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AURURNDALE SURVEY REPORT
INTRODUCTION AND SUMMARY OF FINDINGS

2.2.0

"

INTRODUCTION

The hMewton Village Study is a two year effort to examine and
prepare a comprehensive plan for the future of the City’'s
fifteen village centers. The study was begun in response to
the growing community awareness and coencern of the land
development pressures that are being experienced throughout
the City,particularly in the village commercial centers.

The study was designed to have four phases, sach phase
buiiding on the next so that effective input of all citizens
- of MNewton can be onbtained.

I. A kKickot+f phase, in which the study was announced and its
design publically presented in meetings before the Board
of Aldermen, the Economic Development Commission, and a
land use forum conducted by the Newton Conservators and
the League of Women Voters. In cooperation with the
Economic Development Commission, a full scale citizen
participation process was also designed in this phase.

I1. A survey phase, to examine and discuss the develeopment
issues and problems from a city—wide as well as village
perspective. The problems of traffic, parking, urban
design, zoning and the economy are examined and presented
in survey reports for each village center.

I1I1. An alternative plans phase, to examine and discuss a
number of alternatives for the future of the village
centers, and the impacts of the alternative futwes on the
City’'s quality of life.

IV, & Final plan phase, to prepare consensus plans and the
necessary zoning amendments and other public actions
necessary to achieve it.



SUMMARY OF FINDINGS

= Auburndale can presently still be classified as a lower
density, local convenience center, but uses in the area
are shifting to those with & wider market focus.

= The Star Market shopping plaza presents a poor visual
image to the traditional Auburndale convenience center,
and to the neighboring residences on Commonwealth Avenue.

= While there is heavy a.m. and p.m. peak traffic on
Commonwealth Avenue and Lexington Street, no significant
traffic delays were observed. However, Wolcott and Webster
Streets sxperience volumes of traffic higher than those
normally expected by residential streets.

= Illegal turning movements due to the Commonwealtih Avenue
frontage reoad, and the proximity of Wolcott Street reduces
the functioning capacity ot the Lexington Street and
Commonwealth Avenue intersectiaon.

*  Auburndale has a small parking deficit, but this deficit
is larger in the convenience "core'. The public parking
lot on Melrose Avenue does not act to supplement shopper
oriented parking.

= Mo significant business-related parking was observed in
residential areas..

= Fresent zoning will allow substantial growth to occur in
fubwrndale. A total of 368,500 square feet of new office
and commercial floor area could be built.

= Only 13 new dwelling units could be built as—of-right in
the study area.

= Future development will remain suburban in nature,
characterized by surface parking lots, although parking
structures may appear.
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AURURNDALE SURVEY REFORT

2.2.1 MARKET ORIENTATION/THE RDLE OF THE CENTER

Most of Newton '= retail business and service sconomy 1S
located in the City’'s 15 village centers. While there are
substantial activities elsewhere {(2.g9. Meedham Street),; these
centers function in varying degrees as the centers of the
City's economy. Newton’'s commercial pattern is unusual for a
city of its size. Most medium size cities are characterized
by a substantial “"downtown" where retail and business
services and governmental activities tend to bhe concentrated,
and perhaps a number of smaller neighborhood convenience
centers or strips. In Newton, there is no one center that can
be called the City’'s “"downtown', although Mewton Centre comes
closest.

An important aspect of the Village Study is to determine the
present role of each village center in the City’'s economy and
to forge a consensus on what roles each should play in the
future. '

Therefore, the "market orientation” of the retail businesses
in each center was examined and categorized inta three
orientations: neighborhood, community/city—wide, and city—
wide/regional. These characterizations were made on the basis
of the type of business and what i1s considered by market '
researchers to be its normal market area. For example, a
small variety store or delicatessen normally serves a
convenience business. An automobile dealer, large plumbing
supply cutlet or discount store normally serves a wider
community or city-wide market. Large shopping malls or office
complexes and employment centers tend to attract shoppers and
business from throughout the metropolitan area. Although the
Chestnut Hill Mall and shopping center may contain small
shops, the area as a whole is a regional attraction.

There is a mix of businesses in all village centers, but some
have a much wider range of goods and services than others.
Most village centers also contain businesses whose mnarket
aorientatians vary, so that with the exception of Waban and
Oak Hill, there are no centers which can be considered purely
neighborhood, community—-wide or regional in nature. Howsver,
it is possible and appropriate to estimate the amount of
business floor area in esach village center oriented in each
of these ways. '
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" FINDINGS

Table 1.1 and Figure 1.1 show that the market orientatien of
Auburndale’'s retail and service businesses is primarily
iocal. However, there is also a strong presence of businesses
sarving a wider market, or oriented to the community at
large.

