
 

 

 

Large House Review (LHR) Committee 

Monday August 25, 2025 

7:00 p.m. 

 

Select Board Chambers 

Needham Town Hall, 1471 Highland Avenue, Needham, MA 

AND  

Virtual Meeting using Zoom 

Meeting ID: 885 4714 5967 

(Instructions for accessing below) 

  

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: 885 4714 5967 

 
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: 885 4714 5967 

 

Or to Listen by Telephone: Dial (for higher quality, dial a number based on your current 

location):  

US: +1 312 626 6799 or +1 646 558 8656 or +1 301 715 8592 or +1 346 248 7799 or +1 669 900 

9128 or +1 253 215 8782 Then enter ID: 885 4714 5967 

 

Direct Link to meeting: https://needham-k12-ma-us.zoom.us/j/88547145967 

 
1. Modeling presentation. 

2. Review of spreadsheet prepared by Ed Quinlan and Paul McGovern comparing Needham to 

Lexington, Concord & Wellesley allowable built area. 
3. Discussion of potential recommendations for dimensional controls.  

4. Discussion: Agenda for September 15 Community meeting and outreach protocol. 

 

 

LHR Committee Members: 

Artie Crocker Planning Board Member / Planning Board Designee 

Jeanne McKnight Planning Board Member / Planning Board Designee 
Heidi Frail  Select Board Member / Select Board Designee 

Marianne Cooley Select Board Member / Select Board Designee 

Moe Handel Design Review Board Member / Design Review Board Designee 
Tina Burgos Finance Committee Member / Finance Committee Designee 

Nik Ligris  Zoning Board of Appeals Member / Zoning Board of Appeals Designee 

Bill Paulson Real Estate Broker appointed by the Planning Board 

Paul McGovern Developer appointed by the Planning Board 
Oscar Mertz Architect appointed by the Planning Board 

Chris Cotter At Large appointed by the Planning Board 

Rob Dangel  At Large appointed by the Planning Board 
Joe Matthews At Large appointed by the Planning Board 

Ed Quinlan  At Large appointed by the Planning Board 

http://www.zoom.us/
http://www.zoom.us/
https://needham-k12-ma-us.zoom.us/j/88547145967


House Reduction Studies
(draft review)

Large House Review 
Study Committee

AUGUST 25, 2025

ocreate@verizon.net
Text Box
some final edits in progress



�   Select three sample houses on varying lot sizes between 7,500 and 10,000 sf

�   Prepare three levels of house “bulk” reduction for each sample house

�   Adjust limits for all dimensional controls for each reduction step including:

            1.   FAR (measured using 1, 2, 3 and G) 

            2.   Coverage 

            3.   Height

�   �   Reduction studies use 3D modeling to visualize the various levels of change

�   This final draft review includes updated presentation following committee review but        

    needs final graphic refinements and clarifications to prepare for Public Meeting #2

Reduction Study Parameters:



House #1

Base 1st 2nd 3rd
1st fl 1,370 1,300 -67 1,300 -67 1,226 -144
2nd fl 1,606 1,460 -146 1,152 -454 1,317 -289
attic 1,004 872 -132 587 -417 0 -1,004
basement 1,245 1,152 -93 1,152 -93 1,050 -195
garage 475 420 -55 420 -55 420 -55

footprint 1,875 1,720 -122 1,720 -122 1,627 -248
Lot Size 7,828 7,828 7828 7,828

1st-2nd Flr 10'-2 1/2" 10'-2 1/2" 0 9'-8 1/2" -6" 9'-6" -8 1/2"
2nd-Attic 9'-2 3/4" 9'-2 3/4" 0 8'-8 3/4" -6" 8'-6" -8 3/4"

FAR 57% (4,455) 51% (4,029) -10% 44% (3,459) -22% 38% (2,963) -33%
LFAR 67% (5,225) 60% (4,754) -9% 54% (4,191) -20% 46% (3,593) -31%
Coverage 24% 22% 22% 20%

