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CITY-WIDE SUMMARY REFORT

e, 0 INTRODUCTION AND SUMMARY OF FINDINGS

INTRODUCTION

The Mewton Village Study is & two year effort to examine and
prepare a comprehensive plan for the futuwre of the City’'s
fiftteen village centers. The study was begun in response to
the growing community awareness and concern of the land
devel opment pressures that are being experienced throughout
the City, particularly in the village commercial centers.

The study was designed to have fouwr phases, each phase
building on the next so that effective input of all citizens
of Newton can be obtained.

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

IT. A survey phase, to examine and discuss the development
igeues and problems from a city-wide as well as village
perspective. The problems of traffic, parking, wban
design, zoning and the economy are examined and presented
in swvey reports for each village center.

1711, An alternative plans phaze, to examine and discuss a
number of alternatives for the future of the village
centers, and the impacts of the alternative futuwres on the
City’'s quality of life.

IV, A final plan phase, to prepare consensus planse and the
necessary foning amendments and other public actions
necessary tao achieve it.

An essential part of sach phase is a full-scale public
participation process consisting of city-wide and village
meatings. :

This report is one product of Fhase 11. It summarizes the
initial swveys of each center from the perspective of the
City as a whole. Individual survey reports of each center
have also been completed or are in process. This summary and
center swvey reports will be discussed at city-wide and
village meetings in accordance with the schedule shown on the
following page.

The report dis organized as fallows: Section 1 summarizes all
findings, Sections 2 through 8 summarize findings with regard




Lo economic marbket, wban design, land use, traffic, parking
and zFoning issues. A sunmary is provided at the beginning of
each section for ease of reading and wunderstanding the whole.

DVERALL SUMMARY  OF FINDINGS

= Al sectors of Mewton's economy aire exdpanding and assuaming
mow-e regional importance.

© o Hince 1977, Newbton's retail sales, service industries and
manutacturing sector has grown at a rate Lonﬁldnrahlf
greater than the regional average.

< In 1985, absorption rate for new office space in Newbon
was double the annual regional average.

o Many of Newton s village centers grew accordingly, but
devel opment pressure was greatest in those centers close
By the reglonal highway network. These centers, Chestnut
Hill, Mewton Uorner, Mewtonville, and West NMewton,
increassed their clity-wide and/cor regional importance and
orientation.

o Beven of the village centers retain thelr neighborbood
service oriention, but some of these centers are changing.

¢ Heveral centers dominate the local economy: Chestrut Hill
containg 20% of all rebtail spaceg 32% of all office space
iw in Newton Corner, Nonantum contains 42% of the industry
ltacated in these centers.

< Land use density in the centers ig still not high, ranging
From low density bto higher density suburban. Newton Corner
affice development has ralsed the overall average, bhut
compared to most larger cities in the region, Newton's
density is 1low.

v Despite development pressure, many of the village centers,
particuwlarly the core convenlience areas, retain a gquality,
"village" atmosphere. HMHistorically and architecturally
gsignificant buildings abound.

= Many of the village commercial areas project &nvimaga that
ie not extirely consistent with the gracious residential
areas common throuwghouwt the city. The growth of suburban-
style shopping centers and office/parking compkeres is
inconsistent with the traditiomnal village atmosphere and
ardentation.

© Many centers lack physical evidence of the City as a
public entity. There are few public open spaces, squares,
statues, fourntains, or civic buildings,

= There are attractive residential neighborhoods close in to

e



Catmosphere. Many of the

mast centers, and bthey help maintain the village

se nelghborboods suffer the
intrusion of noise, poor gquality development, traffic and
prar ki ne .

Tratfic demand has increased, but causes vary because of
the varving widths and capacities of the streets

traversing the centersy traffic has increased on those

residential streets now used to bypass heavier traffic
caused by new development.

Mewton is lacking in the number of north-south routes.
Conwegquently, certain residential streets have developed
as maior rowtes (Grove, Chestout, Walnut, Centre, Parker,
Woodward, Langley, Waverley).

Traffic managemnent needs fuwrther emphasis: A nunber of
intersections should be signallized; other intersections
do not operate efficiently, so that traffic problems
reasalt Feom ieproperly timed signals rather than lack of
canacity to handle the traftic.

The parking problem is not simply insuwfficient supply.
Most centers, particularly those with large private
parking lots, have a swplus of spaces. However, all of
Newbton Centre and the "core" area of most centers
@xperience problems.

Extensive "meter feeding' and lack of entorcement of
posted spaces has effectively rdduced the supply of spaces
in most centers. Long-term parkers occupy spaces that
would normally be available to short-term convenience

cust Omer s .

The "parking credit” in the zoning ordinance is the direct
cadse of the parking deficit in at least one center,
Mewton Corner. Where substantial new development is, or
will take place, parking deficits will inorease as the
parking credit ie applied.




A CITY-WIDE TYFOLOGY/THE ROLE OF THE CENTERS

City's way of life and economy. These roles differ, depending
upon the size, location, and orientation of each center. The
futwre role of each center in city life is also dependent
upon the way it may grow and expand in the future.

Figuwre 1.0 graphically portrays the above information. The
pie charte indicate the relative size of each center, its
grawth capacity under present zoning (unused portion), and
the orientation of each center with regard to neighborhood,
city-wide or regional markelts.

As expected, the centers of most prominence are also those
that have a wider markel orientation and & greater exisbting
size and capacity to grow. In the sections that follow,
particuarly 2.2.1 and 2.2.8, this informabion is discussed in
detail.

In general, the size of the centers reflects their location
an the regional highway network and their proximity to
Boston, the region’'s core. Newton Centre, Nomantum and Lower
Falle are excepltions. Newbon Center has been traditionally
one of Newton's important centers. Nomnantum is an older wurban
area with a traditional industrial base. Lower Falls owes its
budding prominence because of its direct access to Route 128,
but it is limited in land area.

North Newton is clearly the focus of activity in the City
with regard to the economic role of the village centers. The
Mass Twnpike is the predominant catalyst of this activity
and will continue to be in the future.
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CITY-WIDE SUMMARY REFORT 2.2.1 ECONODMIC MARKET

NEWTON "8 ECONOMIC MAREET

Newton's economic activities are an integral part of the
metropalitan Boston market area. The composition of Newton's
economic base underscores its important position within the
Boston regional market as well as defines its own internal
market capacity.

This survey describes these city-wide and regional markets in
terms of the major economic activilties of retail sales,
service industries, manwfactwing and office space
development. [t identifies the city-wide and regional market
trends for each of these major economic activities, describes
Newton’'s role in the regional market area and the city’'s
broad economic potential, and describes the role (s) that the
village centers play in Newton's economy.

SUMMARY OF FIMDINGS

. All sectors of Newton’'s economy are expanding and are
assuming more regional importance.

. Newton is an expanding retail sales market growing at a
rate significantly greater than the regional average.
From 1977 to 1982, the City increased its share of the
regional market from 3.5% to 4.1%. Given that Newton is
in the top 104 of incomes in the region, this type of
retail performance can be expected and is not necessarily
the indication of regional marbktet penetration. However,
the amount of sales in the apparel and furniture sectors
in Newton indicate that Newton serves a regional market
far these goods.

. Apparel and furniture sales in Newton have a total volume and
percent of regional share that indicates that the City
serves & regional market area for these goods; the level
of sales in other retail categories indicates no more
than & city-wide market area.

. Food stores, drug stores, attomotive dealers in Newton
are consolidating into larger store units similar to the
regional trend.

. Service industries represent the largest segment of the
city’'s employment base and, in terms of numbers of
establishments and emplovees, expanded at a faster rate
than the regional average.

. Uffice space construction has responded to regional
demand and the growth of Newbton’'s service industries but
has expanded faster than the regional average. In 1985

£



the Newton office space absorption rate was nearly double
the regional average.

Manufactuwring in Newton grew dramatically, fed by the
growth in electronics manufacturing. While a small
element in the Newton economy, the 457 increase in
manufactuwring enployment will mean continued use of
wieting manuwfacturing facilities, and the potential need
for expansion capability.

Mewton has been & significant beneficiary of the economic
growth in the Metropolitan area. As a result, its
traditionally city oriented economic base is now assuming
more importance regionally. As & consequence, pressure
for new and/or higher density commercial/industrial
developments can be expected, including redevelopment of
aglder and obsolete commercial facilities.

Mewton ‘s village centers differ widely in the range of
goods and services they provide, and the rolel(s) they
play in the City’'s economy.

Aubur-ndale, Waban, Fettee Square, Oak Hill, Newton
Highlands (Lincoln and Chestnut Streets), Four Corners
and Thompsonville function primarily as neighborhood
centers, That is, most of their retail, business and

offices serve the local village market.