When existing industrial uses are also considered,
Auburndale's local convenience nature is shifting to a wider
focus. Aubwndale’'s visibility from the Mass. Turnpike and
prodimity to Route 128 is a primary factor in this change.

The big challenge to the Auburndale neighborhood is whether
ar not the center can continue to grow and change vet retain
its neighborhood service orientation. While the new liguor
store may be viewed as a positive =sign, it should be noted
that the store is large and serves a considerably wider area
than the Auburndale local market. The growth of large liquor
and food outlets is a city and region—wide phenomena and is
happening at the expense of the smaller village—-scale
cutlets.

TABLE 1.1

MARKET ORIENTATION OF BUSINESS ACTIVITY IN AUBURNDALE
BY BLOCE AND FLODR AREA

Blocks Floor Area
1. Meighborhood 41013 3216
Convenience shops 41015 37280
and Services 41016 T
41017 1800
44027 34577
44025 64212
44025 641
Sub Total 197097
Z. Community—wide 14014 28471
Buziness and 41014 12218
Services 44025 AR ]
Sub Total FE2Z40

Total 2993357



AUBURNDALE SURVEY REFORT

2.2

.2 URBAN DESIGHM AND ENVIROMMEMT

INTRODUCT ION

In the visual survey we have endeavored to discuss the gensral
environment of the Village Center with special emphasis devoted to
those areas which are "perceived" as the "central core®, (usually
the central commercial block.) Within this discussion, emphasis is
further placred on the guality and clarity of entrv (gatewavs?,
“spatial definition" (the quality and continuity of the commercial
edge and the space formed by the building massing scheme) and the
effect of these elements on the perception of the viewer. Other
positive and negative aspects specific to the center are also
discussed. Considerations such as areas aof negative

residential /commercial interface, the role and extent of
vehicular/pedestrian participation in the space, as well as
facade/signage problems, are examined to provide insight into the
many seemingly unrelated elements within the center which
cantribute to our perceptions of it as an environmental whole.

FINDINGS
Figure 2.1 presents the ftindings of the visual survey.

Aubtirndale is a unique village center in that it contains within
its central commercial block a number of detached residential
units. These structures are located at the interior and western
edge of this somewhat mixed use block and suffer acutely from a
negative residential /commercial interface. In the worst instances,
houses face directly into disorganized unbuffered arsas of parking
contained also within this commercial block.

At the exterior/sidewalk area, facades and signage interrelate
poorly and detract from the area’s "wviswal identity." As an
exception to this rule, commercial structures on the east side of
Lexington/Grove Street display recent facade signage improvements,
and exemplify how successtul conformance contributes to a
"nositive streetscape identity.”®

To the east is the Star Market/Brigham’s shopping plaza which is
poorly linked to the central core area by a number of gas
stations. Both this linkage and the plaza itself evoke a negative
visual response due to a lack of continuity and insufficient
iandscape buffers.

Landscape bhuffering is alsc lacking at the median of Commonwealth
Avenue which separates the commercial areas from the residential.

Finally, access to this area is most clearly defined, and
positively enjoyed, from the south of the village center on Grove
Street. '
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2.2.3 LAND USE

INTRODUCTION

Information on existing land uses in the wvillage centers was
obtained +rom the Newton Assessors. The infaormation was
aggregated into the categories shown in Table 3.1 and figure
3.1. The table shows for sach use the amount of land area in
acrres, the amount of commercial, office and industrial floor
area in sguare feet, the number of dwelling units located
within the village study boundaries, and the Floor fArea Ratio
(FAR) of the non—residential buildings. {The concept of FAR
is illustrated in Section 2.2.8.?

FINDINGS

Aubwndale presently has a balanced mix of commercial, office
and industrial uses, although industry is concentrated in the
area east of Commonwealth Avenue. The density of non—
residential uses is presently relatively low, the highest
density being less than an FAR of 1. The recently completed
new liquor store matches the present commercial density of

« 297, but is at a lower density than expected in the future.
{Section 2.2.8)

Existing residential units are primarily single, 2 and 3
family homes. Except for the 24 multi—family units, density
is moderate, ranging from 4 to 10 units per acre.

These existing densities, residential and non—-residential,
are lower than the average for the village centers, except
for the mixed use category found prlmarlly in Aubuwrndale’'s
traditional convenience "core".



