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and concarn of the land
that are being experienced throwohout
in the willage commercial centers.
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The study was desi roohases, sach phase
Duilding on the next so that effective input of all citizens
FMewton can be obbtailned.
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in which the study was announced and its

v presented i meetings before the osed

Eoonomi o Devel opm ior, and a
conducted by the Mewbon Conservators and

of  homen Yoters. In cooperaetion with the

L opment Commission, & full ale citizen

lon process was also designed in this phase.

IT. s, Lo @raming and discuss the development
and problems from a city-wide as well as village
sive, The problems of tradtfic, parking, whan
design, zToning and the economy are examined and presented
in swrvey reports for o each village center. '

ITI. An alternative plang phase, to exanine and discuss a
npumber of alternatives for the future of the village
centere, and the impactes of the alternative fubtures on the
City e gquality of life.

IV, & final plan phase, to prepare consensus plans and the
necessary soning amendments and other public actions
necessary to achieve 11,

This survey report is one product of Fhase 11, It presents in

11l the findings of fouwr months of study, and 1s organized
foallows: Section 1 highlights all important findings,
Sections & through 8 present the resulbts of the detailled
atudies in each sublisct areay; & summary of findings is
prroy i ded at e @f reacding
and wnderetanding the whole.

the Dheginning of each section for ea
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srpviranment for pedestrians.

Land wses in the ares have, for the
ity characteristic of

at wvery low o

Exieting public and privaele open space uses and rights
, ptmwld@ possible phyeical limits to further commercial
pansion bevond the bounderies of the Fouwr Corners study

ST E .

5

ert counts of traffic on Walnut and Beacon Streete
indicate that these streets accommodate moderate Lo hosavy

ed upon the volumes and recent counts of turning

mmvvmwntwq the Beacon/Walnut Street intersection should
and doss operate at a high level of servi during bath
a.tm. and p.om. peak howrs

Fowr Cornere hase an estimated swplus of 100 parking
spaces; bthe supply of spaces relies exclusively on the
prtvate sscbor.

=atlon in some areas, as drivers
closest to their shopping or

There may be some Cong
contensd for the spaces
destinati om.

Duisl ness

An estimated total of over Z50,000 sguers feet of new non-
!h:td@n%;ql fWer gspace could be developed in Four Corners
under prese ONLNG, an e of 136K

Most of this estimated development would coccur in the form
of three story office buwildings with related surface
parking lots.

imated total of 21 new dwelling unite could b
=-af-right in Fowr Corners under present zoning. This
r@pr@&@ntm arn increase of HOYW over the pre 1 exdieting
i ts.

Located alt the intersection of bwo of MNMewbton ' maior
streets, Fouw Dornere e accessible to a bhroader citv—wide
mar ket , an important factor influencing growth potential

of this commerclial &res.
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Tole unusual

ara ohae

: acteriosd
where retsail and business
tivities tend to be concentrated,
e nelohborhood convenience

3, bhers o oone center thalt can
“downtown®, al g Mewton Centre coe

by & substar

services and governmaental ac

o,

ot the villag
village cente
o what rales esch showld play in the

an dmportant
prasent role
o forge & oo
Futiure

study is to determing the

i the Citw's sconomy and

Therefors, the "market orientation" of fthe reltail zinesses
Ao mach cenbter wes examined and categorized into three
orientations: neilghborhoeod, community/clty—wide, and oity-
wide/regional. These characterizationsg were made on the basis
of the tyvpe of and what is considered by market
researchers to be ifts normal market ares. For example, &
amall wvariet oo delilcatessen normally serves a
convenienos 2. AR avtomobile desler, large plumbing
supply outlet or discount store normally serves a wider
community or city-wide market. Large shopping malls or office
compl exes and emplovment centers tend to attract shoppers and
business from bthroughout the metropolitan area. Albhough the
Chestnut Hill Mall and shopping center may conteain small
shops, the area as a whole is & regional attreaction.