Newton Highlandes (Roylston Street), Newtonville,
Nanantum, West Newton, Lower Falls, Mewton Centre and
Upper Falls/Chestnut Elliot, function primarily as
camnmunity-wide centers. That is, they have a wider range

of goods and services available, and most of the
businesses serve a wider market or the city as a whole.

Chestnut Hill and Newton Corner function primarily as

goods and services, or have office complexes geared to
the regional market economy. These centers attract
business shoppers and employees from throughout the
Boston region. ~

THE REGIONAL. RETAIL MARKET

Table 1.1 summarizes the regional market in which Newton
competes. As indicated, the total number of retail
estahlishments in the Roston SMS8A essentially stayed the

game during the period indicated, i.e. an increase of only 15

£
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or O.1%. Bales grew 4.,4%, a rate of approximately 1% per
year. Total retail sales in the regional market area grew
1.2% per vear, reflecting the sluggish retail sales
performance in the nation dwing the same period. However,
the data indicates that significant changes have occurred in
the composition of the regional retail market.

The general merchandise sector and food stores, automotive
dealers, gasoline service stations and drug stores
expaerienced decreases in the total number of establishments
ranging from 2.1% to 18.9%.

For the automotive dealers, gasoline service stations and
drug stores, the reduction in the total number of
establishments has reflected a consolidation of these
business types into larger units since total sales have
increased by 124, 26%, and &6.7% respectively. In many
instances, the relatively large and visible commercial sites
abandoned by gasoline service stations and automotive
dealerships have created opportunities within the older
commarcial areas for redevelopment.

For general merchandise and food stores the decline in the
number of establishments was accompanied by a decline in
sales, 13.74 and B.9% respectively,.

Apparel and accessory stores, fuwniture, home furnishings and
eating/drinking places had sales increases of three to four times
the total average increase in regional retail sales, and represent
the strongest segment of the regional retail market.

e




TARLE 1.1 Retail Trends in the Roston SMSA: 1977-1982

Number of Establishments Sales (£1,000) %
CHANGE CHANGE

Business Group 1977 1982 # % 1977 1982 Gid %
Bld. Mat., Hard— &18 G273 & 0.8 512,811 555,987 2,176 8.4

ware, Gdn. Sup.

Gen Merchandise 41 299 42 12,3 1,977,962 1,668,233 -309,729 ~-15.7
Food Stores By063F 2,020 4% -2.1 3,060,415 2,787,470 272,245 -8.9
Auto Dealers 743 L0  ~BE —~11.2 2,098,634 2,350,922 282,286 12.0
Gasoline S.8. 1,850 1,343 —-207 —-13.4 B76,320 1,110,877 234,387 26.7
Apparel, acc. Ly426 1,613 187 13.1 ?11,243 1,049,074 137,831 15.1
Furnituwre, Home 1,087 1,074 17 1.6 H556,492 660,277 103,783 18B.4
furnishings %

el pment '
Eating/drinking 3,982 4,084 102 2.6 1,495,028 1,496,468 201,440 13.5

places ,
Dirug stores 795 645 —-150 -18.9 464,862 494,055 31,193 7
Misc. Retail (1) 3,460 5,689 22 bbb 2,142,745 2,3H7,398 224,653 10.5
TOTAL 16,055 16,050 15 0.1 14,096,714 14,742,761  &446,047 4.6
Footnotes:

¥ All dollars adjusted for inflation.

(L)"Miscellaneous Retail" includes establishments not elsewhere classified,

such as sporting goods, books and stationary stores, florists and
Jjewaelers.

Sources:

U. 8. Census of Retail Trade, Bureau of the Census Washington D,.C. (1977, 1982)

NEWTON'S RETAIL MARKET ' _ L

Newton has had, and continues to have, a significant number
of definable retail commercial areas, and a significant
amount of retail activity. Historically Newton’'s village
centers have been locally ariented retail shopping areas, but
some have been more city-wide or regional, such as Newton
Center, Newtonville or Newton Corner. With the opening of
the Chestnut Hill Mall in the 1970's, Newton added one
clearly regional retail shapping area.

Table 1.2 indicates that retail sales trends in Newton have
heen strong. The teotal number of establishments increased
7.46% and total sales increased 20.8%4, more than fouwr times
the regional average of 4.6%. Newton represented one of the
strongest retail markets within the region for the study

*



period. However, not all retail categories expanded. Newton
showed a decrease in general merchandise establishments of
28.5%, auvtomotive dealers of 204, and drug stores of 9.5%,and
gales in those sectors reflect this decline. Also, Newton
registered a 21.74 decline in miscellaneous retail
establishments. However, combined retail categories showed
significant increases in the number of establishments and
major . increases in sales volume. Building materials, hardware
and garden supplies had a 392.9% sales increase; automotive
sales which declined regionally increased by only 1.2%;
apparel increased by 47.1%; eating and drinking sales
increased by 20.1%;  and furniture and home furnishings

sales increased a resounding 286.5%4 on an already significant
vase, making Newbton a major furniture sales center in the

region.
TARLE 1.2 Retail Trends in Newton: 1977-1982#%
Number of Establishments Sales (F1,000) %%
CHANGE CHANGE

Business Broup 1977 ..1982 # % 1977 1982 # %
Rld. Mat., Hard- 21 0 21 O 0.0 15,219 21,296 bL,077 39.9

ware, Gdn. Sup.

Gen Merchandise 13 a -5 —-38.9 NA NA NA NA
Food Stores 58 78 20 4.5 104,920 2,541 -12,359 -11.8
Auto Dealers 5 12 -3 —~20.,0 76,3561 77,292 PEL 1.2
Gaseline 8.8. 42 45 3 7l 27 ,3F0 35,877 8,347 31.3
Apparel , acc. 70 89 19 27.1 48,251 70,988 22,737 47.1
Furniture, Home 40 43 = 75 18,547 71,685 3,138 286.9
furnishings %

equipment
Eating/drinking 77 1ig 41 53.2 48,513 o58,241 2,728 20,1

places
Drug stores 2 19 -2 =9.5 NA 17,987 NA NA
Misc. Retail (1) 1466 130 346 -21.7 74,706 NA ’ NA NA

% 94 K

TOTAL 523 S&E 40 7.6 494,034 598,973 O 20.8

Footnotes:

* The 1977 U.8. Census of Retail Trade does not repdrt all data in the same

way as the 1982 Census. 1977 figuwres have therefore been adjusted to make

data in this chart comparable.

#% All dollars adiusted for inflation

#%¥Totals reflect all categories.

(1Y"Miscel laneous Retail” incluwdes establishments not elsewhere classified,
such as sporting goods, books and stationary stores, florists and

Jewslers.,

Source: U.S.Census of Retail Trade, 1977, 1982

¥



NEWTON AND THE REGION

Table 1.3 compares Newton's retaill performance for the period-
with that of the region and shows that Newton’'s share of the .
number of establishments and total sales increased. Newton is
a growing retail market, and that for some retail items it is
assuming regional significance. ‘ ‘

Newtan represents 2.9%4 of the regional population, and is a
relatively affluent community within the top 104 of family
incomes in the region. Thus, Table 7 indicates that in most
retail categories Newbon's share of regional sales ie
somewhat higher than it’'s share of the regional population.
Moast activities in Mewton have a sales volume consistent with
its internal market potential. However,in recent years,
apparel and furnituwre sales have emerged as regional
attractions and have appar&ntly made Newton an important
center for these items.

TABLE 1.3 Retail Trends in Newton as a Percent of Roston
SMSA: 1977 and 1982
Number of Newton Newton Sales as
Establishments as a %4 a % of Boston
of Boston SMBA Estab. SMSA Sales#*
1977 1982 1977 1982
Building Materials, Hard- .4 R Fe 0 3.8
ware, garden supply
General Merchandise 3.8 2a7 NA NA
Food Stores 2.8 Ze® .4 F.E
Automotice dealers 2.0 1.8 3t 3.3
Gasoline Service Stations 2.7 Z.b 3.1 3.2
Apparel , accessory stores 4.9 .9 T3 &.8
Furnitwre, home fuwnishings, 3.8 4.0 F 3 10.9
and equipment stores
Eating/Drinking places 1.9 2.9 3.2 3.4
Drug Stores 2.6 o NA 3.6
Miscellaneous retall (1 4.8 R R NA
Total F.2 Ha. 5 B 5 4.1

Footnotes:

# Al)l deollars adjusted for inflation

(1) "Miscellaneous retail’ includes retail establishments not
elsewhere classified, such as sporting goods, book and
astationary stores, florist and jewelers.

Souwrces
U.8. Census of Retail Trade, Bureau of Census, Washington, D.C.

(1977 and 1982)



THE MAREET FOR SERVICE INMDUSTRIES AND OFFICE SFACE

Service industries have also played a major role in Newton's
gconomy and the economy of the metropolitan area. Newton has
consistently been in the top 204 of communities in terms of
service industry employment.