TARLE 3.1

AUBURNDALE
EXISTING LAND USE CHARACTERISTILCS
LLAND AREA FLOOR AREA DWELL ING
CATEGORY IN ACRES IM S8. FT. FARY LUMITS
Residential:
Single Family 18.24 —_— — g0
2 and 3 Family F.84 - — 167
fApartments/Condos 0,33 42,802 - 58 2
Commercial 7.464 78,825 297 —
Qffice 4,30 144 179 . 770 —
Industrial /Manufacturing &.80 139,747 =470 -
Mixed Use — mostly Commercial 0.51 19,747 . 844 -
Mixed Use — mostly Residential o — — —
Transportation/Parking ' NA - - -
Institutional NA - - —
Open Spaces/Recreation MA - - -

Yacant Land 3.10 - — _
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2.2.4 TRAFFIC CONMDITIONS

This report conveys the results of the manual and avtamatic
traffic counting program initiated in October 19853, by the
City and consultant, together with pre-existing traffic count
data from previous Lity counts and consultant studies made
available to us by the Newton Flanning and FPublic Works
Departments.

The objective of assembling available information on traffic
volumes, intersection geametrics, and existing traftfic
control was to create a "Base Case" traffic scenario against
which alternative future scenarios can be compared in later
phases of the study. Since the principal tratfic impact of
additional development in any center will be the generation
of added volumes, it was important to have reasonable
estimates of existing volumes an key streets.

In conducting the traffic surveys, we noted existing
intersection geometry and traffic control, pointing out where
these create or accommodate present—day bottlenecks. We also
tried to identify parallel routes most likely to be used as
bottleneck bypasses by drivers familiar with existing tratfic
conditions.

We used the Level of Service methodologies for analyzing
signallized and unsignallized intersections to characterize
existing operations, with gne important caveat related to
signallized intersections: signal phasing and timing patterns
assumed at such intersections were naot thaose in current
operation. We deemed it more useful to analyze an ocptimal
allocation of signal green time based on existing tratfic
volumes, in order to be able to compare operations given
potential capacity and existing volumes, with future
operations when these volumes can be assumed to increase with
different development scenarios. This approach corresponds to
the "planning” approach to traffic operations analvysis,
compared with the more fine—tuned “engineering" approach
which is appropriate when one is actually invalved in
intersection design. Thus, the reported Levels of Service

may not correspond with current daily experience at existing
signallized intersections operating with less-than—ideal
phasing and timing.




1. AUBURNDALE

Traffic Conditions

The principal streets providing access to and circulation within the small
commercial district of Auburndale Center are Commonwealth Avenue, its
frontage road and parking areas, Lexington Street, Melrose Street, and
Auburn Street. Auburndale straddles the Massachusetts Turnpike, but there
is no direct Turnpike connection at Auburndale. Both Lexington Street and
Melrose Street are signallized at their intersections with Commonwealth

Avenue.

Automatic traffic counts, conducted over a 24-hour period, were assembled
from existing traffic data; in addition, a new automatic count was
conducted on Lexington Street south of Commonwealth Avenue. The results of
these volume counts, factored to represent Average Daily Traffic (ADT) are
illustrated in Figure 4.1 Peak hour turning movement counts collected
during an earlier study* were factored to represent existing traffic
volumes at the major Auburndale intersections. These volumes are depicted
in Figqure 4,2 Peak hours reported from that study were 7:45-8:45 AM and

4:45-5:45 PM.

As one might expect, Commonwealth Avenue carries the heaviest volumes
through Auburndale during both morning and evening peak hours; but
Lexington Street also experiences moderately heavy volumes, particularly in
the southbound direction approaching Commonwealth Avenue. A fairly high
portion of this traffic turns right onto the Commonwealth Avenue frontage
road, suggesting that Lexington Street is used as a through route by
traffic from Waltham which might otherwise use Route 128. Likewise,
Wolcott/Webster Streets connect Auburndale with West Newton, and therefore
experience volumes of traffic higher than those normally experienced by

residential streets.

No significant traffic delays were observed during our periods of
observation. However, some degree of confusion is experience by vehicles
traveling southbound on Lexington Street and westbound on Wolcott Street as
they approach Commonwealth Avenue. This is because the Wolcott approach to
Lexington is not signal-controlled. Both Wolcott and Lexington Southbound
experience moderate volumes which conflict at the intersection of the 2
streets. In addition, the location of the Commonwealth Avenue frontage
road, here as elsewhere along its length, provides the opportunity for a
number of illegal and/or conflicting moves which complicate matters at this

intersection.

