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2.0 INTRODUCTION AMD SUMMARY OF FINMDINGS

INTRODUCTION

The Newton Village Study is a two vyear effort to examine and
prepare a compgrehensive plan for the future of the City's
fifteen village centers. The study was begun in respornse to
the groawing community awareness and concern aof the land
development nressureses that are being experienced throughout
the Citvyparticularly in the village commercial centers.

The study was designed to have four phases, sach phase
building on the next so that effective input of all citizens
of NMewton can be obtainsd.

I.
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A kickot¥ phase, in which the study was announced and its
design publically presented in meetings before the RBoard
of Aldermen,; the Economic Development Commission, and a
land use forum conductsd by the bMewton Conserwvators and
the lLeague of Women Voters. In cooperation with the
Economic Development Commission, a full scale citizen
participation process was also designed in this phase.

A swrvey phase, to examine and discuss the development
issues and problems from a city—wide as well as village
perspective. The problems of traf+fic, parking, urban
de=ign, =zoning and the economy are examined and presented
in survey reports for each village center.

A alternative plans phase, to examine and discuss a
number of siternatives for the future gf the village
centers, and the impacts of the alternative futures on the
City’'s gquality of life.

A final plan phase, to prepare conssnsus plans and the

necessary zoning amendments and gther public actions
necessary to achieve it.

¢

SUMMARY DF FINDINGS

In market orientation, developmant den
there ars two distinct commercial cente
Highlands. One is a traditional wvillage :
immediately surrounding neighborhocd; the other ssrves a
wider area and is oriented to the Route ? corridor in
gutlock and develaogment potential.
One area reatai
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Traftfic is heaviest and vehicle conflicts arz most common
at the Route P/Centre Streset ramps. This congestion causes
additipnal by—pass traffic on Lincoln and Woodward
Strests.

Traffic delays at the Lincoln/dWalnut intersection ars
moderate and related primarily to the commarcial character
of the ars=a, rather than traffic volume.

]
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the Walnut/Centre intersection, traffic delays do
e=sult more directly from heavy volumes.

-
i

Level of Serwvice analysis indicates that the Walnut Street
intersections can and should operate properly with minimoum
delay, but the Route ? ramp intersections cannot opsrate
‘well because of heavy volumes. These will require redesign
or new signalization; both approaches are being examined
v the Massachusetits Department of Public Works.

With regard to parking supply and demand,; there are also
two distinct areas. There is a surplus of spaces in the
Route 9 shopping area where parking is supplied in large,
private lots. There is a small deficit of 55 spaces
concentrated in the blocks bounded by Lincoln, Columbus,
Standish, Walnut and Chester Streets.

Parking use is very high in the Lincoln Street area,; as
most spaces are taken during most of the shopping day.

The lack of sufficient long term parking results in
parking intrusion into abutting residential areas,
particularly on Flaral and Columbus Streets.

Substantial new development could occur in Mewbton
Highlands, particulariy south of Route 2.

A total of 510,210 square feet of non-residential fioor
area could bz built under present zoning and market
potentisl. OFf this amount 334,000 s.f. or 454 of the
total, could be built in the commercial area on Route 9.

The number of dwelling wnits that could be built {(13) is
smail compared to the non—residential development
capacity.

Mew development will most likely consist of office and
retail usss, served by surface parking garages.

The oider willage center on Wainut Strest could change
gwver time, as the traditional convenience usss arsa
replaced with office and "upscale! retail businesses.




NEWTON HIGHLAMDS SUMMARY REFPORT

2.2.1 HMARKET ORIEMTATION
INTRODUCTION

Most of Mewbton's retail business and service =zconomy is
located in the City’'s 13 village centers. MWhile there ars
substantial activitiss elsewhere (2.g. MNeedham Street); thess
centers function in varying degrees as the centers of the
City's economy. Newton' s commercial pattern is unusual for =
city of its size. HMost medium size cities are characterized
by a substantial "downtown" where retaitl and business
sarvices and governmental activities tend to be concentrated,
and perhaps a number of smaller neighborhood convenience
centers or strip=s. In bMewton, there is no one center that can
be called the City’ 's “"downtown", although HNewton Centre comes
clasast.

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

Therefore, the "market orientation” of the retaiil businesses
in sach center was examined and categorized into three
arientations: neighborhood, community/city—wide,; and citvy-
mides/regional. These characterizations wers made on the basis
of the type of business and what is considered by market
researchers to be its normal market area. For example, a
amall variety store or delicatessen normally serves a
conveniences business. An avtomobile dealesr, large plumbing
supply outlet or discount store normally serves a wider
community or city—wide market. Large shopping malls or gffice
complexes and employment centers tend to attract shoppers and
husiness from throughouat 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 aill village centers, but some
have a much wider range of goods and servicsas than gthers.
Most willage centers also contain businesses whose mar-ket
arientations wvary; =0 that with the excsption of Waban and
Oak Hill, theres are no centers which can be considered purely
neighborhood, community—wide or regional in natwuwre. Howsver,
it is possible and appropriate to estimate the amount of

iness floor area in each willage center orientsd in each
hese wavs. '
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FINDINGE

- Table 1.1 and Figure 1.1 show that the businesses in Newton
Highlands are primarily neighborhood oriented; but the study
bopundaries really encompass two ditferent centers.