Ave Grade - Ridge 34'-2 1/2" 33'-4 1/2" -10" 32'-4 1/2" -1'-10" 30'-4 1/2" -3'-10"
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Base 1st 2nd 3rd
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Ave Grade - Ridge 34'-2 1/2" 33'-4 1/2" -10" 32'-4 1/2" -1'-10" 30'-4 1/2" -3'-10"
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2nd-Attic 9'-2 3/4" 9'-2 3/4" 0 8'-8 3/4" -6" 8'-6" -8 3/4"
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Coverage 24% 22% 22% 20%
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Base 1st
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attic 1,004 872
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House 1

Reduction 2Reduction 1 Reduction 3

33’-10”
33’-0”
32’-0”
30’-0”

Base Reduction 2Reduction 1 Reduction 3
8.18.2025

TOTAL AREA REDUCED                                     493TOTAL AREA EXISTING        5,700 TOTAL AREA REDUCED                                  1,086 TOTAL AREA REDUCED                                 1,687

BASE:                               5,700 1st Reduction:                                          5,207 2nd Reduction:                                        4,614 3rd Reduction:                                          4,013
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Base Base

House 1
8.18.2025

(5,700 sf) (5,700 sf)

House 1



Base Reduction 1

House 1
8.18.2025

(5,700 sf) (5,207 sf)

(TOTAL AREA REDUCED:  493 sf)

House 1



Base Reduction 2

House 1
8.18.2025

(5,700 sf) (4,614 sf)

(TOTAL AREA REDUCED:  1,086 sf)

House 1



Base Reduction 3

House 1
8.18.2025

(5,700 sf) (4,013 sf)

(TOTAL AREA REDUCED:  1,687 sf)

House 1



Base Base
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(5,700 sf) (5,700 sf)
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(TOTAL AREA REDUCED:  493 sf)

House 1



Base Reduction 2
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8.18.2025

(5,700 sf) (4,614 sf)

(TOTAL AREA REDUCED:  1,086 sf)

House 1



Base Reduction 3

House 1
8.18.2025

(5,700 sf) (4,013 sf)

(TOTAL AREA REDUCED:  1,687 sf)
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Base Base
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Base Reduction 1
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(TOTAL AREA REDUCED:  493 sf)
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Base Reduction 2

House 1
8.18.2025

(5,700 sf) (4,614 sf)

(TOTAL AREA REDUCED:  1,086 sf)

House 1



Base Reduction 3

House 1
8.18.2025

(5,700 sf) (4,013 sf)

(TOTAL AREA REDUCED:  1,687 sf)

House 1



House 1 - Base
8.18.2025

(5,700 sf)House 1



House 1 - Reduction 1
8.18.2025

(5,207 sf)
(TOTAL AREA REDUCED:  493 sf)

House 1



House 1 - Reduction 2
8.18.2025

(4,614 sf)
(TOTAL AREA REDUCED:  1,086 sf)

House 1



House 1 - Reduction 3
8.18.2025

(4,013 sf)
(TOTAL AREA REDUCED:  1,687 sf)

House 1



House 1 - Base
8.18.2025

(5,700 sf)House 1



House 1 - Reduction 1
8.18.2025

(5,207 sf)
(TOTAL AREA REDUCED:  493 sf)

House 1



House 1 - Reduction 2
8.18.2025

(4,614 sf)
(TOTAL AREA REDUCED:  1,086 sf)

House 1



House 1 - Reduction 3
8.18.2025

(4,013 sf)
(TOTAL AREA REDUCED:  1,687 sf)

House 1



House #1

Base 1st 2nd 3rd
1st fl 1,370 1,300 -67 1,300 -67 1,226 -144
2nd fl 1,606 1,460 -146 1,152 -454 1,317 -289
attic 1,004 872 -132 587 -417 0 -1,004
basement 1,245 1,152 -93 1,152 -93 1,050 -195
garage 475 420 -55 420 -55 420 -55

footprint 1,875 1,720 -122 1,720 -122 1,627 -248
Lot Size 7,828 7,828 7828 7,828

1st-2nd Flr 10'-2 1/2" 10'-2 1/2" 0 9'-8 1/2" -6" 9'-6" -8 1/2"
2nd-Attic 9'-2 3/4" 9'-2 3/4" 0 8'-8 3/4" -6" 8'-6" -8 3/4"

FAR 57% (4,455) 51% (4,029) -10% 44% (3,459) -22% 38% (2,963) -33%
LFAR 67% (5,225) 60% (4,754) -9% 54% (4,191) -20% 46% (3,593) -31%
Coverage 24% 22% 22% 20%

