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INTRODUCTION
PROJECT DESCRIPTION
RKG Associates (RKG) was retained by MassDevelopment, in cooperation with the Town of Canton,
to complete an economic development-focused corridor study for the section of Route 138 between
Randolph Street and the Stoughton town line. This segment of Route 138 is zoned predominantly for
industrial and commercial activity, forming a cluster that has supported thousands of jobs, numerous
retail and service businesses, several large age-restricted and assisted living communities, and other
housing types. While this Corridor plays a major role in supporting Canton’s commercial tax and jobs
base, there is consensus among residents that more could be done to strengthen its position in the
regional market and as an asset for the community.
Cities and towns in the Greater Boston region, in partnership with property owners and developers,
have begun to reexamine aging, single-use industrial, office, and retail assets in suburban locations,
and to consider actions that can make them more competitive with in-demand urban locations closer
to Boston. Local examples like the 3rd Avenue project in Burlington, the Natick Mall in Natick, Legacy
Place in Dedham, Westwood Station in Westwood, MarketStreet in Lynnfield, and Assembly Row in
Somerville offer potential strategies and ideas for how improvements in the Route 138 Corridor might
take root.

3rd Avenue redevelopment in Burlington, MA
Credit: Archer Hotel

Greater Boston’s mixed-use, walkable, and well-connected communities are frequently commanding
higher lease rates, rents, and sale prices compared to its more isolated suburban office, industrial, and
residential buildings. Research by Smart Growth America showed that buildings located in walkable
places with a mix of uses have up to a 150 percent higher valuation over edge suburb locations,
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demonstrating a high level of demand for these types of places. 1 The common thread among each of
the mentioned local examples is the inclusion of multiple real estate products near one another,
creating a place where residents, workers, and visitors can easily walk to accomplish multiple errands.
In determining a potential future pathway for this segment of Route 138, this Study examines the idea
of connected places and diversified real estate products to test the Corridor’s market viability, possible
regulatory changes, aesthetics and wayfinding, and transportation connectivity.
This report is broken down into four primary sections to describe the process, research, findings, and
recommendations for Route 138 in Canton. The first section covers the introduction, vision for the
Corridor, and public process. The second section describes real estate and market conditions in the
Corridor, town, and region. The third section describes the potential fiscal impacts of land use choices
in Canton, and the final section provides a broad set of recommendations for strengthening this
Corridor for the future.

CORRIDOR LOCATION AND STUDY AREA
Route 138 is a two-lane state highway that connects southern Massachusetts from the Rhode Island
border at Tiverton north to the town of Milton, Massachusetts. The portion of Route 138 in Canton
traverses the town’s eastern edge from its border with the town of Milton in the north to its border
with the town of Stoughton in the south. This study examines only the portion of Route 138 from
Randolph Street south to the Stoughton line (Figures 1 and 2), but the context of the larger corridor
and its importance as a regional travel route should not be understated. The Corridor is home to many
of Canton’s largest employers, a variety of retail and service outlets, and hundreds of residential units
that include condominiums, apartments, senior living facilities, and single-family homes.
The Corridor is generally defined by large setbacks, an auto-oriented streetscape, and a variety of
retail, service, office, and flex/industrial spaces fronting the road. There is no true commercial/mixeduse node or center of gravity along the Corridor; the closest “center” of activity is in Stoughton, just
over the town’s southern border. Many of the Corridor’s largest employers are in single-use office
park-style developments connected to Route 138 by a series of internal roadways.
The portion of Route 138 in this study area is comprised of a variety of zoning districts, although
roughly 76 percent of its land is classified as either Limited Industrial or Limited Industrial B. Twelve
percent of the Study Corridor’s land is dedicated for Single Residence B uses, and a combination of
Business, Industrial, Park/Open Space, and a small amount Single Residence AA makes up the
remaining 12 percent.

1

The WalkUP Wake-Up Call. GW University School of Business, LOCUS, Smart Growth America. 2015
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Figure 1: Route 138 Study Corridor in Canton
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Figure 2: Route 138 Study Corridor in Canton
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PUBLIC PROCESS AND FEEDBACK
A multi-faceted engagement process was used throughout the Study to inform the analysis, develop
a vision, and guide recommendations. During the study, residents, business owners and employees,
and Town staff and officials provided their own unique perspectives on the Corridor. The following
engagement methods were utilized to solicit input along the way:


Route 138 Working Group – a Working Group was established by the Town to engage with
RKG over the six-month planning process to provide feedback and insight. The Working
Group was comprised of residents, Town staff, business leaders, and MassDevelopment staff.
The group met six times to review materials provided by RKG and assist with public meeting
design, facilitation, and preparation.



Stakeholder Interviews – to gain additional insight on the local market, regulatory conditions,
business conditions, and employee/employer needs, RKG conducted a series of in-person and
phone interviews with local brokers, business owners, boards and committees, and Town
staff.



Public Meetings – two public meetings were held to offer the general public opportunities to
engage directly with the consultants and Town staff. The first meeting in July 2019 shared the
results of the market and zoning analysis and solicited feedback on residents’ vision for the
Corridor and where they would like to see different types of development in the future. The
second meeting, held in October 2019, presented the refined Corridor vision,
recommendations, and fiscal impact analysis.



Online Surveys – two surveys were prepared and distributed, one following each public
meeting. These provided opportunities for input for those unable to attend in person. The
surveys mimicked the questions and activities from each public meeting. Surveys provided
close to 200 additional responses throughout the process.



Project Website and Social Media – all materials from the Working Group sessions and public
meetings were posted by Town staff to the Route 138 Corridor Study Website. Posts were also
made to the Town’s social media outlets to notify residents of upcoming public meetings and
surveys.

PUBLIC PRIORITIES

In addition to providing the basis for the vision statement, there were several clear priorities which
were derived from the two public meetings and informed the recommendations in this study. These
priorities included:


Diversify Uses – Residents, employees, and business owners in the Corridor noted the
important role restaurants, retail, and housing play in making Route 138 an attractive
place to live, work, open a business, and attract talent. Currently, there are few sit-down
dining options or locations where employers can hold business lunches or take clients to
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dinner. Employers also noted affordable housing is important to their employees as many
workers are traveling increasing distances to find affordable housing, creating higher
transportation costs and squeezing their budgets. Strategic locations for new commercial
and residential development could bring more spending power to the Corridor, increase
tax receipts, and create a more regionally-competitive location for business attraction.


Improve Traffic Flow and Safety – The Route 138 Corridor processes a high volume of
vehicular traffic, serving as a major north-south connector to I-93/95 and up to the City of
Boston. Shifts from two to four lanes, elevation changes, lack of access management, and
general traffic volumes make morning and evening commutes long. Participants stated
that traffic on Route 138 presents a major risk to the Corridor’s businesses and ability to
attract new jobs to the area.



Connect the Corridor – Recognizing that more than just vehicles traverse the Corridor,
residents expressed a desire to improve walking, cycling, and transit connections both
within the study area and from surrounding areas. This should include sidewalks along
Route 138 and along secondary roadways, a mix of on- and off-street bicycle facilities, and
transit or shuttle connections to help workers access jobs and amenities in the area.
Enhanced bicycle and pedestrian infrastructure present opportunities to address the
Corridor’s lack of east-west connectivity.



Improve Aesthetics along the Corridor – The auto-oriented zoning that guided
development along the Corridor has created single-use buildings with parking in the
front, deep setbacks from Route 138 and secondary roadways, large highway-oriented
signage, and a relative lack of design standards and landscaping. Residents discussed each
of these issues and are interested in ways that these characteristics could be addressed
over time.



Ensure the Ongoing Attraction and Retention of Businesses – The Route 138 Corridor
provides 57 percent of the town’s overall commercial and industrial tax base, directly
tying the Corridor’s long-term viability to the Town’s long-term financial position.
Residents expressed a desire to continue supporting the businesses that are here today
and continuing to improve the Corridor in ways that would make it more attractive to
new businesses in the future.

An input summary from Public Meeting 1 is included in the Appendix of this report.
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VISION FOR THE FUTURE
Based upon feedback from the public meetings and online surveys, a vision statement was developed
to help guide the future direction of this segment of Route 138. The focus of the vision was to recognize
the importance of this Corridor both locally and regionally, and to briefly describe ways in which it
should be enhanced over time.

The Route 138 Corridor in Canton will continue to thrive and grow
as a significant contributor to the town’s commercial and industrial
tax base, serving as a regional employment hub.
Strategic partnerships in transportation, open space, zoning
changes, and a variety of development types will ensure that the
Corridor offers a safe, vibrant, and appealing environment for all
users.
Town staff worked closely with the Master Plan Steering Committee for the ongoing town-wide
Master Plan to create synergies between these two plans and avoid any conflicting statements.
The following chapters describe in detail the real estate and market analysis, fiscal impact analysis,
and recommendations for how the Corridor could be changed and improved over time.
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EXISTING CONDITIONS &
MARKET ANALYSIS
INTRODUCTION & PURPOSE
This first written deliverable consists of an analysis of existing demographic and economic conditions
for Canton and adjacent cities and towns, and the market conditions for a variety of uses in the town
and specifically within the Corridor. It includes an analysis of broad demographic and economic
trends, a review of real estate development trends in Canton, and summaries of the potential markets
for different types of residential and commercial in the Corridor.

KEY FINDINGS
Canton’s population, while still smaller than most of its neighbors, is growing faster than the
state’s or the county’s. Between 2010 and 2017, Canton’s population grew by 5.9 percent to an
estimated 22,829 residents. Norfolk County and the state of Massachusetts grew by 3.5 percent and
3.7 percent, respectively.
Small households are driving Canton’s growth – especially young professionals and postretirement, over-65-year-olds. The number of one-person households grew by 17 percent from 2010
to 2017, accounting for well over half of Canton’s net gain in households during that period. The
town’s strong growth in 25- to 34-year-old residents (+33 percent) is unique among Boston suburbs;
less unique is its growth in over-65 residents (+21 percent).
Canton’s strong housing market is being driven in part by homebuyers choosing its relative
affordability versus higher-priced neighbors. Despite five-year price appreciation of nearly 19
percent for single-family homes, Canton’s housing looks increasingly affordable versus neighbors like
Milton, whose median single-family sale price has reached $686,000. Small households seeking
homeownership opportunities are viewing Canton as a “cheapest, closest” alternative that provides
high quality of life and strong access to Boston and Cambridge.
Nine in ten working Canton residents commute to jobs out of town. This is high by suburban Boston
standards, even as Canton is home to a large employment base. Canton’s working residents and its
in-town workers are almost two mutually exclusive groups, suggesting an historic mismatch between
the jobs on offer and the earning potential of the town’s residents. By better matching good-paying
jobs to suitable, diversely-priced housing in Canton, the town may reap economic benefits while
reducing traffic.
Canton is unique among Boston suburbs for its high level of economic activity – and the center of
economic value is the Route 138 Corridor. Unlike most of its neighbors, Canton has a nearly one-to10

one ratio of residents to jobs. This provides a significant boost to the local tax base, and takes tax
burden off of homeowners. Over 50 percent of Canton’s commercial tax receipts come from the Route
138 Corridor study area.
The Corridor has led the way in Canton’s expansion into higher-paying, knowledge economy jobs,
while also home to dozens of “legacy” industries and manufacturers. In addition to light
manufacturers, distributors, specialty contractors, and dozens of small businesses, the Corridor is
increasingly home to large firms that engage in cutting-edge research, “smart” and green technologies,
and life sciences innovation. These firms compete for talent with high-tech clusters in Boston and
Cambridge.
Canton’s largest employment sectors – Construction-related jobs and Professional, Scientific, and
Technical Services – reflect a unique and growing cluster of firms that tie innovation to buildings
and civil engineering. Companies including Siemens, Johnson Controls, UL, and others work on
technologies related to “smart building” practices and safety systems.
The Corridor’s top employment categories are projected to continue growing, potentially creating
demand for new and reinvented commercial space. The Corridor is fortunate to have large and
growing employment in sectors that are typically less “relocatable” than some others. State projections
for Canton’s growth suggest that Construction-related and Professional, Scientific, and Technical
Services employment will continue to expand, meaning that new and/or existing firms may be seeking
new real estate opportunities in the decade to come.
While most of the Corridor’s commercial real estate is aging and in need of reinvestment to remain
competitive, flexible office/industrial space is in demand and is outperforming traditional office
leasing. The changing preferences of today’s office worker have made suburban, single-use office
properties less competitive – especially older ones – than in previous years. Traditionally lower-value
flex space (with fewer finishes, higher ceilings, and room for light manufacturing or distribution tasks)
has seen greater interest within the Corridor, and has asking rent levels approaching those for basic
office space.
A lack of housing options and retail/restaurant amenities within the Corridor may pose a risk to
long-term business attraction and retention efforts. Multiple businesses reported operating private
shuttles to bring workers in from communities with more diverse housing inventories. Others stated
that it would be difficult to attract firms from more dynamic, mixed-use environments like New York
City or Kendall Square without greater investment in retail and dining establishments within the
corridor.
Zoning restrictions may be limiting the Corridor’s ability to provide housing, retail, and services
that businesses desire and that may reduce congestion-causing car trips. The corridor’s relative lack
of housing options and generally spread-out landscape is a byproduct of its zoning. If the town
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decides that creating a greater mix of uses is in its best interests, zoning restrictions will likely need to
be relaxed and clarified.

REGIONAL CONTEXT
Canton is situated in Norfolk County,
approximately 15 miles southwest of

Figure 3: Canton, Norfolk Cty. within Mass.

Downtown Boston. A mostly suburban
landscape, Canton is bordered by eight
diverse municipalities that range from
tiny Westwood (population just over
16,000) to the City of Boston itself. As one
of Metro Boston’s more centrally-located
suburbs, Canton’s local economy has
shared in much of Boston’s success over
recent decades. Boston’s rise as an
international center of research and
technology, particularly within the life
sciences, has led to opportunities for municipalities like Canton to offer lower-cost options for firms
seeking proximity to talent and resources in Boston and adjacent urban job centers like Cambridge
and Somerville.
While many Boston suburbs are home to residents that work in the urban core, some cities and towns
have actually shared in the region’s economic growth as home to thousands of jobs of their own.
Unlike several of its neighboring communities, Canton is an economic center in its own right. The
town’s residents to jobs ratio is nearly an even 1-to-1. In this way, Canton often has more in common
with the cities and towns that comprise the business-heavy Metro South/West Workforce
Development Area 2 than it does the generally less business-oriented municipalities of Norfolk County
(see Figures 4 and 5). This study includes figures and projections for both regional geographies in its
Economic Indicators section.

2

EOLWD Workforce Development Area designations
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Figure 4: Canton within Norfolk County
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Figure 5: Canton within Metro South/West Workforce Development Area
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SOCIODEMOGRAPHICS
POPULATION
In 2017, the population of Canton
was estimated to be 22,829

Table 1: Population Trends,
2010

2017

'10 - '17
Growth

Canton

21,561

22,829

+ 5.9%

Milton

27,003

27,527

+ 1.9%

Norwood

28,602

29,121

+ 1.8%

Stoughton

26,962

28,338

+ 5.1%

Westwood

14,618

15,597

+ 6.7%

Norfolk County

670,850

694,389

+ 3.5%

Massachusetts

6,547,629

6,789,319

+ 3.7%

people, a 5.9 percent increase
since the 2010 Census (Table 1).
This growth rate was faster than
that of Norfolk County or the
state

of

Massachusetts.

neighboring

The

municipalities

of

Milton, Norwood, and Stoughton
grew more slowly, while smaller
Westwood grew its population
by 6.7 percent.

2010-2017

Sources: US Census 2010 and ACS 5-Year Estimates 2013-2017; RKG Associates

Canton’s population growth has been primarily driven by two age cohorts: residents between the ages
of 25 and 34, and those over the age of 65 (Table 2). From 2010 to 2017, Canton’s number of 25- to 34year-old residents grew by 33 percent, over three times the growth rate for that age cohort in Norfolk
County as a whole. Much of this growth may be due to Canton’s relatively affordable opportunities
for homeownership, which previously had been in reach for young professionals seeking options
closer to employment centers in Boston and Cambridge. As covered in the Housing Market section of
this report, rapidly rising housing costs in Milton and similar communities may have made Canton
the next “cheapest, closest” option for prospective homebuyers looking for access into Boston and a
high local quality of life.

Table 2: Population Growth by Age Cohort, 2010 to 2017
Canton

Norfolk County

2010

2017

2010-2017

2010

2017

2010-2017

Population

Population

% Change

Population

Population

% Change

Total Population

21,561

22,829

+ 5.9%

664,900

694,389

+ 3.5%

19 and Under

5,441

5,607

+ 3.1%

167,642

167,016

(0.4%)

20 to 24

982

936

(4.7%)

38,970

42,157

+ 8.2%

25 to 34

2,209

2,942

+ 33.2%

78,983

87,213

+ 10.4%

35 to 54

6,515

6,542

+ 0.4%

203,328

192,707

(5.2%)

55 to 64

2,795

2,801

+ 0.2%

84,623

94,423

+ 11.6%

65 and over

3,299

4,001

+ 21.3%

91,354

110,873

+ 21.4%

Sources: US Census Bureau, Census 2010 and American Community Survey, 2013-2017 5-Year Estimates; RKG Associates
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While Canton’s population between 35 and 65 years of age was virtually flat between 2010 and 2017,
its number of over-65 residents grew by 21 percent. This trend is consistent with other suburban
communities in the region and across the country; Norfolk County’s over-65 population has grown at
roughly the same rate since 2010, 21 percent.
Projections from the University of Massachusetts’ Donahue Institute estimate that total population
growth will slow substantially across most Boston suburbs in the years until 2035. In Canton, growth
may slow from an estimated 5.3 percent between 2015 and 2020 to 4.4 percent from 2020 to 2025, and
3.8 percent in the following five years. 3 The state as a whole may see a similar slowdown in population
growth, projected to reach just 2.2 percent from 2020 to 2025.

