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NEWTONVILLE SUMMARY REFORT

202, 0 INTRODUCTION AND SUMMARY OF FINDINGS

INTRODUCTTON

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

The study was designed to have fouw phases, each phage
building on the next so bthat effective input. of all citizens
of Newbton can be abtained.

T A kickott 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 Newbon Conservators and
the League of Women Voters. In cooperation with the
Econamic Development Commission, a full scale citizen
participation processe was also designed in this phase.

IT. & suwwvey phase, to examine and discuss the develapment
issues and problems from & city-wide as well as village
perspective. The problems of traffic, parking, uban
design, zoning and the economy are examined and presented
in suwvey reports for each village center.

I1T. An alternative plans phase, to edamine and discuss a
numbher of alternatives for the futwe of the village
centers, and the impacts of the alternative futures on the
City’'s quality of life.

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

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

This suwvey report is one product of Fhase I11. It presents in
detail the findings of four months of study, and is organized
as follows: Section 1 highlights &ll important findings,
Sections & through 8 present the results of the detailed
studies in each subject area; a summary of findings is A
provided at the beginning of each section for ease of reading
and understanding the whole.



OVERALL SUMMARY OF FINDINGS

Newtonville is one of the City’'s dominant cénters, and it
will bhecome more so. Many aof its businesses, mostly north of
the Turnpike serve a wide audience, but the Austin Street
area retaines its village atmosphere and aorientation.

The area is dominated by the Mass Turnpike and the Washington
Street commercial strip, so that the convenience nature of
the kWashington Street store group suffers as a result.

Although heavy traffic occurs in this busy area, it functions
reasonably well, except for some twning movements at
Washington/Walnut. There is sufficient physical capacity far
all intersections to function properly.

Overall, there is a small deficit of parking spaces in
Mewtonville. However, north of the Twnpike there is a
substantial suwplus., As exdpected, the deficit is
concentrated in the convenience areas which attract the most
shoppers. Much of the swplus north of the Turnpike is on
Washington Street, where many shoppers are reluctant to park.

The spillover of parking into the streets abutting the
Austin/Walnut Street convenience area is caused partly and
worsened by lang term parkers who use these posted spaces
rather than the long term spaces provided in the Austin
Street lot.

Substantial commercial growth is allowed by present zoning,
well over 1.3 million square feet compared to the present’

hase of .6 million.

Future development will be dense, and surface parking will be
replaced with parking structuwres.

The amount of new residential units that could be built is a
very small percentage of the total development that could
occur, s0 that Newtonville center will become, over time, a
large commercisl enclave.




MEWTONVILLE SURVEY REFORT
2,201 MARKET ORIENMTATIOM/THE ROLE OF THE CENTER

Most of Newbton’'s retail business and service economy is
located in the City's 19 village centers. While there are
zubstantial activities elsewhere (e.g. MNesedham Streebt) ,these
centers function in varving degrees as the centers of the
City's economy. Newbton’'s commercial pattern is unusual for oa
city of ite size. Most medium size cities are characterized
by a substantial "downtown" where retail and business
services and governmental activities tend to be concentrated,
and perhaps & number of smaller neighborhood convenience
centers o strips. In Newbton, there ise no one center thalt can
be called the City’'s "downtown", although Newton Centre comes.
closest. T

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

Therefore, the "market orientation" of the retail businssses
in gach center was edamined and categorized into three
orientations: Meighborhood, community/city-wide, and city-
wide/regional. These characterications were made on the basis
of the type of business and what is considered by market
rezearchers to be its normal market area. For edxample, a
small variety store or delicatessen noraally serves &
relatively small market and is considered a neighborhood
convenience husiness. AN awtomobile dealer, large plumbing
supply outlet or discount store normally serves a wider
community or citv-wide onarket. Large shopping malls or
aftice compleres and emplovment centers tend to attract
shoppers, and business from throughout the metropolitan area.
Although. the Chestrnut Hill Mall and shopping center may
cantain small shops, the area as a whole is a regional
attraction. B

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




FINDINGS

Table 1.1 and figuwre 1.1 describe the present aorientation of
Newtonville.