Much has been written about the national trend towards
service industries, and the Boston Metropolitan Area is no
exception. Table 1.4 shows that from 1977 to 1982, service
industry establishments grew by 43.9% and the number of
service employees by 48.5%, representing the fastest growing
aectar of the regional economy. Newton’'s service industries
grcesded the regional growth rate by registering a 55.3%
increase. in the number of establishments and a 33.7% increase
in employment (see Table 1.35).

TABLE 1.4 Boston 8MBA: Fercent Change in Service
Industries between 1977 and 1982

% Change in # of % Change in # of

Establishments Employvees
Hotel and lodging 14.2% 29,54
Fersonal services HeO% Z.1%
Business services 29.1% EE.8%
Auto. repair 11.7% 15. 4%
Misc. repair -5, 2% 15.4%
Amusement, Recreation 8% b.1l%
Heal th MA NA
lL.egal ' 7. % 28.2%
Selected Educational NA - NA
services
Eng., Arch., &% Surveyors 28.59% =% WA
Acct. and Bookkeeping NA NA
Soc. Services and other MNA N
Total F9% 48, S

NA = Data not available

Sources: 1977 and 1982 U.5. Census or Service Industries
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TARLE 1.5 Newton: Percent Change in Service Industries
Between 1977 and 1982

7% Change in # of - % Change in # of
Establishments Emplovees

Hotel and lodging 1&6.7% ‘ 10. 6%
Fersonal services 2. 1% ‘ 26. 4%
Business services 27 .8% 42.7%
Auto. repair 10.8% S50, 0%
Misc. repair —=10. 0% -22. 3%
Amusement, Recreation . 2.8% NA
Heal th 8. 7% NA
Legal 22.8% 14.0%
Selected Educational NA NA
services .

Eng., Arch., % Survevors 42.9% 48. 7%
Acct. and Rooklkeeping N& NA
Soc. Services and other NA NA
Tatal S5, 3% G93. 7%

NA = Data not available

Qource: 1977 and 1982 U.S5. Census or Service Industries

Table 1.6 illustrates hNewton’'s recent performance in the
service sector relative to the region as a whole In general,
Newton has a greater percentage of Health Services businesses
than the BRoston S5MBA,as a whole, and fewer auto and legal
services. Newton has a greater percentage of hotel, auto and
health service emplovees than the Boston SMEA and smaller
percentage of legal, engineering and architectural

professionals.

The office space development suwge in the Boston SMSA is in
response to the growth of the service industry. Newton is
ernceeding the regional growth rate in firet class office

BRACE.



TABLE 1.6 Comparison of Newton and B
Industries: 1977 and 1982

Nao. of Establishments as a
percent of Total Establish-
ments in Service Industries

aston SMSA Service

Employees as a
percent of total
Service Employment

1977 _ 1982 1977 1982

NEWTON  8M8A - NEWTON 8MSA NEWTON  SMSA NEWTON  SMSA
Hotels and lodging 1.3 1.7 0.7 1.1 18.4 7.9 F.5 9.7
Fersonal services 24,7 23 11.3 15,2 12.1 1i.é Y- é.l
Business services 2E5.9 27.8 22.2 22.0 47 .3 48. 6 38,2 37.8
Auto. services 6.5 13,1 3.2 8.3 2 6.5 21.2 3.9
Misc. trepair 5.2 bal 2.1 FuE P 2.8 0.9 1.7
Amusement, recreat. 9.1 6.9 4.2 4.0 NA &8 3.4 3.8
Health 1.0 NA 34,7 26.4 NA 0.4 24,4 18. 46
Legal 8.8 14.7 S5l 7.9 2.4 6.l 1.3 4.4
Selected educational NA NA 1.4 0.9 NA NA 0.5 0.7
s@rvices
Eng., Arch. % 7.3 5.9 5.7 4.7 b3 Ped 4.7 12.4
Surveyors
Acct.and bookkeeping N NA 5.8 IS NA NA 2.8 2.5
Soc. Ser. and other NA NA Se5G 2.5 NA NA 4.2 2.2

soret suusd sasas e seans swise tmant bheed imves e SHOAG $o4¥ SANTS SiSit ot Sosey frees Neey Sl Seeid FLW Siiss Sovuy Lo JNFLS Shees SHISO SRS Semmh e SmpYS SUM Seibe S00ed SELNS SOOTe et S Gkt Seuie 2410 L Sy Louis SenSt et MO Seutt St Somd frest S SLA SN Socve Siies SRKY SRiMS ST Set feoiy Seces St iies Sieee avere Siewe fages Susce Seces Smes TAe Sekee seeh bives
T I R T o i N e T s e e T L o e o e o B e B B B L T T T T B O A N S S T A S s e o e e s s mn e  a i e s e o s i I e mm i I am e

NA = Data not available

Source: 1977 and 1982 U.8. Census of Service

Table 1.7 illustrates the growth of firs
the Newton 128/Mass Pike and Roston area
Newton 's rate of office space expansion
the demands of the regional economy and
gservice industry. Office growth in 1985
regional market has further intensified
absorption from a 4-year rate. However,
absorption intensified to a 1.8 year rat
and desirability of NMewton as a regional
as the need to serve its own expanding s

Industries

t class office space in
office space markets.

has been keeping pace with
the growth of its internal
indicates that the

to a 3.5-yvear rate of

in 1985, Newton'"s office
e, indicating the strength
office location, as well
ervice industry base.



TARLLE 1.7 Comparison of First Class Office Space Absorption

Mewton 128/Mass Fike
Boston Area
Decupied space 3rd OTR. 85 1,086,800 6,080,316
48,939,382 Occupied space Ird GQTR. 80 : &T0, 500
3,974,983 26,889,582
Total space absorbed in S-yr period 4346 300 2,075,335 22,04%,800
S Ave. annual absorption rate 87,260 415,047 4,409,960
Space absorbed in 1980 234,100 479,342 4,505,695
To be absorbed in 19851988 (4 yrs) 349,040 1,460,268 17,639,840
Uging ave. ann. absorption rate 4 vra 4 yrs 4 yrs
Using 1985 figures - 1.9 yrs 3.5 yrs Fe? yrs

Footnote: % This figwe includes new and "under construction" buildings
which are under lease.

Source: "O0ffice Market Buwrvey', Spaulding and Slye, The Roston Area Report,

July, 1985 and July, 1980.

MANUFACTURING

Table 1.8 indicates that Newton is experiencing significant
growth in the manufacturing sector, and appears to be moving
toward larger establishments. This growth has been fed by the
expansion of the electranics industry.

TABLE 1.8 Changes in Manufacturing bétween 1977 and 1982

NEWTON 8MSA

eeaan com $0902 vt Saart Babil et s St B Sbbi PP S LSS S4e0 Prett $945% P St B0ntd SN e fmrae e £ 1408 SHOFS tin SO e frrmn edas St bm SSUMR bt (e S Py R St BPRRS PROAS S St o) e S SRS bt et Gt i St i L BHate Smare S900% St

TOTAL MANUFACTURING

No. of Establishments b b%
Total establishments with
20 or more employees 25. 0% 7e4%
Total Employment’ 45.9% 6.4%
ELLECTRONICS MANUFACTURING
Na. OFf Establishments Q. b% Q.7%
Total Establishments with
20 or more employees 44 . 4% 7el%
. Total Employment 50, 0% 10.8%

ELECTRONICS A8 “ OF TOTAL MFG 14.7%

ELECTRONICS EMPLOYMENT AS %
OF TOTAL MFG EMFLOYMENT 27.8% 15.8%



Due to the expansion of electronics manuwfactuwring, the Boston
GMEA has experienced an increase in total manufacturing
employment and an increase in the number of manufacturing
establishments. Mewton not only has been part of this
increase but has been a leader in manufacturing expansion.
Tabhle 1.8 shows that in manwfactuwring employment, NMewton's
rate of exupansion was seven times faster than the regional
average. In electronics manuwfacturing employment, Mewbton
exceadad the regional average by a factor of five.

The 1282 U, 8. Census of Manuwfacture and the 1984
Massachusetts Department of Employment Security Wage and
Income Reports indicate that Newbton employe 2.1%4 of the
regional manufactuwring workforce, and 3.9% of the regional
electronice manufactwring workforce and that manufacturing
represents 174 of the total Newton workforce. Newton's
expansion in the manufactuwring sector was dramatic in terms
of percentage increase, but this was accomplished on &
relatively small base since manufacturing comprises &
relatively small percentage of the total Newton waorkforce
(11% as compared to 24% statewide average).