 Mewton Highland's neighborhood center is Lincoln and Walnut
Strests. The stores in this area are mostly small and serve a
local market. Howewver, the Highlands has become a popular
shopping area and is beginning to attract "upscale® retail
shops {(boutigues, specialty goods) that normally serve a
wider market., 5till, this area rstains ifts village charactsr.

The retail shopping center on Bovlston Street iz oriented to
Cand serves a wider market. The larger supermarket most
likely attracte shoppers from areas such as Upper Falls and
Waban as well as the Highlands. The large plumbing supplier
clearly serves a cityv—wide and/or regional market in the
Route 9 corridor.

TaBLE 1.1

MARKET ORIEMTATION OF BUSINESS ACTIVITY IN NEWTON HIGHLANDS
- BY BLOCK AND FLOOR AREA

Blocks Floor fr=ss
i. Neighborhood S2007 124657
Convenience Shops $S2008 F4133
and Services o2021 10395
J20346 31431
52037 1592463
52038 718%
S2039 84a%2
32040 7057
52043 8344
F54041 2052
- Sub Total 177915
2. Communitv—wide 31025 S&HG4E
Business and S1G26 12670
Services 20357 a27=
54041 7&LT71
Sk Total 4542
Z. City wide/s
Regional Shopping
Centers and
Services S1025 14994
Suh Total 16FF4

Total ZTFETE



NEWTONM HIGHLAMDS SBURVEY REFORT
.2 URBAN DESIGM AND ENMVIRONMENT

INTRODUCTION

In the visual survey we have endeavorsd to discuss the
general environment of the Village Center with special
emphasis devoted to those areas which are “perceived" as the
"central core", {usually the central commercial block.]}
Within this discussion, emphasis is further placed on the
guality and clarity of entry {(gateways), "spatial definition”
{the gquality and continuity of the commercial edge and the
space formed by the building massing scheme) and the sffect
of these siements on the perception of the viewer. Other
opositive and negative aspects specific to the center are also
discussed. Considerations such as areas of negative
residential /commercial interface, the role and extent of
venicular/pedestrian participation in the space, as well as
facade/signage problems, are examined to provide insight into
the many seemingly unrelated elements within the center which
contribute to our perceptions of it as an environmental
whole.

FINDINGS
Figuwe 2.1 presents the findings of the visual survey.

The perceived center of Mewton Highlands is at the
intersection of Walnut, Lincoln and Hartford Streets. This
arrangement provides for an enclosed space whose limits are
defined by a consistent, "“hard edge" to the north, south and
west. Recent improvements in this area (at Bread and
Chocolate!l have enhanced the character of this block. Facade
and sighage improvemsnits would, nowever, serve further toward
this end. The character of this "central core” is further
enhanced by public off-street parking which provides the
oppartunity for the tvpe of pedestrian shopping available at
shopping malls and downtown areas.

The linear commercial block along Walnut Street has a more
negative streetscape identity. To the east, parking at the
front of these commercial structures reduces spatial
definition. To the west, a "hard sdge is perceived but,
again, poor facade/signage conformance contributes to an
overall discordant image. Also, 1n this arsa thru vehicular
tratfic dominates, especially when approaching Centre Street.

At ths west end of Mewton Highlands on Route %, the Purity
smz shopping plaza {to the south of Route 2) and the

iIlesr commercial structwes {(to the north of Route 21 serve
as a negative, ili—defined, city—wide gateway to thase
approachning from the west.
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2.2.3 LAND USE

INTRODUCTION

Information on existing land uses in the village centers was
obtained from the NMewton Assessors. The informatiaon was
aggregated into the categoriess shown in Table 3.1 and figure
3.1. The tabie shows for each use the amount of land area in
acres +or =ach use, the amount of commercial, office and
industrial floor area in sguare feet, the number of dweliling
units located within the village study boundaries, and ths
Floor aArea FRatio (FAR) of the non-residential buildings.

{The concept of FAR is illustrated in Section 2.2.8.0

FINDINGS

In Newton Highlands there is presently a total of 309,923
square feet of cammercial office and mixed uses on 13 acres
of land. The overall density of this non—-residentisi
develapment expressed as floor area ratio (FAR) is .54 This
density is about average for such develaopment in Newton's
Yilage Centers. -

However, there are two distinct commercial centers: Bovliston
Street and Lincoln/Walnut Streets. The former, characterized
by one story buildings and large parking lots has a density
of .35 FAR, typical of such centers. The Lincolin/Walnut
Street area is denser than the city—-wide average, which is
typical of alder, traditional wvillage centers.

Institutional uses will be examined in the alternative plans
phase of the study. However, the Hvde Bchool i1s shown in its
proposed new use as predominantliy residential condominpiums.