Table 3: Canton’s Projected Population Growth by Age Cohort
Estimated

Estimated

Projected

Projected

2010 to 2017

2015 to 2020*

2020 to 2025

2025 to 2030

Total Population

+ 5.9%

+ 5.3%

+ 4.4%

+ 3.8%

19 and Under

+ 3.1%

+ 0.4%

(3.9%)

(1.1%)

20 to 24

(4.7%)

+ 7.2%

14.5%

-13.1%

25 to 34

+ 33.2%

+ 2.4%

5.9%

10.9%

35 to 54

+ 0.4%

+ 3.7%

2.4%

3.7%

55 to 64

+ 0.2%

+ 13.4%

3.7%

-5.6%

65 and over

+ 21.3%

+ 15.4%

14.5%

14.7%

*2015-2020 estimates included in order to establish comparable 5-year period for projections
Sources: US Census, ACS 5-Year Estimates 2013-20217; UMass Donahue Institute Population Estimates Program; RKG
Associates

Much of the future population growth both in Canton and in the region is expected to occur in the 65
and older cohort, with Canton’s over-65 population projected to grow by more than 15 percent from
2015 to 2020 and a further 14 percent from 2020 to 2025.
Canton, like the state, county, and many of its neighboring communities, is becoming more diverse in
terms of race and ethnicities despite still being majority white (Table 4). In 2017, 80 percent of Canton’s
residents were non-Hispanic white, down from 83 percent in 2010 but still a larger percentage than
seen in the state, county, and all surrounding municipalities except Westwood (88 percent). Of the
net 1,268 residents gained between 2010 and 2017 in Canton, just 31 percent were non-Hispanic white;
the remainder were comprised mostly of Hispanic/Latino (29 percent) and Asian (26 percent)
newcomers. Between 2010 and 2017, residents of Asian descent surpassed black residents to become
the largest minority group in Canton, now comprising 7.2 percent of the population.

3

UMass Donahue Institute Population Estimates Program
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Table 4: Population Growth by Race, 2010 to 2017
Canton

Norfolk County

2017

2017

2010-2017

2017

2017

2010-2017

Population

% Share

% Change

Population

% Share

% Change

Total Population

22,829

100%

+ 5.9%

694,389

100%

+ 3.5%

White (Non-Hispanic)

18,339

80.3%

+ 2.2%

532,276

76.7%

(1.2%)

Black

1,383

6.1%

+ 6.3%

43,719

6.3%

+ 20.3%

Asian

1,637

7.2%

+ 24.8%

71,819

10.3%

+ 24.6%

Latino/Hispanic

963

4.2%

+ 61.6%

28,900

4.2%

+ 31.3%

Mixed-Race & All Other

507

2.2%

+ 26.4%

17,675

2.5%

+ 9.6%

Sources: US Census Bureau, Census 2010 and American Community Survey, 2013-2017 5-Year Estimates; RKG Associates

HOUSING & HOUSEHOLDS
A growing population of young professionals, young families, and individuals past typical retirement
age has also affected what the average Canton household looks like. Individuals in these age cohorts
tend to live in smaller households, either as individuals, couples, small families, or with a non-family
roommate. In Canton, an influx of 25- to 34-year-olds and a growing over-65 population has led to a
large increase in the number of small households, particularly one-person households (Table 5). Of
the nearly 650 net new households added in Canton between 2010 and 2017, almost 60 percent were
individuals living alone. Canton’s 16.5 percent growth in one-person households contrasts strongly
with Norfolk County’s slight decrease and the state’s virtually flat one-person household count.

Table 5: Household Growth by Size, 2010 to 2017
Canton

Norfolk County

Massachusetts

2010

2017

2010-2017

2010-2017

2010-2017

Households

Households

% Change

% Change

% Change

Total Households

8,378

9,026

+ 7.7%

+ 1.7%

+ 1.5%

1-person

2,261

2,635

+ 16.5%

(0.3%)

+ 0.5%

2-person

2,578

2,737

+ 6.2%

+ 4.5%

+ 4.8%

3-person

1,433

1,547

+ 8.0%

+ 0.8%

+ 3.1%

4-person

1,323

1,497

+ 13.2%

+ 5.1%

+ 2.0%

5-person and greater

783

610

(22.1%)

(5.3%

(10.4%)

Sources: US Census Bureau, Census 2010 and American Community Survey, 2013-2017 5-Year Estimates; RKG Associates

While Canton’s ongoing increase in small households appears to make it an outlier among Boston
suburbs, local trends do reflect more regional and national changes in household composition.
Nationwide demographic changes have tended to result in a rapidly growing number of households,
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typically outpacing population growth itself. This is due in large part to citizens choosing to live in
smaller households, often delaying “household formation” by marrying and/or having children later
in life, or remaining single.
Rare among Boston suburbs, Canton’s creation of new housing units largely kept pace with its growth
in households from 2010 to 2017, adding approximately 650 units according to Census Bureau
estimates. A large proportion of those additional housing units were, however, single-family
ownership units – a housing typology that may play a limited role in Canton’s future development as
space for large-lot, single-use housing becomes scarcer. Still, the addition of housing units in line with
overall household growth has likely played a role in keeping Canton relatively affordable for
prospective buyers, while neighboring Milton has seen prices escalate substantially during seven
years in which its housing stock has been essentially unchanged. 4
Canton’s new homeowners have primarily purchased new or vacant single-family detached homes
since 2010, with limited changes to the condominium supply (although ongoing construction may
change this dynamic). This follows a period from 2003 to 2008 in which several hundred multi-family
units were permitted in Canton. 5 Some new market rate apartments have come online since 2010,
notably the 196-unit Canton portion of the Prynne Hills development. Still, unlike in most
communities that have experienced an influx of small households (particularly young professionals
and retired residents), rental housing is today playing a decreased role in Canton’s stock versus 2010.
In 2010, Canton’s occupied housing stock was comprised of roughly 74 percent owner-occupied units
and 26 percent renter-occupied units. In 2017, the split had grown to 77 percent owner-occupied and
just 23 percent renter-occupied units (Table 6). Many Boston area municipalities have seen a shift
towards renter-occupied housing in recent years, reflecting a prioritization of access to amenities,
transportation, and jobs over homeownership opportunities. Canton’s shift, on the other hand,
suggests that newcomer households may be coming to Canton for a very specific reason: relatively
affordable homeownership opportunities that enjoy good enough access into Boston’s job centers. The
Housing Market section of this report presents median home sale prices for Canton and several
neighboring communities, and confirms that Milton’s rapidly increasing prices may be causing some
prospective homebuyers to shift their search to Canton – especially as Milton has added relatively
little housing since 2010. Further reflecting Canton’s strong housing market, the town has a lower
estimated residential vacancy rate than any of its neighbors, at just 2.5 percent in 2017 – roughly half
the Norfolk County vacancy rate of 4.9 percent.
Canton’s shift towards an even more owner-occupied community may reflect consumer demand for
ownership units, but also may be a product of zoning restrictions. As covered in the Zoning section
of this report in greater detail, the construction of multi-family housing, whether apartments or
condominiums, is restricted to a degree throughout Canton’s zoning code. Most multi-family units
4

US Census Bureau, Census 2010 Table QTH2 and American Community Surveys 2013-2017 Table B25003

5

Canton Housing Action Plan, 2015
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approved in recent years have been either in overlay districts or via special permits, which can add an
additional level of complexity and uncertainty to an already expensive development process. Within
the Study Corridor and adjacent areas, stakeholders told RKG staff that they felt multi-family housing
was the most appropriate land use in certain spaces, but was rendered infeasible due to zoning that
makes single-family, detached homes the easiest to develop. “A new, sprawling subdivision [near the
Corridor] is probably a huge waste and not a great use of space… but there’s no alternative in the
zoning now,” said one interview subject.

Table 6: Housing Characteristics,

2010-2017

Canton

Norfolk County

Census
2010

Estimate
2017

'10 - '17
Growth

Census
2010

Estimate
2017

'10 - '17
Growth

Total Housing Units

8,762

9,257

+ 495

270,359

275,925

+ 5,566

Occupied Units

8,378

9,026

+ 648

257,914

262,324

+4,410

Owner-Occupied Units (% of occ.)

73.8%

77.3%

+ 3.5%

69.2%

69.3%

+ 0.1%

Renter-Occupied Units (% of occ.)

26.2%

22.7%

(3.5%)

30.8%

30.7%

(0.1%)

Vacant Units

4.4%

2.5%

(1.9%)

4.6%

4.9%

+ 0.3%

$457,400

$460,200

+ $2,800

$408,100

$433,000

+ $24,900

Median HH Value

Sources: US Census Bureau, Census 2010 & American Community Surveys, 2006-2010 & 2013-2017 5-Year Estimates; RKG
Associates

INCOME
The median household income of Canton residents grew by just 7.7 percent from 2010 to 2017, less
than half the growth rate of the state, county, or any of its neighboring municipalities (Table 7).
Reaching a median of $96,583 in 2017, Canton’s incomes remained higher than the Norfolk County
median, while losing ground against higher-income neighbors Milton ($126,000, +29.3 percent since
2010) and Westwood ($145,799, +27.6 percent since 2010). Several factors are likely causing Canton’s
relatively low growth rate – income growth that fell short of estimated inflation, signifying a decline
in real incomes. Canton’s recent influx of young professionals and small families – groups seeking
affordability early in their careers – have likely offset income gains among the town’s highest-earning
households. Other high-income municipalities, like Milton and Westwood, have proven less
accessible to new residents unless they themselves are high earners. A lack of new housing production
in those municipalities has likely exacerbated this trend; Canton added 2.4 times as many new
residents as Milton did from 2010 to 2017, despite having a smaller population.
These middle-income households, many of whom have been drawn to Canton by its balance of
housing affordability, access, and quality of life, have likely been the driving force behind much of the
town’s real estate market growth. Canton’s affordability is a matter of perspective, tied to household
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income. For workers with middle- or high-paying jobs in Boston or Cambridge, Canton appears to
deliver tremendous value versus more centrally-located communities. For workers that hold lowerpaying administrative or blue-collar jobs – like many of those in the Study Corridor – Canton’s
housing options may make it seem out of reach. For value-conscious households up and down the
income scale, the preservation and amplification of Canton’s housing affordability will be key to the
town’s continued economic growth. This will require creative solutions that add a diverse mix of
housing options in Canton’s well-connected spaces.

Table 7: Median Household Income Trends,

2010-2017

Estimated

Estimated

'10 - '17
Growth

2010

2017

Canton

$89,705

$96,583

+ 7.7%

Milton

$97,421

$126,000

+ 29.3%

Norwood

$72,472

$87,516

+ 20.8%

Stoughton

$67,175

$78,343

+ 16.6%

Westwood

$114,250

$145,799

+ 27.6%

Norfolk County

$81,027

$95,668

+ 18.1%

Massachusetts

$64,059

$74,167

+ 15.0%

Sources: UMass Donahue Institute Population Estimates Program; RKG Associates

Comparing median household income growth of residents with the average wage growth of Canton
employees highlights an ongoing shift in the town’s employment mix. As shown in the Wages section
of this report, Canton’s residents have generally had very little overlap with people who hold jobs in
the town; they historically have been two mutually exclusive groups, with nine in ten working Canton
residents commuting outside the town for work. Traditionally, Canton residents have held higherpaying jobs in markets like Boston and Cambridge, while many Canton-based jobs were filled by
lower-earning workers from places like Brockton, Taunton, Fall River, and lower-income areas of the
city of Boston. The addition of higher-earning, “knowledge economy” positions in Canton has helped
to close this historic earnings gap; the average Canton wage grew 21 percent from 2010 to 2017. 6
Despite the increasing availability of better-paying local jobs, however, there is limited evidence of an
increased number of people that both work and live in Canton. This may be due to a continued
mismatch between housing opportunities and the jobs on offer.
Changes in Canton’s distribution of household incomes further supports this theory. While both
Canton and Norfolk County saw large increases in the percentage of households earning more than
$100,000 per year, the county saw its share of every other income cohort decrease – suggesting that
growth was mostly driven by the same households earning more in 2017 than they did in 2010. In
6

Massachusetts Executive Office of Labor and Workforce Development ES-202 Report; RKG Associates
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Canton, however, the share of
middle-earning

households,

Figure 6: Income Cohorts,

2010-2017

between $50,000 and $74,999
per year, increased from 11
percent to 16 percent. While
some of this group is likely
comprised of households that
moved up from lower-earning
cohorts over the years from
2010 to 2017, the majority were
likely

middle-income

100%
80%

49%

16%
40%

11%

11%

16%

16%

20%
0%

homeownership

40%

48%
$100,000 +

60%

newcomers, perhaps seeking
affordable

43%

opportunities.

11%

14%
16%

$50,000 - $74,999

14%

16%

13%

15%

12%

15%

13%

2010

2017

2010

2017

CANTON

$75,000 - $100,000

12%

$25,000 - $49,999
$0 - $24,999

NORFOLK COUNTY

Sources: US Census Bureau, ACS 5-Year Estimates 2013-2017; RKG Associates

EDUCATIONAL ATTAINMENT
Canton continues to be one of Metro Boston’s best-educated communities. The town’s share of
working-age residents with a bachelor’s degree or higher reached 47 percent in 2017. Canton’s share
of college degree-holders grew at a faster rate than Norfolk County’s from 2010 to 2017, reflecting an
influx of well-educated newcomers as well as a statewide trend towards higher graduation rates.
Meanwhile, the share of working-age residents without a high school degree fell to 3.9 percent, less
than half the state’s share, 9.7 percent.

Table 8: Educational Attainment,

2010-2017

Canton

Norfolk County

2017

2017

2010-2017

2017

2017

2010-2017

% Share

Population*

% Change

% Share

Population

% Change

100%

14,878

+ 9.5%

100%

29,749

+ 6.4%

Less than High school

4%

576

(16.3%)

7%

29,749

(5.6%)

High school or GED

23%

3,457

(16.2%)

23%

97,264

(7.0%)

Some College/Associate Degree

24%

3,617

+ 3.0%

23%

103,430

(0.3%)

Bachelor’s Degree

29%

4,276

+ 20.7%

27%

138,379

+ 14.4%

Master’s Degree and above

18%

2,643

+ 37.2%

18%

99,980

+ 20.6%

Total Working-Age Population

*“Working age population” over age of 25
Sources: US Census Bureau American Community Survey, 2012-2016 5-Year Estimates; RKG Associates
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ECONOMIC INDICATORS
The following section presents selected trends in employment, business establishments, commuting
inflows and outflows, and average wages for Canton, Norfolk County, and Canton’s Workforce
Development Area (WDA), the Metro South/West WDA. The town’s WDA designation is defined by
the Massachusetts Executive Office of Labor and Workforce Development. Several of Canton’s most
immediate geographic neighbors are not part of Canton’s WDA, including Milton, Randolph,
Stoughton and others. The Metro South/West WDA’s data is included in this report due to its
municipalities’ numerous commonalities with Canton’s employment base, including a strong
presence of Health Care, Professional & Technical Services, and Manufacturing jobs. These sectors
play a smaller role in the Norfolk County employment base, which has a smaller jobs-to-residents
ratio.

EMPLOYMENT
Canton added an estimated 2,233 jobs between 2010 and 2017, for overall employment growth of 10.9
percent. This growth rate was broadly in line with the Metro South/West WDA’s 11.6 percent
employment growth rate, and slightly further behind Norfolk County’s 12.3 percent growth (albeit
from a smaller base).
No single industry sector dominates Canton’s employment base, which gives the town a level of
economic diversity that may help it to weather future economic downturns better than other
communities. The largest employment sectors are Construction, Wholesale Trade, and Management
of Companies, each of which comprises over 10 percent of Canton’s overall employment.
Canton’s prevalence of jobs classified within the Construction industry is highly unique within
Greater Boston. No other municipality within the WDA was estimated to have Construction as its
largest employment category. Some cities and towns, like Milton, have seen strong growth in
Construction sector employment, largely driven by Metro Boston’s strong real estate market and a
subsequent barrage of hiring by contractors and building firms. Canton’s Construction sector,
however, is comprised of more than just traditional construction labor and contractors, which account
for as few as 333 of the sector’s 3,000-plus local jobs, according to one estimate. 7 Nearly four in every
five jobs classified in the Construction sector are within firms that serve the building and civil
engineering industries, as opposed to actually doing construction work. Many of Canton’s
construction sector firms work in innovative, high-tech capacities to create smart building
technologies, advanced security systems, and products on the leading age of sustainable engineering.

7

EMSI Industry Tables, ZIP Code Level, 2019

22

Table 9: Jobs by Selected Sectors, 2010-2017

All Industries
Construction
Wholesale Trade
Management of
Companies
Manufacturing
Finance & Insurance
Health Care & Social
Assistance
Prof. & Technical
Services
Administrative
Services
Educational Services
Retail
Information
Accommodation &
Food Services
Other Services
Public Administration
Arts, Entertainment
& Recreation
Transport. &
Warehousing
Real Estate

2010
Jobs
20,502
2,103
2,858

Canton
2017
Jobs
22,735
3,012
2,888

+ 11%
+ 43%
+ 1%

Metro South / West WDA
2010
2017
% Chg.
Jobs
Jobs
522,012 582,675
+ 12%
19,419
26,507
+ 37%
27,197
25,685
(6%)

Norfolk County
2010
2017
% Chg.
Jobs
Jobs
313,615 352,138
+ 12%
15,661
21,188
+ 35%
16,760
17,534
+ 5%

1,913

2,455

+ 28%

22,739

24,327

+ 7%

9,070

9,980

+ 10%

1,938
1,822

1,930
1,836

0%
+ 1%

49,214
20,180

46,761
20,370

(5%)
+ 1%

21,465
22,947

20,436
23,133

(5%)
+ 1%

1,533

1,824

+ 19%

61,129

74,476

+ 22%

43,412

53,861

+ 24%

1,160

1,773

+ 53%

62,401

74,536

+ 19%

20,497

23,426

+ 14%

1,119

1,166

+ 4%

30,068

35,676

+ 19%

14,988

20,761

+ 39%

1,030
987
1,141

1,018
950
902

(1%)
(4%)
(21%)

54,682
54,908
24,174

59,666
58,191
27,453

+ 9%
+ 6%
+ 14%

28,397
40,325
10,700

30,886
43,134
11,155

+ 9%
+ 7%
+ 4%

823

810

(2%)

35,836

40,575

+ 13%

24,691

29,369

+ 19%

630
395

680
470

+ 8%
+ 19%

16,450
15,216

17,855
16,058

+ 9%
+ 6%

14,313
9,366

12,187
9,945

(15%)
+ 6%

366

468

+ 28%

10,510

13,806

+ 31%

6,913

9,101

+ 32%

542

305

(44%)

9,194

10,001

+ 9%

7,876

8,641

+ 10%

118

247

+ 109%

6,690

7,954

+ 19%

5,379

6,165

+ 15%

% Chg.