MAREET ORIENTATION OF NEWTON'S VILLAGE CENTERS

Most of NMewton's retail business and service economy is
located in the City’'s 19 village centers. While there are
substantial activities elsewhere (e.q. Needham 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 be concentrated,
and perhaps a number of smaller neighborbood convenience
centers aor strips. In Newton, there is no one center that can
be called the City’'s "downtown', although Newton 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 & consensus on what roles each should play in the
futuire.

Thereftore, the "market orientation” of the businesses in each
center was examined and categorized into three orientations:
Meighborhood, community/city-wide, and city-wide/regional.
These characterizations were made on the basis of the type of
business and what is considered by market researchers to be
ite normal markelt area. For example, & small variety store or
delicatessen normally serves a relatively small market and is
congidered a neighborhood convenience business. An automobile
dealer, large plumbing supply outlet or discount store
normally serves a wider community or city-wide mnarket. 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 & 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 alse contain businesses whose market
arientations vary, so0o 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. However,
it ie possible and appropriate to estimate the amount of

busingss floor area in each village center oriented in each
of these wavs.

Table 1.9 and the pie charts on Figure 1.1 show the
aorientation of each of the village centers. As expected, with
few exceptions, the smaller the center the more locally
oriented it is. Those edceptions are Lower Falls and
Chestnut/Elliot in Upper Falls. Although presently small,
both of these centers have businesses (offices, antigue,
ete.) whose orientations are clearly to & wider market.

The Lower Falls area is tied to the fortunes of the Route 128
huginess base, while Upper Falls attracts & region—-wide
antique auwdience. Chestnut Hill is clearly a regional center,
vat has businesses that can be characterized as more locally
oriented. Recent development in Newton Corner has shifted the
emphasis of this Center away from its previous neighborhood
base, bulbt remnants remain.

The remaining centerse all provide & substantial neighborhood
gervice function and a major portion of businesses in these
centers are ariented to the surrounding local market.
However, this can be further qualified: There are a number of
businesses which are normally classified as neighborhood, but
which might have a wider audience because of their
popularity. The several delicatessens and restaurants in
Newton Centre could well be considered “community-—-wide!
businesses, s that Newton Centre could be considered even
more as a "community-wide" center than this data suggest.

Nonantum, Newtonville and West Newton are also centers with a
substantial community-wide function. Auto dealerships,
manufactwing product outlets and specialty products are
dominent businesses in these centers. However, they are not
regional attractions in the same sense as the Chestnut Hill
Mall or the budding office complex at Newton Corner.

Oal: Hill and Waban are purely neighborhood in orientation.
The other centers classified as primarily neighborhood in
focus also contain businesses o uwses that are not strictly
local. Fow Corners has a professional office building and
large drug store which draw from a wider market. Auburndale
and Newtan Highlands have business areas within their study
boundaries that have little to do with the neighborhood
function of their more traditional centers. Fettee Square has

Fa
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heen atfected by its proximity to Needham Street and the
existence of an older mill complex now used for research and
development and offices. Thompsonville has recent office
development oriented to Boylston Street and Chestnut Hill.

With the exception of Newton Centre, all centers with
community—-wide and regional function are accessible to the
region—wide highway network, and their development has
aftfected or has begun to reflect this accesgsibility. To this
xtent, Newton Centre is the City’'s "own downtown", and its
appeal and the variety of its stores reflect this.

Table 1.9 Market Orientation of Business Activity in
the Village centers

Center Fercent of Business Floor Area Orientation
Nerighborhood Community/City—Wide Regional
Qalb: Hill 100 —— —
Waban 100 — : —_
Faur Corners 7 & 24 —
Auburndale &7 33 e
Thompsonville &7 x3 ——
Fettee Sqguare &4 28 8
Newton Highlands &4 30 &
Nonantum 60 40 ——
Newtonville S8 42 —_—
West Newton 37 3 -
Newton Centre 3 =7 —_
Newton Corner 13 3 84
Chestnut/Elliot 7 4 a9
L.ower Falls . C 100 —

Chestnut Hill G




CITY-WIDE SUMMQRY REFORT
B e 2 URRBAN DESIGN

INTRODUCTION

This report summarizes the findings of the wban design
survey of all village centers. An wban design team visited
each village center to examine the visual qualities of each
center, note special or unique characteristics, determine
whether any city-wide or common visual element or character
erists and to study the edges of, or boundaries between,
commercial and residential uses. A report was prepared for
gach center which included graphic representations of their
findings. Igssues such as facade design, signage, historic
qualities, scale, settings, buffering and views are among the
itemns considered in the design inventory and reports.

FINDINGS

Duwring the cowse of the study it became clear that the
village centers lack sufficient common elements to project a
recognizable "Newton" image. In fact, the centers tend to
helie Newton's image as the "garden city".

While six major roads connect thirteen of the centers, there
is no sense of linkage. There is nothing to suwggest that
these streets are the city’'s main streets or "front doors".
While each center is unique in shape, types of buildings and
community orientation, there are few elements in each center
to suggest that they are part of Newton’'s fabric or image.
While some centers have great charm {(Waban, Newton Highlands
Lincoln Street), or project a civic presence (Newton Centre),
most couwld be located anywhere in the Roston area or the
northeastern United States.

I3

On & more positive note, the centers are generally clean and
well maintained. Many retain a village atmosphere, with
close—in residences providing & 24 hour population. The
centers are very much part of the fabric of the city, with
many streets leading to and from each center. Except for
Chestnut Hill, they are not vast enclaves of commerce.

The f+ollowing positive and negative elements reoccouw in most
centers:

Fositive Reooocuwrrences:

= In almost all the centers there are examples of quality
o ocommercial and institutional architecture from all design
periods.

* The Newton Public Library system helps provide some civic
focus in some of the centers.

« There are attractive close-—-in residential neighborhoods

F]
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that provide a gquality setting and residential "village"

atmosphere for the commercial centers,

There appears to e & commitment to design improvements,

Loty 6

streets

tee Sguare, Newton Highlandg in terms of
cape and Auburndale, NMewton Centre, Mewtonville and

the Highlands in terms of facade improvements. These

improvemnsntes provide cohesion and & sense of

place.

There sre historic stractuwres in every center that add

grace, charm and a sense of tradition.

Mary of the village commercial areas project
iw not entirely consistent with the gracious
areas common throughout the City.

Gbove ground wires and utility poles detract
as well as overall setitings.

While there are excellent examples of facade
signage, in general the village centers have
desian and inconsist

an image that
residential

from buwildings

design and
poor facade

=t or poorly scaled signage.

Maryy centers lack physical evidence of the City & a public
antity. There are few public open spaces, parks, sqUares,
atatues, fountains, monuments or civic buildings.

auvtomobile acoess, Lo the detriment of the pedesteian
enviraonment. Open, disorganized off-street parking is
common and unsightly;  most off-street lots provide no

D fenring.

The entrances into the village centers are either poorl
! | Y

defined or visuwally nagative.

The edges beltween commercial and residential

LEes are

unatally harsh and/or abrupt. There is very little attempt
to ameliorate the impacts of commercial devel opment

abutting residential areas.

The Mg
significant amount of noise and detract from
guality of adioining development.

sachusetts Twnpike, Route lé and Route 9 create a

the overall



CITY-WIDE SUMMARY REFORT
a3 LAND USE

INTRODUCT LON

Intormation on existing land wses in the village centers was
obtained from the Newbton Assessors. The information was
aggregated into the categories shown in Tables 3.1 and 3.2
and figure Z.1. The table shows for each the amount of land
area in acres for each wse, the amount of commercial , office
and industrial floor area in sguare feelt, the number of
dwelling wunits located within the village study boundaries,
and the Floor Area Ratio (FAR) of the non-residential
buildings. (The concept of FAR is illustrated in Bection

2.2.8.)
SUMMARY OF FINDINGS

* The village centers are office areas as well as retail
centersy five of the centers have more office space than
retail space, led by Newton Corner which has become the
pradominant office complex in Newlton.

» The centers vary considerably in business makeup, ranging
from primarily industrial areas (NMonantum) to retail
complexes (Chestnut Hill).

» Development densities aslso vary considerably:; retail
densities range from typically suburban (.1 to .5 FAR) in
seven smaller centers to more wban (.6 to over 1.0) in
eight centers. ffice densities are somewhat higher, the
averall average density swelled by recent wban office
development in Newton Corner.

» Industrial uses are limited to six of the 13 centers, with
Nonantum and NMewtonville accommodating the bulk of the
industrial floor area; a large proportion of this
“industrial" space is research and developmenty and in most
instances is indistinguishable from purely office space.

+ Gevaeral centers dominate the local scene: 30 percent of
all commercial space is located in Chestput Hilly 32
percent of all office space ie located in Newton Corners
West Newbton, Newton Centre and Newtaon Corner contain over
59% of the office space; over 42% of the industrial space
is located in Nonantum; Newbtonville and Nonantum contain

&6% of the industrial floor area.