The numberr of dwelling units in the study area is 313,
consisting of 2 mix of single, Z and 3 family homes at an
overall density of 7 units/acre. This density is about
average for the residential areas around Newton’'s village
centers. :

There is iittle vacant land in the study area, but as will be
shown in Section 2.2.8, thersz are many parcels that are
"underussd? relative to that allowed under present zoning.



TaRLE 3.1

MNEWTOMN HIGHLANMDS

EXISTING LAND USE CHARALCTERIBTI

]
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LAND a&REA FLOOR AREA DWELL ING

CATESORY IN ACRES IN S8. FT. FARY UMITS
Residentials

Single Family 25.15 — - 120

2 and I Family 17.98 — - 134

fApartments/Candos 1.82 - - 7
Commercial 2.19 204,864 310 -
OFffice 1.4656 52,054 722 -
Industrial /Manutacturing - 00 - - -
Mirged Use — mostly Commercial 1.22 38,497 . 717 S
Mixed Use — mostly Residential .93 14,438 - 250 -
Transportation/Farking NA - —— -
Institutioconal NA - - -
Upen Space/Recresation NA — - -
Vacant Land 2.41 R — -
Mon—FResidential Uses
Scuth of EBovlston Street Ta. 06 8,714 35 i
NMon—-HResidential Uses
LincolnsWalnut Streets .82 210,498 = -

~J




MERTOR HIGHLANDS AL TNOOLN STREET SURVEY REPORT

A TRAFFIL COMDITIONG

This report convevs the results of the manual and automatic
traffic couwnting program initiated in Octoher 1985,

with pre-existing traffic cournt data, from previows 06ty
ot s andd rsul tant studi y made avallable to v hhe
Mewbon Planning and Public Works Deparbtoents,

5

azsgembling avallable information on traffic
voalumess, intersection-geometrics, and existing tratfic
contral was Lo create a "Rase Case” traffic scsnario against
which alternative futwe scenarios can be compared in later
of the study. Since the principal traffic impact of
additional development in any center will be the gensration
of added volumes, it was important to have reasonable ’

The mtjactiv& oF

In conducting the traffic suwrvevs, we noted sxisting
intersection geometry and treffic control, pointing out where
oy accommodate present-day bottlenecks. We
to ddentify parallel routes most likely to bhe used s

i 5 by drivers familiar wilth existing traffic

cirrgate

1 the Level of Service methodologies for amalvzing
i aried urnsignallized inter tions to char rlme
operations, with gne impor cavealt ralated
tions: signal phasing and timing patberns
sumand at such intersections were neobt those in current
Cion. We deemed it more useful to analvee an op
: bicom of signal green Lime ba on aexisting ©
Wl oL y An ooeder to be able to compare operations glven
potential capacity and existing volumss, wilh fubuwes
rations whan the volumes can De sassumned bo ing

farent development scemarios. This approach cores

Wit

o
eli of
the "planning” approsch to tbreaffic operstions analy
comprared with the more fine-buned Yenglnescing® app
whtl oy le ap pdoate when one 1= actually involve
i Ve  Thus, bhe raepor ;
with cuwrrent daily perience at
intersections aperating with less-than—ideal

LM . '




NEWTON HIGHLANDS/LINCOLN STREET

Traffic Conditions

The principal streets traversing Newton Highlands include Route 9, Walnut
and Centre Streets, and Lincoln and Woodward Streets. Route 9 serves
regional rather than local traffic, but provides direct access to the
Newton Highlands area at several locations. Walnut and Centre Streets are
both major through streets within Newton, but their intersection, though a
heavy traffic location is not a particular focal point. The focal point of
Newton Highlands, rather, is at Walnut and Lincoln Streets, where small-
scale commercial uses and the Newton Highlands MBTA stop provide the main
sources of street activity.

Walnut Street through Newton Highlands provides 1-2 travel lanes in each
direction, depending on whether on-street parking is permitted. Parking
meters are located along most of Walnut, except close to the Lincoln Street
.and Station Avenue approaches. Metered parking is also provided along
Station Avenue, the one-way-only (inbound) street leading to the MBTA
station, and along most of Lincoln Street, limiting that street to 1 lane
in each direction except where it flares out to accommodate 2 lanes at its
eastbound approach to Walnut. At the intersection, right-turning traffic
can easily pass queued left—-turning vehicles; at mid-block on Lincoln,
however (i.e., at Hartford Street), parked cars limit the ability of
through traffic to bypass left turns destined for the public parking lot on
Hartford or other locations.

The Walnut/Lincoln Street intersection is governed by a simple 2-phase
signal, as is the Walnut/Centre Street intersection. The latter
intersection is dominated by left turns from Cent ~-Eastbound to Walnut
Northbound, and right turns making the reverse move, from Walnut Southbound
to Centre Westbound, presumably representing traffic connections between
(a) the Walnut Street corridor of central Newton and (b) Route 9 and/or
Route 128 and the industrial areas of Winchester/Needham Street. A Newton
police officer controls traffic at this intersection during the evening
peak hour.