While Newbtonville's overall orientation can be considered
"meighborhood”, it is actually several centers. It contains
two neighborhood-ariented retail "cores", centered on Walnut
Btreet, and a strip and area of business with a wider market
along Washington Streest to Crafts Street. Automotive dealers
and large ligquor outlets serve wider market areas.
Supermarkete are normally considered neighborhood oriented,
but the visibility and size of the Btar and Puwrity markets
suggest that they may attract shoppers from & number of
neighborhoods in north Mewbon.

In terms of total retail floor ares, NMewtonville is
neighborhood oriented, While this i & fair characterization
of the Walnut and Austin Street areas, Newtonville has a
strong citv-wide influence as it has a fairly substantial
industrial aspect of it business mix.




TABILE 1.1

MAREET ORIENMTATIONM OF BUSINESS ACTIVITY IM MEWTONVILLE
BY BLOCKE AND FILOOR AREA

Blocks Floor area
1. NMeighborhood PA02E Z&HO0
Convenience shops 21029 P4HEE8
and Services 21033 HE7 4
22001 7THAHBE

EEOOS : 8RLEE
22004 I4E7 4
23015 155850
2E014 16248
EEOL8 12425

24205
ARG 7OLE
ARORE 74826
24009 S3R07H
Suly Total S&HEE8

Fe Community-wide 22004 HHE82
Business and 23014 1250486
Services 2E017 ’ 59158

23018 11030
2EOLY TEAG

SERO 1 45589
RAGOL R Bl

24009 L9920
Sub Total E7E442

Total 880000
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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 structures (buildings)
which are listed on the National Register of Historic Places.

Area Requiring Streetscape’Improvements- An area whléh exhlblté the.
potential to benifit greatly from one or more of the follow1ng im-
provements:

Street trees _

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

0 0 o o0 o

Area Under Construction- An area whose full VLSual condltlon cannot
be determined at this time.

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

Buffer Planting~ Plant materials arranged to screen or molllfy the
visual impact between contrasting or confllctlng views.

-Building at Commercial Center or Commercial Building- Any building
at a commercial center usually, commercial or institutional (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. o

-Dominant Industrial Theme- Area of 1ndustr1al zm'heav1ly commerc1al
function and visual identity. _ :

Exemplary Edge at Commercial/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 v1sually attractlve and contribute to a v1sua1 co-

hesiveness.




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

Intimate Streetscaoe- Streetscape with especxally 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 Deflnltlon— 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
p031t1ve 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 Identity— 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-
merc1al

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 0 0.0 ©

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 pedestrlan yet are dominated
by the automobile.




Pedestrian/Vehicular Confllct The - result in areas where pedestrlan
and vehicular c1rculat10n meets unsafely. .

Perceived Point of Entry- The p01nt at which a sense of entry is
defined and most clearly experienced, whlle eliciting 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 City-Wide Access/Egress- The point at which the traveler
(motorist) enters/exits the City of Newton.

Poor Contextual Relationshipe Poor integration of confiicting uses.

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

Poorly Utilized Pedestrian Linkages- Pedestrian 11nkagesl(a11ey'
ways, walks and desire lines) which remain under utilized and

unrecognized.

P051t1ve Commercial Identity- An area dec1dedly commerc1al in
character yet visually attractive, A

Positive Contextual Integration~ The achelvement of v1sua11y at-
tractive interelationships between visually and functlonally dis-
similar structures or areas (usually bufifer systems)

Positive Historic Theme- Attractive 1dent1ty of an area rich in
history.

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

Positive Spatial Definition- ArrangementAof,vertical-elements
which result iIn 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 w1th1n.

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




Thru Traffic- Vehicular citculation thfough an area or center -
(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 "penceived" center of a '"commercial" area.

Visual Discordance- Without order and/or containing v1sually con-
- flicting elements.

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




MEWTOMVILLE BURVEY REFPORT
223 LLAND USE

INTRODICTION

Intformation on exisgting land wuees in the village centers was
obtained from the Newbon fAssessors.  The information was
agoregated into the categories shown in Tables 3.1 and 3.2
and figuwres 3.1, The table shows for sach the amount of land
area in acgras for each uwse, the amount of commercial, office
and industrial floor area in square feet, the number of
duelling wunits located within the village study boundaries,
and the Floor Area Ratio (FARY of the non-residential
buildings. (The concept of FAR i illustrated in Bection

e y
R A

FINDINGS

Mewtonville is one of the commercial and industrial centers
of Mewton and provides a wide range of goods and services.
Several large auto deslerships and a subwhbhan style
convaenience shopping center dominate the area along
Washingtorn St. north of the Turnpike., This area can be
characterized as a "commercial strip". The soubth side at
Austin and Walnut Sts. retains the image of & NMewton village
canter, edxcept for the Star Market development. This area is
oriented to nelghborbood convenience services and contains
few larger conmercial and industrial uses,

