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INTRODUCTION

The prinoipal purpose of a General Plan for a ccmmunity is to provide
a sound guide for future land development end the provision of adequate
transportation and community faciiities, all of whioh affest sach other.
It analyzes future needs and how they can be met,and then recommends
the policlies which should be followed if the deaired results are to be
achieved,

This preliminary General Plan brings together the results of the
preceding published studies of ocommunity facilities, traffic oiroulation
and parking, and business distriot improvement, as well as the earlier
study of alternative land developmen%t policies for Belmont.

The above studies explored each part of the over-all plan in depth.
The preliminary General Plan is the first published report which con-
siders the relatlionship of one study to another and brings them into e
single foous. The preliminary plan also reflects the oomments and re-
aotions of citizens and public officisls to the earlier studies insofar
as they are available, and makes several specific proposals for gurther
oommeny.

Major features of the plan aret

1. Retention of the poliocy permitting only single~family
housing development in the remaining aress presently
goned for that purpose.

2. Introduction of verious kinds of apartment development
possibilities on specifis sites, usually where such
development would replace less attractive uses.



8. The oonsolidation and improvement of established business
centers and the discouragement of business uses outside
of them, to make the senters more economically sound and
at the same time to improve the appearance of the town,

4, The oconstruction of a new teown hall and centrel fire
stetion on the Penny Land and adjacent land on Concord
Avenue, freeing the present sites for apartment or com-
merolial development,

5+ Selection of alternative sites for new public school
buildings, the finel locations being dependent on which
program of construction is adopted.

6. The provision of a playground site on Belmont Hill whioch
may also serve as a future school site,

7. The provislon of adequate parking in business centers,
and the extension of Chenning Road to the Consord Turn-

pike to relieve Cross Street as a thoroughfare in the
Winn Brook area,

Recommendations inoluded in this preliminary Gemeral Plan, like
those in preceding reports, remain tentative snd comments are invited
from town offiocials and the general public, 1In the meantime, zoning
by-law revisions are being prepared to provide the prineipal tool for
implementing the land use aspects of the plan, The culminaiion of the
General Plan program will be the publicetion of a final report whioh
will reflect, as far as possible, the discussion of and reaction to

these preliminary proposals.



I. THE LANXND USE PLAN

The plan of future land use basically reflects the existing develop-
ment pattern because (1) most of the land in Belmont and immediately
adjacent areas is almost completely developed and (2) most of the resi-
dential areas are well maintained and ars expected to remain so during
the coming years. The following discussion, therefore, is mainly con-

corned with proposed shanges in the future land development pattern,

Single-Family Residential Use

It is assumed that any remaining open areas in the existing Single-
Family Residence zoning district will follow present residential pat-
terns, if developed at all, This agsumption includes the so-called
Rapoli land fronting on the Consord Turnpike at the orest of Belmont
Hill. Although several attempts have been made to allow commercial or
apartment uses in this area, commsroial use is not deemed feasible be-~
oause the land will stand high above and isolated from the future express-
way (which will be in a deep cut at this point in order to achieve a
minimum grade); end apartmsnt use is considered inappropriate—not
only because it would be strongly opposed by neighboring home owners
but because the location is too far removed from any convenlence-
shoppling area.

It is also anticipated that at least one of the several large areas

of land now being withheld from residential development on Belmont Hill



will be opened to such development in the ooming two decades (as did

the Arlmont Golf Course in the last decade). The Land Use Plan indi-
cates the former McLean Hospital land west of Mill Street as the most
likely new area to be so developed, since the wells have been abandoned
and & new outfall sewer line is being built through the property. Alter-
natively, the so-ocrlled Atkins Estate on the north side of Concord

Avenue or the Belmont Country Club might be so developed,

Two~Famlly Resldential Use

Any open ureas left in existing two-family residential areas should
be developed with either single or two-family dwellings, with the ex-
oeption of two large lsclated tracts of vacant land now within the pres-
ent General Residence zoning district which are proposed for garden
apartment development in the following section,

It should be noted that,while the opposite side of Belmont Street (in
Watertown) is now zoned to a 100-foot depth for apartments from Grove
to Cammon Street, preliminery indications are that such zoning will be
eliminated under the current planning program in Watertown

Future development of the Oakley Country Club is also now unlikely
to affeot Belmont adversely, since the Club has decided to build & new
clubhouse and continue operations of the golf course, Watertown's
planners are ourrently recommending that, if the golf course is ever
abandoned, Watertown should take the land as an open park area to pre-

clude inourring heavy public costs for the provision of community



facllities and services. In the event that some form of intensive de-
velopment should take place at this locetion in the future, Belmont

might have %o reappralse its own land development policies in the mrea.