= Most of the industrial space is located in the center of

S northh Newton, accessible to the Mass. Twnpikes; close to
704 of the office space is located close to the regional
highway network (Routes 9, 128, Mass. Fike).



TARLE 3.1

EXTISTING LAND USE CHARACTERIBTICS
TOTAL ALl CENTERS

. , : LAND AREA FLOOR AREA DWELL. ING
CATEGORY IN_ACRES N s, FT,. FaR LUNITS
Residential:

Gingle Family 204,55 - —- 1,084

2 and F Family 174.3% —— - 1,965

Apartments/Condos 6.0 — e 1,842
Commercial 109.9 F,071 355 . HEQ —-
Office 54,2 2,166,288 « P20 —
Induétrial/Hanufacturing 56,4 1,679,000 27 —
Mired Use — mostly Commercial 4.4 580, 1466 W« 8E9 -
Mived Use — mostly Residential 8.6 248,967 « H&0 —
Transportation/Farking NA - e e
Institutional ‘ NA —- = -
Upen Space/Recreation NA o - -
Vacant Land H56.8 - e e
TOTAL 7,745,774 (. 729) 4897
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TARLE -

CENTER

Chestnut Hill
Nonantum
Newtonville
Newkon Corner
West Newbon
Newton Centre
Auburndal e
Fetltes Square

Mewton Highlands

Lower Falls
Fauwr Corners
Chestnut/Elliat
Thompsonville
Waban

Oal: Hill

TOTAL

AVERAGE DWELLING UNIT DENSITY

EXISTING LAND LSE

TOTAL. ALl CENTERS

FILOOR AREA TN SEUARE FEET DWELLING

COMMERCIAL.  (FAR) OFFICE (FAR) INDUSTRIAL (FAR) UNITS
F46.1 (. &) 135.1 (.4 = ———— 1111
188.9 (.7 81.0 (1.7 715.7 (.7) 724
39.2 (.8) 145.9  (1.4) 386.9 (1.7 849
215.5 (1.7%) 70L.1 (1.7) e ———— 394
Z2E0.9 ¢ .7 F40.4 0 (1.1) 141.2 (.5) BIO
425. 4 1.1 241.8 (1.0 - ———— 2048
98. 8 3 144.1 (.8) 139.8 (.5 211
14.6 (.4 88.4 (.9 209.9  (1.1D) 154
204.9 3 SR {(.7) e —m———— 313
17.6 (. 1) 138.6 (.3 85,05 (1. 100
109.8 (. 4) 59 b (. 4) e ———— 42
120.9 (.4) 7.9 (. 4) ———— ———— 231
x9.7 (.32 27.4 (1.8) ——— ———— 124
S0l 1 (.8) 2. (.°5) ——— e G54
4 (. 1) i m— —— m—— 48
3128.3 (.7) 2166.0 (.9) 1678.8 (.&) 48935

11 UNITS PER

ACRE



CITY-WIDE SUMMARY REPORT

2.2.4 Traffic

Introduction

This document comprises Survey Reports on existing traffic conditions in
the Newton Villages, performed as the second ("planning context") phase of
the ongoing Newton Villages Study. The objective of the Survey Reports was
to create a "Base Case" traffic scenario representing existing conditions
for each of the Centers, against which alternative future traffic scenarios
can be compared in later phases of the study.

Since the principal traffic impact of additional development in any Village
Center will be the generation of added volumes, the Survey Report phase
focused on obtaining up-to-date estimates of traffic volumes on key
streets. To accomplish this, traffic counts collected within the City
during previous studies, by the City of Newton Public Works Department
and/or by consultants engaged by the City or by private developers, were
assembled, updated to 1985 average volumes, and mapped. The sources
consulted are listed below.

Weekday morning and evening peak hour volumes at critical intersections,
where available, were selected to represent existing traffic conditions.
This was because: :

--weekday peak-hour intersection counts were the data form most
generally available from previous studies in centers; they there-
fore represented a reasonable means of standardizing traffic informa-
tion for all centers.

--at most locations, the weekday peak hours represent the times of
maximum traffic demand at critical intersections; so that analysis of
operations at these times allows judgments to be made of performance
under stressed conditions.

‘It should be noted,; however, that in centers currently occupied largely by
retail stores, traffic volumes associated with peak Saturday shopping hours
may approach or exceed commuter peak hours.

Previous traffic counts were updated using an assumed 3 percent average
annual growth factor to "grow" volumes to 1985 levels. In addition,
monthly conversion factors, based on observed monthly variations in traffic
volumes at 6 Mass. DPW permanent counting stations within the City of
Boston and its western suburbs, were applied to convert counts to average
daily volumes.

Then, a traffic coﬁnting program was undertaken to fill in gaps in availa-
ble data in each of the Villages. Manual turning movement counts were



-2-

performed durihg October-November 1985 at selected locations by the consul-
tants and the Newton Public Works Department. A set of the resulting
counts has been forwarded to the Newton Traffic Engineer.

Both new and previous traffic counts were assembled for each center and
balanced; the resulting Existing AM and PM traffic networks are included in
the Survey Report for each center.

Operations at each key intersection were then analyzed using procedures
based on Transportation Research Board Circular 212 and the 1965 Highway
Capacity Manual. Unsignallized intersections were analyzed using the
Critical Movement procedures from Circular 212, while the analysis of
signallized intersections used procedures based on the old HCM. Both
procedures produce letter-valuations of intersection operations, on a scale
ranging from "A" (smooth operations, little or no delay) to "E" (possible
vehicle conflicts, probable long delays to some or all movements).

For signallized intersections, the intersection as a whole yields a single
Level-of-Service (LOS) value, which is greatly influenced by the assumed
signal phasing/timing pattern. At most Newton Village locations, signal-
lized intersections were analyzed assuming an optimal signal timing/phasing
plan, instead of the plan in actual operation. The reason for this was
that existing signal timing plans at some Newton locations are in need of
updating, given current traffic demands: sufficient street capacity may
exist to serve these demands, but current signal timing does not allow full
advantage to be taken of this capacity.

Since the objective of the overall study is to compare intersection opera-
tions given future volumes, with existing volumes, assuming that intersec-
tion capacity is fully utilized, it was deemed appropriate to examine
existing volumes under improved signal timing conditions, which would be
assumed also to exist with future development. This approach corresponds’
to the "planning” approach to traffic operations analysis, compared with
the more fine-tuned "engineering" approach which is appropriate when one is
actually involved in intersection/signal design.

For unsignallized intersections, each of 3 opposed movements is examined
separately, with the assumption that through traffic always has priority,
"and that turns, especially left turns, will be free-moving or constrained
depending. on how much reserve capacity is available for them once through
movements are accommodated.

Findings

The results of the analyses for each center are presented in the appro-
priate Survey Reports. Each Report includes a description of existing
conditions at major roadway/intersection locations for that Center, plus
diagrams illustrating: (a) the existing traffic network, based on
assembled counts; (b) Levels of Service at key intersections; and, for
Centers where a number of 24~hour traffic counts were available, (c)
Average Daily Traffic volumes on counted streets.

Overall, the following observations regarding traffic in Newton can be made



from these reports:

a. Centers where commercial/retail activity is most intense, or where
through connections are provided to Route 9 or the Mass. Turnpike, tend to
have heavy peak-hour total traffic volumes fully occupying the multiple
approach lanes available at most intersections. These centers include
Newtonville, Newton Corner, Newton Centre, and West Newton.

b. Other centers, including Nonantum, Newton Highlands, and Newton Upper
Falls, handle lesser volumes, but are more limited by available road
capacity at a single intersection or on one or more street approaches.
They may experience some peak-hour congestion because of constrained
capacity at pinch-points.

¢. A third category of centers at present experience low-to-moderate
traffic volumes, with no present danger of exceeding capacity at inter-
sections. Chief among these is Oak Hill. Waban and Four Corners are also
included in this group; although left turns onto Beacon Street at Waban
Center (unsignallized) do experience some delay at present, and this loca-
tion may at some future time require additional control. )

d. A number of presently unsignallized intersections already are
candidates for signallization, or are likely to become such candidates
within the foreseeable future, based on existing volumes. These include
Washington Street at Crafts Street in Newtonville, and the Route 9 ramps on
Centre Street in Newton Highlands.

e. At other intersections, the existing signal systems do not appear to
operate efficiently at present; and the LOS calculations don't accurately
represent existing congestion and vehicle conflicts. These intersections
include particularly Beacon Street/Langley Road in Newton Center; the
Centre Street approach to Centre Avenue south of the Turnpike in Newton
Corner; and the several signallized intersections in West Newton.

f. Newton is a city served by a number of major east—-west roadways
designed to carry through traffic and to serve commercial uses; but it is
lacking in similar north-south roadways. Rather, several residential
streets have over time developed as the major through routes connecting the
north and south sections of the city. With the exception of Route 16,
these streets-~Grove, Chestnut, Walnut, Centre, Parker--are still primarily
one travel lane in each direction, with infrequent signals. Other streets
are used as bypasses of these primary routes: such streets certainly
include Woodward Street, Langley Road, Waverley Avenue, and other primarily
residential streets. These and similar streets are likely to bear the
brunt of development-related traffic increases.