Thers is & mix of businesses in all village centers, bult some
hawe a much wider range of goods and services than obthers,
Most wvillage centers also contain busines - whose market
arigntations vary, 8o that with the exception of Waban and
Oak Hill, there are no centers which can be considered purely
meighborhood, community-—-wide or regional in nature. However,
it odis possible and appropriate to estimste the amount of
business +tloor area in each village cernter oriented in each
of T

ALY .
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hoodisruss the
o i i Enl= e wilth o speclal
snphiasl s devoted to those aress which are "perceived” as {the
e, auslly the central commercial block.?
Within this discussion, emphasie s furither pleced on the
guality and clarity of entry (gateways), "spatial definition®
ithe guality and continuibty of the commercial edge and the
space formed by the hullding massing scheme! and the effect
ot these elements on the perception of the viewsr. Other
: itive and negative aspects specific to the center are also
diecussgd,. Considerations such as areass of negative

idential fcommercial interface, the rale and extent of
vehiicular/pedestrian participation in the space, as well as
tacade/sigrnage problems, sre examined to preovide insight into
the many nirgly wnrelated elements within the cer i
contribute to ouwr perceptions of it as an eovironmental
wheol e

foentral

FINDINGS

y

Figure 2.1 presents the findings of the visual survey.

Fouw Corners is primar-ily an avto-oriented commercial strip
and lacks scale and a sense of place for auto drivers and
medestriane. There is no gateway or entry into this area
beyond the view of the many signs vying for attention.

The gas stations which appear on three of its fouwr corners
are typilcaliy open in appearance. This lack of & "hard
vartical edge” translates into poor epatial definition.

Beyond the intersection, to the wesel, & small plaza ares
facade/signage treatmaents and suffers
further from a poorly defined parking area which faces
urnbuffered toward restdential structures to the murth of
Beacon Street.

grampl ifies pooe




Formatlon on exd
Lived From bhe f 5 L
egated into the Categories shown in Talb 2.1 and filoguwre D1,
tabhle shows for eac 55 . ancunt of land ares in acre o
sach wuse, the amount of commercial, office and industrial filoor
ares in square feet, the mnumber of dwelling unite located within
the willage cudy boundaries, and the Floor fAres Ratio (FARY) of
the non-residential builldings. (The concept of :

in Sgpotion 200807
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itllustrated

FIMDIMGS
The arsa chosen {for the study include
ial, office and residential wses. The non-resi
the most part extensive in nature, oharact
unded by parking. The density of these 3
tvpical of subnurban stripe of this character and

a miv of low densitwy

7

dential uses

lavout .

Mewbton Uemetery and Cold Spring Fark provide extensive open space
buftfers between Fow Corners and the nelghborboods west and
northwest of the study area. The Sudbuwrey and Cochituaste viaducot
rights—or-way also buffer the eastern edge of Fouwr Corners.

Located beyond the small sehopping center on the east side of
Walrat Streelt above Beacon Streelt sre parcels containing
transitional wses. That js, they are former residences converted
to bhusiness {(office) use.

TeELE 3.1 ERTSETING LANMD LEE CHARACTERISTIOCR

LAND AREA FLOOR AREA DUWELL ING
IM_ ACRES I _Si, FT. FAaRY WMIT

idential

Girngle Family - el =7
2 oand F Family e ——— 14
Apartmentes/Condos o b 1

mmercial
i e E.
Industrial Manufachuw ing

Miwed lUse - mostly Uommercial 0 - e e
Miseea L) 1y Residential 0o
Trarmsportation  arking N
] ittutional ey - - o
Spaces Hecreatlon ' RIS e o -
tacant Land g ) - ‘ e e
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This ot conveys the results of the manusl utomatic
tratsic counting program inittiated in Ootober together
wi th pre-ewisting traftdic count data, from previous ity
aibs and conswltant studies, made avallable to wus by the
st Planning and Public Works Depariments.

hisctive of assenbling available information on traffic
=, intersection geometrics, and existing traffic
was bto oreste a "Hase Lase” tradffic scenario againzt
alternative fuluwre scenarios can bhe compared in later
= of bhe study. Since the principal traffic impact of
Conal devel opment in any center will be the generation
aodcded volumes, it was important to have reasonable
Limates of existing volumes on key streets.