Sources: Massachusetts Executive Office of Workforce and Labor Development, ES-202 Report; RKG Associates

For example, the Canton facility of Munich-based conglomerate Siemens (85 John Road) develops
“smart,” adaptive building technologies related to fire and security. Firms like Siemens have led the
way in the Construction sector’s 43 percent employment growth in Canton since 2010, as well as in
the 53 percent growth in the Professional, Scientific, and Technical Services category. Canton added
an estimated 2,233 jobs overall from 2010 to 2017, over 1,500 of which were in these two highperforming sectors alone.
These new roles have played a significant part in shifting Canton’s job base from one of mostly legacy,
low-tech occupations to a far more mixed environment, in which opportunities exist for roles at nearly
every pay grade. Strong wage growth, led by these new jobs, has helped close the historic gap between
Canton’s lower-earning workers and higher-earning, out-commuting residents. Firms like Siemens
and Organogenesis, many of which are based within the Route 138 Corridor itself, are competing for
talent with Metro Boston’s high-tech clusters in Kendall Square, the Seaport District, and others. It
will be in the Town’s best interest to help the Route 138 technology cluster to evolve in order to remain
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competitive – especially as worker preferences are rapidly shifting away from single-use, suburban
office park developments.

LOCATION QUOTIENTS
Location quotient analysis is a method of comparing a local economy’s employment strengths and
weaknesses relative to its larger economic region – in this analysis, the Metro South/West WDA. While
a location quotient of 0.8 to 1.2 indicates sector-specific employment that is roughly in line with the
larger region, a quotient over 1.2 suggests that a given industry sector is an area of strength. Likewise,
a quotient less than 0.8 would indicate that Canton is relatively under-developed in a specific
employment sector.
As shown in Table 10, Canton enjoys strong employment relative to the broader WDA in a number of
sectors, notably in Construction, Wholesale Trade, Management of Companies, and Finance &
Insurance. While this data may suggest that Canton’s economy already has a disproportionately large
number of jobs in Construction and other industries relative to the town’s overall economy, their
relative strengths may also suggest opportunities for further enhancement. Canton may look to
continue growing its innovative Construction suppliers cluster, for example, as part of an effort to
establish itself as the center of smart building technology in Massachusetts.
Wholesale Trade, despite posting virtually no net growth in employment from 2010 to 2017, remains
a competitive sector in Canton. Steady employment figures at large Canton-based firms like DXL
Group and growth in other firms have helped to cancel out the over 800 jobs that left with Reebok’s
move to Boston in 2017. 8 Separately, management positions at Dunkin Brands, Compushare, and
others have made Canton one of the WDA’s largest clusters of corporate headquarters and operations.
Finance and Insurance remains an important driver of Canton’s economy, despite little net job growth
since 2010. Several of the largest local employers in finance and insurance are located in the Corridor.
Large transactional service firm FIS (10 Dan Road) employs roughly 325 workers that handle online
and printed payment processing tasks. The Bank of Canton, one of the 25 oldest financial institutions
in the country, is headquartered at 490 Turnpike Street. 9
Health Care, one of the Boston region’s greatest economic strengths, is not a major employment sector
in Canton. The town’s 2017 location quotient of 0.63 indicates that the industry plays a much smaller
role in Canton’s economy than it does in the rest of the WDA. Interviews with stakeholders suggested
that hospitals, clinics, and physicians’ offices just outside of Canton in neighboring towns help to meet
much of the community’s demand for medical services. Canton’s Manufacturing sector, despite
employing nearly 2,000 workers, is roughly average-sized versus the WDA as a whole.

8

Massachusetts Executive Office of Labor and Workforce Development, ES-202 Report; RKG Associates.

9

www.thebankofcanton.com
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Table 10: Location Quotients vs. Metro South/West WDA,

2010 and 2017

Canton Location Quotient
2010
2017
Change
All Industries
Construction
Wholesale Trade
Management of Companies
Manufacturing
Finance & Insurance
Health Care & Social Assist.
Prof. & Technical Services
Administrative Services
Educational Services
Retail
Information
Accommodation & Food Serv.
Other Services
Public Administration
Arts, Entertainment & Rec.
Transport. & Warehousing
Real Estate

2.97
2.87
2.25
1.00
2.43
0.63
0.46
0.95
0.47
0.45
1.21
0.57
0.97
0.65
0.88
1.53
0.44

3.16
3.12
2.76
1.06
2.44
0.62
0.60
0.83
0.43
0.41
0.84
0.50
0.98
0.74
0.86
0.77
0.79

+0.19
+0.25
+0.52
+0.06
+0.01
(0.01)
+0.14
(0.11)
(0.04)
(0.04)
(0.38)
(0.07)
+0.01
+0.09
(0.02)
(0.76)
+0.35

Sources: Massachusetts Executive Office of Workforce and Labor Development, ES-202 Report; RKG Associates

ESTABLISHMENTS
The number of business establishments operating in Canton, the Metro South/West WDA, and
Norfolk County all increased from 2010 to 2017. The town itself added a net gain of 36 businesses, the
majority of which were in the Health Care & Social Assistance sector. Many of these were likely sole
practitioners or small businesses, often involved in outpatient care, elderly care, and other assistancetype roles that are common in Canton. It should be noted that employment and establishment data
throughout the state were affected by an accounting change within the Health Care and Other Services
sectors between 2012 and 2013. As many of the relevant employees within the out-patient and elderly
care subsectors are sole practitioners, this change drastically affected the number of firms operating
in those sectors.
Outside the Health Care and Other Services sectors affected by the accounting change, local business
establishment growth was modest from 2010 to 2017. Consistent with other parts of Metro Boston,
local manufacturing and construction firms continued a trend towards consolidation. Canton’s
number of construction-related firms shrank from 2010 to 2017 even as the category added more than
900 jobs during that period.
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Table 11: Business Establishments by Selected Sector,

All Industries
Construction
Wholesale Trade
Management of
Companies
Manufacturing
Finance & Insurance
Health Care & Social
Assistance
Prof. & Technical
Services
Administrative
Services
Educational Services
Retail
Information
Accommodation &
Food Services
Other Services
Public Administration
Arts, Entertainment &
Rec.
Transport. &
Warehousing
Real Estate

2010-2017

2010
1,065

Canton
2017
1,101

# Chg.
+36

Metro South / West WDA
2010
2017
# Chg.
34,384 37,252 +2,868

Norfolk County
2010
2017
# Chg.
24,321 25,288
+967

133
139

131
103

(2)
(36)

2,925
2,261

3,042
2,095

+117
(166)

2,267
1,435

2,313
1,329

+46
(106)

12

14

+2

273

326

+53

129

183

+54

57
35

49
41

(8)
+6

1,123
1,713

1,017
1,833

(106)
+120

697
1,159

603
1,259

(94)
+100

74

149

+75

3,084

5,193

+2,109

2,060

5,080

+3,020

144

162

+18

6,129

6,609

+480

3,003

3,353

+350

54

62

+8

1,887

2,079

+192

1,177

1,280

+103

22
96
14

23
92
17

+1
(4)
+3

725
3,538
907

892
3,419
1,030

+167
(119)
+123

399
2,493
437

476
2,453
499

+77
(40)
+62

64

61

(3)

2,067

2,184

+117

1,469

1,580

+111

129
12

98
19

(31)
+7

5,112
352

4,469
427

(643)
+75

5,778
253

2,730
317

(3,048)
+64

19

20

+1

570

672

+102

343

398

+55

23

25

+2

460

560

+100

404

493

+89

35

34

(1)

1,127

1,252

+125

754

867

+113

Sources: Massachusetts Executive Office of Workforce and Labor Development, ES-202 Report; RKG Associates

WAGES
The average annual wage for Canton workers grew to $76,804 in 2017, a 21 percent increase from 2010.
Despite remaining slightly lower than the WDA’s average annual wage of $78,624, Canton’s growth
rate was stronger than the WDA’s 16 percent wage growth. The fastest growing wage categories in
Canton tended to be its largest and those with strong employment growth: Wholesale Trade (+32
percent), Professional, Scientific, and Technical Services (+28 percent), Construction (+22 percent), and
Management of Companies (+11 percent), among others. These industries are leading the charge in
Canton’s expansion into higher-tech, knowledge economy jobs. Many firms in these sectors are
located in the Route 138 Corridor.
Canton’s unique “smart building” cluster within the Construction employment sector has made it a
wages outlier versus the WDA and Norfolk County. The average employee in Canton’s Construction
sector took home nearly $97,000 in 2017, 21.7 percent more than the average Construction sector
employee in the WDA.
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Table 12: Average Annual Wages by Selected Sector,

All Industries
Construction
Wholesale Trade
Management of
Companies
Manufacturing
Finance & Insurance
Health Care & Social
Assist.
Prof. & Technical
Services
Administrative
Services
Educational Services
Retail
Information
Accomm. & Food Serv.
Other Services
Public Administration
Arts, Entertainment &
Rec.
Transport. &
Warehousing
Real Estate

2010
$63,492

Canton
2017
$76,804

% Chg.
21%

$79,196
$85,020

$96,720
$112,632

$83,772
$61,724
$91,468

2010-2017

Metro South / West WDA
2010
2017
% Chg.
$67,912 $78,624
16%

Norfolk County
2010
2017
% Chg.
$54,912 $64,272
17%

22%
32%

$66,924
$92,040

$79,456
$116,064

19%
26%

$67,392
$73,892

$81,692
$97,188

21%
32%

$92,976
$68,640
$94,328

11%
11%
3%

$104,156
$97,760
$105,248

$129,012
$108,628
$125,268

24%
11%
19%

$82,472
$73,684
$82,056

$99,112
$83,980
$104,780

20%
14%
28%

$41,496

$42,432

2%

$52,988

$53,092

0%

$55,432

$50,700

-9%

$78,572

$100,360

28%

$113,932

$136,760

20%

$98,124

$118,612

21%

$25,636
$45,292
$38,428
$66,612
$21,684
$42,380
$59,176

$36,608
$56,992
$37,596
$77,584
$22,568
$49,504
$73,164

43%
26%
-2%
16%
4%
17%
24%

$40,664
$52,260
$30,108
$107,328
$20,176
$33,384
$63,856

$50,596
$60,216
$35,568
$122,876
$24,544
$40,612
$79,404

24%
15%
18%
14%
22%
22%
24%

$40,508
$49,504
$29,120
$70,772
$18,096
$26,988
$57,668

$51,532
$56,628
$34,892
$85,280
$22,308
$39,000
$74,620

27%
14%
20%
20%
23%
45%
29%

$18,460

$28,236

53%

$35,880

$43,784

22%

$41,704

$51,220

23%

$36,140
$47,892

$53,820
$69,212

49%
45%

$45,344
$74,516

$52,676
$77,116

16%
3%

$47,008
$50,440

$52,260
$64,428

11%
28%

Sources: Massachusetts Executive Office of Workforce and Labor Development, ES-202 Report; RKG Associates

As noted in the Incomes section of this report, changes in local wage data have not occurred
simultaneously with changes in residents’ incomes, reiterating the lack of overlap between Canton
residents and workers. The addition of higher-paying jobs in fields like construction technology and
scientific research and development has spurred average wage growth that has significantly outpaced
the household income growth of local residents. The median household income in Canton grew by
just 7.7 percent from 2010 to 2017, barely more than one-third the growth rate in local wages.

EMPLOYMENT PROJECTIONS
Projections from the Massachusetts Executive Office of Labor and Workforce Development (EOLWD)
offers insight on which employment categories can expect to see the most job growth in the decade
ahead. In the Metro South/West WDA, the EOLWD projects that as many as 53,000 additional roles
will be created by 2026. 10 The largest drivers of employment growth will be those sectors that already
form the backbone of the WDA’s economy: Professional, Scientific, and Technical Services (+12,900

10

Massachusetts EOLWD Labor Market Information, Industry Projections for Metro South/West WDA, 2016-2026
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jobs or 17.7 percent), Health Care (+11,900 jobs or 16.4 percent), and Educational Services (+9,400 jobs
or 16.0 percent).
Canton’s share of the WDA’s job growth may be relatively small – between 700 and 800 jobs, according
to estimates by EMSI. 11 This would represent a significant slowdown versus the employment growth
seen over the last decade, down from nearly 11 percent to just over 3 percent total growth. Projections
may overstate the forward-looking impacts of Reebok’s 2017 move to Boston; the resulting loss of
nearly 800 positions in the Wholesale Trade sector within three months certainly does not mean that
the sector is assured to lose thousands more jobs in the years to come. Still, with projected job losses
in Reebok’s Wholesale Trade sector removed, Canton’s projected job growth rate through 2026 is just
six percent, well below the WDA’s 8.6 percent growth projection. These projections highlight the
challenges faced by suburban employment bases with aging commercial real estate inventories.
Reinvention of these spaces will be critical to remaining competitive with more dynamic urban
commercial centers; for most growing firms, low-cost space will not be enough to draw them to singleuse environments that lack transit connectivity and other amenities.
The key drivers of Canton’s employment growth in the decade to come are likely to be those industries
that have led its economy since 2010 (Table 13). The fastest growing sector from 2010 to 2017,
Construction is set to add the most local jobs by 2026, up to nearly 900 new positions. 12 Professional
and Scientific Services may add an additional 180-plus jobs. Canton’s relatively small Health Care
employment base is projected to add around 400 roles by 2026, mostly in subsectors like Ambulatory
Services and Nursing/Residential Care Facilities.
Gains in these employment sectors may help offset potential contraction in others, including Finance
& Insurance, Information, and Manufacturing, among others. The largest potential job loss category
(excluding the aforementioned Wholesale Trade category, which has projections likely influenced by
the Reebok move) is Finance & Insurance, which may shed as many as 231 jobs or 13 percent of its
local employment base. This may be due to a rapidly-increasing level of automation and a high level
of “transferability” – in many cases, positions can easily be outsourced or moved to less expensive
regions. This is not necessarily unique to Canton. EMSI projects that Massachusetts as a whole will
see experience a net loss of jobs in Finance & Insurance in the years until 2026.

11

EMSI is an economic modeling and data analytics service based in Moscow, ID.

12

EMSI Industry Tables, 2016-2026
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Table 13: Projected Jobs by Selected Sector , 2017-2026
Canton

2017 Jobs
All Industries
Construction
Health Care & Social Assist.
Other Services
Prof. & Technical Services
Transport. & Warehousing
Public Administration
Retail
Administrative Services
Educational Services
Accomm. & Food Serv.
Real Estate
Arts, Entertainment & Rec.
Manufacturing
Information
Management of Companies
Finance & Insurance
Wholesale Trade

22,735
3,012
1,824
680
1,773
305
470
950
1,166
1,018
810
247
468
1,930
902
2,455
1,836
2,888

New Jobs
by 2026

% Chg.

713

3%

894
407
258
182
114
82
61
16
11
-7
-20
-49
-65
-98
-121
-231
-762

30%
22%
38%
10%
37%
17%
6%
1%
1%
-1%
-8%
-10%
-3%
-11%
-5%
-13%
-26%

Sources: Jobs data via Massachusetts Executive Office of Workforce and Labor Development,
ES-202 Report; Projections via EMSI; RKG Associates

Projections of local employment growth and contraction do not, however, account for the marketmoving potential of the former Reebok headquarters facility. With the square footage to accommodate
perhaps as many as 1,000 workers, the facility’s potential impacts upon the town’s employment base
are likely to be substantial – especially if it is occupied by a single user. Today, most office and flex
space within the Study Corridor is unlikely to compete with the former Reebok facility for users, given
its aging inventory and access challenges. Job growth within the Corridor is likely to carry on
regardless of the Reebok site’s future use, but if new businesses complement those in the Study
Corridor, there could be multiplicative effects on the Corridor’s growth. For example, if the Reebok
site were to be occupied by a single large financial institution, the increased demand for space and
employees on Dan Road or elsewhere in the Corridor may be minimal. However, if the Reebok site
were occupied by a medical research and development operation, the Study Corridor’s existing
medical R&D cluster may be amplified and become more attractive to prospective firms and site
selection professionals.

UNEMPLOYMENT TRENDS
Unemployment in Canton has fully recovered from the 2008 recession, reaching a new post-2000 low
of 2.3 percent in April 2017. The local unemployment rate grew in mid-2017 with the Reebok
relocation, but recovered quickly in the following year, never surpassing the state’s higher
unemployment rate. Through the first six months of 2019, the State estimates that an average of 350
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jobseekers lived at Canton at any one time. Canton’s unemployment rate has historically tracked
closely with that of Norfolk County, and slightly higher than the Metro South/West WDA rate. In
today’s strong regional economy, the unemployment rates for Canton, Norfolk County, the WDA,
and the state have all clustered within the 2.5 and 3.5 percent range.

Figure 7: Unemployment Rate Trends,

2008-2018
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COMMUTING INFLOWS AND OUTFLOWS
Canton’s working residents and the workers that fill Canton’s jobs are two virtually disparate groups.
The US Census’ Longitudinal Employer-Household Dynamics analysis estimated that in 2015, just
five percent of Canton’s nearly 24,000 employees lived in the town itself. 13 While many American
suburbs do tend to have a relatively small number of residents that live and work in the same
community, Canton’s proportion is uniquely small. In Stoughton, 12 percent of workers live locally,
19 percent in Milton, and 10 percent in Norwood. This discrepancy is especially notable given
Canton’s sizable employment base, which is nearly double the size of Stoughton’s and almost four
times as large as Milton’s. 14
Canton’s high proportion of inbound and outbound commuters may indicate a historical mismatch
between the skills of its resident workforce and those demanded by the firms that located there. As a
relatively wealthy community, many of Canton’s households have typically earned higher incomes

13

US Census, Longitudinal Employer-Household Dynamics database, 2015

14

Massachusetts Executive Office of Workforce and Labor Development, ES-202 Tables; RKG Associates
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by working in the region’s economic centers: Downtown Boston, Cambridge, and in other
municipalities along Route 128, for example. Conversely, firms that have chosen to locate in Canton
may have historically done so in the interest of cost savings. More cost-conscious firms may be less
likely to pay high wages and may seek employees with relatively less education and lower wage
demands – groups that have not traditionally been able to live in many parts of Canton. This dynamic
may now be in flux. Canton-based jobs are seeking top talent to fill roles in research, development,
engineering, and corporate management positions, and paying correspondingly higher wages.
Simultaneously, young professionals have found Canton to be an attractive opportunity to purchase
starter homes due to its relative affordability (although Canton overall remains a high-cost
community). Economic development efforts in Canton and in the Route 138 Corridor specifically may
seek to add housing and amenities that allow more of the town’s employees the option of living near
their work, perhaps within walking or biking distance. This could have numerous economic benefits
(capturing income and sales tax impacts, spurring new development of retail and service businesses),
as well as a potential reduction in commuting car trips.