The Route 9 ramps on Centre Street are heavily used during peak hours, but
controlled only by stop signs. Consequently, vehicle conflicts at this
point are common. Local bypass routes of the congested Centre Street-to-
Route 9 link reportedly use Lincoln and Woodward Streets through Newton
Highlands.

Automatic 24-hour traffic counts on Centre and Walnut Streets were
collected in October 1985 by the Newton Public Works Department. These
counts were factored to represent 1985 Average Daily Traffic (ADT). The
resulting ADT volumes are illustrated in Figure 4.1

Peak hour turning movement counts were also conducted at several Newton
Highlands intersections in October/Ncovember 1985:



Walnut/Lincoln Street
Walnut/Centre Street
Centre Street/Route 9 ramps

These counts were adjusted to represent average annual existing peak hour
traffic volumes, and balanced. The resulting Existing Traffic network is
depicted in Figure 4,2 ©Peak hours observed from the current counts were
7:45-8:45 AM and 4:30-5:30 PM.

During the turning movement counts, moderate volumes were observed

on Walnut Street at Lincoln, but no significant delays were noted. Slow

traffic speeds through the retail center result mainly from the character
of the area, the existence of on-street parking, and pedestrian volumes,

rather than from any notable capacity deficiencies.

At the Walnut/Centre Street intersection, delays do result more directly
from heavy volumes, particularly the turning movements cited above.

Existing operations at Walnut/Lincoln Street and Walnut/Centre Street were
analyzed using Level of Service analysis procedures for signallized inter-
sections. The purpose of the analysis was to determine how well the inter-
sections 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 these intersections 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. )

In addition, the Route 9 ramp intersections with Centre Street were
analyzed using similar procedures based on the unsignallized intersection
methodology of Transportation Research Board's Circular 212. These
procedures yield results which are also expressed as Level-of-Service
letter values, but which apply to each critical movement (mainly left turns
into and out of the minor street--in this case, ramps), rather than to the
intersection as a whole.

The results of both analysis modes are illustrated on Figure 4.3, As can be
seen, the signallized intersections can function at adequate-to-good levels
of service, given existing volumes and geometrics.

As the "E" Levels of Service for left turns suggest, the ramp intersections
operate with difficulty, mainly because on-off volumes are fairly high and
so are Centre Street volumes. Left turns from Centre Street onto the ramps
function reasonably well for both eastbound and westbound Route 9 direc-
tions; but exiting volumes, particularly left turns, are subject to con-
siderably more delay. This same condition exists at many of the Route 9
access points in Newton and Wellesley, but especially on the busier access
roads, like Centre Street. Short of redesigning the interchange, or
providing signals to create gaps in the main street traffic flow (which
would create additional delay on Centre Street if done in isolation), there
is little which can be done to alleviate backups at such locations.

A study is underway to examine the feasibility of redesigning or signallizing
this intersection.
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NEWTONM HIGHLANDS BURVEY REFORT Z.2.3 PAREING

INTRODUCTION

This report presents the results of the following parking
studies and analyses performed for the Mewton Highlands study
area.

A parking inventory (figure S.1)
A parking supply/demand analysis {(figure 5.2}
A parking use survey

The parking inventory was prepared from field suwvey and from
infaormation provided by the Mewton Departments of Public
Works and Planning and Development. The inventory identifies
all availilable public and private, on—and—off street, posted
and metered, parking spaces in the study area.

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

The parking use suwvey was conducted on Friday, November 8,
1985, between the hours of 8 a.m. and 2 p.m. The area
surveyed included all the public metered and posted on-street
parking spaces and the public parking lot on Hartford Street.
In addition, parking counts were conducted for Chestesr and
Columbus Streets and the lower portion of Walnut Street near
the intersection of Route 9.

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

SUMMARY OF FINDINGS

Supply vs Demand

The analysis of parking supply and demand resulted in a small
surplus of spaces for the study aresa as a whole. Howsver, i¥
the FRoute 7 shopping center is deleted, the remaining
Highlands Viilage Center parking demand is estimated to be
agpirakimately 104X greater than existing supply, a deficit of
o5 spaces.

The pariing deficit is concentrated in the blocks bounded by
Lincoln, Columbus, Walnut, Standish and Chester Strests. This
finding is consistent with the parking use survey data
showing spillover parking on residential streets in this

AT Ea. :
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Farking Use Survew

Overall parking use is very high, and thasre a2 nperiods of
peak use when the legal capacity is attained. The Highlands
gives the appearance of being full from mid morning to
business closing hours.

The average parking turnover rate (38 minutes) at meter=d
spaces is high, and underscores the essentially "village
convenience” orientation of the Highlands.

The Hartford Street Parking Lot is primarily used Ffor short
term parking purposes and supplements the core area on—strest
spaces. Except for a few instances, it is not used for long
term parking.

The lack of sufficisnt long term parking has created long
term parking demands on surrounding residential streets, and
on other one—howr posted parking areas.