In addition, traffic demand generated by new development, particularly in
those centers close to the Washington Street/Mass. Turnpike, and Route 9,
corridors, will use local streets such as Newtonville Avenue and Homer
Street to bypass the major east-west roads as well.



AUBURNDALE

CHESTNUT HILL

NEWTONVILLE

LOWER FALLS

NEWTON CORNER

WEST NEWTON

SOURCES OF PREVIOUS TRAFFIC COUNTS
ASSEMBLED FOR PRESENT STUDY

Storch Associates, Commonwealth Avenue Traffic Study,
February 1982.

Vanasse/Hangen Assoc., Traffic Impact and Access Study, The
Farm at Chestnut Hill, Prepared for City and Stanmar, Inc.,

October 1983.

Metropolitan Area Planning Council, Florence/Heath Street
Traffic Study, 1984,

Sasaki Associates, Urban Systems Project, Newtonville Square
(Working Paper No. 1, April 1981.

Vanasse/Hangen Assoc., Traffic Impact and Access Study,
Route 16/128 SE Quadrant Development, Produced for
Northland, Inc., March 1982.

Edwards & Kelcey, Inc., traffic counts conducted as part of
signal redesign project, for Mass. Department of Public
Works, 1985.

Vanasse/Hangen Assoc., Traffic Impact and Access Study,
Newton Corner Development, Produced for Drucker, Inc.,
December 1980.

Vanasse/Hangen Assoc., Functional Design Report, Safety
Improvement Project, West Newton Square, Prepared for City
of Newton, January 1982.




CITY WIDE SUMMARY REPORT 2.2.5 . PARKING
INTRODUCTION

This report presents the results of the following parking
studies and analyses perfarmed for the village center study
arEas

"A Farking Inventory
~ A Farking Supply/Demand Analysis
* A Farking Use Survey

The parking inventories were prepared from field survey and
fram information provided by the Newbon Departments of Public
Works and Flanning and Development. The inventories identify
all available public and private, on— an off-street, posted
and metered, parking spaces in the study areas.

The parking supply/demand analvyses were performed using
conputerized land use data provided by the Newton Assessors,
and the above parking data. These analyses provide measures
of the difference between an assumed business parking demand
and actual supply.

The parking surveys were conducted on Fridays and Satuwrdays
in November, 1985. Surveys of the larger and busier centers
consisted of dacumenting the turnover of all on- and off-
street metered spaces and most posted spaces within the study
areas,. Une-half how suwrvey intervals were observed on
Fridays between the houwrs of 8 a.me and 2:30 p.m. Newton
Centre was suveved from 8 a.m. to S:350 p.m. A number of
neighboring residential streets in these centers were also
asurveyed.

Faor the smaller centers, observations of parking
characteristics were conducted on Fridays and Saturdays
between the peak houwrs of 11:30 a.m. and 2 p.m. The study
areas were observed for parking density in the "core"
commercial areas and the extent of business-related parking
in residential areas.

The purpose of these swveys was to: 1) measwre the tuwwnover
rate of all spaces, 2) examine problems which might reduce
effective parking supply, and 3) to the extent possible,
measure the exbtent of intrusion of business-related parking
in abutting residential neighborhoods.
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SUMMARY  OF FINDINGS

Table 3.1 summarizes the findings of these suwrveys and
analyses. These findings are presented below. As will be
shown, the "parking problem” is complex and not always a
gimple matter of lack of spaces. There are many other factors
affecting supply and the perceived availability of parking.

Supply vs Demand

There i a large swplus of spaces in those lower density
village centers that tend to be dominated by large private
parking lots.

There is a large deficit of spaces in these older urban
centers where private parking lots are more limited. In these
centers, public parking lots have helped reduce but not
eliminate the overall deficit.

The "core'" areas of most centers euperience a deficit of
gpaces, since these core areas are generally dense and
contain more convenience-oriented businesses. In many cases,
the deficit is more "perceived" than real: Motorists jockey
for spaces in front of stores, while a short distance away,
there are emply spaces in a public lot.

As expected, Newton Centre has a very large deficit of
spaces, particularly in the vicinity of the MBTA station.

Newton Corner also has a large deficit which appears to be
the direct result of application of the parking credit
presently in the zoning ordinance.

Nomnantum has & severe deficit in its core area of convenience

stores. However, there is & large number of swplus posted
apaces on side streets near the core.

FParking Use Characteristics

In most centers, the use and twrnover of spaces was high
during the peal hows in the core convenience areas. That is,
the areas were either completely full (100% use) or perceived
ta be full (83% use). Beveral centers, particularly Newton
Centre and Newton Highlands—Lincoln Street, were full
throughout most of the day. Tuwrnover rates were typically
high for convenience centers, where shopping trips are
generally short.

"Mater—feeding"” and lack of enforcement of posted spaces tend
to reduce the btwnover and hence supply of spaces. This
exacerbates the deficit in the busier centers. In most
centers, the time limits for parking appeared to be observed,
aince much of the parking was short term. However, in Newton

rs



Centre, Newbon Highlands, Nonantum and Auburndale {(public
lot) meter feeding and/or all day parking removed a
significant number of spaces from the short-term supply.
These spaces, which would narmally be available to shoppers,
were most likely filled by store owners, employees, or, in
some cases, MBTA commuters. Enforcement of parking
regulations appears to concentrate on meter violations, so
that posted time limits of metered and non-metered spaces are
not enforced to any extent.

Neighborhood Intrusion

Intrusion of business-related parking into abutting
neighborhoods cccuwrs primarily in the busier, more wuban
centers, such as Newbton Centre, Newton Highlands, Nomantum
and the Austin Street area in Newtonville. This intrusion
appears Lo be caused primariy, but not exclusively, by long-
term parkers. (Business owners, employees and commuters).
Lack of enforcement of posted time limits exacerbates this
problem by encouraging use of these spaces by long—term
parkers. At the same time, aggressive enforcement of posted
time limits in the residential areas would force long-—term
parkers to "meter feed" spaces in the commercial areas, thus
reducing the supply for shoppers.,

ol



TARLE S.1: SUMMARY OF PARKING CHARACTERISTICS IN THE VILLAGE
CENTERS

Surplus Deficit Usie Turnover Intrusions
Auburndale ———— 18 H H NG
Chestnut Hill &00 b H H MO
Four Coarners 100 —— M * NO
L.ower Falls @5 - ™M * NO
Newton Centre e e 79 M M-H SIG.
Newton Corner e b I H * SOME
Newton Highlands
{(Lincoln) e b b H H YES
Newton Highlands .
(Boylston) 125 — M M NO)
Newtonville (north) 20 — L.—M M-H NG
(south) e 75 H H SOME
Nonantum (area) 109 - L. L. SOME
(core) o 271 H ™ SOME
Oalk Hill 53 - I * NO
Chestnut/Elliot Pé - L. * SOME
Fettee Sgquare e 24 M—H * SOME
Waban ' 20 —— M—-H H NG
West Newton (area)l S59 —— i ™ NO
(core) —— a5 H H NGO
18473 1572

Total Supply vs Demand 272

NOTES:

Uger: H= Highi all spaces used at peak hows and most used throughout the

day.
M= Moderate; most spaces used at peak hours, but many available at

other times. .
L= Lows many spaces available at peak houwrs and other times.

Turnover: %= Turnover rates were not measured in these centers.

Intrusions: NO= No intrusion into any abutting neighborhoods was observed;
should not be a significant issue.
SO0ME= intrusion occurs in some abutting areas, but is limited

to the area closest to the commercial block faces.

YEG= intrusion occuwrs in all streets abutting the commercial
hlocks, but is limited to the area closest to the
commercial block face.

SlG.=8ignificant. Serious intrusion occurs in s0MNe areas;
most surrounding neighborhoods are affected.



CITY-IDE SUMMARY REFPORT
Z.R2.8 ZONMING/THE DEVELOFMENT ENMVELOFE

THTEODUCTION

The puwpose of this section is to estimate the amount of
development that could or might reasonably occur in Newbon s

"Willage Centers, given present zoning and market forces. This

eatimation was made by determining the following:

1. The total amount of development allowed by the present
zoning ordinance. (The Fresent Zoning Envel ope)

2. The tvype and density of development that has been
peocwrring recently, or has been recently proposed in the
village centers. (Development Tyvpes)

He The amount of this development that could ocouwr, giwven

present trends and market forces. (The FPresent Development

Envelope) ,

In the next phase of the Village Study, (development of
alternatives), the enviranmental and fiscal impacts of the
present development envelope will be measursd against
altermnative development envelaopes in order to help the City
decide on the futuwre of the village centers.