Figure 8: Canton Commuting Patterns, 2015
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MARKET & DEVELOPMENT ACTIVITY
The following section presents data and analysis on the real estate market within the town of Canton
and specifically within the Route 138 Study Corridor area. The Corridor’s existing real estate
inventory, as captured by the most recent assessors’ database, is examined to understand changes in
value, density, and land use over time and across locations. Recent market data on vacancy,
absorption, and prevailing rents/prices provide perspective on where demand exists in Canton and
the broader regional market today. Finally, a parcel-level review of vacancies, proposed
developments, and potential development sites offers perspective on where growth could happen
next.

DEVELOPMENT TRENDS ANALYSIS
According to data provided by Canton’s Assessors Office, the Study Corridor was home to roughly
5.1 million square feet of developed space in 2018. Development in the Corridor has been almost
exclusively single-use commercial space. Excluding vacant and exempt parcels, approximately 91
percent of the Corridor’s acreage and 92 percent of its built square footage is classified as industrial,
office, or retail. The largest land use category is industrial. With over 3.3 million square feet of
developed space on 412 acres, industrial uses set the tone for development in most parts of the
Corridor. As industrial space is traditionally a low-density use – large floor plates in one-or two-story
buildings, with ample space needed for trucks and distribution activities – the Corridor’s low overall
density is heavily influenced by the presence of laboratories, factories, and distribution centers.
Zoning requirements (analyzed in the Zoning section of this report) spread already-low land uses out
even further, as facilities must meet parking, setback, and lot coverage requirements after accounting
for the area’s numerous wetlands encumbrances.

Table 14: Route 138 Study Corridor’s Built Inventory, 2018
Properties

Acreage

Built SF

FAR 15

Industrial

54

412

3,343,305

0.19

Residential

34

36

228,631

0.15

Office

24

106

972,138

0.21

Retail

22

38

190,223

0.12

Education

9

20

138,039

0.16

Mixed-Use

3

2

42,565

0.49

Vacant or Undevelopable

21

154

0

-

Total Taxable

167

767

4,914,901

0.18

Sources: Canton Assessors Database; RKG Associates

Floor-Area-Ratio, or FAR, is defined as a property’s gross built square feet as a proportion of its ground square footage.
For example, a 25,000 square foot building on a 50,000 square foot property – regardless of its height - would have an FAR
of 0.5.
15
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The Corridor has seen relatively little in the way of new construction over the last decade. The vast
majority of commercial structures are considered to be “aging,” built in the 90s, 80s, or earlier. In many
cases older structures have transitioned into their second or third life stages, as original tenants have
moved on and reinvestment would be required to attract new, top-tier tenants. The Corridor’s
continued low vacancy rate, however, makes clear that its aging commercial real estate is meeting a
demand for lower-cost options with strong auto-accessibility to Boston and its highway network.
Part of what sets Canton apart from similarly-sized towns across Massachusetts is its strong
employment base, and its correspondingly high commercial tax receipts, which help to keep
residential taxes lower than many of Canton’s neighbors. While jobs and businesses exist in many of
Canton’s neighborhoods, the Route 138 Corridor is the key driver of the town’s commercial tax base
– despite being home to less than half of its jobs. Much of this impact is due to the Corridor’s industrial
uses. While large industrial structures tend to have the lowest dollar value per square foot of any
major land use type, they can be significant drivers of overall fiscal value. Buildings like those on Dan
Road, John Road, New Boston Drive, Pequot Way, and others can be fiscally lucrative in that they pay
large amounts of taxes due to their size, and tend to require very little in municipal services in return.
According to an RKG review of tax receipts and assessors’ data, the Corridor may drive approximately
12 percent ($9.1 million) of the town’s annual tax receipts overall, but 57 percent ($8.1 million) of its
annual commercial tax receipts.
The fiscal benefits that these industrial land uses bring are not without tradeoffs, however. Due to
their large land requirements, sprawling footprints, and relatively strict zoning requirements, these
structures tend to breed isolation. Zoning makes it difficult or impossible for employees to live within
walking, biking, or even a short drive distance, and spreads workers out so much as to make transit
service impractical. This effectively mandates that workers drive cars, which correspondingly
worsens traffic and cuts off employers from workers that cannot afford to or do not want to drive. The
spread-out employee base also makes it difficult to justify the development of clusters of food, retail,
and service businesses to serve them.
Contrary to some other Boston-area suburbs, development in the Route 138 Study Corridor has not
shifted towards higher densities (nor higher values) in recent years. While this may be a function of
demand, it is also likely a result of zoning, according to stakeholder interviews. Just five structures
have been built new or heavily refurbished since 2008, with a cumulative density of just 0.12 FAR –
less than that of the Corridor as a whole.
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Table 15: Structures Built or Refurbished in Study Corridor Since 2008
Total
43 Kelly Way - Canton Point Age-Restricted Condos
933 Turnpike - Prestige Car Wash
1032 Turnpike - Office over Retail
1010 Turnpike - Premier Fence Warehouse & Showroom
1 Del Pond Drive - Orchard Cove Continuing Care Center

Acreage
59.4

Built SF
298,333

FAR
0.12

Assessed Value*
$77,139,600

9.3
1.7
0.7
7.3
40.4

113,837
10,697
13,750
19,560
140,489

0.28
0.14
0.45
0.06
0.08

$28,147,100
$1,390,900
$2,621,700
$2,068,000
$42,911,900

*Orchard Cove lists an assessed value but is classified as tax exempt by the Town of Canton
Sources: Canton Assessors Database; RKG Associates

Figure 9: Route 138 Corridor Complete Projects Since 2008

From top left: Canton Woods (43 Kelly Way), 933 Turnpike, 1032 Turnpike, 1010 Turnpike, 1 Del Pond Drive
Sources: Canton Assessors’ Database

While relatively little new residential development has taken place in the Corridor over the last
decade, the area is home to several hundred existing residential units. Stagecoach Village/Indian
Woods Way, Lamplighter Village, Canton Arboretum/Woodfield Commons, and Turtle Brook Way
are among the residential developments that provide the Corridor with a wide array of housing
options. The Turtle Brook Way condominium development, begun in 2007, added some of the area’s
newest multi-family housing with the completion of more condos in 2016. These are directly adjacent
to the Study Corridor.
Notably, the only new residential products that have come online within the Study Corridor since
2008 have been age-restricted. The last new units to enter the open market did so in 2007 at Canton
Woods (1 Windsor Woods Lane). There have however, been some new market rate units added in the
vicinity of the study area, primarily single-family, detached homes to the east of Route 138. Across
Canton, around 225 single-family units were built or heavily refurbished between 2008 and 2018,
according to the Assessor. Near the Corridor, these included homes on Tracywood Road, Autumn
Circle, Bayberry Road, and others. The Prynne Hills apartment development, completed in 2013,
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delivered 196 units in Canton and an additional 275-plus units across the town line in Randolph, and
is approximately 1.8 miles east of the Corridor’s Randolph Street intersection. Older housing
developments just outside the Study Corridor include Blue Hills Village (98 units), Brightview Canton
(160 age-restricted/assisted living units), Blue Hill Commons (53 units), and others.

DEVELOPMENT PIPELINE & BUILDING PERMITS
Currently in-process and proposed projects brought to the Town planner have included:


925 Turnpike Street – proposed hotel, auto repair garage – status pending



2 Meetinghouse Road – four proposed residential condominiums – permitted



738 Turnpike Street – proposed daycare – under construction



980 Turnpike Street – 32,000 square foot steel storage building behind existing structure –
permitted



2239 Turnpike Street – proposed 27 condominiums at former Connors Wayside Furniture –
under construction



225 Turnpike Street – vacant former Bay State Technology School – status pending

As with development activity within the Corridor in the previous decade, proposed developments
are for a variety of uses, typically at small scale, and are not likely to be immediately catalytic for
new economic development in the area. Most proposals are on parcels that will involve adaptive
reuse of existing structures, or infill development beside existing structures.
Outside the Study Corridor, a number of permitted multi-family residential projects will deliver as
many as 350 units, which may help Canton to keep its relative housing affordability advantage
versus competing communities. 16

16

Town of Canton Planning Department
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Figure 10: Selected Development Proposals, 2019

Sources: Town of Canton

RESIDENTIAL MARKET
While the Study Corridor is home to a limited share of Canton’s residential real estate, an
understanding of the entire town’s housing dynamics is critical to evaluating the Corridor’s potential
for different land uses in the future. Canton’s residential real estate market has experienced a strong
comeback since the Great Recession of 2008-2010, with the median single-family home sale surpassing
its 2005 pre-recession high in 2017. Demand has driven the creation of over 600 new housing units
since 2010, and while not necessarily in the Corridor itself, additional condominiums, apartments, and
single-family homes are reportedly in the pipeline for other areas of Canton.
Canton’s emergence as a relatively affordable option for prospective homebuyers has fed this growth.
While the town’s high quality of life, strong schools, and relative proximity to Boston have certainly
played a role in driving demand, the strong market for new housing has likely come about due to the
increasing unaffordability of some comparable communities. Milton, a community slightly closer to
Downtown Boston by car and with service on the Mattapan Trolley extension of the MBTA’s Red Line,
has traditionally had home prices and rents slightly greater than Canton’s. Between 2000 and 2014,
the average premium on a single-family home in Milton versus one in Canton was approximately six
percent; before 2000, Canton was frequently more expensive. 17 Since 2015, however, the premium on

17

The Warren Group
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homes in Milton has ballooned: it was 25 percent more expensive to buy a single-family home in
Milton than in Canton in 2016, and in 2018, 30 percent. 18

Figure 11: Median Home Sale Prices, Single-Family Homes

Sources: Banker and Tradesman Town Sale Database, The Warren Group RERS, RKG Associates

While Canton increasingly looks like a “cheapest, closest” option for homebuyers that might
otherwise have considered Milton, the town’s housing costs are on the rise as well. The median sale
price for a single-family home in Canton reached $524,900 in 2018, up 9.6 percent from three years
before and 18.8 percent over five years. These growth rates indicate a strong market, but are actually
below those in neighboring Stoughton (+ 26.5% over five years), Norwood (+30.3%), and Westwood
(+35.0%).
Condominium prices have risen to surpass pre-recession levels as well, although price appreciation
has been more modest: 10.8 percent over the last five years, reaching a 2018 median of $321,225. That
figure actually represents a slight decline versus the 2015 median. This recent stagnation in
condominium prices may be due to a relative lack of new product and an aging inventory; many of
the units added since 2015 have been age-restricted, which typically come online at lower prices than
would new construction, market rate units.

Forthcoming construction/redevelopment of

condominiums in Canton Center will likely move the median condominium price upwards in the next
three to five years. The strong interest in buying opportunities, whether single-family or
condominium, have pushed owner-occupied units to comprise an even larger share of Canton’s
already owner-dominated housing market. 77 percent of housing units are owner-occupied, up from
18

Ibid
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74 percent in 2010. It is rare that a community gaining young professional and post-retirement
residents would see an increase in the role of ownership housing, as these are typically groups that
are disproportionately housed in rental units.

Figure 12: Median Home Sale Prices, Condominiums

Sources: Banker and Tradesman Town Sale Database, The Warren Group RERS, RKG Associates

Rental units represent an aging housing product in Canton, with relatively little investment in new
units since 2010. Like sale prices, rents have risen since the Great Recession, but have not seen the
same levels of appreciation. The average monthly rent across all of Canton’s rental units in 2018 was
$2,369, up 6.9 percent over three years and 21.6 percent versus five years prior, when the local rental
market was just beginning to recover from recession. A non-scientific review of 69 online listings in
June 2019 showed a housing market heavily dominated by 2-bedroom units, with an average asking
rent of $2.22 per square foot per month. The majority of units listed for rent were in structures with
at least 100 homes, including Prynne Hills Apartments, Waterfall Hills at Canton, Woodfield
Commons, and Canton Woods, at the southern end of the Study Corridor. 19

19

Loopnet, Zillow Research, Apartments.com
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Figure 13: Median Monthly Rents
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Sources: Zillow Research Rental Value Index Seasonally-Adjusted Time Series, RKG Associates

Overall, these relatively large apartment developments play a smaller role in Canton’s housing market
than similar developments do in Norfolk County as a whole. Just 4.7 percent of Canton’s housing
units are in structures with 50 or more units, compared to Norfolk County where these comprise 8.3
percent of the housing stock. Nearly 16 percent of Canton’s housing units are in structures of between
five and 19 units. Some of these are in developments within the Study Corridor, like at Lamplighter
Village, a collection of five such buildings.

Figure 14: Changes in Housing Tenure, 2010-2017
100%
80%

26%

23%

74%

77%

18%

17%
43%

42%

25%

29%

75%

71%

13%

14%

87%

86%

60%
40%

82%

83%
57%

20%

58%

Renter-Occupied Share
Owner-Occupied Share

0%

2010 2017 2010 2017 2010 2017 2010 2017 2010 2017
Canton

Milton

Norwood

Stoughton Westwood

Sources: US Census Bureau, American Community Survey 5-Year Estimates, 2006-2010 & 2013-2017, RKG Associates
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Conversations with local brokers, developers, and economic development officials suggested that
there is a strong appetite for new housing of many different types within Canton. Despite the
construction of several hundred new units since 2010, the town’s housing vacancy rate was among
the lowest in the entire state in 2017, falling to 2.5 percent from 4.4 percent in 2010. 20 Demand is
reported to be clearest in the most transit-connected and walkable portions of the town: Canton
Center, and increasingly Canton Junction, where several condominium projects are in the works.
Housing in these areas provides access and amenities that housing in the Study Corridor today cannot.
However, stakeholders reported that new housing would likely find a strong market along Route 138
due to its proximity to jobs, and the diversity of units that the Corridor’s larger spaces could allow
developers to build. By constructing at a larger scale - scale far less feasible in Canton Center developers felt that they could provide a wider range of unit sizes, types, and price/rent points. The
incorporation of other uses like retail on the site or nearby was viewed as an amenity for residents,
according to several stakeholders. In the auto-oriented context of Route 138 that may not necessarily
mean “stacked” uses (typically residential over retail or office space), but adjacent uses on the same
parcel.
The construction of housing that is highly accessible to one of the town’s largest job centers may be
viewed as a tool for attracting and retaining businesses. Several firms reported operating private
shuttles in order to bring workers that live in communities with more diverse housing inventories.
Especially in the case of firms that employ lower-income administrative workers or physical laborers,
investing in this connectivity may be a mandatory expense in order to find qualified workers that
cannot afford Canton’s current housing stock. One firm reported having workers in their distribution
center that walk to work from nearby apartment complexes. The addition of more housing within
reach of the Corridor’s workers – in addition to investment in sidewalk, bicycle, and streetscape
infrastructure to keep them safe and comfortable – may allow more firms to draw employees from
nearby without worsening car traffic.

OFFICE, INDUSTRIAL & FLEX MARKET
The Route 138 Study Corridor has just over 970,000 square feet of commercial space classified by the
town assessor as office, and 3.434 million square feet as industrial. 21 In reality, classifying Canton’s
commercial space as office, industrial, or “other” is a challenging exercise – and is part of what makes
the Corridor unique. Its “office” space can perhaps best be separated into two types: “pure office”
space, and “flex” office space. While flex space is typically classified as industrial, as much as 80 or 90
percent of the rentable square footage in a flex space may be dedicated for office uses. Flex spaces
typically have more no-frills fit-outs, fewer amenities, higher ceilings and more open layouts, and
largely have lower asking rents per square foot than traditional office space. Many of the Corridor’s

20

US Census Bureau, Census 2010, American Community Survey 5-Year Estimates 2013-2017.

21

Canton Assessor’s Database, 2018.
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flex facilities include a loading dock, or space for distribution or light manufacturing activities in
addition to office. The other office product in the Corridor is what is sometimes called “pure” office.
These are traditional office spaces with small rooms or cubicles and low ceilings, and often come with
amenities like kitchen space.
Within the Corridor, the vast majority of commercial space of both types is aging and would be
described as Class B or lower by most real estate professionals. The largest such spaces are clustered
in “business park” settings like on Dan Road, John Road, New Boston Drive, and Pequot Way, among
others. The vast majority were built in the 1980s and 1990s.
According to conversations with real estate professionals with local knowledge, the two types of
commercial products are experiencing different levels of “leaseability” within the Corridor. Pure
office space is reported to be leasing for between $12 and $16 per square foot per year, gross of taxes
and utilities. Flex space, in similarly aging structures, is leasing for between $10 and $14 per square
foot per year, gross. This gap in asking rents between the two types of product is relatively small.
Brokers reported stronger lease activity for the Corridor’s flex space than for its pure office space.
Some stakeholders mentioned that changing preferences of the modern office worker are rendering
single-use, suburban office product less competitive – especially when spaces are older and lacking
amenities. Many firms would reportedly be willing to spend a few extra dollars per square foot to
locate in newer buildings with better access to a mix of uses if it were seen as a way to improve talent
attraction and retention. Including the full-building vacancy at 30 Dan Road, there is likely between
190,000 and 200,000 square feet of vacant pure office space within the Corridor. Conversely, seekers
of affordable flex space have reportedly been much more willing to inhabit older spaces – given the
lack of interior finishes in most flex spaces, old buildings may not function that differently from newlybuilt ones. There may be between 50,000 and 60,000 square feet of vacant flex space within the
Corridor, excluding the vacant, Organogenesis-owned facility at 275 Dan Road (98,704 square feet),
for which there are currently no known development or leasing plans. 22
RENTS, VACANCY AND INVENTORY

In general, the Corridor’s asking rents for office and flex/industrial space are lower than those further
north in Canton, closer to I-95/Route 128. This is likely a result of both an older inventory and less ease
of access onto highways. Still, based upon a review of active online listings and conversations with
realtors, RKG has estimated the Corridor’s commercial vacancy rate to be between six and eight
percent, well below the regional vacancy rate.
Overall, Canton’s most competitive office inventory – closer to I-95 - has asking rents of $20 to $24 per
square foot, in line with the Route 1 South submarket overall, which has average market asking rents
of $24.75 per square foot per year. 23 The Route 1 South area, defined by CoStar research as Canton,
22

Stakeholder interviews

23

CoStar, via MassDevelopment
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Dedham, Norwood, Stoughton, and Westwood, is home to nearly 8.5 million square feet of office
space, less than 19 percent of which is “4 & 5 Star,” or Class A space. The region’s 15 percent overall
vacancy rate and 35 percent vacancy rate for Class A space are not typical, and reflect the continuing
vacancy of the former Reebok property in Canton. For example, the regional 4- and 5-star office
vacancy rate jumped from under five percent to 35 percent as a result of the Reebok move in 2017.
While the Study Corridor is home to just one structure that would likely be considered a Class A space
– 40 Pequot Way, the former Tweeter building – its relatively low rents versus the regional average
may help it to continue in its role as an affordable option with close access to I-95/Route 128. The Route
1 South region overall is viewed as an affordable alternative to Boston proper, in which asking rents
are near $40/sf on average.
According to CoStar, zero square feet of new construction were in the regional pipeline as of mid2019, as developers wait to see what happens as Spear Street Capital markets the former Reebok site.