Multi-Family Residential Use

The desirability of a limited amount of apartment construction in
Belmont has been argued strongly, both pro and con, for s number of
years. While some economic benefit might be derived from such construec-~
tion if of the right type, an earlier report has shown that the effect
on the tax rate would not be substantial enmough to justify the adoption
of such & policy solely on this basis.l On the other hand, a few well-~
designed apartment developments on carefully selected sites would add
to the varlety of housing accommodatlions aveilable to Belmont residents
and might make it possible for older persons with grown-up families to
remein in the community,

Another important consideration which apparently has not entered into
the discussion 1s the possible use of apartments as & substitute for
gome other less desirable land use, Without urban renewal or soms other
form of public subsidy, land which is now developed can only be cleared

for a new huilding which will net a sonsiderably larger return to cover

1
Alternative Land Development Policies for the Town of Belmont,
February, 1962.



both the cost of buying and removing existing buildings and the cost of
bullding & new one, Thus, if the town wished to induce the removal of
unattractive commercial developments it could only do so by permitting
the substitution of even more intensive commercial establishments (for
which there often will not be a market) or of some form of multi-family
development.

The following proposals are based on the assumption that the town is
ready to oconsider a limited amount of apartment development in cases
where such & use would be more desirable than any other existing or poten-
tial use, and where the locations selected would not be detrimental to

eatablished single-family areas,

1. Garden Apartments

Garden apartments, &s proposed in this plen, would have only
two stories, a large amount of landscapsd open area around
them, and no more dwelling units per net acre than are allowed
in two-~family areas. Only two garden apartment areas are
proposed.

The first area would include the present vacant land south
of Little Pond and on both sides of Brighton Street, The
larger parcel on the east side of Brighton Street wus re-
cently purchased at a high price based on the present two-
family zoning, making single-family homes impractical from
an economic point of view., This site could bs much more
attractively developed with garden apartments, which would
house no more families than would otherwise be permitted
yet would have & proportion of open space commensurate with
single~family areas in the tom.. The ares is appropriate

1
Regulations which would assure such conditions will be proposed
in the next report, which will cover zoning by-law and map
revisions.



for apartment development because of (a) its proximity
to the future Route 2 expressway and the new collector
street (extension of Channing Road) proposed in the Traf-
fic Circulation Plan, (b) its separation from other resi-
dential areas by the M,D.C. Little Pond reservation,

(c) its proximity to the railroad and present industrial
developments In Belmont and Cambridge, as well as future
industrial development enticipated in adjacent portione
of Cambridge, (d) the aveilability of public bus transpor-
tatior, and {e) the fairly close proximity of an existing
couvinience-shopping area (with another proposed on the
site).

The other parcel, on the opposite sids of Brighton Street,
is proposed for garden spartment use msinly because it is
such poor land that no other attractive development seems
economically feasible., It is appropriate for such use
for the same reasons as the other larger site, lacking
only a green buffer between i% and several nearby single-
femily houses,

The second area proposed for garden apartments is the pres-
ent rough land next to the Beaver Brook Reservation at the
foot of Spring and Moraine Streets, The land is not like-
1y to be developed for one and two-family houses becauss

of drainege and sanitary sewer outfall problems, but it
might be reclaimed for several two-story apariment build-
ings with lower site preparation costs, It would be advan~
tageous for such development Lecause of its isolation from
most of the other residential areas and its proximity to
bus transportation and e convenienoe-shopping area.

