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NEWTON CORMER SUMMARY REFORT

22,0 INTRODUCTION AND SUMMARY OF FINDINGS

INTRODUCT IO

The Newton Village Study is a two year effort to examine and
prepare & comprehensive plan for the fubwe of the City's
fifteen village centers. The stuwdy was begun in response to
the growing community awarensss and concern of the 1and
devel opment pressuwes that are being experienced throughout
the City,particularly in the village commercial centers.

The study was damignéd to have four phases, each phaﬁé -
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 a
land use forum conducted by the Newton Conservators and
the League of Women Voters. In cooperation with the
Economic Development Commission, a full scale citizen
participation process was also designed in this phase.

1T. A swvey phase, to examine and discuss the development
issues and problems from & city-wide as well as village
perspective. The problems of traffic, parking, urban
design, zoning and the economy are examined and presented
in survey reports for each village center.

I17. An alternative plans phase, to examine and discuss a
number of alternatives for the futuwre of the village
centers, and the impacts of the alternative futwes on the
City’'s gquality of life.

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

An essential part of each phase is a full—-scale public
participation process consisting of city—-wide and village
meetings.

This swrvey report is one product of FPhase II. It presents in
detail the findings of fouwr months of study, and is organized
as follows: Section 1 highlights all important findings,
Sections 2 through 8 present the results of the detailed
studies in each subject area; a summary of findings is
provided at the beginning of each section for ease of reading
and understanding the whole.



VERALL. SUMMARY OF FINDINGS

= Newton Corner has clearly become regionally oriented in
development character and outlook. It has lost its
Mvillage! center atmeospshere and is rapidly losing its
neighborhood convenience function.

- The center is very wban, but the automobile dominates the
scane with regard to traffic and recent parking garage
construction. The center’'s larger wban images, the
Turnpike air rights development,is stark and inaccessible
by pedestrians.

* Newton Corner is becoming very dense, as new development
fills up lot line to lot line. Office development has been
sushstantial , and new upscale retail space will cater to
the oftfice worker rather than the surround:ng
neighborhoods. :

* As it s a major access point for the Mass Fike, traffic
is heavy in the "rotary". The traffic is exacerbalted by a
large number of uncontrolled merge/weave points where
vehicular conflicts are freguent.

* The level of service of the Washington/Fark/8t. James
Street intersection will probably not improve as a result
of urban systems construction, since the construction is
not designed to add capacity.

= There is a large parking deficit in Newton Corner, mostly
the result of application of the parking credit. Deficits
aoccur in those blocks where recent development has
ogccurred oF is occuwrring.

+ PFublic parking w1]] need to be increased to offset this
deficit.

« There is some intrusion of parking in residential areas.
This will grow as the area develops further.

» Despite the growth that has occdrred here, present zoning
allows significantly more growth, up to 654,000 square
feet more than existing base of 1.Mbm1]11mn.

« There are a number of vacant and underused parcels to the-

west along Washington Street. It is expected that growth
will occw here, as presently allowed by zoning.



MEWTON CORMNER SURVEY REFORT
Z.2.1 MARKET ORIENTATIOM/THE ROLE OF THE CENTER

Most of Newton’'s retail business and service economy is
located in the City's 1% village centers. While there are
substantial activities elsewhere (e.g. 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 =sire. Mozt medium size cities are characterized
by a substantial "downtown'" where retail and business
zervices and governmental activities tend to be concentrated,
and perhapse a number of smaller neighborhood convenience
centers or strips. In Newton, there is no one center that can
he called the City's "downtown", although bNewton Centre comes
closest. :

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

Therefore, the "market orientation” of the retail businesses
centar was examined and categorized into three orientations:
Neighborhood, community/city—wide, and city—wide/regional.
These characterizations were made on the basis of the type of
businesse and what is considered by market researchers to be
ites normal market area. For example, a small variety store or
delicatessen normally serves a relatively small market and is
considered a neighbarhood convenience business. An automobile
dealer, large plumbing supply ocutlet or discount store
normally serves a wider community o city—wide mnarket., Large
shopping malls or office complexes and employment centers
ternd to attract shoppers, and business from throughout the
metropolitan area. Although the Chestrnut Hill Mall and
shopping center may contain small shops, the area as a whole
ig 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.
Mozt village centers also contain businesses whose market
orientations vary, s that with the excephtion of Waban and
Ozk Hill, there are no centers which can be considered puwrely
rneighborhood, community-wide or regional in nature. However,
it is possible and appropriate to estimate the amount of
business floor area in each village center aoriented in each
of these wave.

in each



FINDINGS

Table 1.1 and figure 1.1 describe the present orientation of
Newtan Carner, which has clearly become ‘'regionally-
oriented". The development of the Gateway Center and the
office complexes recently completed or under construction
have shifted the {focus aof Newton Corner away from
neighborhood conveniences. 0Older retail establishments have
given way to "upscale" retail oriented to serve the
burgeoning office employment. The intersection of Washington
and Centre Bts., dominated by the Gateway Center and One
Newton Flace, is now a densely urban lplace with =a
metropolitan outloeok.