SUFFLY VS DEMANMD

Table 9.1 indicates that there are 788 parking spaces within
the project area. Of this number, 281 are private parking
spaces located in the shopping center on Route ? (Sec/Hl
#S51025). The parking supply for the remaining portions of the
study area is a mix of public and private parking spaces; a
mix kraditionally associated with village centers. The older
Mewton Highlands village center has all the public parking
spaces resuiting in an overall parking supply mix of 35%%
private and 41% public. With regard to parking demand, the
commercial area on Route 2 has no relationship to the older
Highlands Center.

Thus, while the area as a whole shows an overall parking
=urplus of 44 spaces, the greatest concentration of surplus
parking is in Section/Block number S1025 {(the first entry in
Table 5.1}, the shopping center south of Route 9. However,

. the traditional Highlands Center has a deticit of %0 parking

spaces. The deficit condition is consistent with the parking
use survey data which indicated a very high use of parking
spaces in the village center, reaching total capacity for
several periods dwing the day. Table 5.1 alsc shows that,
within the village center, the block bounded by
Walnut,lLincoln, and Columbus Streets (Sec/Bl1 #532008) shows
the largest parking deficit, 97 spaces. The block bardersd by
Walnut, Floral and Centres= Straeets (Ssc/Bl #52037) shows a
surplus of 25 spaces. This area is outside the core
commercial area of the village centsr and has a mixed
residential and business charactser.

Overall,; the parking supply and demand analysis is consistent
with the parking use findings that there 1s a very strong and
steady demand for parking spaces in Newton Highlands.



FARFING USE CHARACTERISTICS —-— OM STREET

Within the survey area, there were 141 on—strset ocre—hour
metered and posted parking spaces. The average level of use
for the period 8 a.m. to 2 p.m. was Bl%, with the peak
ococurring at 1:30 p.om. at 1460%. Faor the period 12 noon
through 2 p.m.; the use was a very high 2%, and while
parking use declined by 2 p.m.; it remained above the 85Y
"merceived capacity” rate.

fAveraging 41 minutes, the area in general had a rapid
turnover rate. Residential streets had spill-over long—term
on—shtrest parking. For example, parking on Columbus

Street averaged 2 hours 40 minutes; the north side of Station
Avenue,; over & hours; the northerly portion of Chester
Streset, 3 hours and 20 minutes; Floral Street, ! hour and 25
minutes. ’

FAREIMG USE CHARACTERISTICS — OFF STREET

The Hartford Street Parking Lot has 5% spaces, of which & are .
designated for long—term parking (12 hours! and 47 are

-

designated for 3 howr parking. Ow survey indicated that 12
cars used the lot in excess of 5 hours. Since almost 254 of
the lot was used for long—term parking, the average dwration
was 1 hour and 352 minutes. However, examination of parking
duration of the remaining 41 spaces indicates an average
turnover rate of 41 minutes. Thus, while the Hartford Strest
Lot is ==ssentially metered for long-—term parking, thea
majority of use is short term {(less than one hourl. Excluding
the long term 12 hour spaces and "meter feeders"; the lot's
turnover rate is the same as the on—street system. Its level
agf use also mirrors the on-streset spaces. The use of the
Hartford Street Lot is directly related to the on—-street
demand, in that both parking areas are serving the needs of
the short term convenience oriented wuser.

CORE AREA PARKING CHARACTERISTICS

Faor the Highlands, we. have identified the LCore Area as the
Lincoln Strest on—street spaces up to Chester Street,
Hartford Streset spaces at the library, and the Walnut Street
spaces agng bhliock north and south of the Lincoln/dalnut
intersection.

OF the 346 spaces identified, the average level of use was 714
of capacity as compared to S1i% for the entire = i
the 12 neoon to 2 p.m. pericod, the average level
P74 and reaching 100% on several occasions. Sim
ar=zas in other centers, the turnover rate i the cor
aorea than the average turnover rate for the entires s
arsa; i.2. a duration of 38 minutes versus 42 minutes

=

"perc2ived capacity” for most of the davy, the cors arss




operates near the actual capacity for most of the dav. It was
not unususl to see people circling the block, waiting in
parking lots or double parking while waiting +or spaces to
claar.

FARKIMG IM RESIDENTIAL AREAS

Aside from the long—term parking spaces (12 hours) in t!
Hart+ord Btreet Lot, therese are no other public long- tarm
spaces in the Highlands. Fresently, long—term parking on
several residential streets, Floral, southerly portions of
Hart+ford Street, Chester Street,; Lake Street; and Columbus
Street, was high, averaging 40 to 50 wvehicles during the 10
A.m. to 2 p.m. periad.

Further; the Hyde 5chool was chserved to accommodate
approximately &G vehicles 511 day. When the Hyde School

reuse project 1s occupied, it will generate a need for
oarking which gresumably can be met on site. Howewver, the 40
vehicles now on site will require long—term parking 2lsswhers
in the Highlands. ‘

Dur findings indicats that business oriented vehicles are
already parking in the residential area in significant
numbers.