Although within the study boundaries, the large industrial
complexr centered on Newtonville Ave. at Albany and Munros
Bts. is not related in any way to the functions of
"Mewbtonwville Bguarse" at Austin and Walnut Bts. The =astern
edges of NMewtonville, both north and south of the

Turnpike, are closest to the expanding office complex in
Mewton Corner. Recent construction in the form of the office
building on Cratts Bh. is a harbinger of fwither growbh to
follow in these areas. These areas abut close—in and
relatively dense residential neighborbhoods (average seven
dwelling units per acrel, =0 that potential disruption of
those neighborhoods showld be a major concern.

Mewtonville is more than a "village center”. It functions as
one of Mewton's major commercial and industrial areas and
straddles the Massachusetts Tuwrnpilke. It ie not unressonable
to suggest thabt this area will continue to grow and becoms
moie cdense in accordance with the findings outlined in
Sechion 2.2.8.
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MEWTONMNVILLE SURVEY REFORT
2.2.4 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
1985, together with pre-existing traffic count data, from
previous City counts and consultant studies, made available
to Wws by the Newton Flanning and Public Works Departments.

The objective of assembling available information on traffic
volumes, intersection geometrics, and existing traffic
control was to create a "Base Case" traffic scenarioc against
which alternative future scenarios can be compared in later
phases of the study. 8Bince 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
conditions.

We used the Level of Service methodologies for analyzing
sigrnallized and unsignallized intersections to characterize
existing operations, with one important caveat related to
signallired intersections: signal phasing and timing patterns
assumed at such intersections were not those in current
operation. 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 eristing volumes, with future
operations when these volumes can be assumed to increase with
different development scenaricos. This approach corresponds to
the "planning" approach to traffic operations analysis,
‘compared with the more fine-tuned “enginearing” approach
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
signallizred intersections operating with less—than-ideal
phasing and timing.




NEWTONVILLE

Traffic Conditions

The principal streets providing access to Newtonville are Washington Street
and Walnut Street, both major Newton arterials. Other streets serving
the area include Lowell Avenue, Austin Street/Newtonville Avenue, Harvard
Street and Crafts Street. Austin Street, Newtonville Avenue, Harvard
Street and Lowell Avenue tend to be used as bypass routes for the major
parallel streets (Washington and Walnut Streets, respectively), while

" Crafts Street is a major local access route to Waltham. The Washington/
Walnut Streets and Washington Street/Lowell Avenue intersections are con=-
trolled by traffic signals; all other intersections in Newtonville are
unsignallized. There is no direct connection to the Mass. Turnpike in
Newtonville.

Walnut Street on the south side of the Turnpike is a moderately busy
commercial area, containing l-story shops and providing access to the large
Star Market supermarket located over the Turnpike. Beyond the commercial
area is the large campus of Newton High School, as well as Newton Junior
College. On-street parking lines Walnut Street within the commercial area.
However, the street is wide enough to accommodate 2 lanes of traffic in
each direction at this point, in addition to the parking; it narrows down
to a single lane in each direction south of the commercial center.

At the Austin Street/Newtonville Avenue intersection and on the Turnpike
Bridge (where it is divided by a curb median) , Walnut Street is also quite
wide--3 lanes in each direction. The wide pavement area, lack of control
or channelization, and offset, "dog-leg" configuration of Austin Street and
Newtonville Avenue, make through moves between the 2 streets, as well as
left turns from either, difficult.

Automatic 24-hour traffic counts on Washington and Walnut Streets, con-
ducted in April 1981 as part of an earlier study*, and in October 1985 by
the Newton Public Works Department, were factored to represent 1985 Average
Daily Traffic (ADT). The results are illustrated in Figure 4.1

Peak hour turning movement counts in the area were likewise obtained from a
previous study; in addition, new turning movement counts were conducted at-
the intersection of Washington/Walnut Street in October/November 1985.
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 cbserved from the current counts were
7:45-8:45 AM and 5:00-6:00 PM.