Table 16: Office Market Key Indicators, Route 1 South Region
Total Route 1 South Region
4- and 5-Star Office
3-Star Office
2-Star Office

Inventory
Market
(SF)
Vacancy
Rent
8.481m
15.1% $24.75/sf
1.574m
4.810m
2.097m

35.0%
12.9%
5.3%

$34.35/sf
$23.64/sf
$20.09/sf

SF Under
Construction
0 sf
0 sf
0 sf
0 sf

*Route 1 South region is defined as Canton, Dedham, Norwood, Stoughton and Westwood
Sources: CoStar, via MassDevelopment; RKG Associates

RETAIL MARKET
The Study Corridor is home to a diverse range of retail and service outlets, from mom-and-pop
delicatessens to pet groomers and fence stores. While a drive down Route 138 might not suggest that
these businesses exist in one of Metro Boston’s most competitive retail environments, the following
“retail leakage analysis” confirms that the Study Corridor is surrounded by large, highly-developed
retail clusters.
The retail leakage analysis that follows examines the difference between the supply (existing
establishment sales) and the demand (consumer household spending) for a variety of different types
of retail stores and merchandise categories within a short drive of the Study Corridor. The three
markets considered (as shown in Figure 14) are: Primary Market, or households within a five-minute
drive of Dan Road and Route 138; Secondary Market, or households between a five- and ten-minute
drive; and Tertiary Market, or households between a ten- and 15-minute drive. The results of the
analysis indicate if there are any retail “gaps” that can be filled by new store openings, if the Corridor
has the economic ability to support them.
Data on the markets’ existing retail sales and consumer spending habits are drawn from ESRI Business
Analyst, a geospatial data analytics program. The demand data indicate the level of consumer
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spending occurring for households within each of the three market areas, based upon their income
levels and spending patterns within the different retail categories (Figure 15). The supply data shows
the dollar value of sales captured for each retail category based on the reported sales from local
establishments within each of the three market areas.
Comparing the demand and supply data can help identify opportunities for Canton to encourage
existing retailers to expand and/or to attract new retailers to the Corridor via increased marketing or
incentives. This demand-supply comparison identifies “sales leakage.” Sales leakage occurs when
local consumer demand for retail goods exceeds the amount of sales that are captured by local retail
establishments. High sales leakage generally indicates that the local marketplace is underserved in
that specific retail category, oftentimes with an insufficient number or quality of product lines and/or
fewer businesses than can be supported.

Figure 15: Primary, Secondary & Tertiary Markets for Study Corridor

Sources: ESRI Business Analyst Retail Market Profile

That said, it is normal for consumers to make retail purchases outside their home municipality.
Realistically, it is not possible to stop all sales leakage because people shop outside their primary
market for reasons of convenience. They will, for example, shop while at work, which may be outside
their primary market. In addition, a growing share of retail demand is being captured by online
retailers, which often do not have a physical location. Some of this sales leakage could be recaptured
by new or existing businesses if they expand their product lines or if new businesses open and capture
this unmet spending potential. The analysis that follows assumes that the Primary Market captures
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between 15 and 25 percent of unmet demand, the Secondary Market captures between five and ten
percent, and the most competitive – the Tertiary Market – captures just one to three percent. As shown
in Figure 15, this highly-competitive Tertiary Market has over six million square feet of retail and
restaurant space, led by major developments like University Station, Westgate Mall, and Legacy Place.
Figure 16 presents estimates of the supportable square feet of various retail types within the Corridor,
based upon potential recapture of unmet retail demand in the three market areas. These are provided
as ranges, to account for high levels of variability in the actual recapture rate. The total supportable
retail square footage in the Study Corridor is estimated to be between 55,000 and 95,000 square feet
based upon today’s households, workers, and spending habits. It should be noted that some of this
incremental square footage could be provided by filling existing vacancies, and by increased efficiency
in existing structures in addition to new construction. Additionally, some of the category-specific
square footage figures in Figure 16 may not be enough to justify construction of a new retail outlet.
For example, full-service grocery stores in the US tend to average between 40,000 and 45,000 square
feet, meaning that the forecasted demand for 3,900 to 7,700 is unlikely to be sufficient to warrant the
opening of a new grocery store.

Figure 16: Potential Supportable Retail Square Footage

Sources: ESRI Business Analyst Retail Market Profile; RKG Associates

The largest potential retail category is restaurants, with up to 25,000 potentially supportable square
feet. The vast majority of this potential demand is driven by the area’s employees, which can generate
up to an average of $30 a week in restaurant spending alone. There may be opportunities for niche
outlets of clothing stores, health & personal care stores, and sporting goods/hobby/music stores, while
demand for general merchandise and electronics/appliance stores may not be large enough to justify
investment.
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Any new or expanded retailer in the Study Corridor will likely need to be highly focused on meeting
the demands of its primary market. Given the highly competitive retail environment within a 15minute drive of the Corridor, businesses will likely be unable to count on drawing significant
consumer spending from neighboring cities and towns. The most successful future businesses will be
niche retailers with a unique or experiential business model that provides quality a customer will
choose over the convenience of online shopping.

LAND USE COMPOSITION AND ZONING ANALYSIS
The section of Route 138 that passes through Canton is one of the primary commercial and industrial
activity centers in town, and the composition of land uses reflects this. Based upon use classifications
from the Town of Canton’s property assessment database, 47 percent of the land within the Study
Corridor is used for primarily industrial activities. This ranges from manufacturing, to research and
testing facilities, to storage and warehousing. Another 16 percent is used for office, retail, and
restaurant uses, which are primarily concentrated at the northern and southern ends of the Corridor.
These two areas are home to the business zoning districts. The remainder of the land along the
Corridor has been classified as either tax exempt, vacant land that could be developed, or vacant land

Figure 17: Land Use Composition
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that is undevelopable. Figure 17 shows a breakdown of land use classifications and the acreage within
each category.

EXISTING ZONING
There are currently eight zoning districts that regulate how land can be used along the section of Route
138 that comprises the study area. Zoning at the northern and southern ends of the Corridor tends to
create transitional areas from the more intensely developed industrial districts in the center. A
combination of residential and business zoning districts buffers nearby residential neighborhoods
from the activities in Canton’s industrial and office parks. The eight zoning districts that comprise the
study area include:


Single Residence AA (SRAA)



Single Residence B (SRB)



Single Residence C (SRC)



Business (B)



Limited Industrial (LI)



Limited Industrial B (LIB)



Industrial (I)



Parkland and Open Space (POS)

Figure 18: Zoning District Composition

Similar to its land use patterns, the
Town’s zoning districts encourage a mix
of uses heavily reliant on industrial and
commercial development. Currently, 80
percent of the land area in the Corridor is
zoned either Limited Industrial, Limited
Industrial B, or Industrial. Another 16
percent

of

the

land is

zoned

for

residential, and four percent for business.
Recent zoning changes from a Town Meeting in Spring 2019 removed several overlay districts and
adjusted uses in the Limited Industrial district to allow more flexibilty for the incorporation of senior
housing options. Town Meeting left one overlay district intact, which is the Mixed-Use Overlay
District that covers one property, at the corner of Route 138 and Arboretum Way. The purpose of the
Overlay District is to encourage a mix of uses that includes office, retail, and multi-family residential,
while striving to maintain residential character and the conservation of environmental features.
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Figure 19: Zoning Map

47

USE REGULATIONS

The uses allowed within each of the Corridor’s zoning districts align with the district’s primary
purpose, and have translated into what we see in the buildings that have been constructed and
occupied to date. For the most part, the Single Family Districts contain mostly single and two family
homes. The Business District has several stand alone and strip center buildings with a mix of retail,
restaurants, and professional offices. The Industrial Districts contain most of the manufacturing,
research, warehouse/distribution, and flex use facilities.

Table 17: Use Regulations
SR

B

LI

LIB

I

Single Family

Y

Y

N

N

N

Two Family

N

Y

N

N

N

Multi-Family

N

Y

N

N

N

Mixed-Use

N

Y

N

N

N

Asstd/Ind. Living

N

BA

BA

BA

N

Sit Down Rest.

N

BA

BA

BA

BA

Fast Food Rest.

N

BA

N

N

BA

Prof. Office

N

Y

BA

BA

Y

Medical Office

N

Y

BA

BA

Y

Hotel/Motel

N

BA

BA

BA

BA

Retail Store

N

Y

BA

BA

Y

Vehicle Sales

N

Y

BA

BA

Y

Auto Repair

N

BA

BA

BA

Y

Gas Station

N

N

BA

BA

N

Car Wash

N

N

BA

BA

N

Science/R&D

N

N

Y

Y

Y

Manufacturing

N

N

Y

Y

Y

Warehouse

N

N

Y

Y

BA

Light Manufacturing

N

N

BA

BA

BA

Key: Y – YES, N – NO, BA – Special Permit Board of Appeals. Table does not cover all uses, only those most
applicable to the Corridor.
Sources: Canton Zoning Bylaw; RKG Associates

However, there are a few use designations across zoning districts which are worth highlighting for
further analysis. As shown in Table 17, all restaurant uses in these zoning districts would require a
Special Permit by the Board of Appeals. In a place where more restaurants are desired, the added
requirement and uncertainty of going through the Special Permit process could serve as a deterrant.
Stand-alone multi-family residential is only allowed in the Business (B), General Residential (GR) and
Central Business (CB) Districts, of which only the Business district is located in this portion of the
48

Corridor. Age-restricted multi-family will soon be allowed by Special Permit in the Light Industrial
(LI) Districts per zoning passed at Spring 2019 Town Meeting. Mixed-use that includes residential and
commercial components is allowed in the Business District as well. However, there is some confusing
language in the current Zoning Bylaw under Section 8.2 Multifamily Dwellings that could be
interpreted as any multifamily development requires a Special Permit regardless of the zoning district.
Additionally, it is relatively uncommon that industrial uses are more strictly regulated in the
Industrial District than they are in the Limited Industrial Districts. Typically, the Industrial District is
more lenient on use regulations and allows heavy industry, heavy manufacturing, trucking intensive
uses, etc. In the case of Canton’s industrial use regulations, the Limited Industrial Districts allow
manufacturing and warehousing uses by right, and require a Special Permit for light manufacturing.
The Industrial District is also less restrictive on commercial uses such as office and retail stores.
Typically, those uses are considered to be more appropriate in a Light Industrial District, if permitted
at all.
DIMENSIONAL REGULATIONS

The dimensional regulations for the zoning districts along the Corridor match closely with what has
been built over time. In the residential districts at the northern end of the Corridor, single family
homes, set back from the street on larger lots, are common. Most residential structures are in the twoto two-and-a-half-story range. Table 18 shows the dimensional regulations guiding development in
the residential districts that touch the Corridor.

Table 18: Dimensional Regulations – Residential Districts
Regulation
Min. Lot Size
Lot Width
Frontage
Lot Coverage
Front Setback1
Rear Setback
Side Setback
Height2

SRAA
45,000 SF
200’
125’
25%
60’
35’
40’
25’

Zoning District
SRA
SRB
30,000 SF
150’
100’
25%
40’
35’
20’
25’

15,000 SF
115’
100’
25%
30’
35’
15’
25’

SRC
10,000 SF
100’
100’
25%
30’
35’
10’
25’

1 60’ setback for properties along Turnpike Street/ Route 138
2 One foot in height for every additional foot in setback, up to 40-foot max. height
Sources: Canton Zoning Bylaw; RKG Associates

On the commercial and industrial side, dimensional regulations vary substantially. The Business
District offers the most flexibility for development by removing minimum lot size, width and frontage
requirements, and allowing for 90 percent of the lot to be covered by a structure. Part of the reason for
such flexible regulations is that the Business District zones are also found in locations closer to Canton
Center, where smaller lots and a denser development pattern necessitate flexible regulations.
49

Although the Business District allows a shallower front yard setback than the Industrial Districts,
properties fronting Route 138 are still required to have a 60-foot setback.
The Light Industrial District has less flexibility than the Industrial District on lot size, width, coverage,
setbacks and height, although the use mix provides a wider range of allowable uses. Here there is a
minimum 1.5-acre lot size and a more constrained height requirement compared to the Industrial
District regulations. Table 19 highlights a 52-foot height maximum in the Industrial District by Special
Permit.

Table 19: Dimensional Regulations – Business/Industrial Districts
Regulation
Min. Lot Size
Lot Width
Frontage
Lot Coverage
Front Setback1
Rear Setback2
Side Setback2
Height3

B
N/A
N/A
N/A
90%
25’
6’
6’
40’

Zoning District
LI
1.5 Acres
200’
100’
40%
60’
25’
25’
40’/4 stories*

I
N/A
N/A
100’
50%
60’
10’
20’
52’/ 4 stories

1 60’ setback for properties along Turnpike Street/ Route 138
2 35’ setback for properties abutting a residential district or use
3 52’ height by Special Permit only in Industrial District
*Some height exceptions granted to 52’ for LI areas with eight acres of more; see Zoning Bylaw 4.3.4
Sources: Canton Zoning Bylaw; RKG Associates
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PARKING REGULATIONS

Another aspect of zoning that
shapes the built environment is
parking,

and

how

much

is

required for different use types
(Table 20). In Canton, parking
regulations for some commercial
and industrial uses are quite high
compared

to

most

parking

industry standards, particularly
for

restaurants,

offices,

Table 20: Parking Regulations
Use Category
Canton Requirement
Detached Dwelling
Multi-Family Dwelling
Hotel/Motel
Sit Down Rest.
Fast Food Rest.
Retail Stores

and

industrial uses. It is also worth
noting that parking requirements

Offices

for fast food restaurants and auto

Auto/Gas

uses

Industrial

and

gas

stations

are

determined on a case-by-case basis

Mixed Use

2 spaces per unit
2 spaces per unit
1 space per room
1 space per seat
Determined by BoA
1 space per 250sqft on ground floor
plus 1 space per 500sqft of upper
story space
1 space per 250sqft on ground floor
plus 1 space per 500sqft of upper
story space
Determined by BoA
1 space per 250sqft or 1 per 3
employees
Sum of All Uses

by the Board of Appeals. This can
lead to uncertainty in site planning

Sources: Canton Zoning Bylaw; ITE Parking Manual; RKG Associates

and going through the approval process.

DEVELOPMENT CONSTRAINTS
Use regulations, dimensional regulations, and parking requirements all have helped shape the way
development has occurred along the Corridor. Most buildings are pushed toward the middle or rear
of their parcels due to front setback requirements and the need to accommodate parking. Building
heights tend to be two or three stories due to use constraints and height restrictions. The large parcel
size, setbacks, and parking requirements have created single structures on large lots, making it more
difficult to connect buildings visually and physically, which has had subsequent impacts upon
walkability and traffic.
In addition to zoning requirements, the natural environment has also helped to shape the Corridor’s
development pattern. Substantial wetland and water features cut into the Corridor on both sides of
Route 138, and have necessitated building placement and parking locations that avoid impacting these
natural features. Figure 20 shows the approximate location of wetland and water features along the
Corridor, and how buildings have been placed in specific locations to avoid unnecessary impacts.
These constraints have also impacted how intensely the Corridor has developed over time. Typical
FARs along the Corridor average between 0.15 for residential up to 0.31 for office buildings. Walkable,
mixed-use corridors tend to have FARs approaching 0.8 – 1.5.
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Figure 20: Development Constraints Map
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FISCAL IMPACT ANALYSIS
INTRODUCTION
A Fiscal Impact Model can be used help estimate and understand the relationship between a
community’s land use decisions and their corresponding financial impacts. This chapter details the
methodology and assumptions behind the Fiscal Impact Model for Canton and offers conclusions that
can help inform decisions regarding the future land use within the Corridor.
Different land uses have different effects on local government’s incomes and expenses. While land use
decisions also have broader effects on a community’s economy, this study focuses on direct municipal
impacts like property tax income, education expenses, public safety expenses, and others.
The fiscal impact model operates on three primary assumptions: [1] the model measures incremental
impacts to the Town of Canton; [2] the model calculates the balance of local inflows and outflows; and
[3] the model excludes revenues and expenditures unrelated to land use decisions (i.e. some one-time
line items and intergovernmental transfers).


Incremental Impacts – Standard fiscal impact modeling recognizes there are certain fixed
costs a community must pay for regardless of an incremental unit of housing or square foot of
commercial space. The Town of Canton will, for example, only need to pay the salary of one
Finance Director, regardless of any incremental development activity. These types of fixed
costs generally do not change with new development. This analysis separated fixed costs from
incremental costs for the purposes of understanding the actual impact of development by land
use.



Local Inflow/Outflow Impacts – This analysis focused exclusively on direct revenues and
expenses incurred by the Town of Canton. Outside revenues (i.e. sales tax impacts on the State
of Massachusetts) and expenditures (i.e. Massachusetts per-pupil education transfers) are not
considered. This serves to isolate the true fiscal impact of land use decisions upon Canton.