The small commercial block on Woodward Street at Rowte 9 has
a ralatively heavy use in the atternoon hours and again
around the 4 to & p.m. pericd. During these periods,;, as manvy
as 10 cars were ocbhserved parked on Woodward Street near the
Foute 9 intersection. The total level of parking from this

commercial bhiock did not, however, have any noticeabkie impact
on other surrounding residential streets. Further, the use of
available parking in this arsa was not related to Lincoln
Street and vice versa. Clzarly, this business area is
orientad to Route % and serves a wider market aresa.

Farking in residential areas is exacerbsated by the lack of

long—term spaces to serve MBTA commuters.
FPAREING MANAGEMENT

In the Highlands,; the LCity incorporates metered and posted
spaces as part of its parking management system, and the
reqguiations for metered spaces are generally enforcead.
Coupled with shoriter trip times of a convenience orisnted
center, the one hour metered spaces have, o average, a
turnover rate below the legal limit. As is the problem in
other center=s, the posted parking argas are not well enforced
and become the location of long term parking. Given the lack
of public long term parking,; the rigid enforcement of the one
and two hour posted spaces would most likely causs empiﬂvepc
to "hop scotch” their cars svery f2w hours to no one’
advantage. An affective management svsit=m can most

1

H
be developed until long-—terms parking supply is incrsase

Jrond.

N



TABLE S.1 RENTON HIGHLAMDS
FARKING SUFFLY AND DEMAND BY BLDOCE

SEC/7BL  DEMAMD PRIV OFFST ONST FUBL SFPLY SURPLUS

51025 180 2B1 G 0 o 281 101
51024 24 50 0O 0 O =18 2
2007 28 29 ] & & 31 —-57
52008 169 48 a 24 24 72 —27
52021 25 1é6 i1 3é 47 &3 =2
S20348 P35 74 O . 3 b 79 —-14
S20E7 24 38 O 13 13 ol 25
SR03F7 24 H O @ 9 15 -7
SZ2039 i8 17 .0 9 2 Zh 8
52040 = 19 55 z 73 P2 —&
520473 i7 3 Q 0 0O g -8
54041 14 0 0 7 7 7 -7
SR0O41 a Q Q =2 1z 12 12
TOTAL 777 3BT 64 141 205 788 11
FRIV: Frivate off-street spaces

OFFS5T: Fublic off-street spaces

OMST: On—street metered and posted spaces

FUBRL: Total off—and on—street metered and posted spaces
S5FFLY: Total public and private spaces '



MEWTON HIGHLANDS SURVEY REFPORT

Z2.2.8 ZONMINGA/THE DEVELOFMENT EMVELDOFPE

INTRODUCTION
This report presents the results of the analvysis of existing
zoning in Mewbton Highlands. The purpose of the analwvsis is to

provide an understanding of the present and future
development environment of the study area, or to answer
saveral basic guestions:

1} How much growth is allowed by present zoning?

I

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

|
St

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

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

In order to answer these guestions, the foilowing analvses or
estimations were performed:

The Zoning Envelope: This estimates the total amount of
residential; commercial and office develooment that 1=
presently allowed by the zoning ordinance on sach parceal of
land and for the study area as a whole. This represents the
Mag—ot—right" capacity af zaoning as 1f every parcel of 1land
wera2 developed to the fullest extent allowed by present
zoning.

The Development Envelope: This is an estimates of the amount
of development that could and is more likely to occuwr when
existing and recent development is considered alang with
present zoning. This development snvelope, or umbrella,
combines the concent of zoning Y"right'" and the realities o
the marketplace to produce a mare reazonable estimaite of ilong
tera 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 bheen recentliy buailt, or
ocroposed in the area, and is most likely to be buiit in the
+ =1

orsessplie future.



HHAT I8 FAR?

The Floor Area Ratic (FAR) is a simple measurs of development
intenzity. 1t expresses the ratio of a building’'s tatal fioor
"area to the =size of its =site. A one—story building covering
its entire =site or parcel has an FAR of 1.0. A three shory
building of 100% coverage has an FAR of Z.0. The sams=s
building covering S0% of a site has an FAR of 3 x .50, or

1.50.

FLOOR AREA RATIDS ILLUSTRATED

FAR  Entire lol area 1/2 lot area 1/4 fot ares

. Floor Area Ratlo-, ’

WH&T IS8 THE ZOMINMG EMVELOFE?Y

The zoning Snvelops is a meEasure of the amount of develiopment
allowed by the provisions of the existing zoning ordinance.
This allowable development 1s expressed as total non-—
residential floor area and number of dwelling uniits thakt can
be developed on each parcel of land and for an area as a
whole. The floor area is determined by translating the
provisions of the zoning ordinance into gffective maximum
allowable FAR 's; or number of dwelling units for typical
develaopment that might cccwur in each zoning district. The
sstimated FAR's are shown in Table 8.1.

