
Norwell Hosts II
A Community Forum on the Future of Queen 

Anne’s Plaza and Accord Park
11/15/2019- Cushing Memorial Hall, Norwell MA



1. Lightning Recap
1. About MAPC
2. 2018 Economic Growth Plan and Project Goals
3. Project Timeline

2. Zoning Refresher
1. About Zoning and Development

3. Last Meeting’s Activities and Outcomes
1. What You Said!

4. Project Progress
1. Traffic Study and Analysis
2. Zoning Program Development
3. Fiscal Impact Analysis

5. Tonight’s Activities!

Agenda



Meeting Goal

Present the Norwell Community with a framework of 

zoning recommendations along with potential 

development outcomes for feedback, input, and 

questions!



Lightning Recap



Metropolitan Area Planning 
Council

• 101 cities & towns

• 8 subregions

• 3.3 million residents

• 2 million jobs



2018 Norwell Economic Growth 
Plan

Accord Park 
/ 
Queen 
Anne’s Plaza

Assinippi
Park



2018 Economic Growth Plan
Guiding Goals

Maintain a Fiscally Strong 
Town Government

Maximize Efficient Use of 
Space in the Industrial Parks

Create Mixed Use Commercial 
and Residential Development

Address Issues of Waste Water 
Infrastructure Capacity



2018 Economic Growth Plan:
Key Findings

Accord Park presents a strong 
opportunity to pursue industrial / 
commercial growth options

Queen Anne’s Plaza is well 
positioned to support mixed use 
and compact multifamily 
development



Zoning Implementation 
Process



Zoning Implementation 
Process Timeline



Zoning Implementation 
Timeline



Zoning Refresher



Why Zoning?

Source: Medfield State Hospital Rezoning

• Plan Implementation Tool – Zoning is based on the Plan 

• Zoning provides the Town a tool to: 
▶Guide development to meet Plan goals 
▶Regulate uses 
▶Regulate location of buildings on site & dimensional regulations 

• Provides for the Health, Safety & General Welfare of 

Norwell

• Aspirational – What you Want Norwell to Be. 

• A mechanism for “control”



What Happens After 
Zoning?

Source: Medfield State Hospital Rezoning, McCabe Enterprises



Norwell Master Plan



Norwell Hosts - September



Norwell Hosts:
Visual Preference Exercise



Norwell Hosts:
Visual Preference Exercise



What you said!
Visual Preference Exercise

Elevated Foundation, Movable Seating, Planters 

Traditional Mixed Use Buildings Outdoor Enclosed Seating, Planters

Traditional Façade, Lighting



Norwell Hosts:
Vision and Intent / Questions 
and Concerns



What you said!
Housing

“After 25 years of being a resident 
now I have to move.  No place in town 
for seniors to live.”

“How would this impact the towns 
Subsidized Housing Index?  Show me 
the numbers!”

“What is the expected cost of the 
housing units?  If they are market 
value, no one will benefit!”



What you said!
Traffic

“Traffic is already awful on RT 53 and 
at Queen Anne’s.  What kind of 
guarantee can we get that it will get 
better?”

“Will housing increase or decrease 
traffic?”

“Need to consider Washington St as a 
whole from Queen Anne’s to the 
Hanover Mall.  Traffic already BAD 
without the mall!”



What you said!
Environment

“What about water?  Does Norwell 
have additional wells?  Water ban 
now??”

“How will wetlands be impacted?

“How will this development specifically 
improve environmental quality?!”



Project Progress

Traffic 
Study

Zoning 
Scenarios

Fiscal Impact 
Analysis



CTPS Traffic Study
Turning Counts and Traffic Recording
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CTPS Traffic Study
Low Hanging Fruit Recommendations

• Update signal program at Queen Anne’s Plaza 
intersection

• Extend turning lanes at Queen Anne’s Plaza and 
improve signage

• Introduce new turning lanes on Pond St

• Add a new signal light at Accord Park drive to 
synchronize with RT 3 intersection light



Zoning Districts and 
Soft Sites

QUEEN ANNE’S PLAZA 
40R SUBDISTRICT

Mixed Use Commercial and 
Residential Development to 

Meet Community Needs

POND ST AMENITY SUB-
DISTRICT

Amenities to Support 
Local Businesses, Workers, 

and Residents

INDUSTRIAL RETENTION AND 
OFFICE EXPANSION SUB-DISTRICTS
Incentivize Private Investment while 

Supporting Existing Businesses



Zoning Districts and 
Soft Sites
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Provisional Fiscal Impact: 
Methodology

• Methods:  Fiscal impact analysis (FIA) is a planning tool which projects the financial effects 
of a particular development project or policy will have on the local government

• MAPC utilized the conservative Average Cost method to assess the potential impact of new 
development. The Average Cost methodology is one by which costs assigned to new 
development are based on the average cost of providing the service per unit (i.e., per 
capita, student, or household) times the number of new service units. 

• Importance of representing cost of school-aged children:
• Education is the largest expenditure in the Norwell budget
• Norwell school system has decreased by 6% since 2010 while the budget has 

significantly increased over the same time period
• This indicates that using an average cost method for school enrollment may not be the 

most accurate way to calculate these overall costs.