Excluded Budget Line Items – This model focuses on the most substantial revenue and
expenditure categories from the Town’s 2019 budget. The budget numbers used within the
Fiscal Impact Model may differ from figures in the published Town budget as some revenues
and expenditures not related to land use were excluded. These include items such as
intergovernmental transfers and state aid.
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KEY FINDINGS
Incremental development of all types tends to have a positive impact on municipal finances. As
new development typically has a higher assessed value per square foot than older structures, the
Town benefits from increased property tax receipts that more than offset the incremental expenses on
items like schools, safety, and general government.
While all residential development tends to provide a net fiscal benefit, denser development
patterns can have even higher fiscal benefits. By putting more property tax-generating units on a
parcel, multi-family development can quickly become more beneficial than single-family housing on
a per-acre or per-parcel basis. This is due in part to the lower student generation rates that come with
the average multi-family unit and holds true for both rental apartments and condominiums.
Walkable, mixed-use communities tend to be the most fiscally sound, while lower-density
neighborhoods tend to be the most expensive to service, especially in the long term. Extending
streets, sewer, and other infrastructure over longer distances to less-dense communities can introduce
greater fiscal stress. The character and location of new development can have a significant impact on
limiting these costs on a per-capita and per-unit basis.
Incremental commercial development also tends to have a net benefit on municipal finances. While
not generating the same level of property tax receipts as residential development, commercial
development does not demand the same level of municipal services – and, critically, no education
spending.
While retail is the most beneficial commercial use on a per-square-foot basis, industrial and office
development can also bring positive net benefits due to larger footprints and lower incremental
expenditures. The changing nature of retail could also lead to long-term volatility in the taxable value
of retail properties.
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REVENUE AND EXPENSE ALLOCATION
Before understanding how costs and revenues will be affected by different land uses in the future, it
is critical to determine how the Town’s land uses affect its budget today. The first task in constructing
the Fiscal Impact Model is to allocate the Town’s existing revenues and expenses to land use
categories. For the vast majority of budget line items, the most reliable methodology for allocating
costs and revenues is to do so based upon property values. 24 This simplifying assumption means, for
example, if residential properties accounted for 60 percent of the town’s assessed value and
commercial properties accounted for 40 percent, then a line item like the accounting department’s
salaries would be driven 60 percent by residential uses and 40 percent by commercial uses.
In Canton, this “default” or “fair share” allocation percentage is based upon 2018 property assessment
data provided by the Canton Assessors Office. In 2018, approximately 78 percent of Canton’s taxable
property value was residential; the remaining 20 percent was commercial (a further two percent was
considered undevelopable and is excluded from this analysis). Basic municipal expenses like public
works, Town government, the police department, and others are allocated in the Model based upon
this “fair share” percentage.
However, not all revenues and expenditures are split between residential and commercial units at this
rate. For example, education expenses are purely driven by residential uses; the Weights and
Measures budget line is driven by commercial uses alone. Using inputs and guidance from Canton’s
Finance Department, each relevant line item was divided between residential and commercial uses by
either the “fair share” split, an all-commercial or all-residential allocation, or a unique split based upon
other factors, as shown in Table 21.
It is worth noting that while residential land uses comprise roughly 78 percent of the town’s total
assessed value, they deliver just 65 percent of its tax levy. This is due to Canton’s decision to split its
tax rate where commercial property pays a higher rate than residential. 25

Table 21: Revenue and Expenditure Allocation by Land Use
Category

Residential

Commercial

Real Estate Taxes 26

61%

34%

Personal Property Taxes

78%

20%

Motor Vehicle Excise

91%

9%

Other Excise – Hotels/Meals Tax

78%

20%

Revenues

24

Based upon previous Fiscal Impact Models and analysis by RKG Associates in Massachusetts.

$12.40 per $1,000 assessed value for residential, $25.77 per $1,000 assessed value for commercial. Per Canton Assessors
Department.
25

26

No assumption needed; value derived from 2018 Assessors’ Database.
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Penalties & Interest

100%

0%

PILOT

0%

100%

Fees

78%

20%

Rentals

78%

20%

Other Department Revenue

78%

20%

Licenses

0%

100%

Fines and Forfeits

100%

0%

All Others

78%

20%

Executive Counsel

78%

20%

Town Counsel

78%

20%

Human Resources Department

78%

20%

Planning Department

50%

50%

Town Reports

78%

20%

Sealer of Weights & Measures

0%

100%

Employee Contract Benefit

78%

20%

Finance Department

78%

20%

Building & Zoning

50%

50%

Fire Department

78%

20%

Cemetery Maintenance

100%

0%

Pequitside Farm

100%

0%

All Other Public Works

78%

20%

Recreation & Playgrounds

100%

0%

Police Department

78%

20%

Animal Control

100%

0%

Committees & Commissions

78%

20%

Town Clerk

78%

20%

Elections & Registrars

100%

0%

Assessors

78%

20%

Conservation Commission

78%

20%

Planning Board

50%

50%

School Administration

100%

0%

Retirement, Unemployment, and Insurance

91%

9%

Blue Hills Regional

100%

0%

Norfolk County Agricultural High School

100%

0%

All Others

78%

20%

Expenditures

Source: RKG Associates
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INCREMENTAL REVENUES
DEFINING UNITS FOR DIFFERENT USES
The Fiscal Impact Model attempts to forecast the incremental revenues that would result from the
addition of residential or commercial property (primarily via incremental property tax receipts). The
impacts of residential development are forecasted on a per-unit basis, forecasted separately in this
analysis as single-family units and multi-family units. Commercial impacts are forecasted on a per
square foot basis for industrial, retail, and office/medical development. The per square foot method
for forecasting commercial impacts accounts for the wide range of sizes of commercial properties. A
single industrial facility could be as small as a few hundred square feet or as large as a million square
feet and would subsequently have drastically different fiscal impacts on a community if calculated on
a per parcel or per building basis.

CALCULATING INCREMENTAL PROPERTY TAX RECEIPTS
Increased property tax receipts account for most of the incremental revenues that would result from
new development. For residential properties, assessor’s data provides the average per-unit tax
receipts for Canton’s existing single-family, condominium, and apartment units. However, a newlyconstructed unit will typically have a higher value than the average existing unit. In the case of
Canton, the average single-family home constructed between 2013 and 2018 was valued 156 percent
higher than the average single-family unit built before 2013. The average apartment unit built between
2013 and 2018 was valued 136 percent higher than the average unit built before 2013. For new
condominiums, the Model uses a conservative estimate of 20 percent. This is due to the recent
preponderance of age-restricted units which have a lower assessed value than new unrestricted
market-rate condominiums. Using these three new construction premiums, one can estimate the
average incremental property tax receipts from an additional unit of housing: approximately $10,030
per year for a new unit of single-family housing, $3,200 per year for a new apartment unit, and $4,100
per year for a new condominium unit (Table 22).
For commercial properties, the model conservatively assumes that newly-constructed space is worth,
on average, 10 percent more than the average existing space.
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Table 22: Fiscal Impact Revenue Generation, 2019
Single-Family, Condominium, and Apartment Homes
Single-Family Homes

Condominiums

Apartments

5,424

1,459

1,831

Existing Assessed Value Total

$2,813,000,000

$402,000,000

$346,000,000

Average Assessed Value/Unit

$518,600

$275,300

$189,100

56%

20%

36%

$809,000

$330,400

$257,700

$10,030

$4,100

$3,200

Estimated Existing Units

New Construction Value Premium
New Construction Assessed
Value/Unit
Marginal Property Tax Income per
Unit

Sources: RKG Associates, US Census American Community Survey 2013-2017 Estimates, Canton Assessors Database

CALCULATING OTHER INCREMENTAL REVENUES
Though far less significant, there are other variable revenue sources that would be affected by most
incremental housing or commercial space. Income from excise taxes, licenses, permits, fines, and other
miscellaneous revenue sources would all increase proportionally with additional development.
Payment in Lieu of Taxes (PILOT) receipts would only increase with commercial development, while
revenues from most penalties and fees would likely be increased only by residential development.
For commercial development, these revenue impacts are fair-shared between industrial, retail,
office/medical, and all other uses in accordance with their respective property values (aka “fair
share”). This fair share of commercial values results in the following splits: 50 percent industrial, 11
percent retail, 33 percent office/medical, and 6 percent “all other” commercial, which includes golf
clubs, parking, and other uses.
For residential uses, the impacts are split between single-family, condominiums, and apartment units
on a per capita basis (this methodology was also used for forecasting most residential expense impacts
as well). This is because unlike in commercial properties, where the highest value land use (retail)
results in the highest variable revenues and expenditures, an incremental resident generates largely
the same fiscal impacts whether they live in a single-family unit or a multi-family unit, property taxes
aside. With this in mind, incremental revenues like excise taxes, fines, fees, and others are calculated
on a per-capita basis and then converted to per-unit impacts based upon Canton’s average occupancy
of each residential type: 2.81 persons per unit for single-family homes, 1.58 persons per unit in
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condominiums, and 1.81 persons per unit in apartments. 27 The projected average incremental
revenues per unit are shown in Table 23.

Table 23: Revenue Allocation by Residential Use
Residential Share

Incremental Revenues

Existing
Revenue

Existing
Revenue
per Capita

1-Family
Unit

Condo
Unit

Apartment
Unit

Property Tax Levy

$71,922,000

-

$10,030

$4,100

$3,200

Excise Taxes

$9,560,000

$361

$1,020

$570

$650

All Other Revenue
Sources

$4,213,000

$136

$380

$220

$250

$11,430

$4,890

$4,100

Category

Total Revenue

$85,696,000

Sources: RKG Associates, Canton Assessors Database

Non-profits, which are not included in this analysis, contribute to the Town’s fiscal health in their own
ways. While parcels owned by non-profits do not pay property taxes, non-profits do bring economic
activity to the Corridor, as their visitors and employees spend dollars at local businesses, provide
services to residents, and contribute to the vitality of Canton as a place to do business.

INCREMENTAL EXPENSES
The incremental municipal expenses of additional residential and commercial uses are calculated in a
similar manner to that used for revenues: per capita impacts converted to housing unit impacts for
residential, and per square foot impacts based upon assessed values for commercial development.
One important exception within the incremental expenditures analysis is education spending.

ADJUSTING FOR “EFFICIENCY”
Most municipal expenses have “scale”. This means that, for example, a 10 percent increase in
population does not equal a 10 percent increase in expenditures. A community would not likely hire
an additional accountant if the population went from 10,000 to 10,005, and it would not need to
increase its capital budget to build a new school if student enrollment went from 2,000 to 2,010. That
said, a sound fiscal impact analysis must assign a nominal incremental impact to each new resident
or business; even though resident 10,005 might not require an additional accountant to be hired,
resident 15,000 might.
In the Fiscal Impact Model, this adjustment is made via an assumed “efficiency” factor. A 100 percent
efficiency for a budget line item would mean that a 1 percent increase in the number of residents (or
commercial square feet) would result in a 4 percent increase in the expenses for that line item. This

27

US Census, American Community Survey 2013-2017, Tenure by Units in Structure B25032; Canton Assessors Database
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situation is rare in Canton. Instead, expense line items were given efficiency adjustments between 10
and 84 percent. Adjustments were made based on conversations with Town officials, reviewing
individual department budgets, and experience completing similar fiscal impact analyses in similarlysized municipalities. The Canton Public Schools line item was assumed to have an 84 percent
efficiency – relatively high, because incremental students in the system do indeed have a substantial
impact on variable education costs. The efficiency figure was determined via an examination of
Canton Public Schools’ annual budget. Approximately 84 percent of the district’s direct annual
spending (excluding state aid and other transfers) was deemed to be variable, including teachers’
salaries, supplies, and other line items. This assumption is conservative – an additional student in the
system would likely not lead to a change in staff salaries – but aims to capture potential long-term
changes that would occur with residential development. The efficiency adjustments as used in the
model are shown in Table 24.

Table 24: Efficiency Adjustments by Expense Line Item
Category

Efficiency
Adjustment

Executive Branch

20%

Finance Department

20%

Building & Zoning

30%

Fire Department

75%

Public Works

20%

Youth Services

50%

Parks & Recreation

20%

Police & Animal Control

75%

Committees & Commissions

20%

Town Clerk & Elections

20%

Assessors

20%

Conservation Commission

30%

Planning Board

30%

Health Department

30%

Council on Aging

30%

Veterans Services Department

30%

Library

30%

Debt Service

10%

Trash Collection

30%

School Department

84%

All Others

20%
Source: RKG Associates
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CALCULATING INCREMENTAL EDUCATION EXPENSES
Just as property tax receipts were by far the largest driver of incremental revenue from additional
development, education spending is the largest factor in calculating municipal expense changes.
Estimating the per-unit impact on local education funding involves the following steps:
1) Isolate local education spending from other sources. Of the published $45.2 million-dollar
Canton Public Schools (CPS) budget in 2019, $36.8 million was estimated to be local spending,
with the remainder coming from Chapter 70 state aid, charter school transfers, and other one-time
transfers.
2) Determine the local per pupil education cost. With a total of 3,272 reported students in the district
in the 2018-2019 school year, the local per pupil cost was estimated at $11,250 per year.
3) Determine the average student generation rate for single-family and multi-family housing
units. Conversations with CPS administrators revealed that the school district had not tracked
student generation rates of newly-constructed homes. While it is likely that much of Canton’s
newly-enrolled student population is driven by turnover in existing single-family housing, studies
in other Massachusetts municipalities offer guidelines for the impacts of newly-built housing
units.
Studies of student generation rates within the past two years in Framingham, MA and Plymouth,
MA indicated that each new single-family home added 0.43 and 0.44 school-aged children,
respectively. Said another way, just less than one in every two new single-family homes added
one school-aged child. The model for Canton assumed a single-family student generation rate of
0.43.
Studies in Framingham, Plymouth, and Marlborough, MA found that newly-constructed
condominiums had a much lower student generation rate, ranging from 0.10 to 0.26. The
generation rate of 0.26 children per condominium appeared to be an outlier, based upon
refurbishment of a large existing supply of aged condominiums. Canton Town staff provided a
local analysis performed in 2014, part of an impact study for a development proposal. That
analysis found a student generation rate of 0.11 students per condominium, excluding agerestricted condos. Given the analysis’ local context and the fact that it sits within the range of
similar analyses, this Model assumed a condominium student generation rate of 0.11.
Apartments tend to generate students at a range of rates, depending upon a unit’s number of
bedrooms, rent, and even marketing plan. This Model assumed a student generation rate of 0.14
for new apartments, near the midpoint of estimated rates in Marlborough, MA (0.06), Natick
(0.11), Framingham (0.14), Ashland (0.17), and Newton (0.22).
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4) Apply an “efficiency” adjustment to account for variable vs. semi-variable expense items. As
discussed in the previous section, an estimated efficiency of 84 percent means that a 1 percent
increase in student enrollment results in a 0.84 percent increase in local education spending.
The resulting incremental cost per unit is $4,082 per year per single-family unit, $1,040 per year per
condominium unit, and $1,323 per year per student per apartment unit. Commercial development has
no effect on school spending.

CALCULATING OTHER INCREMENTAL EXPENSES
All other incremental expense line items were calculated in the same way as detailed in the
“Calculating Other Incremental Revenues” section of this chapter. Each line item was separated into
residential and commercial drivers by assessed value, then translated into a per capita figure for
residential uses and a per square foot figure for commercial ones. The per capita cost was then
multiplied by the average per-unit occupancy for each type of housing and given an efficiency
adjustment. Commercial costs were adjusted by the same efficiency percentage, then allocated to
industrial, retail, and office/medical uses based upon the assessed values of each.

CONCLUSIONS
Tables 25 and 26 show that on average, new development in Canton tends to have positive fiscal
impacts. On the residential side, a new single-family house can have a positive impact of nearly $5,700
per year, while an apartment unit can deliver around $1,710 per year on average. The average
condominium unit may deliver a net benefit of $2,915 per year. This means that even the smallest
multi-family condominium development (a two-family or duplex) has a more positive average impact
on Town revenues than the average new single-family unit ($2,915 x 2 = $5,830, versus $5,700), and
likely does so while consuming a smaller quantity of land.
While this model estimates incremental cost impacts for the average additional square foot or unit of
development, the character and location of new development have significant effects on their fiscal
impact and viability. A new unit of housing located in a low-density area of Canton may require
investment to push new roads, sewer, water, and other infrastructure further into undeveloped spaces
while serving fewer residents or workers. New development in denser, more central locations can
result in a fraction of the costs on a per-capita or per-unit basis by taking advantage of existing
infrastructure and serving more residents or workers with the additional investment that may be
required.
The fiscal impacts of commercial development vary significantly by type and size. New retail space is
the most fiscally beneficial per square foot, due to its relatively high assessed values, but presents
long-term risks with the changing nature of the retail market. Office and medical space have similar
fiscal impacts on a per square foot basis and may introduce less risk. Industrial development,
meanwhile, tends to have low impacts on a square foot basis, but can have larger fiscal benefits due
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to the large footprints that industrial facilities often require. Industrial spaces tend to have the lowest
impact on municipal spending as they typically require relatively few public services to operate.

Table 25: Fiscal Impact per Residential Unit Estimates
Single-Family, Condominiums, and Apartment Homes
Apartment

Single-Family
Homes

Condominium Homes

$10,032

$4,097

$3,195

Marginal Excise Income

$1,017

$573

$653

Marginal Fees, Fines, Permits, etc.

$383

$216

$246

$11,432

$4,885

$4,095

Government & Administrative

$849

$478

$546

Fire, Police & Related

$804

$453

$516

Canton Public Schools

$4,082

$1,040

$1,323

Marginal Expenditure per Unit

$5,735

$1,970

$2,385

Average Net Fiscal Impact per Unit

$5,697

$2,915

$1,710

Homes

Revenues
Marginal Property Tax Income

Marginal Revenue per Unit
Expenditures
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Table 26: Fiscal Impact per Commercial Square Foot Estimates
Marginal Commercial Properties
Industrial &
Warehouse

Retail

Office &
Medical

All Other
Commercial

Marginal Property Tax Income

$1.88

$4.06

$3.78

$3.30

Marginal Excise Income

$0.10

$0.23

$0.21

$0.18

Marginal Fees, Fines, Permits, etc.

$0.08

$0.17

$0.16

$0.14

Marginal Revenue per Sq. Foot

$2.07

$4.46

$4.15

$3.62

Government & Administrative

$0.12

$0.25

$0.24

$0.21

Fire, Police & Related

$0.07

$0.15

$0.14

$0.12

Marginal Expenditure per Sq. Foot

$0.19

$0.40

$0.38

$0.33

Average Net Fiscal Impact per Square Foot

$1.88

Revenues

Expenditures

$4.05

$3.77

$3.29
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RECOMMENDATIONS
CREATION OF “PLACE” VERSUS “CORRIDOR”
Traveling north to south along this stretch of Route 138, one of the primary challenges is the
disconnected nature of development and the impact that it has upon the spatial organization of the
Corridor. This development pattern has led to a long series of individual buildings, each with their
own street access points, their own parking, deep setbacks, inconsistent signage and landscaping, and
somewhat randomized uses up and down Route 138. Recognizing the desire of both residents and
businesses to create a more connected Corridor, the idea of creating defined “spaces” within the Study
Area becomes an important concept to consider.
Today, the Corridor functions in a highly linear manner, reflecting the automobile-centric way in
which it was developed. The physical separation between land uses and lack of alternative
transportation options necessitates vehicular travel to access housing, jobs, restaurants, childcare, and
more. Today, many competitive communities are planning and zoning for places where more than
one use or activity can be accommodated in the same building or near one another. This creates a
connected place where fewer car trips are required, residents can live closer to work, and local
businesses can expand their customer base locally instead of drawing from the outside the
community.