Iro conducting the traffioc swveys, we nobted existing
intersection geometry and traffic controal, pointing owt where
thess creste or accommodate present-day bottlenecks. We also
tried bto identidty parallel routes most likely to be used as
ottlensck bypasses by drivers familiar with existing traffic
concid tdons. ' :

e used the Level of Service methodologies for analyzing
signallized and wunsignallized intersections to characterize
existing operations, with one important caveat related to
signal lized intersections: signal phasing and timing paetterns
umad at such intersections were nobt thaoase in current
operation. We desmed it more wseful to {
allocation of signal gresen time based on existing tratd:
volumes, in order to be able to compare operations given
potential capacity and exisbing volumes, with future
operations when these volumes can be assumed to incresse with
different development scemnarios. Thise approach corresponds to
the "planning’ approsch to traffic operations analysis,
comparad with the more fine-tuned "engineering! approach
which ie appropriats when one ie actusally involved in

irtere ion design. Thus, the reported Level of Service

may not carrespond with current dedly expe mee at existing
zigrallired intersections operating wibth le =tlan-—iceal
rik g ane timing.




FOUR CORNERS

Traffic Conditions

Four Corners is the small commercial area at the intersection of Beacon and
Walnut Streets, between Newtonville and Newton Highlands. Both these
streets are major travel routes within Newton, carrying moderate traffic
volumes. At their intersection, the major commercial activities include
gas stations on-3 corners, the Heartland Drug Store, several restaurants,
and a recently-built office building on the northeast corner. The inter-
section is governed by a simple, 2-phase traffic signal. There are no
separate turning phases, but there is ample room on all 4 legs for straight
and right-turning traffic to bypass gueued left-turns.

Automatic 24-hour traffic counts on Beacon Street east of Walnut, and
Walnut Street north of Beacon were conducted by Newton Public Works
personnel during October 1985. The results of these volume counts, .
factored to represent 1985 Average Daily Traffic (ADT), are illustrated in

Figure «4.1.

Peak hour turning movement counts in the area were also made during October
1985. These counts were adjusted to represent average annual existing peak
~hour traffic volumes; the resulting volumes are depicted in Figure 4 2
Peak hours observed from these counts were 7:45-8:45 AM and 4:45-5:45 PM.
No noteworthy delays to vehicles were observed during the traffic count
periods, although left-turning vehicles must wait for opposing traffic to

clear before moving.

Existing operations at the Beacon/Walnut Street intersection were analyzed
using Level of Service analysis procedures for signallized intersections.
The purpose of the analysis was to determine how well this intersection
could function, given its present geometric design and ideal or desirable
signal timing, and existing traffic volumes, as a measure of how much

potential capacity at the intersection is presently utilized. At a later
phase of the study, projected volumes can be compared against present
volumes, assuming an optimal traffic throughput at the existing intersec-

tion. -

The results of this analysis are illustrated on Figure 4.3, As can be
‘seen, this intersection currently functions at a high level of service (B)
during both AM and PM peak hours.
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Mawbon Asses
proviodes & measuwre of the diffarence betwsen an a
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The parking suwvey was

e parbking inventory was prepared
intormation provided by the NMewton Deparitments of Fublic
Works and Planming and Development. T
all ]
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= A parking
. Foparikting Use survey

nwventory (figure
supplyvSdemand analves

g (figure .2
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am field surwve:

e inventory identifies
aval la Lcooand private, on- oand offestre

metered, parking spaces Iin the sbudy areas,

}

moste

aprking e
A bant

sl Sdemand analvsis wes performed by bhe
1 computerized Land wse data provided by the
e, and bhe above pearking data. Thise analvsie

e ol

[

parking demand and actual supply.

conducted on
‘Y

Satwrday, November 9

o

betweer the hows of 12 noon and & p.oo. The survey consieted

pmimar iy of ob
in ]

rving Lthe number of cars parked on streets
slation to the amount of spaces avaellable on those

streats. The stresets surveved were DBeaconwood Rosd and

Brentwood Avenue. The purpos

s orf The survey was to document

any problems of spillover parking from bosiness in

e

dential areas.