Newton Corner ‘e business mix
automotive services. These u
and retail uses.

esently includes a variety of

pt
ses will also give way tao office



TABLE 1.1

MARKET ORIENTATION DOF BUSINESS ACTIVITY IN NEWTON CORNER
BY BLOCE AND FLOOR AREA

Bloch Flogar Area

1. Neighborhood 12004 FIE22
Convenience Shops 12010 23915
and Services 2012 47044
71001 1979

71002 Z6H5BE

7L 4774
710608 I11z8
Sub Total 142752

2. Community—wide 7100E ZE20
Business and 71007 787%

T1008 173189
Sub Total 2I5E8

I. City wide/ 12004 T4284
Regiconal Shopping 13009 &7751

Centers and 12011 542194
Services 71004 847594

7 LOOS QOO0
FL007 113870
7anol BP0

Subr Total F01457

Total 108678357
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NEWTONM CORNER SURVEY REFORT
Za 2.2 URBAN DESTGN AND ENVIRONMMENT

INTRODUCTION

I the visual suwrvey we have endeavored to discuss the
genaeral environment of bthe Village Center with special
emphasi s devoted to tho areas which are "perceived” as the
"caentiral core', (usually the apvbral commercial bDlock.?
Within this discussion, emphasis is fuwrther placed on the
agual ity and clarity of enbtry (g EWays) y "spatial definition
graal ity and continuity of the commercial edge and the
g sohemns) and the effect
Lon of the viewer. Other
sitic to the center are also
hoas are of negative
intertace, the role and extent of
icular/pedestrian participation in the space, as well as
@/H1gnage problems, are examined Lo provide insight into
egmingly wirelalted elements within the center which
: Pbhute to ow perceptions of it as an environmental
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Figure 2.1 presents the findings of the visual survey.

NMewtorn Dorner functionsg visuwally as bthe largest of Newbon's
city-wide gatewayvs, while displaying an uncharacteristically
wrrban image. In this area taller commercial structuwres
function to provide & "sense of encloswe” and a pleasing

e al definition” 2ite the great width of Washington
Street. Here agein, the avtomobile dominates the streetscape
and, although much of the arsa is under construction, it
appears that significant auto/pedestrian contlicts might

prasent a problem.

Teo the soath upon entering this center from Centre Street the
entry is clearly defined vel mided in visual appearance. The
low commercial buwildings to the left and the library to the

Land in stark, human scale conbtrast Lo the larges

WL,

rright
ur-bran dmages looming ahead (Howard Johnson s Motor Lodge and

the Mass Filkead.

morth (on Galen 2 oand east (on Washingbon

Sty the sense of entry . 1 proncunced and the
el spe suffers from more poodevelopment.
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PAUL C. K. LU AND ASSOCIATES

69 Trapelo Road Belmont, Massachusetts 02178 . " (617)484-4022

FIGURE 2.1
URBAN DESIGN AND ENVIRONMENTAL STUDY

GLOSSARY

Area or Structure of Historic Value- Areas or s&ructures (buildings)
which are listed on the National Register of Historic Places.

Area Requiring Streetscape'Improvementé— An area which exhibits the;
potential to benifit greatly from one or more of the follow1ng im-
provements:

Street trees

New or an improved quallty paving
Defined limits (curbing, bollards, ete.)
New lighting
Street furniture

0O 0 0 o0 o

Area Under Construction- An area whooe full v13ua1 condltlon cannot
be determined at this time.

Asphalt Dominated Landscape- Area contalnlng large expanses of un-
buffered parking areas.

Buffer Planting- Plant materials arranged to screen or mollify the
visual impact between contrasting or conflicting views.

.Building at Commercial Center or Commercial Building- Any building
at a commercial center usually, cormercial or imnstitutional (church-
es etc.),which serves to define or deliniate that center.

Cohesive Massing- An arrangement of buildings]structurgs and major
components thereof which interrelate.. clearly providing a uni-
fied appearance. ‘ S

“Dominant Industrial Theme- Area of 1ndustr1al Lm'heav11y commer01al
functlon and visual identity. o :

Exemplary Edge at Commer01al/Residential'Interface— Edge condition
which should serve as a model where visually and functionally dis~
similar structures/areas exist.

Facade/Signage Conformance- Existing or improved facades and sign-
age which are visually attractlve and contribute to a v13ua1 co-

hesiveness.




High Speed Vehicular Orientation- An area whlch accommadates high .
speed traffic while enduring all attendant nuisances (noise, ve-
hicular/ pedestrlan confllcts, pollutlon)

Intimate Streetscaoe- Streetscape with espe01a11y small scale el-.
ements, spatial relatlonshlps and structures.

Lack of Architectural Continuity- Dissimilar types of structures
which relate poorly to one another. .

Lack of Spatial Definition- Insuff1c1ent vertical elements or poor
arrangement of those elements whlch result in a. space w1thout clear
limits or enclosure, .

Mixed Visual. Identity- An 1mage resulting from a comblnatlon of both
pos1t1ve and negative visual elements. ,

Negative Area at the Residential/Commercial Interface- An area lack~-
ing in sufficient buffer systems where conflicting residential and

commercial uses meet.

- Negative Streetscape Idéntity- A section of the streetscape where
many components result in a visually unattractive whole.