During the turning movement counts, moderate-to~heavy volumes were observed
on Washington Street, with fairly heavy turns in the pea’t direction. The
existing signal provides an advance green to the Washington westbound leg,
in lieu of a separate left—-turn phase. This works reasonably well, except
when the advance is not anticipated by the first driver in the left-turn
queue. Even when the queue is led by drivers familiar with the signal



operation, however, the left-turn demand usually exceeds the amount of
advance green provided, so that conflicts do occur between eastbound
through vehicles and "leftover" left-turning vehicles. The Washington
Street/Lowell Avenue signal operates with less friction, mainly because
cross-street volumes are lower.

Existing operations at both signallized intersections were analyzed using
Level of Service analysis procedures for signallized intersections. The
purpose of the analysis was to determine how well the 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 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 intersection.

In addition, all unsignallized intersections for which peak hour volume
estimates were available 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),
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.

The unsignallized intersections operate as such intersections typically do
when located on relatively high-volume roadways; viz., left—turns from the --
major to the minor roadway function reasonably well at both Craft and
Harvard Streets, governed by the volume of opposing traffic on Washington
Street. Left turns out of the minor street onto the major are subject tc
considerably more delay, since these moves must wait for simultaneous gaps
in both traffic streams. Operation with such left-turn delays is usually
acceptable as long as minor-street left—turn volumes are fairly low, so
that queues of 4 or more vehicles do not routinely develop. With higher
minor-street volumes, signallization may be justified in order to create-
gaps in the major street traffic flow for side-street traffic.
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NEWTOMVILLE SURVEY REPORT 2.2.35 PARKING

INTRODUCTION

This report presents the resu1£5 of the following parking
studies and analyses perfaormed for the Newtonville study
area.

. A parking inventory (figure 5.1)
- A parking supply/demand analysis (figure 5.2)
- A parking use survey

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

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

The parking use survey was conducted on Friday, November 1,
1985 between the hours of 8 am. and 2:30 p.m. The area
surveyed included all on—and off-street metered spaces in the
study area. Also, general counts were taken on upper Walnut

- Street and the residential streets leading to Austin Street.

The purpose of the survey was to measure the actual level of
use (as a percent of capacity) and the turnover rate, or

parking duration, of all metered spaces and, in many cases,

posted spaces. Friday was chasen as the day of survey, since
it is traditionally the busiest day, combining end-of-—week
convenience shopping and local employee and commuter parking.

SUMMARY OF FINDINGS

Supply vs Demand

The Newtonville commercial area has an estimated parking
deficit of 75 spaces. However, the area operates as two
distinct areas. The north side (Washington/Chestnut Streets
narth of the Mass. Turnpike) has a surplus of 2?0 spaces. The

_south side (Austin and Chestnut Streets) has a deficit of 123

spaces.

The north side surplus is due to a iakge number of on—street
parking spaces on the south side of Washington Street where
there are no stores to create parking demand.

The parking deficit south of the Turnpikaris largely the
result of short term parking demand created by the

convenience oriented businesses along Walnut Street which do




not have their own private parking supply.

Austin Street has a slight surplus (20 spaces), due to the
existence of the Austin S5treet Public Lot which serves much
af the demand generated by the businesses in this area,
including Star Market.

Parking llse Survey

FParking use characteristics for Newtonville "Square" (the
Austin Street area) are significantly different than thaose
for the area north of the Turnpike, the Washington Street
portion, and indicate that the two areas operate
independently of each other.

Washington Street:

Except for the business area at the intersection of
Washington and Walnut Streets, the northern portion of

Newtonville did not attain the 85% "perceived capacity"”

level for any significant period of time. However, the north
side of Washington Street gave the appearance of being full
while the south side was approximately at S0%Z of capacity.

Average parking duration was one hour and 27 minutes. This
relatively low turnover rate reflects the mixed use character
of this portion of Newtonville; convenience retail mixed with
car dealerships, and professional offices. It also reflects
the low use of the spaces on the south side of Washington
Street.

The twelve hour metered spaces were sparsely used and most
long term on—street parking occurred along the unregulated
sections of Washington Street.

There was some commercial parking in residential areas but
mostly along the legally posted areas on Walnut Street. In
general, there was little, if any, business—related parking
on residential streets. The long term on—street parking that
does occur was located along the eastern and western
extremities of Washington Street where parking is

unregul ated.