I



TARLE 3.1

EFFECTIVE MAXIMUM AS-OF-RIGHT FLODBR AREA RATIOS ALLOWED
BY THE EXISTING ZOMIMNG ORDIMANCE

Zoning Districts/FARs
Tvpical Development BAA BA BH M i

1. Retail-surface prkg

« 1 story Q.25 Q.40 O.40 .25 Q.40
- 2 stories Q.50 0. 52 Q.42 0.44 0.62
. 3 stories 0.462 0.70 0.7¢ 0.60 ———
2. Uffice—surface prkg.

. 1 story 0.25 Q.40 0.4 0.25 0.40
. 2 staries 0.30 0,59 Q.59 0.41 0,59
. 5 stories .58 0. &% Q.67 -—— ————
. 4 staries 0.51

. Retail Ground {loor,
aoffices above—-surface

prikg.
. 2 stories —— .59 0.59 0.44 0.5%
«~ = stories . 0,58 0,469 0,469
« 4 stories Q.60 -

4, Office~Ground floar
prkg. or 1 prkg. level
under building
. 2 stories 0.50 .78 .98 0,530 0.%8
. 5 stories 0.75 0.98 0,98 0.30 0.9

5. Retail Ground Floor

office above — all

prkg underground
. 5 stories Q.73 2.70 2.70 073 0 Z2.70
- & stories 1.00

4. Retail Ground Floor
affices above —
swface prkg. garage

= & stories Q.75 1.41 1.41 .7

7. Retail Ground Floor,
offices above — 04
prkg. underground,

10% in swface garage
. = stories .75 2.34
. 4 stories 1.0 -
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e
I
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5. Starage Warehouse
. 1 story - .42 0.25 0.89
- 2 stoiries 1.687 0O.530 1,61

7. Whole=sale, manufacture,

R%D labs — surtace prkg.
. 1 story —_——— —— .80 0.25 0.756
. 2 stories ———— ——— 1.27 .30 1.25
. 3 stories - ' ——— ———e 2.32 0.73 2.32

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

ZOMING DISTRICT FaAR ALLOWED

Business {BAAH) 1,00
Limited Manu-— .

factuwring LMD 1.00
Business A {Ra) B 2.70
Business H {BER) - 2.70
Manufacturing (M 2.70

Estimation of an allowable dwelling unit envelope for parcels
in residential zoning districts is relatively straight-
forward. The residential zoning districts control density
sither through 1ot size or lot square feet per unit controls.
Maximum allowable dwelling units for each zoning district are
as follows:

ZOME DWELLING UNITS PER ACRE

Residence & {R& 1.74
Fesidence B {RB3 ) 2.40
Residence C (R 4,38
Frivate

FResidential  (FR: 8.72
Residence D iR 8.72
Residence E (RE? 27 .20

Th2 allowable floogr aresa ratios and unit densities are now
applied to the actual zoning in the study area as shown on
Figures B.1., The results, the zoning enveliope are as foliows:



The Zoning Envelope in Newton Highlands

. ThOTAaL MEW COMMERCIAL FLOOR AREA ALLOWEDR 75,5395 sa.t.
. TOTAL NEW OFFICE FLOOR AREA ALLOWED T2V E85
. TOTAL NEW DWELLIMGE UNITS SLLOWED 15

FRESENT - AMD RECEMT DEVELOPMENT

The above estimates assume that all properties will be
redeveloped to the maximum allowable. Theretore, as estimates
of actual possible development, the figures are vervy high and
do not represent a realistic picture of the amount and tvype
of development that could actually occcur. Market forc=s and
resulting rent levels, sconomic consitraints, construction
costs and =site constraints must alsoc be considered. These
factors greatly temper the amount and density of development
that does and will mest likely cccur in many of the village
centers.

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

Table 8.2 shows the FAR's of commercial projects most
recently proposed or under construction that have been or mav
be permitted as—of-right under present zoning. Many of these
projects include surfce parking structures so that the
resuiting FAR s, or actusal office building floor areas, are
less than alliowable. That is, despite the intensity of the 5
story office dewveslopment under construction at 29 Crafts

- Street; Mewtonville, (FAR Z2.23) it would have been built to
an even greater intensity had all parking been planned to be
underground. Based on Mewton’'s strong office and retail
market and the resulting high land values, 1t is expected
that development of underground parking will becomes the rule
rather than the sxception in areas such as MNMewton Corner,
Cheztnut Hill and MNewton Centre.