High-Rise Apartments

High-rise apartment buildings with a maximum height of

80 feet (B or 9 stories) are proposed for two sites at the
foot of Belmont Hill, which would provide an excellent
background for them, Both would probably be luxury apart-
ments because of the high cost of the sites and the relative~
ly low density of 70 families per acre which is proposed,

The first is the present Town Hall site, as suggested in
earlier reports, The land is oun a steep slope which would
make it diffieult to redevelop with a new town office com-~
plex, while a tall apartment building could use the site
effeotively and its sale would help defray the cost of
new town offices on Concord Avenue., Commercial re-use of



the site would be less desirable because of the trafflec and
parking problems that would bs oreated, As a loocation for
an apartment it is ideal, being near a center of commercial
activity, on & bus lire, and near a possible fubture rapid
transit stop,

The sescond would be the site of the present gresnhouses and
gervice station at Pleasant Street and Trapelo Road. A non-
comsrreial use is desirable to consolidate and strengthen
the Waverley Square shopping area, and a high apertment
building is considered to bs economically feasible, The re-
alignment of Pleasant Streeu as proposed would greatly en~
hence the site, separating it from the railroad, The looca-
tion is also good for such a use since it is near both
good transportation and a oconvenienoce~shopping area. 4
large office building on this site might be considered as
an alternative use, but the development of adequate controls
for such & building would reguire the setting up of a
gpecial office zoning distriet in which retail uses would
be speclfieally excluded,

Other Apartments

Other apartment types proposed would be only two or three
stories in height and would house not more than twlce as
meny families per acre as is allowed in two-family areas
of the town. Proposed locations are limited to various
business areas on main streets., Their purposes would be
primarily (a) to provide a better use of land than now
exists at the site and (b) to consolidate presently over-
extended business areas, A good alteraative to such use,
but one of limited potential, is a non-commerciai use such
a8 the private %teen club now being established on Flett
Road in & former commercial building,

Possibilities other then those shown on the Preliminary
General Plan might be on the north side of Conocord Avenus
between Underwood and Baker Streets, and on Belmont Street
between School Street and the Cambridge oity line. In the
latter location it may prove desirable to replace the
little stores which have deteriorated to wholesale and
light industrial uses because of lack of retall sales
potential, While it is proposed that a few local business
areag be retained at main intersections, some othsr use
must be found for the areas in between. The problem of
improved use of the area is compounded by the small but



unattractive light industrial development on the Watertown
side of the street, no improvement of whiceh is thus far
anticipated in the General Plan now being prepared for
Watertown.

Commercisal Useas

The Preliminary General Plan proposes three olasses of oonsolidated
business areas: (a) small local business areas primarily serving the
immediate neighborhood; (b) larger general business distriots serving a
wide area; and (o) automotive sorvice districts which specialize in a
partioular service which does not seriously ocompete with those furnished
in the other business distiriots, It proposes that each district be
consolidated and that oommsrcial uses be discouraged between them,
Specific examples of how this could be acoomplished are shown in Tech-

nical Report No. 3,

1. Looal Business

The plan reflects existing loocal business areas but pro-
poses that the area of each be restricted to that now
developed, because there is no real market for more looal
business and any additional amount would probably over-
tex the market and result in business failures and de-
terioration of the commerciel buildings,

The largest proposed district is at Beech Street. It

18 recommended that this be restriocted to loocal business
use 80 as not to be overly competitive with the Gushing
and Waverley Square centers and %o stimulate improvement
in the appearance of Trapelo Road, The only other dis-
triot needing special mention is that at Brighton Street
next to the railroad, which could be develcoped to serve
the future residentiel development in the immediate area
and possibly encourage the retall re-use of the existing
industrial buildings,
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General Business

The principal general business areas shown on thé plan are
the present three main centers at Belmont Center, Cushing
Square and Waverley Square, It is recommended that each be
consolideted into a smaller area than at present, except

for the provision of additional parking space as reocommended
in Reports No. 2 and 3.