Newtonville Square {(Austin Street):

The level of use of on—-street spaces was significantly higher
in this portion of Newtonville. It was at perceived capacity
from 92:30 a.m. to business closing hours, and approached the
actual capacity on several occasions.

The Austin Street Public Parking lot was not heavily used,
less than 30%, and served as a supplement to the on—-street
short term parking supply. The long term {12 hour) meters
were not used to any great extent by either commuters or
employees.




Average parking duration was approximately half (47 minutes)
that recorded for Washington Street, reflecting the more
convenience oriented nature of the Austin Street area.

Some parking overflow from Austin Street was observed on
Madison Street and Newtonville Avenue, and ochservations
indicated that the parking was long term in nature. However,
it was not heavy enough to be considered a major problem.

In general, parking does not appear to be a major problem in
NMewtonville. However, the residential area abutting Austin
Street will experience moderate overflow parking during peak
shopping times and seasons.

The spillover into neighboring streets is exacerbated by long
term parkers (employees and owners of businesses) who park on
these side streets rather than in the long term spaces
provided in the Austin Street public lot.

DEMAND VS5 SUPPLY

Table 5.1 shows that Mewtonville has 1767 parking spaces,
more than any other center except Chestnut Hill. The large
number of parking spaces is an indicator of the large
commercial concentrations existing in Newtonville. The 438
public parking spaces comprise 254 of total supply, while the
1329 private spaces comprise the remaining 73%. The large
amount of private parking is a major feature of parking
supply in Newtonville, as many of the major commercial uses
{supermarkets, car dealerships, and industries) supply most
of their own parking needs.

There are two distinct areas within Newtonville; the north
side (Washington Street north of the Mass. Turnpike) and the
south side {(the area centered on Austin and Walnut Streets).

The north side is a commercial strip with businesses only on
the north side of Washington Street. It has a surplus of an
estimated 90 spaces. Many of these spaces are found on the
south side of Washington Street and in the New England
Telephone Company parking lot on Court Street. Block #23020,
which is a core block of the north side, has a deficit of 101
spaces. This finding is consistent with the findings of the
use survey for this area, which indicated very high use and
relatively rapid turnover.

The Austin Sreet area is distinctly different in terms of
parking supply and demand {(See Figure 5.2). Parking demand is
154 (1237 spaces) greater than supply. The deficit is
particularly pronounced along Walnut Street from Austin to
Washington Streets where demand exceeds supply by 119 spaces.
The Star Market alone has a 147 space deficit (Block 24001).

To same extent, the relatively high turnover rate found for

X



Walnut Street helps reduce the parking deficit. The parking
supply and demand analysis, along with the parking use study
for this area indicates that what commercial parking in
residential areas does exist is not related to the parking
deficit. The deficit is for short term spaces, while business
parking in the residential areas is long term and most
probably employee parking. The Austin. Street Public lot has
many 12 houwr meters which are usually available at all times
of the day.

PARKING USE CHARACTERISTICS — ON STREET
North of the Turnpike:

The 154 one—hour metered spaces had an average level of use
of 76% of capacity and the peak hour use (12:30) was 0.
Average parking duration for these spaces was 59 minutes. The
25 twelve-hour spaces were not heavily used, registering an
average use of 37% and only 4%9%Z at the peak hour. Average
duration at the long term meters was 4 hours 30 minutes. The
level of use for the total 180 spaces was 664, with an B1l%4
peak rate. The average parking duration of 1 hour 27 minutes
is high, but the south side of Washington S5treet did not
appear to be used for convenience shopping purposes.

In general, this portion of Newtonville never appeared full.
At 12:30 p.m. the overall level of use was somewhat below the
85% perceived capacity level. However, in the core area,
those 350 meters clustered near the intersection of Walnut and
Washington Streets were almost full and were used to 92% of
capacity with the peak use of ?8%Z. From 10:30 a.m. to 2 p.m.
they maintained a level of use in excess of ?0%4. Further, the
relatively rapid turnover rate of an average 40 minutes
reflected a busy commercial area.

The data for the north side of Washington Street provides
another perspective on parking demand and use for the area.
Since all the businesses are located on the north side of the
street and since Washington Street is a formidable street to
cross, it is not surprising that the average use of all
metered spaces on this side aof the street is 22% and in the
core area 98%. The empty parking spaces which were visible
and available throughout the entire day were almost
exclusively on the south side of Washington Street. Thus,
while the data as a whole may not indicate a heavy parking
demand, this portion of Newtonville does have a strong demand
for on—street space, and does appear full all day.