Negative Visual Identity- An area whose many components result in
a _visually unattractive whole.

Non-Commerc1al Structure-Any structure (bulldlng) other than com-
mer01al

Parking Lots Requiring Improvements- Parklng lots which suffer
either visually or functionally from a lack of the- follow1ng typ-
ical components:
_ o Defined limits (curbing)
Defined access/egress (curbing signage)
Paving
‘Sufficient planting buffers at the perlphery
Sufficient plantings within
Poorly organized parking scheme

o 00 .0 ©

Pedestrian Orientation- Disposition toward functional accommodation
of the pedestrian (alley ways, uninterrupted sidewalks, linkages to
other areas, off street parking),

Pedestrian Participation- Abundant pedestrian activity.

Pedestrian Scale- Small in scale- of a size that relates to human
scale visually and functionally.

Pedestrian Scale/Vehicular Participation- Small scale structures and
spaces which appear accomodating to the pedestrian yet are dominated
by the automobile,




:Pedestrlan/Vehlcular Confllct— The result in areas where pedestrlan
and vehiculaxr c1rculatlon meets unsafely. .

Perceived Point of Entry- The p01nt at which a sense of entry is.
defined and most clearly experlenced while e11c1t1ng a moderate
to negatlve response from the viewer. :

Percelved Point of Entry (Visually Positive)- The point. at which a
sense. of entry is deflned most ‘clearly experienced, and attract-

ively enframed.

Point of Clty-Wlde Access/Egress- The point at which the traveler
(motorist) enters/exits the City of Newton.

Poor Contextual Relationshipf Poor integration of conflicting uses.

Poorly Articulated Commercial Edge- Improper placement of commercial
buildings and related elements regulting in a poor visual relation-
ship with the street and poor visual linkage between the bulldlngs

themselves.

Poorly Utilized Pedestrian Linkages- Pedestrian llnkages'(alley
ways, walks and desire lines) which remain under utilized and

unrecognized.

Positive Commercial Identity- An area de01dedly commerclal in
character yet visually attractive. :

Positive Contextual Integration- The achelvement of v1sually at-
tractive interelationships between visually and functionally dis-
similar structures or areas (usually bufifer systems)

Positive Historic Theme- Attractive identity of an area rich in
history.

Positive Residential/Commercial Integration- Visual and fﬁnctional
harmony between residential and commercial structures or areas.

Positive Spatlal Definition- Arrangement of vertical .elements
which result in a visually attractive space, or spaces within.

Positive Visual. Identity- An area whose many components result
in a visually attractive whole.

Sense of Enclosure~ A sufficient number of closely spaced vertical
elements which serve to enclose the space within.

Strong Linear Definition- Buildings and associated spaces arranged’
along a long straight street (longitudinal orlentatlon)




Thru Traffic- Vehicular citculation thfough an area'br'céhtef |
(transitory vehicular participation in the space) '

Unique Sense of Place- Special character or imagry which defines
.and identifies an area while distinguishing it from other areas.

. Vehicular Domination- An area containing much vehicular traffic
and unbuffered parking areas.

Vehlcular/Pedestrlan Interface- An area where pedestrian and ve~
hicular circulation meets.

Visual Core- The ''perceived'" center of a 'commercial' area.

Visual Dlscordance- Without order and/or containing v18ually con-
- flicting elements., ’

Visually Incongruous- Relates poorly with surroundings, unharmon-
ious.




MEWTON CORNER SURVEY REFORT
24203 LAND UGE

INTRODUCTION

Information on existing land wses in the village centers was
obtained from the Newbton Assessors. The information was
aggregated into the categories shown in Tables 2.1 and 3.2
and figwe 3.1. The table shows for each the amount of land
area in acres for each use, the amount of commercial, office
and industrial floor area in sguare feet, the number of
dwelling units located within the village study boundaries,
and the Floor Area Ratio (FAR) of the non-residential
buwildings. (The concept of FAR is illustrated in Section

2.2.89)
FINDINGS

The predominant use in Newton Corner is office space. The
category "Mired Use-Mostly Commercial" is primarily offices,
s#0 that in Newton Corner close to 200,000 sguare feet of
floor area is devoted to office uses. A good portion of this
space is relatively new or under construction and soon to be

on line.

Mewton Corner is an urban place, and becoming more so as
older, smaller buildings are replaced with new buildings
covering moast of their sites. The density of recent
construction appears high because parking garages have been
built on suwface and very little setback is required.

There is very little vacant land, so that new development
will replace existing uses. It is expected that Newton
Corner will continue ta graw as a regional office center, and
ite older retail convenience uses will be replaced with
Ycomparison" retail oriented to the office emplovees.

Within the study boundary, most residential units are in
"multi-family" structuwres, predominantly 2- and 3~family
homes. The residential areas closest to Washington and
Centre Sts. in Newton and Galen St. in Watertown are most
vulnerable to the disruption occasioned by the office
develdpment in Newton Corner and commercial expansion on
Galen St.

A final note: the avtomobile and its parking garage now
totally dominate Mewton Corner. Washington and Centre Sts.
are certainly not "pedestrian—oriented”, and the Gateway
complex is essentially inaccessible except by auvtomobile.



