across the city in 
VCs that do NOT contribute to our 
compliance with MBTA Act

- Why not adhere to state guidance and 
focus on 25% growth in capacity???



























Our own calculations closely match 
those from Planning (9,596), but we 
also included all maps (+5,650)

This does not include the following:

● Multiple buildings on a lot
● Combining or splitting lots to 

maximize units 
● More than 4 units on MRT lot; 
● Adaptive reuse on MRT lot maximum 

6 units plus additional 4 unit buildings 
by right (a 10,000 sf lot could hold 10 
units) 



What’s NextWhat’s Next

● Rezoning village centers (VCOD) + MBTA units will be 
voted on by the end of the year

● Next, in the new year, rezoning the corridors - Washington 
St, Needham St and Route 9

● Amendments to existing MR districts to follow



John Oliver, joliver@newtonma.gov 
Pam Wright, pwright@newtonma.gov

Questions?

mailto:joliver@newtonma.gov
mailto:pwright@newtonma.gov