Existing operations at Commonwealth Avenue/Lexington Street and Common-
wealth Avenue/Melrose Street were analyzed using Level of Service analysis
procedures for signallized intersections. The purpose of the analysis was
to determine how well these intersections could function, given their
present geometric design and ideal or desirable signal timing, and existing
traffic volumes, as a measure of how much potential capacity at each inter-
section is presently utilized. At a later phase of the study, projected



volumes can be compared against presen{ volumes, assuming an optimal
traffic throughput at each existing intersection.

The results of this analysis are illustrated on Figure 4.3 As can be
seen, each of the 2 intersections analyzed theoretically has enough
capacity to function at a high level of service given existing traffic
volumes. This capacity is diminished somewhat at Lexington Street by the
existence of the frontage road moves, and by the proximity of Wolcott
street, which reduces the available queue storage space on Lexington and
creates problems for Wolcott traffic exiting onto Lexington Southbound.

*Storch, 198l.




AUBURNDALE SURVEY REPORT 2.2.5 PARKING
INTRODUCTION

This report presents the results of the following parking
studies and analyses performed for the Auburndale study area:

A parking inventory {(figure 5.1)
A parking supply/demand analysis (flgure O. 2}
A parking use survey

The parking inventory was prepared from field survey and from
information provided by the Mewton Departments of Fublic
Works and Flanning and Development. The inventory identifies
all available public and private, on—and off-street, posted
and metered, parking spaces in the study area.

The parking supply/demand analysis was performed using
computerized land use data provided by the Mewton Assessors,
and the above parking data. This analysis provides a measure
of the difference between an assumed business parking demand
and actual supply.

The parking wuse survey was conducted on Friday, hNovember 3,
1985, between the howurs of B a.m. and 2 p.m. The area survey
inciuded all the public metered and pasted cn—street spaces
associated with commercial activity in Auburndale Center,
consisting of Commonwealth Avenue, Melrose, Lexington, and
Aubwrn Streets and Melrose Avenue. Observation was alsc made
of the Ash and Melrose Street residential areas.

The purpose aof the survey was to measure the actual level of
use {as a percent of capacity) and the turnover rate, or
parking duration, of all metered spaces and in many cases,
posted spaces. Friday was chosen as the day of survey, since
it is traditionally the busiest day, combining end-of-—week
convenience shopping and local employee and commuter
parking.

SUMMARY OF FINDINGS

Supply vs Demand

It iz estimated that, overall, Auburndale has a small parking
deficit. However, parking demand and supply are not evenly
distributed in the project area, so that there are sections
with significant parking deficits.

The Star Markest shopping center block bordered by
Commonwealth Avenues and Bennett Street has the largest
parking deticit. At peak periods this area can generate the
need for 117 more spaces than there are available. :

The convenience commercial block bordered by Commonwealth
Avenue, Aubuwrn Street, Melrose Street and Lexington Street
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has & deficit of 33 spaces. Rapid parking turnover helps to
minimize the deficit situaticon in this area.

The industrial area on Rowe Street has a 168 space surplus.
Located on the eastern edge of the project area it has no
direct parking relationship to the retail areas. If this site
were removed from the parking analysis, the remainder of
Auburndale would have an estimated parking deficit of
108spaces.

Farking Use Survey

Overall parking use is very high: from 2:30 a.m. on the level

of parking use exceeds B5%. The area gives the appearance of
being very busy and at capacity all day.

Average parking duration was the lowest of any center
surveyed (35 minutes). Auburn Street in particular
exemplifies the convenisnce ariented natuwre of the parking
demand with an average turnover rate of approximately 10
minutes.

The Melrose Avenue public pafking lot was at capacity by 9
a.m. with no recorded parking turnover after 9 a.m. The lot
does not supplement shopper oriented parking in Auburndale.

Mo significant commetrcial related parking was observed in the
abutting residential neighbarhoods.

DEM&ND VS5 SUFPPLY

Table 5.1 shows that there are BB4 parling spaces within the
commercial areas of Aubuwrndale, of which 78% or 4693 are
private spaces and 22% or 1?1 are public spaces. The private
spaces are concentrated in two areas; the Star Market
Shopping Center and the Rowe Street Industrial Developments.
The public spaces are mostly found near the convenience
retail core, the block bordered by Auburn, Malrose, and
Lexington Streets, and Commonwealth Avenue. It is estimated
that, for the entire commercial area, there is a small
parking deficit of approximately 17 spaces. However, this
gstimate is misleading since the match between parking demand
and supply is not evemly distributed. The area with the
largest parking surplus, the Rowe Street industrial area, is
far removed from the retail core of Auburndale. If this
area’'s 71 space swplus is removed from the supply/demand
analysis, a more representative picture of Auburndale’s
parking profile emerges: Aubuwrndale’'s convenience center has
a deficit of 108 spaces.