Ave Grade - Ridge 34'-2 1/2" 33'-4 1/2" -10" 32'-4 1/2" -1'-10" 30'-4 1/2" -3'-10"

8.18.2025

TOTAL AREA REDUCED        493TOTAL AREA EXISTING          5,700 TOTAL AREA REDUCED     1,086 TOTAL AREA REDUCED      1,687

1st Reduction:                      5,207BASE:                                         5,700 2nd Reduction:                     4,614 3rd Reduction:                      4,013

House 1 
Summary of Reductions



Base Reduction 2Reduction 1 Reduction 3

house #2

Base 1st 2nd 3rd
1st fl 1,684 1,480 -204 1,480 -204 1,388 -296
2nd fl 1,774 1,654 -120 1,283 -491 1,477 -297
attic 1,177 1,049 -128 683 -494 0 -1,177
basement 1,535 1,341 -194 1,341 -195 1,250 -285
garage 566 453 133 453 -113 453 -113

footprint 2,250 1,933 -317 1,933 -317 1,841 -409
Lot Size 9,191 9,191 9,191 9,191

1st-2nd Flr 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"
2nd-Attic 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"

FAR 57% (5,201) 50% (4,636) -11% 42% (-3,899) -25% 36% (3,318) -36%
LFAR 67% (6,170) 50% (5,524) -10% 52% (-4,787) -22% 45% (4,115) -33%
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0" -10" 32'-0" -1'-10" 30'-0" -3'-10"

house #2

Base 1st 2nd 3rd
1st fl 1,684 1,480 -204 1,480 -204 1,388 -296
2nd fl 1,774 1,654 -120 1,283 -491 1,477 -297
attic 1,177 1,049 -128 683 -494 0 -1,177
basement 1,535 1,341 -194 1,341 -195 1,250 -285
garage 566 453 133 453 -113 453 -113

footprint 2,250 1,933 -317 1,933 -317 1,841 -409
Lot Size 9,191 9,191 9,191 9,191

1st-2nd Flr 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"
2nd-Attic 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"

FAR 57% (5,201) 50% (4,636) -11% 42% (-3,899) -25% 36% (3,318) -36%
LFAR 67% (6,170) 50% (5,524) -10% 52% (-4,787) -22% 45% (4,115) -33%
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0" -10" 32'-0" -1'-10" 30'-0" -3'-10"

house #2

Base 1st 2nd 3rd
1st fl 1,684 1,480 -204 1,480 -204 1,388 -296
2nd fl 1,774 1,654 -120 1,283 -491 1,477 -297
attic 1,177 1,049 -128 683 -494 0 -1,177
basement 1,535 1,341 -194 1,341 -195 1,250 -285
garage 566 453 133 453 -113 453 -113

footprint 2,250 1,933 -317 1,933 -317 1,841 -409
Lot Size 9,191 9,191 9,191 9,191

1st-2nd Flr 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"
2nd-Attic 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"

FAR 57% (5,201) 50% (4,636) -11% 42% (-3,899) -25% 36% (3,318) -36%
LFAR 67% (6,170) 50% (5,524) -10% 52% (-4,787) -22% 45% (4,115) -33%
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0" -10" 32'-0" -1'-10" 30'-0" -3'-10"

house #2

Base 1st 2nd 3rd
1st fl 1,684 1,480 -204 1,480 -204 1,388 -296
2nd fl 1,774 1,654 -120 1,283 -491 1,477 -297
attic 1,177 1,049 -128 683 -494 0 -1,177
basement 1,535 1,341 -194 1,341 -195 1,250 -285
garage 566 453 133 453 -113 453 -113

footprint 2,250 1,933 -317 1,933 -317 1,841 -409
Lot Size 9,191 9,191 9,191 9,191

1st-2nd Flr 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"
2nd-Attic 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"