Some business men have expressed the oplnion that the dis-
triocts should be enlarged rather than consolidated,
However, it is oonsidered e more desirable poliocy to
first revitalize the existingcenters by providing ade-
quate parking end extensive interunal improvements; then, if
they are sommercially successful and the need for more
space is aoctually demonstrated, they could be expanded.
Caution should be exercised in oconsidering the expansion
of any existing district beyond that actually needed;
otherwise, marginal uses and the kind of blight already
prevalent along Trapelo Road and Belmont Street would be
encouraged,

The two other proposed general business areas would serve
special purposes different from those of %the above three
districts., The small area on Blanchard Road is so classi-
fied because it has not proven feasible as a local buslness
area and caters essentially to passing traffioc, while the
area east of Little Pond next to the Concord Turnpike
would provide for the logloal expansion of existing office
development by the owner, Arthur D, Little, Inoc, The
latter ares abuts proposed industrial and business uses

in eadjacent Cembridge and is separated fram other resi-
dential areas in Belmont by the M,D.C., Little Pond Reser-
vation,

Automotive Service

No expansion of the existing automotive service area on
Pleasant Street and Trapelo Road is anticipated, except
for the possible conversion of existing non-automotive
uses in the Pleasant Street area. Voluntary soreening
of the areas with low walls or hedges is recommended ‘to
improve their appearance.
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Light Industrial Use

The plan shows only the existing light industrial area on Blanchard
Road next to the B & M Railroad; no other location seems feasible or
desirable for such use,

Light industrial uses now ococupy scattered frontages along Belmont
Street and Trapelc Road. These are nonconforming uses under the ex-
isting zoning by-law so ocannot be expanded., Since the existing light
industrial area on Blanchard Road 1s almost completely bullt~-up, these
nonconforming uses will have to be located outside of Belmont if they
are replaced by less detrimental uses, as proposed in an earlier

section of this report,

Semi-Public Use

The plan shows only the existing major semi-public uses of land in
the town. No expansion is anticipated nor are additional semi-public

uses proposed, sinoce so much of the land is already so used,

Public

Most of the publioc uses of land are descoribed in the following
section on ?ommunity Facilitiea. The only others are the Clty of
Cambridge reservoir on Payson Road, which 1s an indispensable pert of
the Cambridge water system, and the State Hospital land on Conocord
Avenue west of the town inelunerator, which is also unlikely to be

releaged from such use in the foreseeable future,
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II. TEE COMMUNITY FACILITIES PLAN

Requirements for oommunity facilities in Belmont have been fully dis~
ocussed in Teohnisal Reports No, 1 and 4, Most of the sites shown on

the General Plan are presently used for the purposes designated,

Since a number of facilities of various types have been proposed on
the Concord Avenue grounds, now largely owned by the town, Figure 1 has
been prepared to demunstratie that all of the proposed uses could be in-
oorporated on the site in an attractlve mamner through careful plenning.
The aresa shown inoorporates the existing lumber yard and gas station at
the west end of the site (as well as two existing dwellings next to the
playfields) in erder: {a) to provide the additional area necessary to
accommodate all the proposed facilities and (b) most importantly, to
Improve the appearance of the area by eliminating those commercial uses

which are out of oheracter with other existing and proposed uses,

Pending adoption of a specific plan for meeting future school build-
ing needs, the Gemeral Plan indicates all of the potential sites which
might be needed under any one of the alternatives considered in Techni-
cal Report No., 4—including the possibility that a new location will
have to be found for the junior high school. The only new site which
will have to be acquired for playground and/or school purposes is onm
Belmont Hill, The site indicated on Marsh Street is the only one
which will adequately meet access requirements from the most densely

gettled areas on the Hill,
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Proposed expansion of the Belmont cemetery would be on additionsal
land to bs acquired in Cembridge adjecent to the present cemetery.
This proposed use oonformd to the land use recommendations Included in

Cambridge's Genaral Flan.

The only other mejor additional land acquisitions or reservations
proposed are for two parks, The Underwood Estate in the oenter of the
town, with its pleasantly wooded slopes, would be a very desirable
park requiring a minimum of improvements. Retention of its present
cpen character would enhance tha town senter and lts central location
makes it readlly accessible to many residents., The use of the Atkins
Estate on Belmont Hill as a park is also indicated on the General Plan
on the understanding that the present cwners might be willing to leave
it undeveloped for public use through some arrangement with the town,
In the case of either estate, use as & park could be hy yift, purshase,

or public use eagement with private ownership retained.
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