The Star Market Shopping Center (Sec/Bl #440235) has a deficit
of 11% spaces, while the block bordered by Melrose, Lexington
and Auburn Streets and Commonwealth Avenue has a deficit of
3% spaces {(Bec/Bl #'s 41015 and 410147 .



Aubuwrndale’'s commercial area is spread cut along Commonwealth
Avenue. To fully understand parking conditions and
availability it is necessary to analvze three separate
sections. The Rowe Stireet industrial area has no perceived
parking problems and operates independently Ffrom the
remainder of the commercial area. The Shopping Center does
impact the other commercial areas, but usuvally only during
high wvolume periods. The convenience core has a strong daily
parking demand. The key to its operating success is the
efficient use of the on—-street spaces. The recorded rapid
turnover rate cited below is vital to the existing and
futwre operation of this area.

FARKING USE CHARACTERISTICS —— ON STREET

OFf the 109 on-streset spaces, 76 are regulated by parking
meters for one hour parking. These spaces are laocated on
Aubuwrn and Lexington Streets, and on the southerly side of
Commonwealth Avenue. The remaining on—street spaces (33) are
located on the northerly side of Commonwealth Avenue between
Melrose and Lexington Street.

Average turnover for the short term spaces was 38 minutes,
well below the on—hour legal limit. Turnover rates were high
for the entire area, but especially Auburn Street, which
registered an ochserved 10 minute tuwnover rate. The low
parking duration indicate a strong convenience orientatation
to Auburndale Center.

The 3F unregulated on—street spaces on the northerly side of
"Commonwealth Avenue between Lexington and Melrose Streets
were used for long—term parking purposes. The average

duration was 3 hours 435 minutes, and fully BOZ of the cars
surveyed were parked for & hours or more. ‘

- Average use for all on—street spaces was B4%. For the short-
term spaces, average use was 81¥ with P44 use at 12 noon.
From 12 noon to 2 p.m., the average is B&4L, a level exceeding
the perceived capacity level of 85%. The survey area gives
the appearance of being full for at least two hours (12 noon
to 2 p.m.?) and at the peak hour almost reaches full capacity.

The parking areas along Auburn Street have an 87% average use
and, similar to the entire project area, experience an

-3

increase in use to 984 from 12 noon to 2 p.m.

PARKIMG USE CHARACTERISTICS —— OFF STREET

The Melrose Avenue parking lot has 21 spaces, and by 7 a.m.
the lot was full. The lot appears to be used by commuters and
possibily for some long term employee parking. However, given
the level of use of both the unregulated on—street portion of
Commonweal th Avenue and the META lot, it is our conclusion
that long term employee parking is occurring on Commonwealth



Avenue, and not to any great extent in the META lot.
FARKING IN RESIDENTIAL AREAS

The survey did not find significant commercial parking on
surrounding residential streets at any time during the survey
period. Melrose Street at the corner of Auburn Street has two
public spaces which were extensively used throughout the
survey period. However, no other commercial related parking
was observed extending into the residential portions of
Melrose or Lexington Streets north of Commanwealth Avenus.
Even with very high use of public on-street and off-street
commercial spaces, parking did not spilil over into the
residential areas.

FAREING MAMNAGEMENMT

Monitaring of parking meters is the major parking management
tool in Aubuwndale. Given the rapid turnover rate, there does
not appear to be any on—street parking management problem.
The existence of the unregulated parking area on Commonwealth
fvenue is important to overall parking management in
Auburndale. I+ this area were assigned to short term parking,
there would be no area for long term emplovee parking and
this parking could spill over on to swrounding residential
stirreets.