FAR 57% (5,201) 50% (4,636) -11% 42% (-3,899) -25% 36% (3,318) -36%
LFAR 67% (6,170) 50% (5,524) -10% 52% (-4,787) -22% 45% (4,115) -33%
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0" -10" 32'-0" -1'-10" 30'-0" -3'-10"

house #2

Base 1st 2nd 3rd
1st fl 1,684 1,480 -204 1,480 -204 1,388
2nd fl 1,774 1,654 -120 1,283 -491 1,477
attic 1,177 1,049 -128 683 -494 0
basement 1,535 1,341 -194 1,341 -195 1,250
garage 566 453 133 453 -113 453

footprint 2,250 1,933 -317 1,933 -317 1,841
Lot Size 9,191 9,191 9,191 9,191

1st-2nd Flr 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2"
2nd-Attic 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2"

FAR 57% (5,201) 50% (4,636) -11% 42% (-3,899) -25% 36% (3,318)
LFAR 67% (6,170) 50% (5,524) -10% 52% (-4,787) -22% 45% (4,115)
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0" -10" 32'-0" -1'-10" 30'-0"

house #2

Base 1st 2nd 3rd
1st fl 1,684 1,480 -204 1,480 -204 1,388 -296
2nd fl 1,774 1,654 -120 1,283 -491 1,477 -297
attic 1,177 1,049 -128 683 -494 0 -1,177
basement 1,535 1,341 -194 1,341 -195 1,250 -285
garage 566 453 133 453 -113 453 -113

footprint 2,250 1,933 -317 1,933 -317 1,841 -409
Lot Size 9,191 9,191 9,191 9,191

1st-2nd Flr 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"
2nd-Attic 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"

FAR 57% (5,201) 50% (4,636) -11% 42% (-3,899) -25% 36% (3,318) -36%
LFAR 67% (6,170) 50% (5,524) -10% 52% (-4,787) -22% 45% (4,115) -33%
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0" -10" 32'-0" -1'-10" 30'-0" -3'-10"

Base 1st
1st fl 1,684 1,480
2nd fl 1,774 1,654
attic 1,177 1,049
basement 1,535 1,341
garage 566 453

footprint 2,250 1,933
Lot Size 9,191 9,191

1st-2nd Flr 10'-0" 10'-0"
2nd-Attic 10'-0" 10'-0"

FAR 57% (5,201) 50% (4,636)
LFAR 67% (6,170) 50% (5,524)
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0"

Base Reduction 2Reduction 1 Reduction 3

House 28.18.2025

33’-10”
33’-0”
32’-0”
30’-0”

TOTAL AREA REDUCED                                    779TOTAL AREA EXISTING        6,736 TOTAL AREA REDUCED                                 1,497 TOTAL AREA REDUCED                                  2,168

BASE:                                6,736 1st Reduction:                                           5,957 2nd Reduction:                                         5,239 3rd Reduction:                                          4,568



Base Reduction 2Reduction 1 Reduction 3
House 2

B

1

8.18.2025

(1,535 sf)

(1,684 sf)

(1,341 sf) (-194)

(1,480 sf) (-204)

(1,341 sf) (-194)

(1,480 sf) (-204)

(1,250 sf) (-285)

(1,226 sf) (-144)

labeling plans in progress



Base Reduction 2Reduction 1 Reduction 3
House 2

2

A

8.18.2025

(1,774 sf)

(1,177 sf)

(1,654 sf) (-120)

(1,049 sf) (-128)

(1,283 sf) (-491)

(683 sf) (-494)

(1,477 sf) (-297)

(uninhabitable) (-1,177)

labeling plans in progress
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Base Reduction 1

House 2
8.18.2025

(5,957 sf)

(TOTAL AREA REDUCED:  779 sf)

(6,736 sf)

House 2



Base Reduction 2

House 2
8.18.2025

(5,239 sf)

(TOTAL AREA REDUCED:  1,497 sf)

(6,736 sf)

House 2



Base Reduction 3

House 2
8.18.2025

(4,568 sf)

(TOTAL AREA REDUCED:  2,168 sf)

(6,736 sf)

House 2
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Base Reduction 1

House 2
8.18.2025

(5,957 sf)

(TOTAL AREA REDUCED:  779 sf)

(6,736 sf)

House 2



Base Reduction 2

House 2
8.18.2025

(5,239 sf)

(TOTAL AREA REDUCED:  1,497 sf)

(6,736 sf)

House 2



Base Reduction 3

House 2
8.18.2025

(5,568 sf)

(TOTAL AREA REDUCED:  2,168 sf)

(6,736 sf)