SUMMARY OF FINDINGS

1. Newbon's present zoning allows development of over 21
million sguare {feet of new commercial and office space or
four times existing development of 2.9 million sguare
feet. (This is the zoning envelope).

2. When market forces and economic feasibility are considered
as well as present zoning, theres is a development capacity
ar "wumbrella” in Mewton’'s village centers of over 12
million sguare feet of commercial and office space. (This
is the present development envelope).

. Based on cwrrent brends and markelb potential, expected
development densities will range from suburtran—-style
shapping malls and office parks to dense wban office
complexes with underground parking. '

4. fAs expected, the largest amount of development capacity is
located in Chestnut Hill and the village centers in north
Mawbon with convenient access Lo bthe Massachusebhs
Turnpike.,

e The residential development envelope in the village
centers is a very small proportion of the non—residential
devel opment envelope, and the potential new dwelling units
represent only 2.46% of NMewbon's present housing supply.




Ha. The number of new residential dwelling units that could be
built is relatively small in meost centers, the average
increase over btime estimated to be 15.3%.

7. Mewbon’'s zoning in the village centers will eliminate,
pver btime, the remaining residential character of the
village centers.

WHAT I8 FARY

The Floor Area Ratio (FARY is a simple measure of development
intensity. It expresses the ratio of & 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. & three story
building of 1Q0% coverage has an FAR of 2.0, The same
Building covering 30% of a gite has an FAR of 3 x 50, ar
1.80., (Figure 8.1)

FIGURE 8.1 FLOOR aREA RATIOS

FAR  Entire lot area 172 fot area 1/4 ot area

y T —e
10 = . |

Floor Ares Ratlo

WHAT I8 THE ZONMING ENVELOFET

The zoning envelope is a measure of the amount of development
allowed by the provisions of the existing zoning ordinance.
Thie allowable development is expressed as total non-
ragsidential 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 ordineance into effective maximum
allowable FAR =, or number of dwelling units for typical
development that might occw in each zoning district. The
estimated FAR's are shown in Table 8.1.
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8. Storages darehouse

1 ostory | me—— s e 0. 42 0,258 0,89
. @ asbtories ' e e e ot e e La&7  0.530  1.6461

. Wholesale, manufacture,
RED lahs — swrface prikg.

. 1 story e e e GL.80 0 0,25 G,.74
. 2 stories e v et e 27 DLED 0 1.325
. & stories e o e e D32 Q.78 2.ER
. 4 stories e e e ] 00 e

Based wupon analysis of the existing zoning ordinance and mosh
recent non-residential development in Mewton, the following
FAR & were used to determine the total floor area of
commercial /office developonent that can be buill as—of—-right
in each zoning district. (The Zoning Envelope)

ZONING DISTRICT FaR aLLOWED
Business (BAAY 1.00
Limited Manu—

factuwring (LMD 1.00
Business A (B 2. 70
Business R {EED 2,70
Manufacturing () 2. 70

Eztimation of an allowable dwelling unit envelope for parcels
in residential zoning districts is relatively straight-
forward. The residential zoning districts control demsity
@ither through lot size or lot sgquares feet per unit controls.
Maximum allowsble dwelling units for each zoning district are
as fTollows:

ZOME DWELLING UMITS FER ACRE

Residence A (R 1.74
Residence B (RE : 240
Residence C {RCY 4,3
Frivate

Residential (R 8,72
Residence D (1) i
Residence E (RED 27 .20

Using these allowable floor area ratios and unit densities

and applying them to existing zoning in each of the village
centers, the sstimated total amount of development allowed as-—
of-right by present zoning (the zoning envelope) is:



THE ZOMIRNG ENVELOPE: CITY-WIDE SuUMMARY

Allowable Mew Residential Units FED
Existing FResidential Units 4839
Fercent Added 15
Allowable New Retail Floor Area Sy alE, 600 5.F,
Existing Retail Floor Area 2,714,200 8.F,
Fercent Added ‘ 149%
Allowable New Office Floor Area 16,415,200 B, F.
Existing Office Floor Area 1,843,800 8.F.,
Fercent Added 890%

DEVELOFMENT TYFES

The above estimates are very high and do not represent a
realistic picture of the amount and type of development that
could actually occcur. Market forcee and resulting rent
lavels, =conomic constraints, construction costs and site
congtraints muset alsoc be considered. These factors greatly
temper the amount and density of development that doss and
will most likely occuwr in many of the village centers.

Theretore, allowable FAR's must be compared wiith those
mbtained from recent development, or development that has
bheen proposed or is wnder construction. Table 8.5 shows the
FaR's of commercial projects most recently proposed agr under
construction that have been or may be permitted as—-of-right
under present zoning. Many of these projects include surtace
parking structures so that the resulting FAR's, or achual
office building floor areas, are less than allowable. That
is, despite the intensity of the 5 story office development
under construction at-29 Crafte Street, Newtonwville, (FAR
.23 it would have been built to an even greater intensity
had all parking been planned to be underground. Based on
Newton's strong office and retiail market and the resulting
high land values, it is expected that development of
undergrouwnd parking will become the rule rather than the
exgeption in center areas such as Mewbton Corner, Chestnub
Hill, and MNewbton Centre.

In other village centers, recent develapment has occurred at
considerably less density. Suwface parking lobs are more bthe
rule. than the exception in these centers. Land values and
marketable remnts result in an economic enviranment in which
the "suburban stvle" development is feasible and economically
desirable. '

It should also be noted that a number of these developments
have had the benefit of the parking credit, so that the
actual floor ares ratio obtained was higher for the
particular type of development that actually took place than



would have been possible i the full parking requirements had
been met. OUn the other hand, the popularity of areas such as
Mawton Centre and Newton Corner for office develaopment may
have justified the provision of the additional parking
uwnderground.

The possibilities allowed by the zoning ordinance and a view
of actual development resulting from market forces leads to
an estimate of & type or model of development that may ococur
in village centers. These models or tvpes are shown in figure
8.2, and schematically represent the kind of development that
has been occurring and will continue to ococwr in the willage
centers.

TABLE B.2

FLOOR AREA RATIOS (FAR) FOR DEVELOPMENT PROFOSED OR UNDER
COMSTRUCTION

DEVELOPMENT ADDRESS » FAR ZONE
ALBURNDALE
e 3 story offices,

aurface parking 11 Bennett &L, 0,546 ER
2. & story offices,

sin-face parking 73 lexington St. 0. 48 BB

CHESTNUT HILL
1. 3 story offices,
parking garage E00 Boylston St. 2.38  BA

MEWTON CENTRE
1. 4 story offices,
parking garsge L ERE2Q Centre 8t. 2,59 BH

NEWTON CDRNMER
1. 4 story offices,

parking garage 1 Newton F1. 2.12  BA
2. % story offices, :

parking garage 2 Newton Fl. 2.4%5  RA
FHa 4 msbtory offices,

parking garage 1 Washington 2067 BA
MOMARTL

L. 3 story offices,
aurface parking 459 Watertown 0,55 MFG




NEWTONYILLE
1. 5 stary offices,
parking garage 29 Crafts St. 2,23 MFGE

URPER FALLS
1. 3 story offices,

surface parking 753 Oak Bt. 0.3 EA
2. 4 story offices,

surface parhking 128 Needham 0.77 MFG
Zo 4 story offices,

asurface parking 118 Needham Q.57 MFG

NEWTON HIGHLLANDS
1. fFfices 0.59%  BA

o B T TR S O R
Average FAR for Office Development with
parking in surface lots .54

Average FAR for O+4fice Development with
parking in & mix of
underaground and surface
garages 2041

Bazed upon the economic environment of each village center, a
non—-residential development model has been chosen to
represent recent or expected development. The requirements of
the present toning ordinance are applied to each development
model to determine an appropriate floor area

ratioc for each =zoning district. The results of this analvsis
are shown in Table 8.7,

As shown, the village centers have besn grouped by
development type, based upon factors such as existing and
recent development, market pressuwe, and location. Office and
retail buildings with suwface parking lots will be the most
likely development type in Auburndale, Upper Falls, Waban,
Four Corpers and Oak Hill.

The estimated residential development snvelope remains the
sam@ as the residential zoning envelope. The amount of
housing being built or allowed in Newton is relatively modest
compared to the demand for housing in the City and the
metropolitan area. There ise no reason to assume that housing
will not be built to the maximum allowed by zoning anvwhera
in the City.