:.;; " 1

Tabhle

EXISTING LAND USE CHARACTERISTICS

Regidential:
Single Family
2 and 3 Family
Apartments/Condos
Commercial
Office
Industrial /Manufacturing
Mived Use -~ mostly Commercial
Mixed Use — mostly Residential
Transportation/Farking
Institutional
Open Space/Recreation

Vacant Land

TOTAL

LAND AREA

PO NE TR A2 Lt

Q.37
18.16
2440

i

« 71

g
o
-

0.42

NA

NA

4.62

IN NEWTON CORNER

FLOOR AREA

DWELL. ING

IN 86, FT. FAR UNITS
- s &9
- - 248
- - 79
215,546 1.3 e
711,095 1.7 ——

0 —— —
2E3,125 2.7 -
2,800 1.8 -
1,202,566 1.73 3964
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NEWTON CORNER SURVEY REFORT

Z.2.4 TRAFFIC CONDITIONS

The enclosed reports cover each of the Newton villages
included in the current study, and document existing traffic
conditions at key intersections in each village center.

Essentially, this report conveys the results of the manual
and automatic traffic counting program initiated in October
19385, together with pre-existing traffic count data, froam
previous City counts and consultant studies, made available
toc us by the Newton Flanning and Fublic Works Departments.

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

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

We used the Level of Service methodologies for analyzing
signallized and unsignallized intersections to characterize
existing operations, with cone important caveat related to
signallized intersections: signal phasing and timing patterns
assumed at such intersections were not those in current
pperation. We deemed it more useful to analyze an optimal
allocation of signal green time based on existing traffic
volumes, in order to be able to compare operations given
potential capacity and existing volumes, with future
operations when these volumes can be assumed to increase with
different development scenarios. This approach corresponds to
the "planning" approach to traffic operations analysis,
compared with the more fine-tuned "engineering"'" apptoach
which is appropriate when one is actually involved in
intersection design. Thus, the reported Levels of Service

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




NEWTON CORNER

Traffic Conditions

Newton Corner is the major access point for the Massachusetts Turnpike in
Newton. Washington Street and Centre Avenue, the major streets in Newton
Corner, form a rotary around the Howard Johnson motel over the Turnpike,
with ramps on and off the Turnpike in both directions. Apart from Turnpike
access, Washington Street and Centre Street are major arterials connecting
Newton Corner with the other village centers of Newtonville, West Newton,
and Newton Centre, as well as with Watertown Square and Brighton Center.
Access to Nonantum Road and Soldiers Field Road is provided via Charlesbank
Road. Newton Corner is therefore a key transportation node within the
city, serving a citywide rather than merely local function, and handling
very high volumes of non-local traffic.

In addition, and partly because of its transportation importance, Newton
Corner has been the focus of development pressures within recent years,
resulting in increased trip generation in Newton Corner itself--most
notably, the Druker office development on the north side of the Turnpike.
This and other developments have been the subjects of traffic impact
studies which have supplied information about traffic volumes in and
around the main Newton Corner rotary.

Finally, an Urban Systems project is currently under construction at Newton
Corner, both north and south of the Turnpike, which will make only minor
changes in circulation, involving mainly channelization, installation of
curbing and plantings, and sidewalk-widening. The principal recent circu-
lation change of note is the designation of Washington Street south of the
Turnpike as one-way northbound only; all southbound traffic destined for
Brighton Center or intermediate points must now use Park and Tremont
Streets to Oak Square.

Automatic traffic counts, conducted over a 24-hour period, were assembled
from the Druker study mentioned above*; in addition, a new automatic count
was conducted on Centre/Galen Street north of the Turnpike. The results of
these volume counts, factored to represent Average Daily Traffic (ADT) are
illustrated in Figure .4.1. Peak hour turning movement counts from the same
source were assembled, and an additional count, at Park Street/Centre
Street south of the Turnpike, was undertaken in November 1985. These
counts were factored to represent existing traffic volumes at the major
Auburndale intersections. The resulting volumes are depicted in Figure

4.2 Peak hours observed during the recent count were 7:45-8:45 AM and
5:00-6:00 pPM. :

Heavy traffic was observed during the count periods, particularly on

the Washington Street/Centre Avenue "rotary”. There is room for 3-4 moving
traffic lanes at most points around the rotary; but there are also a large
number of uncontrolled merge/weave points where vehicle conflicts are
frequent, notably: (a) on Centre Avenue, where east- and west-bound
Washington Street traffic merge; (b) at the Turnpike Ramp A (east-bound




off) merge with Center Avenue; (c) at Centre Street in front of the Newton
Public Library; (d) on Washington Street north of the Turnpike, where
Galen/Centre Street traffic merges with Turnpike bridge and Ramp D traffic.
Newton police officers are available to direct traffic during the evening
peak hours at the Centre Street/Center Avenue intersection.

Given the large wvolumes of traffic passing through this area, the rotary
design probably handles this traffic as efficiently as it is possible to do
without major redesign and rerouting of some movements. At present, local
drivers use nearby residential streets, including Church Street south of
the Turnpike, and Pearl Street north of the Turnpike, to bypass heavy
traffic at the Newton Corner rotary.