Definition of Average Cost Methodology Sourced from the Lincoln Land Institute

Presenter
Presentation Notes
I think the fundamental flaw with the average cost methodology is that it assumes that the education costs for a town only increase on a per student basis and that total education costs are only associated with educating students.  We know that is not the case because of the school data we pulled, so making that point clear is really important for the town to understand.
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Fiscal Impact: 
Methodology

Norwell School Enrollment vs 
School Budget

School Enrollment School Budget

2010 2018

-6%

54%

All Other
50%

Education
50%

Norwell General Fund 
Expenditures

Presenter
Presentation Notes
I think the fundamental flaw with the average cost methodology is that it assumes that the education costs for a town only increase on a per student basis and that total education costs are only associated with educating students.  We know that is not the case because of the school data we pulled, so making that point clear is really important for the town to understand.



2 APARTMENT BUILDINGS
110 UNITS TOTAL

166 SPACES - 5 STORIES
63 UNITS PER ACRE - 2.3 FAR

11,400 SF RETAIL 
FRONTAGE POND STREET

1 MIXED-USE APARTMENT 
BUILDING

49 UNITS TOTAL – 1.7 
SPACES PER DU

103 SPACES – 4 STORIES
24 UNITS PER ACRE – 0.7 

FAR
3 SPACES PER 1,000 RETAIL

MAIN
FACADE

MAIN
FACADES

MAIN
FACADE

Fiscal Impact: 
Queen Anne’s Plaza 40R Sub-District



2 APARTMENT BUILDINGS
110 UNITS TOTAL

166 SPACES - 5 STORIES
63 UNITS PER ACRE - 2.3 FAR

11,400 SF RETAIL 
FRONTAGE POND STREET

1 MIXED-USE APARTMENT 
BUILDING

49 UNITS TOTAL – 1.7 
SPACES PER DU

103 SPACES – 4 STORIES
24 UNITS PER ACRE – 0.7 

FAR
3 SPACES PER 1,000 RETAIL

MAIN
FACADE

MAIN
FACADES

MAIN
FACADE

Fiscal Impact: 
Queen Anne’s Plaza 40R Sub-District

Annual Net Fiscal Gain:  

$113,265  
One Time 40R Payment

$477,000

Test Scenario
• 159 units, multifamily and 

mixed use (20% Affordable)

• 6,000 Square feet of 
commercial space

• 304 Residents / 33 School 
Aged Children



MAIN
FACADE

MAIN
FACADES

MAIN
FACADE

Fiscal Impact: 
Pond St Amenity Sub-District

POND STREET  - 1 FIVE-STORY HOTEL BUILDING
TOTAL 82,000 SF + 314 spaces 
• 0.3 FAR – 3.8 spaces per thousand – 314 parking spaces 
• 285,368-sf or 6.5-acre consolidated site (three parcels) 
• test fit: double tree hotel rockland



MAIN
FACADE

MAIN
FACADES

MAIN
FACADE

Fiscal Impact: 
Pond St Amenity Sub-District

Annual Net Fiscal Gain:  

$280,210 

Test Scenario
• 127 Room Hotel

• 8,000 Sq Ft Restaurant and 
Bar

• Total 82,000 Square Feet of 
Commercial Space

POND STREET  - 1 FIVE-STORY HOTEL BUILDING
TOTAL 82,000 SF + 314 spaces 
• 0.3 FAR – 3.8 spaces per thousand – 314 parking spaces 
• 285,368-sf or 6.5-acre consolidated site (three parcels) 
• test fit: double tree hotel rockland



MAIN
FACADE

MAIN
FACADES

MAIN
FACADE

Fiscal Impact: 
Accord Business Support and Cordwainer
Office Expansion Sub-Districts

5-STORY

3-STORY

2.9 AC

4.2 AC

5.3 AC

4.3 AC



MAIN
FACADE

MAIN
FACADES

MAIN
FACADE

Fiscal Impact: 
Accord Business Support and Cordwainer
Office Expansion Sub-Districts

5-STORY

3-STORY

2.9 AC

4.2 AC

5.3 AC

4.3 AC

Annual Net Fiscal Gain:  

$225,162 

Test Scenario
• One 87,000 Sq Ft Office 

Building

• One 131,000 Sq Ft Office 
Building

• Total 218,000 Sq Ft 



MAIN
FACADE

MAIN
FACADES

Fiscal Impact: 
Accord Business Support and Cordwainer
Office Expansion Sub-Districts

Annual Net Fiscal Gain:  

$113,265  
Annual Net Fiscal Gain:  

$225,162 
Annual Net Fiscal Gain:  

$280,210 



MAIN
FACADE

MAIN
FACADES

Fiscal Impact: 
Accord Business Support and Cordwainer
Office Expansion Sub-Districts

Annual Net Fiscal Gain:  

$113,265  
Annual Net Fiscal Gain:  

$225,162 
Annual Net Fiscal Gain:  

$280,210 
Current Norwell 
Commercial Tax Levy

$5,170,605   +

Potential Increase in 
Commercial Tax Levy

$618,637    =

Potential Future Commercial 
Levy

$5,789,242



Tonight’s Activities!

Josh Eichen
jeichen@mapc.org

mailto:jeichen@mapc.org
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