TARLE 8.3

DEVELOFMENT TYPE (CEMTER) FLOCR AREM RATIO/ZONING DISTRICT
BA BR M BAA LM

I Suwrtace Farking Lot

. 3 story office/retail .6 o9 . 6% - —
« 4 story office/retail

(Auburndale, Upper Falls

Waban, Four Corners, Oak

Hill) —— - o &0 . S8

1T Surtace Parking Structure

« 3 stary oftice/retail l.41 .41 1.41 - —
. 4 story officesretail
(Newtonville, Nonantum,
West MNewton, Lower Falls,
Newton Highlands,
Thompsonville) e o —— 1. 00 1.00

11T Underground Farking (75%)
Suirface Structuwre (254)

-

. I story office/retail 2,34 2.34 .34

« 4 story office/retail o e e e 0 1. 00
(Chestnut Hill, Newton
Centre, Newton Corner)

THE NON-RESIDENTIAL DEVELOPMENT ENVELOFE

The development envelope represents a picture of the
estimated amount and type of development that could ocour
over time in each village center. Tables B.4 and B.3
summarize this present non-residential development envelope.

The tables show that with regard to non—residential growth,
present zoning in Newbon provides a very large envelops or
"umbrella” for development to occw. That is, the only real
constraint on the amount of growth that can occw in the
village centers is economic feasibility, based upon the
Newton 's market environment. Recent development occurring oe
proposed in Mewbton Corner, NMewton Centre, UChestnut Hill and
Mewtonville shows that developers can and will develap
huildings with structuwred parking in response to those
aconomic forces.

Fresent zoning will allow over 2.6 million sgquare feet of new
aoffice development, well beyond what the econamic marbet will
allow. The market studies have indicated that an average of
87,000 square feet of office space has been added annually in
Newton since 1980.




o FIGURE 8.2 4
‘MODELS OF RECENT DEVELOPMENT IN NEWTON
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Table 8.5 shows that, as expected, the larger and more
advantageously located centers have the largest development
envelopes. Presentivy a major regional center, Chestnubh Hill
comprises 39.8% of the total development envelope, so that
zoning will bhe no constraint on growth of this center.
Monantum and Mewtonville have a substantial amount of
business and industrial zoning, and relatively low existing
densities. While West Mewton and Newton Centre do not have as
much business zoning, existing densities are relatively low
in these centers, allowing for the possibility of substantial
growth. West Newhbon is advantageously located, while Newhon
Centre is a very popular business and shopping ares.

Newton Corner s development envelope is being absorbed by the
aspate of new development tabking place there. However, there
remains in Newhon Corner the capacity for over 655,000 square
feet of new development.

Newton Highlands (the Bovlston Street portion) and Lower
Falls are also advantageously located on regional routes and
are presently underdeveloped. While not well =situated,
present development density at Fow Corners is very low, so
that considerable development capacity exists. The total
development capacity of the remaining centers (Auburndale,
Upper Falls, Thompsonville, Waban and Oak Hill) represents
only 3.9% of the total development envelope, but local
impacts would be substantial.

THE RESIDENTIAL DEVELOPMENT ENVELOFE

Table 8.6 shows the present as—of-right residential
development envelope in Newton’'s village centers. The data
suggest several conclusions:

1. The capacity of Newton’'s as-—of-right zoning to produce new
haousing units in the village centers is very small. The
total capacity of 7590 new units represente only Z.6% of
Newton’ s present housing supply.

2. The 730 new units that could be added also represents &
modest increase of 18% over the existing number of units
within the vilage center study boundaries.

F. The residential development envelope is only 6.2% of the
non—-residential envelope, indicating that the "village®
character of Newton could change over time. That is, the
centers could become large commercial enclaves devoid of
close—in residential neighborhoods that help give many of
the villages their present character.

4, Except for Upper Falls, Thompsonville, and Fouw Corners,
the number of new dwelling units that could be added is &
relatively small proportion of the units presently within
the study areas. In Newton Centre and Mewton Corner, the




residential envelope of 23 units each is dwarfed compared
to both recent and possible retall and office development
irn these centers.

In sum, there i a large imbalance in development
opportunity in Newton’'s village centers, as the as-—of-
right developnent envelope ie almost exclusively
commercial in patwre. Also, the city is commercially zoned
far beyond the needs for economic development and the
ability of the markeitplace fto absorb that growbth,

The development expected to take place ranges from
asuburban stvle officesshopping centers to wrban
corcentrations with underground parking. The "devel opment
madel " approach provides the aopportunity to measwre the
affect of increased density on each center.




TapLE 8.4

THE FRESENT DEVELOPMENT ENVELOFE: NOM-RESIDENTIAL GROWTH THAT
COULD OCCUR ITH NEWTOM S8 YILLAGE CENTERS.

CENTER COMMERCTAL/RETAIL - OFFICE TOTAL
Existing Floar Existing Floor Existing Added ¥ Added
Fleoor Area Floor Area
[ATogc = May Be Araa May Be
(OO0 g) Added fAidded

All Centers 3714.%  2534.6 1g4=.8 G7I2.5 UaaB. 0 2,267.1  220.7

Auburndal e 181.5 b&H. 7 144.7 x01.8 E25.8 THEB.E 0 11341
Chestnut Hill 944.1 1192.4 1832 ELHZZ. 1099 .35 4818, 1 473B.O
Thompsonville 42.7 1.9 274 &5, 3  A9.8 A7 . 2 P& A
Fouwr Corners 109.8 4,7 Be.7 166, O 169.5 ECQ.T 136.1

l.ower Falls 17.6 81.4 138.6 316.2 156,42 F97.6 254,35
Mewton Centre 4465, 5 270.8 241.8 TEE. 707 .3 1024.7 144.9

Newton Corner 4&8.7 12%.8 7ol TEl.4 L1469.8 55,7 TH.0
Mewton

Highlands 243.4 150.8 52 379.4 2055 S10.2  172.7
Mewtonville 476.7 o 180.8 145.8 1143, 7 ARE.S 1324.,.3 212.8
Nonantum 7Y b 217.8 81.0 1405, 8 FAH0L b LHZL. 6 449,77
Oak Hill 5.9 0 £ G0 17.9 5.9 17.9 3034
Chestnut

Fl.é& 0.9 99.2
101.6 88.4 H7.2
77.0 &a D 8.1
H15.7 1048.35  176G.73%

Elliot BE.,7 14,0 7. 89
Faettie Square 45,2 Hal 883.4
Wabhan . 74.4 l.é 2.6
Mest Newbon BTEE 182.8 S40.4 8

o~

o
o
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TABLE 8.5

THE FRESENT DEVELOPMENT ENVELOFE: THE VILLAGE CENTERS RAMEED
IN ORDER OF NON-RESIDENTIAL GROWTH POTENTIAL

Fercent of Fercent of
Tatal Total
Existing Added
1. Chestnut Hill 19.8 9.2
2. Monantum & a D 12,2,
Ze Newbtonville 11.2 1.8
4., West dMewton 1i.4 8.5
. Newton Centre 12. 8.4
6. Mewton Corner 21,0 S.3
7. Newton Highlands 5.3 4.2
8. Lower Falls 2.8 A
2. Auburndale Sat? FL0
10. Four Corners .0 1.9
11. Upper Falls — Chestnut Elliot 1.6 "7
12. Upper Falls - Pettee Sguare 2.4 "7
F. Thompsonville 175 .5
14, Waban 1.4 el
15, Uak Hill .1 .1




TRABLE 8.6

THE FRESENT DEVELOFMEMT

ANMD AS PERCENT OF NON-RESIDENTIAL

CENTER

Upper Falls -
Fettee Square
Chestrnut Hill
Newtonville
Nonantum
Thompsonville
Upper Falls -
Chestnut /Elliot
Wegt Mewton
Mewton Centre
Newton Corner
Four Corners
Newton Highlands
Aubwr-ndal e
Waban
Lower Falls
QOak Hill

TOTAL NUMEBER OF DWELLING UNITS IM NEWTON IN 1980;

NEW
UNITS
ADDED

154
1353
89
81
73

=0

#%% Non-Residential Floor

ENVEL.OFE:

RESIDENTIAL GROWTH THAT
COULD OCCUR IN NEWTOM 'S VILLABE CENTERS VS EXISTING UNITS

DEVELOFPMENT
A EXISTING

ADDED LNITS
100.0 154
15.8 154
10.5 849
11.2 724
=58.9 124

1.2 23
Pel JEO
11.2 206
7.8 394
S0.0 42
4.8 H1E
b2 211
5.9 o4

0 100

o 48
15.3 48993

AGrea Added

ADDED
RESIDENTIAL

Floor Area
as a Percent
of Total . ®*x

174, 2
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