House 2



Base Base

House 2
8.18.2025

(6,736 sf)(6,736 sf)

House 2



Base Reduction 1

House 2
8.18.2025

(5,957 sf)

(TOTAL AREA REDUCED:  779 sf)

(6,736 sf)

House 2



Base Reduction 2

House 2
8.18.2025

(5,239 sf)

(TOTAL AREA REDUCED:  1,497 sf)

(6,736 sf)

House 2



Base Reduction 3

House 2
8.18.2025

(4,568 sf)

(TOTAL AREA REDUCED:  2,168 sf)

(6,736 sf)

House 2



House 9 - Base
8.18.2025

(6,736 sf)House 2



House 9 - Reduction 1
8.18.2025

(5,957 sf)
(TOTAL AREA REDUCED:  779 sf)

House 2



House 9 - Reduction 2
8.18.2025

(5,239 sf)
(TOTAL AREA REDUCED:  1,497 sf)

House 2



House 9 - Reduction 3
8.18.2025

(4,568 sf)
(TOTAL AREA REDUCED:  2,168 sf)

House 2



House 9 - Base
8.18.2025

(6,736 sf)House 2



House 9 - Reduction 1
8.18.2025

(5,957 sf)
(TOTAL AREA REDUCED:  779 sf)

House 2



House 9 - Reduction 2
8.18.2025

(5,239 sf)
(TOTAL AREA REDUCED:  1,497 sf)

House 2



House 9 - Reduction 3
8.18.2025

(4,568 sf)
(TOTAL AREA REDUCED:  2,168 sf)

House 2



house #2

Base 1st 2nd 3rd
1st fl 1,684 1,480 -204 1,480 -204 1,388 -296
2nd fl 1,774 1,654 -120 1,283 -491 1,477 -297
attic 1,177 1,049 -128 683 -494 0 -1,177
basement 1,535 1,341 -194 1,341 -195 1,250 -285
garage 566 453 133 453 -113 453 -113

footprint 2,250 1,933 -317 1,933 -317 1,841 -409
Lot Size 9,191 9,191 9,191 9,191

1st-2nd Flr 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"
2nd-Attic 10'-0" 10'-0" 10'-0" 9'-6" -6" 9'-2" -10"

FAR 57% (5,201) 50% (4,636) -11% 42% (-3,899) -25% 36% (3,318) -36%
LFAR 67% (6,170) 50% (5,524) -10% 52% (-4,787) -22% 45% (4,115) -33%
Covereage 24% 21%

Ave Grade - Ridge 33'-10" 33'-0" -10" 32'-0" -1'-10" 30'-0" -3'-10"

8.18.2025

TOTAL AREA REDUCED        779TOTAL AREA EXISTING          6,736 TOTAL AREA REDUCED     1,497 TOTAL AREA REDUCED      2,168

1st Reduction:                       5,957BASE:                                        6,736 2nd Reduction:                      5,239 3rd Reduction:                     4,568

House 2 
Summary of Reductions



Base Reduction 2Reduction 1 Reduction 3

house #3

Base 1st 2nd 3rd
1st fl 2,041 1,517 -524 1,517 -524 1,417 -624
2nd fl 1,992 1,711 -281 1324 -668 1,521 471
attic 1,292 975 -336 705 -587 0 -1,929
basement 1,837 1,351 -486 1,351 -486 1,255 -582
garage 520 420 -55 420 -55 420 -55

footprint 2,561 1937 -122 1,937 -122 1,837 -724
Lot Size

1st-2nd Flr 10'-3" 10'-3" 0 9'-9" -6" 9'-6" -9"
2nd-Attic 10'-3" 10'-3" 0 9'-9" -6" 9'-3" -1'-0"

FAR 58% (5,811) 46% (4,623) -10% 40% (3,966) -32% (34%) 3,358 -42%
LFAR 71% (7,128) 54% (5,355) -9% 49% (4,897) -32% (42%) 4193 -41%
Covereage 26% 19% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0" -1' 2 1/2" 32'-0" -2'-2 1/2" 30' -4'-2 1/2"

house #3

Base 1st 2nd 3rd
1st fl 2,041 1,517 -524 1,517 -524 1,417 -624
2nd fl 1,992 1,711 -281 1324 -668 1,521 471
attic 1,292 975 -336 705 -587 0 -1,929
basement 1,837 1,351 -486 1,351 -486 1,255 -582
garage 520 420 -55 420 -55 420 -55

footprint 2,561 1937 -122 1,937 -122 1,837 -724
Lot Size

1st-2nd Flr 10'-3" 10'-3" 0 9'-9" -6" 9'-6" -9"
2nd-Attic 10'-3" 10'-3" 0 9'-9" -6" 9'-3" -1'-0"