TABLE 5.1 AURLURNDALE
PARKING SUFFLY AND DEMAMD BY BLOCK

SEC/RL DEMAND PRIV OFFST DONST PUEL SFFLY SURFLUS

41013 19 20 a ] 0 20 20
41014 18 22 O O Q 22 4
41015 132 1& =8 S1 109 125 -7
410146 103 37 Q 33 33 70 =33
41017 G 3 Q Q 0 S 5
44023 163 254 Q 8] Qo 254 71
440235 48646 339 Q 27 27 Jhb =120
440248 0O 4] 0 Q Q 0 0
44024 Q O 0 22 22 22 22
TOTAL Q02 6HP= =8 133 121 284 -1B
PRIV: Private agff—-street spaces

OFFST: Fublic off-street spaces

OMGT: On—street metered and posted spaces

FURL = Total off—and on—street metered and posted spaces

SFPFRLY: Total public and private spaces
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2.2.8 ZONIMG/THE DEVELDOPMENT ENVELDOFE

INTRODUCTION

This report presents the results of the analysis of existing
roning in Auburndale. The purpose of the analysis is to
provide an understanding of the present and future
development environment of the study area, or to answer
several basic questions:

1) How much growth is allowed by present zoning?

I

} How much of this growth could most likely occur in
this village center?

1l

What will this development most likely consist of and
look like?

A fourth, and equally important guestion, {what will be the
impact of this growth?) will be examined in the next phase of
the study.

In order to answer these questions, the following analyses or
estimations were performed:

The Zoning Envelope: This estimates the total amount of
residential, commercial and office development that is
presently allowed by the zoning ordinance on each parcel of
land and for the study area as a whole. This represents the
"ag—of—right" capacity of zoning as if evervy parcel of land
were developed to the fullest extent allowed by present
zoning. ' :

The Development Envelope: This is an estimate of the amount
of development that could and is more likely to occur when
existing and recent development is considered along with
present zoning. This development envelope, or umbrella,
combines the concept of zoning "right" and the realities of
the marketplace to produce a more reasonable estimate of long
term development that could occcur "as—of-right" or without
special permit. .

A Development Model: This is a simple representation of the
kind of development that exists, has been recently built, or
proposed in the area, and is most likely to be built in the
torsesable future.
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SuMMARY OF FINDINGS

1. Fresent zoning will allow substantial growth to occur in
Auburndale, particularly in office space.

2. Fresent zoning is weighted toward commercial development.

3. A total of 348,500 square feet of new office and
commercial floor area could be built under present zoning,
an increase of 140%4.

4. Only 13 new dwellings could be built under present zoning
in Aubuwrndale Center, sa that the substantial growth that
could occur would not significantly increase housing
opportunities.

5. Future development will follow present patterns and remain
suburban in nature, with surface parking iots as the
primary feature.

6. Over 50% of the development could occur in the industrial
area east of Commonwealth Avenue and Rowe Street.

WHAT IS FART?

The Floor Area Ratioc (FAR) is a simple measure of development
intensity. It expresses the ratio of a building’'s total floor
area to the size of its site. A one—story building covering
its entire site or parcel has an FAR of 1.0. A three story
building of 100% coverage has an FAR of 3.0. The same
building covering S0% of a site has an FAR of 3 x .50, ar
1.50.

FLOOR AREA RATIOS ILLUSTRATED

FAR Entire lot area 1/2 lot area 1/4 lot area

P TR

0.5
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WHAT IS THE ZOMING EMVELOFPE?

The zoning envelope is a measure of the amount of development
allaowed by the provisions of the existing zoning ordinance.
This allowable development is expressed as htotal non—
residential floor area and number of dwelling units that can
be developed on each parcel of land and for an area as a
whole. The floor area is determined by translating the
provisions of the zoning ordinance into effective maximum
allowable FAR s, or number of dwelling units for tvpical
development that might occwr in each zoning district. The
estimated FAR's are shown in Table B.1..

TABLE 8.1

EFFECTIVE MAXIMUM AS-OF-RIGHT FLDOR AREA RATIOS ALLOWED
BY THE EXISTING ZONMING ORDINANCE

Zoning Districts/FARs
Tyvpical Devel opment HAA BA HE LM M

1. Retail-surface prkg

» 1 story 0.25 Q.40 0.40 0.25 0.40
- 2 stories Q.50 Q.62 0.62 0.44 0.42
- > stories 0,62 0.70 .70 0.0 ——
- 4 stories 0.70 (.81
2. Office—surface prkg.
. 1 story 0.25 Q.40 0.40 0.23 0.40
. 2 stories 0.350 Q.59 0.5%2 0.41 0.359
« = stories 0.58 .69 8 oL
. 4 stories G.61 Q.60 ———
3. Retail Ground floor,
offices above—-surface
prkg. '
» 2 stories —_— Q.59 0.5% 0.44 .59
. 3 mstories .58 0.6%9 0.&9
- 4 stories 0. 60 - .58 ~———
4, Office—Ground flooar
prkg. or 1 prikg. level
under building
- 2 stories O. 50 0.98 0.98 0.50 0.78
. 3 staries 0.73 .78 0.98 0.50 0.98