Figure 21
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This idea of creating place is driving communities and developers to change the way they think about
single-use, auto-oriented spaces. Places that integrate different uses tend to be more fiscally beneficial
to both the community and the property owner, are better for small businesses, and tend to have lower
transportation impacts than the same amount of development spread out across a larger area.
Communities across Massachusetts have sought to retrofit industrial parks, office parks, and retail
centers, integrating different uses to create places where people can live, work, and conduct business
without traveling great distances or sitting in traffic. Towns like Burlington, Lexington, and Natick
have worked to convert single-use areas and corridors to multi-use places, including the following
examples:

Natick Mall, Natick, MA

Integration of housing, entertainment, and a grocery
store where former retail anchors went out of business.
Framingham is considering implementing zoning that

Hartwell Avenue, Lexington, MA

Considering updating zoning to allow for mixeduse, housing, and retail/restaurants along the
Hartwell Avenue office/industrial corridor.

matches Natick’s to encourage seamless development.

3rd Avenue, Burlington, MA

Integration of housing, retail, restaurants, a grocery store, hotel, and offices just off Route 3 and
Route 128. Marketed as a very different experience than the Burlington Mall across the street,
this area provides multiple uses in a very walkable environment.
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ROUTE 138 CORRIDOR TODAY

Unlike reinvented areas of communities like Natick and Burlington, the Route 138 Corridor does not
have a notable identity or consistent brand. The built environment, from the buildings to the signage
to the public realm, lacks any unifying factors that indicate one has entered the Corridor. Some of the
issues contributing to the limited sense of place include deep building setbacks, parking along the
street, a lack of sidewalks and landscaping, and a wide range of signage types. Figure 22 shows a
typical cross section of Route 138 and some of the issues identified, many of which can make walking
uncomfortable, and spending time discouraged.

Figure 22: Route 138 Corridor Challenges

Fortunately, there are several steps the Town can take in partnership with other public and private
entities to improve the short- and long-term attractiveness and competitiveness of this Corridor.
Recommendations for how to improve the Corridor have been categorized in three groups: Land Use
and Zoning, Transportation Connectivity, and Identity and Business Recruitment.
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LAND USE & ZONING
To begin addressing the concerns of residents and businesses, the Town should focus early efforts on
changing existing zoning to encourage the creation of more cohesive districts, with appropriate use
mixes, improved site design and layout, and parking regulations that better match today’s standards.
To start, the Town should consider the creation of a new Mixed-Use (MU) base zoning district that
could be applied to parcels at the northern and southern gateways of the study area. These two
locations today include parcels that are already zoned Business (B), which allows commercial uses
and some mixed-use development, but features dimensional and parking standards that may not be
appropriate for future development along the Corridor. The Business district was originally designed
for application in Canton
Center,

and

any

changes

made to the Corridor’s B
districts would then impact
parcels with the same zoning
elsewhere in town. Therefore,
a new Mixed-Use district,
designed specifically for this
Corridor, would allow and
encourage

development

consistent

with

the

community’s vision for Route
138.

Recommendation: Create a new Mixed-Use (“MU”)
zoning district applied to parcels at the northern and
southern gateways to the Corridor.
The new MU district should encourage a mix of commercial
and residential uses in order to provide the retail and
restaurant amenities employees said the Corridor lacks, as
well as potential locations for workers to live. The Town
should consider the following specifications as it sets forth
defining the parameters of the new district:


office over first-floor retail/restaurant space, and

The goal of the MU district
would

be to create new

mixed-use gateways at both

residential over first-floor commercial space.


restaurants,

could locate near one another.
This

would

smaller,

help

walkable

be allowed as-of-right, but anything exceeding the

offices,

services, and residential uses
create
activity

threshold would require a Special Permit.



should be allowed as-of-right up to a certain size.
Restaurants that exceed the established size threshold

residents in the Corridor. The
incentives

to

encourage parcel aggregation
in the MU district. Many

Fast food restaurants with a drive-thru should be
minimized, while fast casual and sit-down restaurants

amenities for employees and

zoning

Multi-family housing should be allowed via Special
Permit.

centers which could support

Town should also consider

Establish a square footage threshold for mixed-use
development whereby a project of a certain size would

ends of the Corridor, where
retail,

Mixed-use development should be defined as both

would need to seek a Special Permit.


Other allowable uses should include retail, office,
medical office, breweries, gym/fitness, maker space,
and co-working space, among others.
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existing parcels are small, contain multiple structures, and are under separate ownership. It may be
challenging to create the type of mixed-use development envisioned if development can only occur
on smaller, individual parcels. Structuring the zoning in a way that provides a density bonus, opens
up an additional level of allowable uses, streamlined permitting, or parking reductions for developers
that aggregate parcels could be an effective strategy.

Figures 23 and 24: Existing and Proposed Zoning Maps

Current Zoning in the Study Area

Proposed Zoning Changes for the Study Area
including the addition of new Mixed-Use (MU)
gateway districts and changing the Industrial
zoning district to a combination of MU and
Limited Industrial (LI)
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INDUSTRIAL DISTRICTS

The second recommended zoning district change is to simplify and clarify the industrial districts that
exist along the Corridor. Today, there are three industrial zoning districts along the Corridor:
Industrial (I), Limited Industrial (LI), and Limited Industrial B (LIB). As discussed earlier in the report,
few differences exist between the three zoning districts, and the LI and LIB districts allow many of the
uses a property owner, business or developer may want to see. A positive feature of the existing
industrial zoning districts is that the LIB district covers most of the parcels that front Route 138, while
the LI district covers parcels
that do not front on Route 138.
This bifurcation will allow the
Town

to

make

strategic

changes to the use table and
dimensional

table

that

structure each district in a
way that responds to its
location. For example, as the

Recommendation: Simplify and clarify the Corridor’s
industrial districts, eliminating today’s Industrial (I)
base zoning.
Suggested use table changes for the LI and LIB districts
include:


LIB district fronts Route 138, it

allow light manufacturing as-of-right in both districts.

may be desirable to allow

Light manufacturing is very different than what it was

buildings closer to the street,

when zoning was first enacted. This change could

locate parking to the sides and

make it easier and more inviting for manufacturing

rear of buildings, increase
landscape
Route

standards

138,

and

along

businesses to come into Canton.


update

allowable uses. For parcels in
from

Route



size. This is similar to the concept described for the

standards may be different

MU district above.


more flexible. The changes to
the LI and LIB districts create
a situation where the existing
Industrial

(I)

district

is

probably no longer needed in
this Corridor.

Consider restaurants a Special Permit in the LI district
but allow them as-of-right in the LIB up to a certain

138,

and allowable uses may be

Limit fast food with a drive-thru in the LIB district.
Encourage fast casual and sit-down restaurants.

the LI district that are less
visible

Limiting heavy manufacturing to the LI district and

Allow professional and medical office uses in the LIB
but keep as a Special Permit in the LI district.



Allow assisted living/independent living only in the
LIB district. Save parcels in the LI district for industrial
and commercial users unless market conditions
substantially change. This will also reduce the risk of
use conflicts over time.

As illustrated in Figures 23
and 24, a portion of the existing I district could be changed over to the new MU district, while
portions further from the two gateway areas could become part of the LI district.
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DIMENSIONAL TABLE

To encourage a more cohesive and visually inviting development pattern the Town should consider
coupling any zoning district changes with tweaks to dimensional regulations. The proposed MU
district will require a brand- new set of performance standards including lot size, width, coverage,
setbacks, and height. As this proposed district abuts single-family residential districts, some care
should be taken to limit heights where appropriate, in addition to possible expanded rear setbacks or
visual buffers between parcels. Overall, dimensional standards in this district should respond to its
smaller parcel sizes, the stated intention to create a mixed-use and walkable environment, and the
creation of value through zoning to encourage parcel aggregation and redevelopment over time.

Recommendation: Couple zoning district changes with tweaks to dimensional
regulations.
Table 27: Proposed Dimensional Regulations
Requirement
Min. Lot Size
Lot Width
Frontage
Lot Coverage
Front Setback
Rear Setback
Side Setback
Height

1

Proposed Zoning Dimensions
MU
LIB
LI
10,000 SF
20,000 SF
65,000 SF
150'
200'
200'
100'
100'
100'
70%
50%
40%
25'
60'
30'
15'
25'
25'
10'
25'
25'
35'/3 story

40'/3 story

52'/4 story

1 – increase height in the MU district when parcels are aggregated to an acre or more.

Within the industrial zoning districts, a first change could be to create specific dimensional regulations
for the LIB zone. These standards should recognize the nature of the allowable uses, the size of parcels,
and the fact that these parcels front Route 138. Within the LI district, there should be more flexibility
to increase building heights and decrease setbacks to create a more walkable environment along
secondary streets like Dan Road or New Boston Drive. Table 27 provides some guidance for potential
dimensional regulation changes.
The Town may also wish to couple zoning changes along the Corridor with some design standards
for buildings, landscaping, parking, and signage. Illustrations of the types of buildings, materials, and
placement of elements on a site could be helpful for property owners or developers looking to invest
in the Corridor.
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PARKING

The provision of parking – and where it’s located – can have a major effect upon an area’s ability to
develop a cohesive identity and sense of “place”. In the Corridor, parking requirements have created
a situation where lots are not fully occupied yet consume acres of valuable space. Additionally, the
placement of many surface parking lots directly adjacent to roadways has created an environment
that prioritizes car storage over landscaping and pedestrian and bicycle infrastructure that could
improve the Corridor’s aesthetics. In many instances, the first thing one sees while visiting the
Corridor is parking lots. Figure 25
shows a figure ground map where

Figure 25: Parking Figure Group

parking lots are colored in red, and
buildings in gray. The high required
parking ratios in Canton, particularly
within industrial zoning districts,
have led to an excessive amount of
land dedicated to surface parking.
This land could otherwise be used for
buildings,

on-site

amenities,

stormwater retention, or kept as open
space or landscaped areas to help
with water runoff and infiltration.
Revising parking ratios and directing
the placement of surface parking
would

help

redevelopment

with
and

corridor
improving

Surface parking lots
are shown in red,
building footprints are
show in gray.

aesthetics. As redevelopment occurs
along the Corridor, the Town should
also consider working with property
owners to encourage shared parking
solutions, in which parking assets
count towards the required spaces of
several adjacent but different land
uses.

This

would

be

especially

appropriate where proposed uses
may have different hours for parking
demand. For example, residential
uses and office uses are likely to have
divergent peak hours for parking
demand

and

may

make

good
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candidates for shared parking. Other considerations to be considered include seasonal fluctuations in
parking demand for certain land uses, as well as those properties that may not see significant daily
parking demands but do need space for the long-term storage of tractor trailers and other heavy
equipment.
Nationwide industry standards for parking ratios have been adjusted over time, based upon studies
of similar development types that measured parking constructed and parking utilization. Table 28
provides some suggestions for parking ratio adjustments based upon today’s industry standards.

Recommendation: Consider revising parking requirements to match today’s mobility
patterns.
Table 28: Parking Requirements
Principle Use

Current Required

Proposed Requirement

Detached Dwelling

2 spaces per unit

2 spaces per unit

Multifamily Dwelling

2 spaces per unit

1 space per bedroom

Hotel/Motel

1 space per room

1 space per room

Sit Down Restaurants

1 space per seat

1 space per 3 seats

Fast Food

Determined by BoA

1 space per 4 seats

Retail

1 space per 250 sqft of ground floor, plus 1
space per 500 sqft of upper story space

4 spaces per 1,000 sqft

Office

1 space per 250 sqft of ground floor, plus 1
space per 500 sqft of upper story space

3 spaces per 1,000 sqft

Auto/Gas

Determined by BoA

Determined by BoA

Industrial

1 space per 250 sqft or 1 per 3 employees

1 space per 1,000 sqft

Mixed Use

Sum of All Uses

Create a Shared Parking Calculation

Figure 26 presents an example of how reduced parking ratios could help spur infill development on
existing lots or allow more square footage to be built when properties redevelop over time. The
presented example, on Dan Road, shows how revised parking requirements can unlock the potential
for infill industrial buildings on either side of the primary structure, with some smaller out lot
buildings fronting Dan Road. By adding in new buildings, the remaining parking could be
reconfigured and define fewer points of ingress/egress to Dan Road, reducing driver and pedestrian
confusion. Adding sidewalks to Dan Road could also better define the pedestrian zone as separate
from the vehicle parking area.
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Figure 26: Example of Parking Lot Infill on Dan Road

Infill industrial buildings

Infill out lot buildings

Add sidewalks, consolidate driveways
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SIGNAGE

Many residents pointed to the signage along Route 138 as a significant driver of the Corridor’s
perceived lack of identity and cohesion. The Corridor’s existing, highway-oriented signage is old and
outdated, and many business signs are faded and no longer legible. If drivers must slow down
significantly to read signs and look for business locations, it can contribute to unsafe travel conditions
or unnecessary slowdowns in traffic. The Corridor would benefit greatly from a consistent signage
plan with well-defined standards for sizes, materials, heights, and placement locations. The Town
should take care to balance the value of signage to a business with new regulations on size and
aesthetics.

Figure 27: Signage Examples Along Route 138

Recommendation: Develop a set of standards for signage and offer an incentive –
like a one-time, matching grant – to encourage current property owners to update
their signs accordingly.
To address some of the signage issues in the Corridor, the Town may wish to
revisit the current sign bylaws to identify any inconsistencies, outdated
language, or design standards that need to be updated. The Town may also
wish to create a specific set of sign design guidelines for this
Corridor so that future sign changes that
may occur are consistent with the design
theme the Town deems desirable. Lastly,
to incentivize existing property owners
and business owners to update their signs,
the Town may wish to offer a one-time
Wayfinding and branding signage examples.
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matching grant to help reduce the cost of sign replacement.
Signage can also be used to identify and brand a corridor or place. As this Corridor begins to
transform, the Town may wish to partner with local businesses to establish a brand and a signage
package that matches that brand. Gateway signage could provide a signal to people that they have
arrived in the Corridor, and define its most high-visibility intersections as part of a “placemaking”
strategy.

TRANSPORTATION & CONNECTIVITY
Today, the Route 138 Corridor is dominated by private vehicles and delivery trucks, and the
development pattern along the Corridor reinforces the necessity to drive. The lack of multi-modal
transportation options severely limits residents, employees, and visitors from arriving or getting
around by any means other than an automobile. Throughout the planning process participants
emphasized the importance of reducing congestion, improving safety, and ensuring that people can
get around without having to rely on a car or truck. Integrating a series of transportation
improvements that provides enhanced mobility options would recognize and acknowledge the
different ways people move through the Corridor and throughout Canton. The following sections
discuss possible improvements to Route 138 and the secondary roads that provide access to
development off Route 138.
VEHICULAR IMPROVEMENTS

Both residents and businesses noted the impact that traffic congestion has on the Corridor and the
ability to get employees, customers, and goods to the area. The congestion and lack of access
management creates safety challenges for entering and exiting vehicles, as well as vehicles attempting
to make left turns along Route 138. The grade changes along the Corridor can be particularly
challenging in icy or snowy conditions when vehicles are unable to traverse hills while stopped in
traffic. Fortunately, MassDOT is currently working on conceptual plans for the stretch of Route 138
from Milton to Stoughton, including the Study Area. At this stage in the design process, MassDOT
has identified conceptual improvements that include a center turn lane to ease conflicts with left
turning vehicles, a new signal at New Boston Drive, and pedestrian and bicycle improvements
(discussed later in this section). Figure 28 shows potential improvements for the Corridor as identified
in this Study as well as in the ongoing MassDOT Plan.

Recommendation: Engage with and support ongoing MassDOT initiatives that aim
to bring a center turn lane, additional stoplight, pedestrian and bicycle
infrastructure to the Corridor.

76

TRANSIT IMPROVEMENTS

Recommendation: Partner with the MBTA and/or Corridor businesses to examine
solutions that improve transit connectivity – especially to Canton’s two MBTA
Commuter Rail stations.
Canton is fortunate to have two MBTA Commuter Rail stations, but neither are connected to the Route
138 Corridor by buses or shuttles. This means a lack of options for workers or residents who are
driving today but would otherwise consider transit alternatives if connections existed. To this end,
the Town should work with the MBTA on identifying ways to bring bus service back to the Corridor,
and to connect it with the Commuter Rail stations to support commuter options. In lieu of this type of
service, the Town could consider partnering with businesses and property owners in the Corridor to
fund a shuttle service that could connect residents and employees to the Commuter Rail stations and
other key locations. There are many examples around the Greater Boston region of towns and
employers joining to fund transit options. The Middlesex 3 Coalition offers a similar service for
employees in eight cities and towns along the Route 3 corridor. CrossTown Connect in the I-495 region
provides shuttle services for both residents and employers in seven towns. Figure 29 shows a
potential transit route and long-term stop locations; stops should only be implemented and located
where pedestrian infrastructure like sidewalks has been built to keep users safe.
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Figure 28: Vehicular Improvements

Center Turn Lane

New Signal at New
Boston Drive
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Figure 29: Transit Improvements

Long-Term Stop
Locations

Transit Route
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PEDESTRIAN IMPROVEMENTS

Today, there are no sidewalks along the majority of the Route 138 Corridor, its secondary streets. This
has created a situation where those that choose to walk - or lack other options - must do so along the
shoulder of busy, often high-speed roadways. There is a clear need and desire for better pedestrian
facilities, as evidenced by the number of employees frequently seen walking in the business parks
during lunch hours. If these employment hubs were better connected to restaurants, services, and
other amenities, it is more likely that these workers would
walk to nearby destinations instead of having to drive.

Mid-Block Crossing Signal System

Figure 30 shows potential locations for new sidewalks
along Route 138 and secondary roadways, potential midblock crossing locations for pedestrians to get from one
side of Route 138 to the other, and a system of connected
off-road trails for recreation and transportation purposes. As part of the MassDOT Route 138 design
process, the Town should advocate strongly for improved pedestrian accommodations including midblock crossings where they are safe to implement. For the off-street trails, the Town could work with
property owners today or as redevelopment occurs to explore options for conservation easements that
could form the connected trail network over time.
BICYCLE IMPROVEMENTS

Lastly, MassDOT and the Town should identify ways to accommodate cyclists on and off Route 138.
MassDOT’s preliminary concepts include a shared-use pathway on at least one side of the Corridor.
The shared-use pathway would be much wider than a typical six-foot sidewalk and could
accommodate both cyclists and pedestrians. Oftentimes where these pathways are implemented, they
include a painted divider or some other way of signifying a pedestrian zone and a bicycle zone to
avoid conflicts between modes of travel. A shared-use pathway could help solve both pedestrian and
cyclist needs along the Corridor and provide separation from the busy roadway. Providing safe and
connected pathways for pedestrians and cyclists also helps reduce short car trips, improves health
outcomes, and provides choices to households without
a car.