FAR 58% (5,811) 46% (4,623) -10% 40% (3,966) -32% (34%) 3,358 -42%
LFAR 71% (7,128) 54% (5,355) -9% 49% (4,897) -32% (42%) 4193 -41%
Covereage 26% 19% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0" -1' 2 1/2" 32'-0" -2'-2 1/2" 30' -4'-2 1/2"

house #3

Base 1st 2nd 3rd
1st fl 2,041 1,517 -524 1,517 -524 1,417 -624
2nd fl 1,992 1,711 -281 1324 -668 1,521 471
attic 1,292 975 -336 705 -587 0 -1,929
basement 1,837 1,351 -486 1,351 -486 1,255 -582
garage 520 420 -55 420 -55 420 -55

footprint 2,561 1937 -122 1,937 -122 1,837 -724
Lot Size

1st-2nd Flr 10'-3" 10'-3" 0 9'-9" -6" 9'-6" -9"
2nd-Attic 10'-3" 10'-3" 0 9'-9" -6" 9'-3" -1'-0"

FAR 58% (5,811) 46% (4,623) -10% 40% (3,966) -32% (34%) 3,358 -42%
LFAR 71% (7,128) 54% (5,355) -9% 49% (4,897) -32% (42%) 4193 -41%
Covereage 26% 19% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0" -1' 2 1/2" 32'-0" -2'-2 1/2" 30' -4'-2 1/2"

house #3

Base 1st 2nd 3rd
1st fl 2,041 1,517 -524 1,517 -524 1,417 -624
2nd fl 1,992 1,711 -281 1324 -668 1,521 471
attic 1,292 975 -336 705 -587 0 -1,929
basement 1,837 1,351 -486 1,351 -486 1,255 -582
garage 520 420 -55 420 -55 420 -55

footprint 2,561 1937 -122 1,937 -122 1,837 -724
Lot Size

1st-2nd Flr 10'-3" 10'-3" 0 9'-9" -6" 9'-6" -9"
2nd-Attic 10'-3" 10'-3" 0 9'-9" -6" 9'-3" -1'-0"

FAR 58% (5,811) 46% (4,623) -10% 40% (3,966) -32% (34%) 3,358 -42%
LFAR 71% (7,128) 54% (5,355) -9% 49% (4,897) -32% (42%) 4193 -41%
Covereage 26% 19% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0" -1' 2 1/2" 32'-0" -2'-2 1/2" 30' -4'-2 1/2"

house #3

Base 1st 2nd 3rd
1st fl 2,041 1,517 -524 1,517 -524 1,417
2nd fl 1,992 1,711 -281 1324 -668 1,521
attic 1,292 975 -336 705 -587 0
basement 1,837 1,351 -486 1,351 -486 1,255
garage 520 420 -55 420 -55 420

footprint 2,561 1937 -122 1,937 -122 1,837
Lot Size

1st-2nd Flr 10'-3" 10'-3" 0 9'-9" -6" 9'-6"
2nd-Attic 10'-3" 10'-3" 0 9'-9" -6" 9'-3"

FAR 58% (5,811) 46% (4,623) -10% 40% (3,966) -32% (34%) 3,358
LFAR 71% (7,128) 54% (5,355) -9% 49% (4,897) -32% (42%) 4193
Covereage 26% 19% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0" -1' 2 1/2" 32'-0" -2'-2 1/2" 30'

house #3

Base 1st 2nd 3rd
1st fl 2,041 1,517 -524 1,517 -524 1,417 -624
2nd fl 1,992 1,711 -281 1324 -668 1,521 471
attic 1,292 975 -336 705 -587 0 -1,929
basement 1,837 1,351 -486 1,351 -486 1,255 -582
garage 520 420 -55 420 -55 420 -55

footprint 2,561 1937 -122 1,937 -122 1,837 -724
Lot Size

1st-2nd Flr 10'-3" 10'-3" 0 9'-9" -6" 9'-6" -9"
2nd-Attic 10'-3" 10'-3" 0 9'-9" -6" 9'-3" -1'-0"