Existing operations at 3 locations in Newton Corner were analyzed using
Level of Service analysis procedures for signallized intersections. The
purpose of the analysis was to determine how well these intersections could
function, given their present geometric design and ideal or desirable
signal timing, and existing traffic volumes, as a measure of how much
potential capacity at each intersection is presently utilized. Conse-
quently, the Centre Street/Centre Avenue "T" intersection was assumed
signallized, even though a green light at the Centre Street approach to
Centre Avenue does not indicate that opposing traffic (on Centre Avenue) is
stopped, allowing a safe exit. At a later phase of the study, projected
volumes can be compared against present volumes, assuming an optimal signal
timing and traffic throughput at each existing intersection.

The results of this analysis are illustrated on Figure 4,3 As can be
seen, the signallized intersection at Washington and Centre/Galen Streets
north of the Turnpike functions adequately during the morning peak hour,
but breaks down during the evening peak hour when volumes on the westbound
Turnpike off-ramp are at their highest levels. South of the Turnpike, the
Washington/Park/St. James Street intersection theoretically has adequate
capacity (LOS C} to handle demand volumes during both peak hours. Since
the current Urban Systems project is not designed to add capacity at either
location, but rather to rationalize existing moves, it is unlikely that
these potential LOS levels will be changed significantly as a result of
this construction.

At the Centre Street approach to Centre Avenue, in front of the Newton
Public Library, however, very high volumes on this leg of the Newton Corner
rotary make it extremely difficult for Centre Street traffic to enter the
rotary traffic stream. If one assumes a signal phasing which stops Centre
Avenue traffic to allow Centre Street traffic to exit, the resulting LOS

remains "E".

*yYanasse/Hangen, August 1980.




THORNTON
ST

g
&
}"—2’23 <1659 o &
—! TS
1086~ WASHINGTON :
/
MASSACHUSETTS  TURNPIKE //
= .
Ry = ‘L 5
% z =3 J
' . %}
2127+ %073+ ggs A 1903
g 554~y r 2198 > 285y 5-%
¥ a3
Ny
" =
z e
Ly
s P.M.
2 =
c
(o]
E‘ 17
1629 <2746 <2703
879~y |, WASHINGTON N ST
Z
MASSACHUSETTS  TURNPIKE
i
L/ =
63‘ &
3226 2394» 2979 »
o qlz.-x £
~S
u
o
S
wa

(NOT TO SCALE)

NEWTON VILLAGE

PEAK HOUR TRAFFIC VOLUMES - | FIGURE
STUDY NEWTON CORNER

SegalDiSarcina Associates |

& __

4=2

Transportation Consullants;



e NEWTON CORNER

q
Q .
Q ,
XREE A

FIGURE 41 AVERAGE DAILY TRAFFIC |

scare : 4300

L] . - - 12 e k) 1] e - “ LU
. [ o v o ] [% 2 o ™ i e ™ s P gt
DATE é
N l VV l O N V I I I A G [E S I U D Y PREPARED FOR THE CITY OF NEWTON, MASSACHUSETTS NOTICE OF THE CITY ENGINEER: THE CITY OF KEWTON DOES NOT
EEEEEEEEEEEEEEEEEEEE GUARANTEE THE ACCURACY OF ANY INFORMATION CONTAINED ON
NNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNN THE BASE MAP OF THIS PLAN, THE CITY WILL NEITHER ACCEPT
. PLANS ANS, LAYOUTS, ETC.

DERIVED SOLELY FROM THIS IN.FOR &&&&&&
Conmery Assecliates
BA Wity Wt Wmchmies, A Gwewe  $AF) PYTrRAd




KEY TO INTERSECTIONS

@

(A
\ew/

PM

AM.

PM

Signallized

Unsignallized:

left turns in/left turns out

NEWTON CORNER

¢ %
2 .
Q ,
KREE

DATE
N E VV I O N v l I D Y PREPARED FOR THE CITY OF NEWTON, MASSACHUSETTS
OOOOOOOOOOOOOOOOOOOO
BARRY C, CANNER, DIRECTOR OF PLANNING AND DEVELOPMENT

Connery Associates

scare :4300

UL, L I I L . E + 1 4 o W et

Tice GINEER:
ARANT RACY OF

™M € BASE PLAN.
APP PLANS,

DERIVED SOLELY FROM THIS INFORMATION

FIGURE 43 OPTIMAL INTERSECTION LEVEL OF SERVICE!|

%




oy

e n

NEWTON CORNER SURVEY REFORT 2.2.3 PAREING
INTRODUCTION

Thig report presents the results of the following parking
studies and analyses performed for the Newbton Corner study
AFEA .

A parking inventory (figure J.1)
A parking supply/Zdemand analysis (Figure 5.2

The parking inventory was prepared from field survey and from
information provided by the Newton Departments of Public
Workes and Flanning and Development. The inventory identified
all available public and private, on-and off-street, posted
and metered, parking spaces in the stuwdy area.

The parking supply/demand was performed using computerized
land wse date provided by the NMewton Assessors, and the
abobve parking data. This analysis provdes a measwe of the
difference between an assumed business parking demand and
actual supply.