Irn othar village centers, recent development has occurred at
considerably lesss density. Surface pgarking lots are more the
rule than the sxcention in these canters. Land values and
marketable rents result in an economic environment in which
the "suburban stvle! development is feasible and economizally
desirable.

t should also be noted that a number of these develoomeants
ave had the bhenetfit of the parking credit, so that the

ual floor area ratieo obitained was higher for the
particular twvoe o+ development that actusiliy took place than
wonld have been possibls i+ the full parking requirements had
hesn met. On the other hand, the populariity of areas such as
MNewton Centre and Mewton Corner £ i

have justified the provision of the sdditional parking
underground,

]



FLDOR AREA RATIOS (FAR) FOR DEVELOPHMENT FROFOSED OR UNDER
CONSTRUCTION

DEVEL OFMENT ADDRESE FaR ZOMNE

atiniRNDALE

i. 3 story
surtace

2. Z storvy
surface

aoftices,
oarking
aftices,
parking

1. 3 story offices,
story retail,
underground
parking

CHESTNUT HILL
1

NMEWTON CEMTRE
1. 4 story offices,
parking garage

MEWTON CORNER

1. 4 story
parking
2. % story
pariing
Z. 4 story
parking

NONA&NTUM
1. 3 story
s ftace

affices,
garage
n¥ffices,
gai-age
oftices,
garage

offices,
parking

11 Bennett St.

7% Lexington St.

300 Bovylston St.

1320 Centre 5t.

1 hewton Fl.

2 Newton PI1.

213 Washington

457 Watertown

2. 3I8
ot

1
Fi

il
Ix

EE

MEWTONVILLE
1. 5 staory offices,
parking garage 29 Cratts St. 2.2 HMFGE

UPPER FaLLB
i. I story affices,
surtace pariking
. o story offices,
surftace parking
4 =tory octfices,
surface parking 118 Needham

75 Uak St.

I

=y

=3 Needham Q.77 FIFG

A



FMNEWTOM HIGHLANDS
i. OFffices .33 BA

R Y R s LR
Average FAR ftor Office Development with
garking in suwface lots Q.54

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

A MODEL OF RECENT DEVELOPHMENT

The possibilities allowed by the zoning ordinance and a view
af actual development resulting from market forces leads to

an estimate of a tvpe or model of development that mav occcur
in a particular center. For Newton Highlands, the following

non—residential development type is sxpected to continue to

he built for the forseeable future:

Figure B.2 A MODEL OF RECENT OR EXFECTED DEVELOFMENT

s T T T e R

3 STORY BUILDING — SURFACE PARKING GARAGE
FAR = 141

This type of development is now matched with the regquiremsnt
of the present zoning ordinance to cobtain its allowables fioor
area ratio:

DEVELOFMERMT TYPE ZOMES/ALLDWARLE FLOOR AREA RATIO

\

BO

o

E ™ EAA LM

Surace Parking Garage
3 Btory Office/Retail 1i.41 i.41 1.41 .70 7S
4 story OfficelRetail -——r— B ———— 1,00 e



THE DEVELOPMENT EMVELOFE

The estimate of total development allowahle under preasent
zoning {(the Zoning Envelops) 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
Table B.3 and Figure 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 allowsed by zoning.
Az indicated, a tptal of 507,215 sguare fes=t of non-
residential floor area could be added as of righit under
oresent zoning, representing an increase of 171.7%4.

The number aof new dwslling units that could bhe added is 15,
for a small increase of 4.8%. Thus, zoning in the study area
is heavily weighted toward commercial/office growth.

TABLE 8.3

THE PRESENT DEVELOFPMENT EMVELDOPE:

GROWTH THAT COULD DCCUR IN NMEWTON HIGHLANDS

New Commercial/Retail Floor Aresa

that could be addead - 136,850
Existing Commercial/Retail Floor Area 243,361
Fercent Added 54

NMew Office Floor Area

that could be added 374,365
Existing Office Floor Area ) 52,094
Percent Added =22

Maw Dwelling Units that could be added i5
Existing Dwelling Units 313
Farcent Added 4.8
Total hiew Commercial /Retail/0OFfFfice

Floor Area that could be Added D07 215
Total Existing Commercial /Retail/O+ffice

Floor Area 295,455
Total Percent Added 171,74



THE FATTERM OF FOSSIBLE MEW DEVELOFMEMT/REDEVELOFMENT

Figuires 8.2 and 8.3 show the amount and probable pattern of
possible new development or redevelopment.

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

As indicated by Figure B.2, both commercial areas could
experience growth as the density of use on most parcels is
significantly less than allowed by zoning. However, the lower
scale buildings and large parking lots south of Bovlston
Street provide significant development opportunities.
Fronting on Route %, this area would be expected to change
first and be redeveloped into office and retail uses oriented
to a regional (Route 9 corridor) market. (Figure B.3)

In the LincolnsWalnut area, the food market parcel at Wainut
and Centr= Streets has the largest overall potential of an
additiopnal 48,000 square feet of the total &0,400 square
feet shown for this block.

The floor area that could be added in the remaining blocks
along Walnut Street would result from incremental incresasses
aver time.

The charming village character of Lincoln Street snhances its
appeal as a shopping and working area. This very appeal will
attract additional development, s that the estimate of
growth that could occur appears realistic in the foresseable
future. The same can be said for potential redevelopment of
the commercial area on Bovlston Street. It is not far from
Chestrnut Hill and the new office complex under construction
there an the old Vallee's site.
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POSITIVE SPATIAL IDENTITY
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NEWTON HIGHLANDS
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EXISTING

e PRESENT DENSITY EXCEEDS
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THE DEVELOPMENT ENVELOPE
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