FAR 58% (5,811) 46% (4,623) -10% 40% (3,966) -32% (34%) 3,358 -42%
LFAR 71% (7,128) 54% (5,355) -9% 49% (4,897) -32% (42%) 4193 -41%
Covereage 26% 19% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0" -1' 2 1/2" 32'-0" -2'-2 1/2" 30' -4'-2 1/2"

Base 1st
1st fl 2,041 1,517
2nd fl 1,992 1,711
attic 1,292 975
basement 1,837 1,351
garage 520 420

footprint 2,561 1937
Lot Size

1st-2nd Flr 10'-3" 10'-3"
2nd-Attic 10'-3" 10'-3"

FAR 58% (5,811) 46% (4,623)
LFAR 71% (7,128) 54% (5,355)
Covereage 26% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0"

Base Reduction 2Reduction 1 Reduction 3

House 38.18.2025

34’-2”
33’-0”
32’-0”
30’-0”

TOTAL AREA REDUCED                                  1,663TOTAL AREA EXISTING        7,682 TOTAL AREA REDUCED                                 2,320 TOTAL AREA REDUCED                                 3,024

BASE:                               7,682 1st Reduction:                                          6,019 2nd Reduction:                                         5,362 3rd Reduction:                                          4,658

317 1,292

House 3



Base Reduction 2Reduction 1 Reduction 3
House 1

B

1

8.18.2025

(1,837 sf)

(2,041 sf)

(1,351 sf) (-486)

(1,517 sf) (-524)

(1,351 sf) (-486)

(1,517 sf) (-524)

(1,255 sf) (-582)

(1,417 sf) (-624)

House 3

B

1

15'x15' 13'x18'

BKFT

BKFT BKFT BKFT

5

12
'-1

1 
3/

4"

13'x12'13'x13'13'x13'



Base Reduction 2Reduction 1 Reduction 3
House 1

2

A

8.18.2025

(1,992 sf)

(1,292 sf)

(1,711 sf) (-281)

(975 sf) (-317)

(1,324 sf) (-668)

(705 sf) (-587)

(1,521 sf) (-471)

(unhabitable) (-1,292)

House 3

A

2



Base Base

House 3
8.18.2025

(7,682 sf) (7,682 sf)

House 3



Base Reduction 1

House 3
8.18.2025

(TOTAL AREA REDUCED:  1,663 sf)

(6,019 sf)(7,682 sf)

House 3



Base Reduction 2

House 3
8.18.2025

(TOTAL AREA REDUCED:  2,320 sf)

(5,362 sf)(7,682 sf)

House 3



Base Reduction 3

House 3
8.18.2025

(TOTAL AREA REDUCED:  3,024 sf)

(4,658 sf)(7,682 sf)

House 3



Base Base

House 3
8.18.2025

(7,682 sf) (7,682 sf)

House 3



Base Reduction 1

House 3
8.18.2025

(TOTAL AREA REDUCED:  1,663 sf)

(6,019 sf)(7,682 sf)

House 3



Base Reduction 2

House 3
8.18.2025

(TOTAL AREA REDUCED:  2,320 sf)

(5,362 sf)(7,682 sf)

House 3



Base Reduction 3

House 3
8.18.2025

(TOTAL AREA REDUCED:  3,024 sf)

(4,658 sf)(7,682 sf)

House 3



Base Base

House 3
8.18.2025

(7,682 sf)(7,682 sf)

House 3



Base Reduction 1

House 3
8.18.2025

(TOTAL AREA REDUCED:  1,663 sf)

(6,019 sf)(7,682 sf)

House 3



Base Reduction 2

House 3
8.18.2025

(TOTAL AREA REDUCED:  2,320 sf)

(5,362 sf)(7,682 sf)

House 3



Base Reduction 3

House 3
8.18.2025

(TOTAL AREA REDUCED:  3,024 sf)

(4,658 sf)(7,682 sf)