3. Retail Ground Floor

office above - all

prkg underground
. > staries 0.75 2.70 2,70 0.75% 2.70
« 4 stories 1.00 - 1.00 ————

&. Retail Ground Floor
above — surface
parking garage
- 5 stories 0.75 i.41 1.41 .75 1.41

7. Retail Ground Floor,
offices above — P0%
prkg. underground,
10% in surface garage

. 5 stories 0.75 2.34 2.34 .79 2.34
. 4 stories 1

8. S5torage Warehouse
. 1 story ) _ . 0.42 0.25 0.89
. 2 stories 1

?. Wholesale, manufacture,

R¥D lab=s - surface prkg.
. 1 story 0.80 0.25 0.74
« 2 stories 1.27 0.50 1.25
« 3 stories 2.32 0.75  2.32
. 4 stories - Lmmmm—— - — . 1.00 ——

Rased upon analysis of the existing zoning ordinance and most
recent non—residential development in Newton, the following
FAR's were used to determine the total floor area of
commercial foffice development that can be built as—of-right
in each zoning district. (The Zoning Envelope)

ZONING DISTRICT ' FAR ALLOWED
Business {BAA) 1.00
Limited Manu—

facturing (LMY 1.00
Business A (BAY , 2.70
Business H {BE) 2.70
Manufacturing (M) 2.70

Estimation of an allowable dwelliing unit envelope for parcels
in residential zoning districts is relatively straight-
forward. The residential zoning districts control density
either through lot size or lot sguare feet per unit controls.
Maximum allowable dwelling units for each zoning district are



L

R A R R PRI -, WORIE RO AR RRI- SRS -SUISLEESAPPRIIR TR SN S LA TR SRS T SO S SIS SE A T G AT M N S

as follows:

ZONE DWELLING UNITS FER ACRE

Residence A {RA)Y 1.74
Residence B {RB} 2.40
Residence C {RDC) 4,354
Private

Residential {FR? 8.72
Residence D (RD} 8.72
REesidence E {RE) 27.20

The allowable floor area ratios and unit densities are now
applied to the actual zoning in the study area as shown on
Figure B.1. The resulis,; the zoning envelope are as follows:

The Zoning Envelope in Aubuwindale

-  TOTAL COMMERCIAL FLODR AREA ALLOWED 571,206‘
= TOTAL NEW OFFICE FLODR AREA ALLOWED 1,380,779
= TOTAL NEW DWELLING UNITS ALLOWED 13

PRESENT AND RECENT DEVELOPMENT

The above estimates assume that all properties will be
redeveloped to the maximum allowable. Therefore, as estimates
of actual possible development, the figures are very high and
do not represent a realistic picture of the amount and tvype
of development that could actually occwr. Market forces and
resulting rent levels, economic constraints, construction
costs and site constraints must also be considered. These
factors greatly temper the amount and density of development
that does and will most likely occur in many of the wvillage
centers.

Therefaore, allowable FAR's must be compared with those
obtained from recent development, or development that has
been proposed or is under construction.

Table B.2 shows the FAR's of commercial projects most
recently proposed or under construction that have been or may
be permitted as—of-right under present zoning. Many of these
projects include swfce parking structures so that the
resulting FAR 's; or actual office building floor areas, are
less than allowable. That is, despite the intensity of the 5
story office development under construction at 29 Crafts
Street, MNewtonville, (FAR 2Z.23) it would have been built to
an even greater intensity had all parking heen planned to be
underground. Based on Newton’'s strong office and retail
market and the resulting high land values, it is expected
that development of underground parking will become the rule



rather than the exception in areas such as hNewton Corner,
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Chestnut Hill and Newton Centre.

TABLE B.2

FLOOR AREA RATIOS (FAR) FOR DEVELOPMENT FPROFOSED OR UNDER

CONSTRUCTION

DEVEL OPMENT

AURLIRMDALE
1. 3 story
sur-face
2. 2 story
surface

CHESTNUT HI

‘1. 3 story offices,
1 story retail,
underground prkg.