Because of the ongoing on— and off-street construction
presently occurring in Newbton Corner, a parking use suirvey
will be conducted at & later date. However, observations of
the present parking situwation were made dwing the field
survey phase and at other times.

SUMMARY OF FINDINGS

It ie estimated that there will be a total deficit of 532
parking spaces in Mewton Corner, or a shortage of 20%, at the
time of completion and occupancy of the recent office

devel opment projects in Newbon Corner. Thalt is, the deficits
are concentrated in those blocks where recent development haes
ocourrad or where new development has been propossd.

The parking deficit appears to be primarily the result of the
parking creditlt,

Fresently, the parking supply in Newbon Corner relies heavily
on the provision of private parking (22% of the supply).
Public on—and off-street parking contribute only 10% of the
total supply of spaces. '

Farking management (eg. aggressive entorcement of regulations
to increase twnover and hence increase supply) will have
little etfect on the parking deficit. NMew public supply is
neaded. Also, elimination of the parking credit will help
prevent the deficit from ingreasing.

Farking Use Survey




1.

Our observations confirm the opinion that there is presently
gsome spillover business parking in the residential areas
north of Newton Corner. This parking occuwrs on some posted
streets.

SUFFLY VS DEMAND

Table 9.1 shows that Newton Corner has a large parking
deficit of an estimated 7% spaces. Most of the deficit (447
spaces) is the resuslt of a severe shortfall of spaces in
block 12011, comprising the Gateway and Howard Johnson
conpleses. The remaining major deficite in blocks 71002,
71004, 72001, and 71007 result from the shortfall of spaces
in recently constructed or approved office development.

A good example of this is the deficit of 107.6 or 108 spaces
in block 71004, A new 73000 f. retail office building and
15% car parking garage are under construction in this block,
the foundation permit having been granted. Without the
parking credit, this building would require aestimalbed 283
gpaces. Therefore, the shortfall of 100 spaces is largely the
reasan for the deficit in this block.

The analysis results hold true in the other deficit blocks,
indicating that continual application of the parking credit
to large scale commercial developments will result in parking
problems far more severe than those experienced today.

FARKING USE CHARACTERISTICS —— ON STREET

The on—street parking appears to occw in clusters
corresponding to the posted areas. The parking howrs appear
to be observed, so that the only parking observed was in
posted areas. There were 25 to 30 cars parked in the posted
area on Pearl Street at most of the times observed. Some
spillover parking was observed on Peabody Street as well.

FARKING MANAGEMENT

Enforcement of parking regulations appeared good, but the
erxistence of whalt appeared to be long-term parking on posted
streets indicates a lack of enforcement of posted
regulations.

%



TABLE 5.1 NEWTON CORNER
FARKING BUFFLY AND DEMAND BY EBLOCK

SEC/BL.  DEMAND FRIV OFFST ONGT FUBL SPELY SURFLUS

120064 9 b 0 0 0 S -4
12007 4 (8] 0 O §) 0 —d}
12009 ] 0 0 8 8 8 8
12010 51 2 0 ] 0 42 . -
12011 10467 HO0 0 0 O HO0 —467
12012 73 0 62 5 =¥ -4 ~é&
12013 Q 0 Q 0 Q Q Q
71001 0 0 s} 0 0 0 )
71002 145 75 0 é & 81 —-b&4
71003 23 15 0 0 0 15 -8
71004 261 183 0 0 0 153 -108
2001 164 121 0 0 0 121 — 47
731005 371 43E7 &7 4 71 508 137
71007 Z77 2873 0 0 0 20 -4
74108 & 78 0 15 15 3 87
TOTAL 2551 1809 129 8 147 1976 ~575
FRIV: Frivate off-street spaces
OFFST: Fublic off-street spaces
(IS T 2 On—-street metered and posted spaces
FUBRL. 3 Total aff-and on-street metered and posted spaces

SFPL.Y s Total public and private spaces
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NEWTOM CORNER SURVEY REFORT 2.2.8 ZONING/THE DEVELOFMENT
ENVELOFE

INTRODUCTION

Thie report presents the results of the analysis of existing
zoning in Newton Corner. The puwpose of the analysis is to
provide an understanding of the present and future
development environment ot the study area, or to answer
several basic questions:

1) How much growth is allowed by present zoning?

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

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

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

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

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

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

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




SUMMARY OF FINDINGS

1. Despite recent extensive new construction in Newton
Carner, considerably mare development could cccur under
present zening. An estimated 634,000 sguare feet of new
commerial /office space could be built, compared to the 1.2
million square feet which presently existe, or is under
canstruction.

2, The number of new residential dwelling units that could be
built under present zoning is very small (27 units:,
reprezenting a very small proportieon of the total amount
of new development that could occur.

3. New development will follow the pattern of recently built
and approved projects. Newton Corner will be transformed
over time into a densely developed offices/retail center.