House 3



House 3 - Base
8.18.2025

(7,682 sf)House 3



House 3 - Reduction 1
8.18.2025

(6,019 sf)
(TOTAL AREA REDUCED:  1,663 sf)

House 3



House 3 - Reduction 2
8.18.2025

(5,362 sf)
(TOTAL AREA REDUCED:  2,320 sf)

House 3



House 3 - Reduction 3
8.18.2025

(4,658 sf)
(TOTAL AREA REDUCED:  3,024 sf)

House 3



House 3 - Base
8.18.2025

(7,682 sf)House 3



House 3 - Reduction 1
8.18.2025

(6,019 sf)
(TOTAL AREA REDUCED:  1,663 sf)

House 3



House 3 - Reduction 2
8.18.2025

(5,362 sf)
(TOTAL AREA REDUCED:  2,320 sf)

House 3



House 3 - Reduction 3
8.18.2025

(4,658 sf)
(TOTAL AREA REDUCED:  3,024 sf)

House 3



house #3

Base 1st 2nd 3rd
1st fl 2,041 1,517 -524 1,517 -524 1,417 -624
2nd fl 1,992 1,711 -281 1324 -668 1,521 471
attic 1,292 975 -336 705 -587 0 -1,929
basement 1,837 1,351 -486 1,351 -486 1,255 -582
garage 520 420 -55 420 -55 420 -55

footprint 2,561 1937 -122 1,937 -122 1,837 -724
Lot Size

1st-2nd Flr 10'-3" 10'-3" 0 9'-9" -6" 9'-6" -9"
2nd-Attic 10'-3" 10'-3" 0 9'-9" -6" 9'-3" -1'-0"

FAR 58% (5,811) 46% (4,623) -10% 40% (3,966) -32% (34%) 3,358 -42%
LFAR 71% (7,128) 54% (5,355) -9% 49% (4,897) -32% (42%) 4193 -41%
Covereage 26% 19% 19%

Ave Grade - Ridge 34'-2 1/2" 33'-0" -1' 2 1/2" 32'-0" -2'-2 1/2" 30' -4'-2 1/2"

8.18.2025

TOTAL AREA REDUCED     1,663TOTAL AREA EXISTING          7,682 TOTAL AREA REDUCED      2,320 TOTAL AREA REDUCED      3,024

1st Reduction:                       6,019BASE:                                         7,682 2nd Reduction:                      5,362 3rd Reduction:                       4,658

317 1,292

House 3 
Summary of Reductions

10,001 10,001 10,001 10,001



�   The following charts reflect the information used in these reduction studies:

             1.   Charts of Three Existing Sample Houses compared to three towns

                 (Wellesley, Concord and Lexington)

            2.   Graphs of Above Comparison between Needham and three towns

            3.   Charts of 20 Needham Sample Houses compared to four towns

                 (Wellesley, Concord, Lexington and Newton)

            4.               4.   Sample House Modeling charts - target limits for house reduction study

                 

Reduction Study Comparisons with neighboring towns:











NOTE: 
The calculation of
Lexington FAR is
being modified to be
in line with other
towns that include
only 1,2,3 + G. 
Currently, Lexington
is the only town
including ALL floors
in their FAR which
includes the
basement.

charts in progressComparison of FAR SF by town



NOTE: 
The calculation
of Lexington
Livable  is
being modified
to be in line
with other
towns that
include only
B,1,2,3 - G.  
In process of
confirming the
house size
based on
Lexington FAR
which is
different from
other towns.

charts in progressComparison of Livable SF by town



NOTE: These FAR formulas
are variations on the Concord
approach that calculates the
FAR based on the lot size
and slightly favors smaller
lots with higher FAR.

NOTE: These Coverage
formulas are a sliding scale to
calculate the Coverage based
on the lot size and slightly
favors smaller lots with higher
Coverage.

NOTE: 
1. These Reduction Charts for
the modeling consultant
reflect hypothetical area
reductions in three steps
using three sample Needham
houses on lots between 7,500
and 10,000 sf. 
2. The reduction targets were
created modifying the FAR,
Coverage and Height  limits
for each step of house
reduction. 
3. The study prioritized the
ground floor area to allow for
program flexibility and sizable
basement. Second and attic
floor sizes are secondary and
discretionary for size and
program use.
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