SLiMMaRyY  OF FIMDINGS

)

Sunply and Demand

timated swplus of 100 parking

Fewr Dorners Mas an e
apaces. Ihle swplus is distributed fairly svenly
throughout the area.

The supply of parking relies exclusively on the privete

as thers i presently no public on- or off-street
Foe busin [rLbm g e . @lthough Heartland drugs
space for parking from the Cilty.

pialySdemand analysis, it was obssrved that
Lhe ares was nob used bto ite capacity abt any Lime during
the Satwrday peak period.

i
1m0

Fr-iday parking demand may be high for certain busineses,

soand from



the results of

. There i an

supply and demarnd
cimated surplus of 100
T

and sach block contributes
mf ﬁuleu%

oo bhat surplus. The least
ig dn blogk S5402% where most of bthe retail
are located. Alec indicated in the total
o or aff-streelt spaces in the area (Farking
ted with opern spsce or institutional uses are

business supoly.)

ERISTT

O the day suwrweved, none of the parking o wenre Fullo et
sny Time during t LE noon ta 25 pam. par od. Howewver , theres
wars locations of rapid twnover whers some problems were

: wvxhlemw create the impression that Four Coroers
I area, when in reality the principsl problem is

5 Lhe average customser o park in front of the

door of L ness hesehe wishes Lo viseit. These isolated
prahlens are rharautmrxafmr of conveniance-oriented Duginess
T

There was no business related parking observed on the
residential streets, nor should any be eupected given the
fairiy large surplus of HPACEs in private parking lots.

TapleE 5.1 FOUR CORNERS
FaRki ING SUPPLY AND DEMAND BY BL0OCE
SEC/BEL DEMAMD PRIV OFFST ONET FLIEL SRFLY  SURPLLUS
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Thie report presents the results
zoning in Fouwr Corners. The puarpose

prrovide an understanding of the present and futuwre
cdevelopmant enviranment of the study area. or Lo answer

several Dbasic questions:

1y How much growth die allowed by present zoning?

21 How much of this growth could most 1ikely ocowr in
this village center?

o obWhet will this development most likely consist of and
laak 1Tike?

& fouwth, and equally important guestion, (whalt will be the
impact of this growth™) will be examined in the next phaszse of
the study.

In order to answer these guestions, the following anal ye
eatimations were performeds:

[

The Zoning Envelope:r This estimates the totsl 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
“"age-of-rightt capacity of zoning i every parcel of land
WS & ] o to the fullest exte allowed by present

clesseer ] oapie

EONING.

The Development Envelope: This is an estimate of the amount
of development that couwld and is more likely to ococw when
timg and recent development ile considersd along with

f it ozoning. This development envelope, or wnbrella,
cambiines the concept of zoning “right” and the realities of
the marketplace to produce & more ressonable sstimate of 1long
term ey spment that could occur Yas-of-right" or without
special permit.

mtation of the
lopment that esists, hes been recently built, or
el dn the ares, and s most likely to be bhuilt in the
abhle future.

£ Development FModel: This is
Bind of dewes
PrORos
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Qoo in

related surfac

o An estimated tobtal of 21 new dwelling unite could be built
ag—at-right in Fouw Corners ander present zoning. This
represents an inorease of S0% over the present 42 existing
Ll e

* Lkecated at the interssction of two of Newbton's majior
Vﬁtremfm Fouw Corners s accessible to a broader city—wide
‘ arn important factor influencing growth potential
of this commsrcial area.