WHAT IS FaAR™Y

The Floor fArea Ratio (FAR) is a simple measure of development
intensity. It expresses the ratic of a building’'s total floor
area to the size of its site. A one—-story building covering
its entire site or parcel has an FAR of 1.0. A threes story
building of 100% coverage has an FAR of 3.0. The same
building covering 304 of a site has an FAR of 7 « .50, or

1.350.
FLOOR AREA RATIOS ILLUSTRATED

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

Rt e e WY

0.5

\ D =l

Floor Area Ratio




WHAT I8 THE ZONING ENVELORE?D

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-
residential floor area and number aof dwelling units that can
be developed on each parcel of land and for an area as a
whole. The fleoar area is determined by translating the
provisions of the zoning ordinance into effective maximum
allowabhle FAR's, or number of dwelling units for typical
development that might occur in each zoning district. The
estimated FAR's are shown in Table 8.1.

TABLE 8.1

EFFECTIVE MAXIMUM AS-OF-RIGHT FLOOR AREA RATIONS ALLOWED
BY THE EXISTING ZONING ORDIMNANCE

Zoning Districts/FARs

Tvpical Devel opment BA& BA BR L.M i}

1. Retail-surface prkg
. 1 story 0.25 0,40 .40 Q.25 G.40
. 2 stories 0.50 0,62 . 062 0.44 0,462
. = stories Q.62 Q.70 Q.70 0,60 ————
. 4 stories ———— ———— ———— .70 0,81

2. Dffice—surface prhkg.
. 1 stary .25 0. 40 0,40 0,25 0,40
. 2 stories 0.50 GO.59 .59 0.41 0,59
« o stories 0. 58 Q.69 Q.69 —-—— ———-
. 4 stories 0,41 ———— ———— O, E0 ————

Z. Retail Ground floor,
oftices above—-suwface

prig.
» 2 stories ——— 0.59 0,59 0,44 0,59
. & stories . 0,58 0.69 069 —~——— ————
. 4 stories 0. &0 ———— —_——— 0,58 -—-—-—

4, ODffice-Ground floor
prig. or 1 prkg. level
wnder building
. = stories 0,50 0. 78 .98 0.30 0.98
. 3 o stories .75 0.98 0.98 0,30 0.98




S3. Retail Ground Floor

office above - all

prkg underground
. 3 stories 0,75 2.70 2,70 0,795 2,70
. 4 stories 1.00 ———- ————  1.,00 -——-

6. Retail Ground Floor

above - surface
parking garage
. 3 stories 0.75 1.41 1.41 .75 1.41

7. Retail Ground Floar,
affices above — 0%
prikg. underground,
104 in swface garage
. & stories 0.75 2.3 203 g g
. 4 stories 1,00 ———— ———— 1. 00 e————

B, Storage Warehouse

« 1 story ——— ———— G.42 0,25 0.89
. 2 stories ——— ——— 1.47 Q.50 1.461

7. Whaolesale, manufacture,
RED labs ~ suwrtface prikg.

. 1 story - ———— 0.0 0.25 0.74
« 2 stories ———— —— 270030 1,25
« 5 stories ——— ———— 2.32  0.T7E 2,39
« 4 stories ————— ————— ———— L OO e

Based upon analysis of the existing zoning ordinance and most
recent non-residential development in Mewton, the following
FAR s were used to determine the total floor area of
caommercial /office developmnent that can be built as—-af-right
in each zoning district. (The Zoning Envelope)

ZONING DISTRICT FAR ALLOWED
Business (BAM? 1.00
Limited Manu-—

facturing (LM 1.00
Business A (BA) 2.70
Business H (HE) 2.760
Manufacturing () 2.70

Estimation of an allowable dwelling unit envelope for parcels
in residential zoning districts is relatively straight-
forward. The recsidential zoning districte control density
2ither through lot size or lot sguare feet per unit controls.
Maximum allowable dwelling units for each zoning district are



as follows:

ZONE DWELLING UNITS PER ACRE

Residence A (RA? 1.74
Residence B (RR) ‘ 2.40
Residence C (RCHY ) - 4,36
Frivate

Residential (PR 8.72
Residence D (RD7 g8.7%2
Rezidence E (RE) 27 .20

The allowable floor area ratios and unit densities are now
applied to the actual zoning in the study area as shown on
Figure 8.1. The results, the zoning envelope are as follows:

The Zening Envelope in Mewton Corner

. TOTAL COMMERCIAL FLOOR AREA ALLOWED 263,932 Sqg.ft.
. TOTAL NEW OFFICE FLOOR AREA ALLOWED 628,724

«» TOTAL NEW DWELLING UNITE ALLOWED 25
FRESENT AND RECENT DEVELOPMENT

The above estimates assume that all properties will be
redeveloped to the maximum allowable. Therefore, as estimates
of actual possible development, the figures are very high and
do not represent a realistic picture of the amount and type
of development that could actually occcur. Market forces and
resulting rent levels, economic constraints, construction
coete and =ite constraints must aleo be considered. These
factors greatly temper the amount and density of development
that does and will most likely occuwr in many of the village
centers.

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

Table 8.2 shows the FAR's of commercial projects most
recently proposed or under construction that have been or mavy
be permitted as—-of-right under present zoning. Many of these
projects include swfce parking structures so that the
resulting FAR's, or actual office building floor areas, are
less than allowable. That is, despite the intensity of the 35
stary office development under construction at 2% Craftis
Streset, Newtonville, (FAR 2.23) 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 retail
market and the resulting high land wvalues, it is expected
that development of wunderground parking will become the rule
rather tham the exception in areas such as Newton Corner, -
Chestnut Hill and Newton Centre.