offices,
parking
aoffices,
parking

L

NEWTON CENTRE

1. 4 story
parking

oftfices,
garage

NEWTONM CORNER

1. 4 story
parking
2. 3 story
parking
Z. 4 story
' parking

MORANTUM
i. S story
surface

offices,
garage
offices,
garags
offices,
garage

oftfices,
parking

NMEWTONVILLE

1. 5 story
parking

offices
garage

UFPER FALLS

1. 3 story

sur-face
. o story
sur-face
4 story
su-face

[

P

offices,
parking
offices,
parking
offices,
parking

ADDRESS

11 Bennett 5t.

73 Lexington St.-

300 Boylston St.

1320 Centre St.
i Newton Fl.

2 Newton Pl.
313 Washington
452 Watertown
29 Crafts 5t.
75 Dak SBt.

233 Neadham

118 Needham

i 1L

FAR  ZONE
0.34 BE
.48 EHB
2.38B BA
2.5% ER
2.12 BA
2.67 BA
Q.35 MFG
2.23 HMFG
0.34 EA
Q.77 ©MFG
0.37 MFB

s e A B S 1 22 Nt B e Lt Tt Lt T
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NEWTON HIGHLAMDS
1. Offices 2.53 BA

Y e s s e R L e TS
Average FAR for Office Development with
parking in surface lots .54

Average FAR for Office Development with
parking in a mix of
underground and surface
garages 2.41

In other village centers, recent develaopment has occurred at
considerably less density. Surface parking lots are more the
rule that the exception in these centers. Land values and
marketable rents result in an economic environment in which
the "suburban style" development is feasible and economically
desirable. o

It should also be noted that a number of these develaopments
have had the benefit of the parking credit, sa that the
actual floor area ratio obtained was higher for the
particular type of development that actually took place than
would have been possible if the full parking requirements had
been met. On the other hand, the popularity of areas such as
Newton Centre and Mewton Corner for office development may
have justified the provision of the additional parking
underground.

A MODEL OF RECENT DEVELOPMENT

The possibilities allaowed by the zoning ordinance and a view
of actual development resulting from market forces leads to
an estimate of a type or maodel of development that may occur
in a particular center. For Auburndale, the following non-—
residential development type is expected to continue to be
built for the forseeable future: -

Figure 8.2 A MODEL OF RECENT OR EXFECTED DEVELOPMENT

3 STORY BULLDING — SURFACE PARKING LOT
FAR = 069 '
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This type of development is now matched with the raquirement
of the present zoning ordinance to obtain its allowable floor
area ratio:

DEVEL.OFMENT TYFE ZONES/ALL DWARLE FLODR AREA RATIO
SURFACE PARKING LOT =fs) EH M BAA LM
= 3 Story Office/Retail .&9 - HF .49 ———— ——e—
* 4 Story Dffice/Retail « HO . o8

THE DEVELOPMENT ENVELOPE

The estimate of total development allowable under present
zoning {(the Zoning Envelope) is now tempered with a more
realistic view of the economic environment of the study area,
and results in an estimated development envelope shawn in
Table B.3 and Figure B8.3.

The estimated residential development envelope is the same as
the residential zoning envelope. The number of units allowed
is relatively small and there is no reason to assume that
housing will not be built to the maximum allow=ad by zoning.

THE FATTERN OF POSSIBLE NEW DEVELDFMENT /REDEVELOPMENT

Figures B.2 and 8.3 shaw the amount and probable pattern of
ossible new development or redevelopment.

Figure 8.2 indicates the present intensity of use in the
study areas, those parcels that are presently wvacant, and
those that are presently underused. The underused parcels are
those whose present density is less than that aliowed by
existing zoning. While this map does not and cannct show
which parcels will be developed to greater density, it
pravides a good indication of where new development activity
might occur.

Figure 8.3 shows that the largest increment of new
development in Auburndale will occur in those blocks east of
Commonweal th Avenue that presently contain vacant land and
surface parking lots. (Blocks 44023 and 44025). Present land
uses in these blocks are oriented to a larger market than the
Aubuwrndale neighborhood, and new office uses will continue
this pattern.
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TABLE 8.3
THE PRESENT DEVELOPMENT ENVELODPE:

GROWTH THAT COULD OCCUR INM AUBURNDALE:

= New Commercial /Retail Floor Area

that could be added
= Existing Commercial/Retail Floor Are=a
= FPercent Added

- New Office Floor Area

that could bhe added
. Existing Office Floor Area
- Fercent Added

* NMew Dwelling Units that could be added
= Existing Dwelling Units
= Percent Added

= Total Commercial /Retail/O0ffice Floor
Area that could be Added
= Total Existing Commercial /Retail/
Office Floor Area
"= Total Percent Added

bb 749

118,592
567

301,805
144,179
209%

13
211
b. 2%

68,554

262,771
140%
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