Bike Lanes and Sharrows

On secondary roads like Dan Road and New Boston
Drive, bicycle facilities could take the form of on-street
bike lanes or shared lane markings like Sharrows. These
solutions are relatively easy and cheap to implement as
they mostly rely on roadway striping and stenciling. In cases where roads are not wide enough for
bike lanes, the Sharrow markings at least provide an indication to motorists that they should expect
to see cyclists sharing the road. Share the Road signs can accompany Sharrow markings for added
visibility and effect. Figure 31 shows the location of potential bicycle facilities on and off the Corridor.
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Figure 30: Pedestrian Improvements

Mid-Block Crossings

Potential trail
network and
connections

Sidewalks on
both sides of
each roadway

Potential
east/west trail
connections
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Figure 31: Bicycle Improvements

Shared-Use path,
possibly shared by bikes
and pedestrians
separated from the
roadway

Bike lanes or Sharrows
on secondary streets
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IDENTITY AND BUSINESS RECRUITMENT
The Route 138 Corridor is a unique part of Canton in that it holds much of the Town’s commercial
and industrial tax base and supports a tremendous amount of jobs relative to Canton’s size and
position in the region. To ensure the Corridor’s short- and long-term success, this Plan has examined
the importance of branding, zoning, transportation enhancements, and allowing and encouraging
redevelopment over time. Another important aspect is building upon the identity of the Corridor and
using it as a tool for the future recruitment of businesses and the retention of existing firms.
The Corridor hosts several unique assets that draw visitors, whether for business or pleasure.
Recreation facilities, gyms and fitness, outdoor spaces, cultural facilities, breweries, the nearby Blue
Hills Reservation, and lakes and ponds all draw people to and through this Corridor. These are
attractive not just to local residents and visitors, but also to prospective employers looking for ideal
places in which to locate Figure 32 shows the location of different marketable assets that could be
showcased together as a package to bring in visitors and prospective firms from outside the Corridor,
providing material for business recruitment, and serving as amenities for existing businesses.
One of the challenges for the Corridor and Town
overall is that it lacks an entity tasked with
economic development and promoting the
Route 138 Corridor as a great place to do
business. The Canton Association of Business

Recommendation: Consider
expanding the Town’s capacity to
take on economic development and
marketing tasks.

and Industry (CABI) does a commendable job
filling in some of these gaps and serving as a
convener of the local business community. The dedication of the volunteers who make CABI a
successful business organization cannot be understated - but it remains a member-driven volunteer
organization, responsible for fulfilling a wide range of economic development, networking, and
recruiting tasks. Separately, the Economic Development Committee (EDC) functions as a “town
committee” of professionals with the stated goal of supporting open communication between the
business community and town government. While the EDC performs a critical function, the Town
would still likely benefit from having an internally-staffed position or organization to represent and
advocate for the business community in Canton.
There are several options for the Town to consider in creating an organization or staff position that
focuses on economic development efforts:


Economic Development Director or Planner – The Town could choose to complement current
planning staff with a person focused solely upon economic development efforts. This staff
member would serve as the official liaison between the business community and the Town
government, working to bolster the EDC’s work on attracting and retaining firms. The staff
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Figure 32: Corridor Asset Map

member would also work closely with CABI to encourage cooperation and remove any
duplicative efforts.


Bolster CABI with a Director or Staff Position – If the recurring cost of a full-time economic
development staff person in Town Hall proves to be unsupportable, CABI could partner with
the Town to fund a full-time director position that would answer to the CABI board. The staff
person could help to formalize CABI into a true economic development organization that
84

takes on additional tasks like forming business roundtables, going to recruitment events,
creating marketing materials, establishing an online listing of available properties, and more.


Regional Economic Development Position or Entity – A third option could be pooling
resources with several adjoining communities to fund a shared economic development
position that would split time between each community. Their time in each community could
be based upon the amount of salary covered by each municipality. The staff person would
have less time to spend on Canton-specific tasks than a full-time person housed within Town
Hall or CABI, but would be able to work on some tasks the Town is currently not able to cover.

Recommendation: Build relationships that connect the Corridor’s existing
businesses, and work with regional partners to ensure that Route 138 in Canton is
known as a great place to do business.
While economic development capacity decisions are under consideration, there are action items
that the Town could advance either on its own (perhaps via the EDC) or in partnership with
CABI. These include:


Working with CABI to develop a comprehensive list of businesses and company points of
contact in Canton. This list could be used for outreach, marketing, or to invite business
leaders to events in town.



Convene recurring industry roundtables to better understand the needs different types of
businesses have, where they are having difficulties, and ways the Town could strengthen
efforts to partner with the business community.



Ensure that relationships with existing economic development organizations like the
Neponset River Chamber or the Massachusetts Office of Business Development are active,
and that opportunities in Canton are being promoted to prospective businesses.



Boost Canton’s regional and national presence by joining a trade organization, attending
trade shows, or advertising in trade publications.
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KEY REFERENCES
Massachusetts Executive Office of Labor & Workforce Development
US Census & American Community Surveys
US Bureau of Labor Statistics
ESRI Business Analyst
IBIS World
Longitudinal Employer-Household Dynamics (LEHD) database, US Census Bureau
Economic Modeling, LLC
Town of Canton Assessors Database
Town of Canton Zoning Bylaw
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APPENDIX: FISCAL IMPACT ASSUMPTIONS
This appendix is intended to provide further detail on the assumptions used in the Fiscal Impact
Analysis chapter of this document. The chapter’s key assumptions are presented in Tables 21 and 24.
These assumptions are generally based upon either: 1) a calculation based upon the assessed values
of different land uses as provided in the local assessor’s database, 2) a logical pattern as seen in other
communities (for example, parks and recreation expenses tend only to be driven by incremental
residential development, and truly variable costs tend to make up just 20 percent of most municipal
budget line items), or 3) direct input from local municipal staff including the Finance Department.
As stated in the Fiscal Impact Analysis chapter, the majority of budget line items are allocated based
upon a simplifying “standard assumption” that assigns municipal costs and revenues based upon a
given land use’s fair share of the Town’s assessed value. Per the chapter:
For the vast majority of budget line items, the most reliable methodology for allocating costs and
revenues is to do so based upon property values. This simplifying assumption means, for example,
if residential properties accounted for 60 percent of the town’s assessed value and commercial
properties accounted for 40 percent, then a line item like the accounting department’s salaries
would be driven 60 percent by residential uses and 40 percent by commercial uses.
In Canton, this “default” or “fair share” allocation percentage is based upon 2018 property
assessment data provided by the Canton Assessors Office. In 2018, approximately 78 percent of
Canton’s taxable property value was residential; the remaining 20 percent was commercial (a
further two percent was considered undevelopable and is excluded from this analysis). Basic
municipal expenses like public works, Town government, the police department, and others are
allocated in the Model based upon this “fair share” percentage.

A summary of the Assessors Database information used is presented in Table A1.
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Table A1: Canton Assessors Database, Key Figures

Total Assessed
Value
$3,584,281,690

Total Built
Square Footage
16,341,785

Number of
Properties
7,213

$2,812,758,800
$401,714,800
$185,614,200
$98,375,600
$43,834,790
$21,437,000
$12,485,600
$6,812,500
$1,248,400

12,204,313
1,789,075
1,303,452
582,194
248,621
81,321
84,704
48,105
0

5,424
1,459
16
237
5
34
19
13
6

Commercial Total
Office (General)
Warehouse & Distribution
Manufacturing, R&D & Flex
Utility Properties
Retail
Vacant Developable
Cultural, Entertainment & Recreational
Gas/Auto Sales, Service & Supply
Restaurant
Hotel
Bank
Other Commercial
Nursing Home
Undevelopable Commercial Land
Parking
Daycare
Medical Office
Education
Agriculture
Incomplete Listings

$996,820,450

10,727,693

1,003

$304,965,260
$221,698,820
$183,983,900
$67,793,600
$58,600,900
$54,377,800
$31,736,270
$27,183,100
$12,517,999
$10,171,900
$5,882,900
$4,096,000
$3,852,500
$3,464,000
$2,325,900
$1,495,100
$1,380,800
$930,700
$364,000
$0

2,296,413
3,783,536
2,790,651
553,640
427,612
103,285
161,666
195,981
61,580
81,391
34,955
73,802
128,475
0
0
11,177
9,106
14,422
0
0

162
81
58
22
33
255
12
33
13
1
5
4
2
292
12
2
3
1
1
11

Total Taxable

$4,581,102,140

27,069,478

8,216

Tax Exempt

$414,809,700

1,640,332

329

Grand Total

$4,995,911,840

28,709,810

8,545

Land Use
Residential Total
Single-Family
Condominium
Apartments w/ 9+ Units
Two-Family
Other Residential
Multiple Houses on a Lot
Apartments w/ 4-8 Units
Three-Family
Residential Property Improvements

Sources: Canton Assessors Database; RKG Associates
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The “efficiency” adjustments, as presented in Table 24, account for the varying levels of sensitivity to
new development among the budget’s line items. These assumptions are based upon RKG’s
experience in other communities, and were “sense-checked” with Canton’s Finance Department.
Table 21 is reproduced below to include brief explanations for each decision regarding the allocation
of dollars between residential and commercial uses.

Table 21: Revenue and Expenditure Allocation by Land Use
Category

Residential

Commercial

Assumption / Justification

Real Estate Taxes 28

61%

34%

Calculated as Assessed Values x Tax Rate

Personal Property Taxes

78%

20%

Standard assumption on assessed value

Revenues

Motor Vehicle Excise

91%

9%

Residential-heavy allocation to account
for higher car ownership per residential
square foot vs. per commercial square
foot, discussed with Finance

Other Excise – Hotels/Meals Tax

78%

20%

Standard assumption on assessed value

Penalties & Interest

100%

0%

Typically driven by residential uses only

PILOT

0%

100%

Payment in lieu of taxes typical only of
new commercial development

Fees

78%

20%

Standard assumption on assessed value

Rentals

78%

20%

Standard assumption on assessed value

Other Department Revenue

78%

20%

Standard assumption on assessed value

Licenses

0%

100%

Commercial licenses only, per Finance

Fines and Forfeits

100%

0%

Typically driven by residential uses only,
per Finance

All Others

78%

20%

Standard assumption on assessed value

Executive Counsel

78%

20%

Standard assumption on assessed value

Town Counsel

78%

20%

Standard assumption on assessed value

Human Resources Department

78%

20%

Standard assumption on assessed value

Planning Department

50%

50%

Proposals received for residential and
commercial uses roughly equal, per
Finance

Town Reports

78%

20%

Standard assumption on assessed value

Sealer of Weights & Measures

0%

100%

Businesses only, per Finance

Employee Contract Benefit

78%

20%

Standard assumption on assessed value

Finance Department

78%

20%

Standard assumption on assessed value

Expenditures

28

No assumption needed; value derived from 2018 Assessors’ Database.
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Building & Zoning

50%

50%

Proposals received for residential and
commercial uses roughly equal, per
Finance

Fire Department

78%

20%

Standard assumption on assessed value

Cemetery Maintenance

100%

0%

Typically driven by residential uses only,
per Finance

Pequitside Farm

100%

0%

Typically driven by residential uses only,
per Finance

All Other Public Works

78%

20%

Standard assumption on assessed value

Recreation & Playgrounds

100%

0%

Typically driven by residential uses only,
per Finance

Police Department

78%

20%

Standard assumption on assessed value

Animal Control

100%

0%

Typically driven by residential uses only,
per Finance

Committees & Commissions

78%

20%

Standard assumption on assessed value

Town Clerk

78%

20%

Standard assumption on assessed value

Elections & Registrars

100%

0%

Typically driven by residential uses only,
per Finance

Assessors

78%

20%

Standard assumption on assessed value

Conservation Commission

78%

20%

Standard assumption on assessed value

Planning Board

50%

50%

Proposals received for residential and
commercial uses roughly equal, per
Finance

School Administration

100%

0%

School spending only driven by residents

91%

9%

Residential-heavy allocation due to
presence of school employees in
municipal retirement, unemployment,
insurance schemes; assumes roughly 60
percent of municipal employees are in
school system, in line with comparable
communities

100%

0%

School spending only driven by residents

100%

0%

School spending only driven by residents

78%

20%

Standard assumption on assessed value

Retirement, Unemployment,
and Insurance

Blue Hills Regional
Norfolk County Agricultural
High School
All Others

Source: RKG Associates
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COMMON THEMES FROM PUBLIC INPUT
RKG Associates, in conjunction with the Town of Canton, developed a two-pronged approach to
gathering feedback and ideas from the public regarding the potential opportunities and challenges
along the stretch of Route 138 that passes through Canton. The first approach was to develop and
distribute an online survey, that opened in June 2019 and closed at the end of July 2019. The second
approach was to conduct a public forum on July 10, 2019 to solicit input and answer questions about
the information learned to date. The public forum included a presentation, question and answer
period, and several interactive stations designed to collect input from attendees on their vision for the
corridor, challenges that exist, and where they may want to see different types of improvements or
development occur over time.
RKG was able to reach nearly 200 individuals through these two methods and collect valuable
information and feedback from residents, employees, employers, and property owners who use the
Route 138 Corridor in different ways. The input received is also being used to help shape a vision for
the Corridor, and ultimately to inform the recommendations for regulatory, marketing, and
infrastructure changes over time. Some of the primary opportunities and challenges described by
participants include:

OPPORTUNITIES FOR THE CORRIDOR

CHALLENGES FOR THE CORRIDOR

Increase desirability of the corridor by improving

Vehicle congestion during morning and

the mix of retail, restaurant, entertainment, and

evening rush hours is a deterrent.

housing choices.

Variety of retail offerings and restaurants are

Reduce congestion by improving general traffic

less than ideal.

flow, curb cut management, and signalization.

Lack of sidewalks, crosswalks, and bike

Increase transportation access by adding

facilities make it challenging to get around.

sidewalks, crosswalks, and/or bike facilities.

Corridor has an inconsistent look and feel and

Reduce congestion by widening Route 138 to four

is less aesthetically-pleasing than other sections

lanes.

of Route 138.

Improve corridor aesthetics through landscape

Lack of public transportation limits travel

treatments, building and façade improvements,

options and connections from MBTA

and the screening of storage areas.

Commuter Rail.

Improve turning movements and safety by
constructing a center turn lane on Route 138.
Increase transportation options and connectivity
by extending public transit to the corridor.
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Opportunities for the Route 138 Corridor
A – Improve mix of retail and restaurants
B – Improve traffic flow and congestion in general
C – More sidewalks, crosswalks, and bike facilities
D – Widen the road to four lanes
E – Clean up trash and improve landscaping
F – Create a center turn lane
G – Expand public transit options
H – Bring in recreation and entertainment uses
I – More open space and public space
J – Improve building conditions and aesthetics
K – New housing options
L – Slow traffic to improve visibility and safety
*Letter corresponds to the chart and the number
represents the number of times it was mentioned.

Challenges for the Route 138 Corridor

A – Vehicle traffic
B – Less than ideal mix of retail and restaurants
C – Lack of sidewalks and/or bike facilities
D – Inconsistent look and feel
E – Lack of public transportation
F – Corridor aesthetics
G – Lack of housing options at diverse price points
H – Vehicle Safety
*Letter corresponds to the chart and the number
represents the number of times it was mentioned.
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WHAT & WHERE
RKG designed an interactive exercise to capture input on desired future land use changes and
infrastructure investments, as well as the specific geographic location of those changes along the
Corridor. At the public forum, participants were asked to place stickers on a large format base map
identifying the type of change they would like to see and where they would like to see it.

Opportunities and Challenges Exercise

Stickers for Indicating Land Use and
Infrastructure Priorities

What Respondents Would Like to See in the Future

A – Road Improvements
B – Restaurants
C – Parks/Open Space
D – Sidewalks
E – Retails Shops/Services
F – Bike Infrastructure
G – Entertainment/Fitness
H – Single-Family Homes
I – Offices
J – Public Transit
K – R&D / Flex Industrial
L – Townhomes
M – Multi-Family Condos/Apts
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Where Respondents Would Like to See Changes in the Future
Yes, Anywhere

No, Nowhere

Office

Land Use Type

11

10

Retail

21

4

Restaurants

30

2

Fitness/Recreation

19

6

R&D/Industrial

9

8

Single-Family

5

19

Townhomes

4

19

Multi-Family

3

19

Open Space

36

1
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WHERE ARE CONSUMERS SPENDING THEIR MONEY?
Consumers visiting businesses along Canton’s stretch of Route 138 are spending money locally. As
part of the online survey, RKG asked specific questions of survey respondents to find out what retail
and restaurant types they are frequenting and which specific businesses they patronize most.
Consumer spending patterns from the survey align closely with other responses regarding which
business types people would like to see along the Corridor in the future. A major focus on
diversification of restaurant types, entertainment and fitness, and other general retail offerings aligns
with how survey respondents are spending their money today.

Feedback on most frequented restaurants and retailers was quite consistent across respondents.
Popular sit-down restaurants included the Ninety-Nine, Queen Anne, Mai Place, and the Turnpike
Café. Popular fast food/take-out locations included Dunkin Donuts, Slices, D’Angelo’s, Grand Slam,
and A Cut Above Deli. Fitness locations were also poplar and included Answer is Fitness, Open
Doors Yoga, and CrossFit. Respondents also noted that they frequent the Corridor for hair and nail
salons, veterinary services, gas stations and car washes, and auto repair shops.
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WHO RESPONDED TO THE SURVEY?
Among public forum attendees and the nearly 175-plus respondents to the online survey, the majority
of respondents live in Canton and work outside the Route 138 Corridor. The survey and meeting were
able to capture feedback from 57 respondents who either live in the Corridor, work in the Corridor,
or both. The chart below provides a breakdown of responses. Respondents were able to check more
than one option.
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WHAT IS THE VISION FOR THE FUTURE OF ROUTE 138?
Based on public input, interviews, and meetings with Town staff and the Corridor Steering
Committee, RKG Associates developed the following draft vision statement to describe the aspirations
for the Route 138 Corridor:

THE ROUTE 138 CORRIDOR IN CANTON WILL CONTINUE TO THRIVE
AND GROW AS A SIGNIFICANT CONTRIBUTOR TO THE TOWN’S
COMMERCIAL AND INDUSTRIAL TAX BASE, SERVING AS A REGIONAL
EMPLOYMENT HUB.
STRATEGIC PARTNERSHIPS IN TRANSPORTATION, OPEN SPACE,
ZONING CHANGES, AND A VARIETY OF DEVELOPMENT TYPES WILL
ENSURE THAT THE CORRIDOR OFFERS A SAFE, VIBRANT, AND
APPEALING ENVIRONMENT FOR ALL USERS.
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