[



TABLE 8.2

FLOOR AREA RATIOS
CONSTRUCTION

(FARY

DEVELOFMENT

AUBURNDALE
1. 7 story
surface
2. 2 stary
surface

nffices,
parking
offtices,
parking

CHESTHNUT HILL

1. 3

story offices,

parking garage.

NEWTON CENTRE

1. 4 story
parking

offices,
garage

NEWTON CORMNER

1. 4 story

parking
2. 3 story
parking
4 stary
parking

s

NONANTUM
1. 3 story
surface

offices,
garage
aoffices,
garage
oftices,
garage

offices,
parking

NEWTONVILLE
1. & story oftices,
parking garage

UFFER FALLS

1. 2 story
surface
2. 4 story
surtace
Z. 4 story
surface

offices,
parking
offices,
parking
affices,
parking

FOR DEVELOFMENT FROFOSED OR

ADDRESS

11 Bennett St.

7% Lexington St.

JI00 Roylston St.

1220 Centre St.

1 Mewton F1.
2 Newton F1.

31 Washington

459 Watertown

29 Cratts 5t.

7% 0Oak St.

128 Needham

118 Meedham

LUMDER
FAaR ZONE
O.3& BRE
0.48 EE
.38 BA
Z2.5% ER
2. 1% BA
Z.45  BA
2.67 B&
0.55 MFG
2.23 MFG
0.24 EA
O0.77  MFG
0.597 MFG



NEWTON HIGHLANMDS
1. Offices 0.532  BA

SR T R R T L
Average FAR for ffice Development with
parking in suface lots Q.54

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

In other village centers, recent development has cccurred st
considerably lesse density. Burface parking lots are more tthe
rule that the exception in thesze centers. Land values and
marketable rents result in an economic environment in which
the "=zuburban stvle" development is feasible and economically
desirable.

It showld also be noted that a number of these developments
have had the benefit of the parking credit, so that the
actual +floor area ratio obtained was higher for the
particular type of development that actually tock place than
wauld have been possible if the full parking reqguirements had
been met., On the other hand, the popularity of areas such as
Mewton Centre and Mewton Corner for office development may
have justified the provision of the additional parking
underground.

A MODEL OF RECENT DEVELOPMENT

The possibilities allowed by the zoning ardinance and a view
of actual development resulting from market forces leads to
an estimate of a type or model of development that may occur
in a particular center. For Mewton Corner, the following non-
residential development tvpe ie expected to continue to be
built for the forseeable futures:s

Figure 8.2 A& MODEL OF RECENT OR EXPECTED DEVELOFPMENT

’

-
‘é\ : ~ : —~
\\\:?:\. =

A NS E | I

h \\\‘1::::_: = =

3 STORY BUILDING - 75% PARKING UNDERGROUND
25% SURFACE GARAGE

FAR = 234



This type of development is now matched with the requirement
of the present zoning ordinance to obtain its allowable floor
area ratio:

DEVELOFMENT TYPFE ZONES/ALLOWARLE FLOOR AREA RATIO

EA EE M BAA LM

73% Parking Underground
25% Farking Surface Garage

Gtory Office/Retail Z.34 2.3 234 —me—— e
Story Qffice/Retail ———- -———— —— 1.00 1.00

40

THE DEVEI.OFMENT ERNVELOFE

The estimate of total development allowable under present
zoning (the Zoning Envelope! is now tempered with a more
realistic view of the economic environment of the study area,
and results in an estimated development envelope shown in
Tabhle B.3.

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



TABLE B.3
THE FRESENT DEVELOFMENT ENMVELCGFE:

GROWTH THAT COULD QCCUR IN NEWTON CORNER

. New Commercial /Retail Floor Area
that could be added

- Existing Commercial /Retail Floor Area

+  Fercent Added

* New Office Floor Area
) that could be added

. Existing Office Floor Ares

. Fercent Added

« PMew Dwelling Units that couwld be added
= Exiestrting Dwelling Units

*  Fercent Added

(1) Includes mixed use buildings

123,851
468,671

i wy
265

531,437

701,095

ey

e
]

94

7.8%

(2)

(23 Includes development proposed and under construction

—



THE PATTERN OF FOSSIELE NEW DEVELOFMENT/REDEVELOFMENT

Figures 8.2 and 8.3 show the amount and probable pattern of
possible new develaopment or redevelopment.

Figure 8.2 indicates the present intensity of use in the
study area, thaoase parcels that are presently vacant, and
those that are presently underused. The underused parcels are
those whose present density is less than that allowed by
existing zoning. While thise map does not and cannot show
which percels will be developed to greater density, it
provides a goad indication of where new development activity
might oaccur. ’

Newton Corner is experiencing considerable new office
development, and this is expected to continue. Blocks 17-4& and
12-9 facing on MWashington Street between Thornton and Jewett
have the largest amount of vacant land and possible
development potential. Development of these parcele and those
underused lots f+acing on Galen/Centre Street will create
difficulty for existing close by residences.

Figure 8.7% confirms these development possibilities by
showing that relatively large amounts of new floor area could
be built in these blocks.
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