WHRT 15 Fé

The Floor Area Ratio FARD is a
intensity. It the ratio of a bullding s total floor
za to the sise cs o site. A one-story building covering
entire site ar paPC£1 Paﬁ an FAR of 1.0, A three story

building of 1004 ¢ arn FAR of 2.0, The same
bri lading covering te has an FAR of 3 x 50, or

zimple measure of development

FLLOOR aREA RATIOS TLLUSTRATED

FAR  Entire lot area 112 1ot area 114 tot area

v@m%——@

05

——AE R

_ Floor Area Ra\lo

WHAET TS THE ZOMING ENVELQSET

The zoning envelope is a measure of the amount of de
allowed by the provisions of the existing zoning ordinance.
This &«llowable development is expressed as total non-

'




cdertial floor area and number of cdewelling
o each parcel of land and +or

W Y

loor arres g determins
Fothe Toning
' ele

might ooowr
@ sehiown in

TrBLE ©.1

EFFECTIVE MAXIMUM @5-0F-RIGHT FLOOK AREA RATIOS ALLOWED
BY THE EXISTING ZOMING ORDINAMCE

Zoning Districts/FaRs
Tvpical Develaopment BAg ara) BE L. M
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; BITE T
&mplxed oy the & 1; meimg in the study showr on
i e ’ o bhe zoming envelops ares as follows:

ares ratios and wumit

Thie Zoning Envelops in FOUR CORNERS
. DOMMERCTAL FLODR AREA ALLOWED 42,377 e.f.
OFFICE FLOOR AREA ALLDWED 71,745

. DEELLING UNITES ALLOWED 2

FRESENT AND RECEMT DEVEILLOPMENT

ume that &1] properties will be
raedevelopaed Lo aimum allowable., Therefore, ags estimates
o tual possid devel opment, the figures are very high and
do not represent & realistic pictuwre of the amount and tvype
of development that couwld actually oocouwr. Market forces and
sulting rent levels, economic constraints, construction
e and site constraints must also be considered. These
factors greatly temper the amount and density of devel opment
that does and will most likely occocur in many of the village
centars,

The above estimstes @

Thereftore, allowable FAR '€ musl be compared with those
obtained from recent development, or development that has

besn proposed or s under construction.

Table B.Z shows the FAR's of commercial projijsechts most
recently proposed or under construction that have been or may
be peraitted as-of-right under present zoning. Many of thess
projects include surfoe parking structures =0 that the
resulting FAR s, or actual office buwilding floor areas, are
1 e than allowable., That ig, despite the intensity of the O
gtormy office development uander construction at 29 Cratts
SGtreet, Newbtonwville, (FaR 20220 it would have besn buillt to
an aeven ogreater intens ity had all parking been planned to be
underground. Based on Mewton s strong office and retail
markaet and the resulting high lamd valuess, 1t is eupected
that development of underground parking will become the rule
ratthar than the exception in areas such as Newbton Corner,
Chestnut Hill and Mewbon Centre.

In ather village centers, recent development has ocowrred at
congiderably less density, Burface parking lots are more the
tule that the srception in these cenbters. Land values and

marketabhle rents result in an sconomic environment in which
the Ysubwban style” development s feasible and economicallsy

desirable,

Tt showld aleo be noted that a number of these developmentes
Frave had the beneftit of the parking credit, so that the
sobusl floor sarea rabtio obtalined was higher for the

ii

i



desewl opment that actually took place than

the Fuiil parking reguirements had

e hand, the popularity of aress such as

oL oe devel apmernt

scddi Lional parking

il omn Copener

TEHBLE 8.8

FLOOR aREA RATIOR (FaR) FOR DENVELOPMENT PROPOSED ORF UNDER
COMETRIMZT IO ‘

ot
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REMELCPMEMT
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! offices,

prar b d Mg il Benmett 5. O 846 RBE
aftices, 7

parking 7E Lewington St. .48 RE

CHESTNUT HILL
Lo 3 etory offices,
1 iy retall,
underaround
parking H200 Roylaston St Z.58 0 BA

MEWTON CERT
1., 4 story offices,
narking garage PE20 Centre St. 2.8% bR

MEWTON CORMER
1. 4 story offices,
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e & story offices,
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surfacs parbking 459 Watertown 0. 55 MG

MEWTOMVILLE
e 8 story offices
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