At the eastern and western extremes of the project area along
Washington Street, there is unregulated on—street parking. In
each of these areas, between 20 and 23 cars were counted
parked from periods of from 4 to over & hours. Obviously,
these cars represent long term parking demand in this portion
of Newtonville from either employees or commuters. Given the
availability of 12 hour metered spaces claser to the



businesses, the 12 hour meters will be avoided despite the
need for long term parking. It should be noted, however, that
the 12 hour metered spaces that were used were naot
necessarily for long term purposes. The data indicate that
during the peak hours, many 12 hour spaces were used for less
than one hour. They supplement the existing supply of short
term metered spaces.

The post office located west of Walnut Street creates a major
short and long term parking demand. For all times during the
study, there were at least two illegally parked and/or double
parked cars in front of the post office. Also, postal
vehicles were parked in metered spaces on the south side of
Washington Street for significant periods of time.

The Austin Street Area:s

On the south side of the Mass. Turnpike, there are different
parking use characteristics. The overall on—street level of
use was B4XL and the peak use was 96%4 at 1:30 p.m. The average
aon—street duration was 40 minutes. In comparison to the north
side, this portion of Newtonville has a stronger parking
demand and more rapid parking turnover for long periods of
time. The area exceeds the 8357 perceived capacity level, and
essentially gives the appearance of being full for a
significant portion of the business day.

Austin Street has a large public off-street lot which
contains 162 metered spaces of which 28 are for 12 hours. The
lot had an average level of use of only 447 and peak use of
46%. OFf the 60 to 70 cars that were parked in the Austin
Street Lot at any point in time, the overwhelming majority
were there for less than one hour. Average parking duration
was 52 minutes. The lot essentially supplemented the on-
street supply, provided additional short term parking, and
praovided averflow parking for the Purity Supreme Lot across
Austin Street. Survey data indicate that all available
private spaces behind buildings that could be used for long
term parking were full, and that a nearby church had a
significant number of cars parked all day. While parking
demand was very heavy most of the day, there was no
significant business related parking on abutting residential
streets.

Newtonville Center has two distinct commercial areas, and the
parking characteristics are also different. The north side
has more longer term parking on- street, and has a definite
"core area" around the Walnut/Washington Street intersection.
This area is heavily used, while the "edges" of Washington
Street are less heavily in demand. The south side has no
"weaker" areas. All of the on—street spaces indicate a strong
demand and a fairly rapid turnover. The peak period on the
north side is defined and shorter than on the south side; it
occurs near 12:30 p.m. as people come into the area for
lunch. The south side essentially establishes a peak period



in the late morning, attains a statistical peak arocund 1:30
p.m. but does not drop off sharply in the afterncon hours; it
maintains a high rate of use (over 83%4) throughout the
business day while only the north side of Washington Street
maintains this characteristic.

Both sections do share one similarity: both have unused all-—-
day metered parking spaces available and these spaces are
generally avoided in favor of private spaces or unrestricted
on—street spaces.

PARKING IN RESIDENTIAL AREAS

At no time was it aobserved that the commercial parking demand
{short or long—term) spilled over on to abutting residential
streets north of the Turnpike. The available parking spaces
along Washington Street will most likely have to be used
before any significant commercial parking in residential
areas would occur.

South of the Turnpike, some parking overflow from Austin
Street was observed on Madison Street and Newtonville Avenue,
and appeared to be primarily long—term parkers.

PARKING MANAGEMENT

Long term parking on posted streets in residential areas is
primarily the result of lack of enfaorcement of the paosted
regulations. However, whether long- or short-term, parking in
the residential areas in the vicinity of Austin and Walnut
Streets will only be reduced by increasing the overall
parking supply.




" TABLE 5.1 NEWTONVILLE

FARKING SUPFLY AND DEMAND EBY BLOCK

SEC/BL DEMAND PRIV OFFST ONST PUBL SPPLY SURPLUS

14023 1 ¢] Q 0 4] Q - 1
14024 0 Q 0 0 Q Q 0
21029 235 1466 0 39 39 205 =30
21033 18 11 0 Q 0O 11 -7
21034 0 0 0 (8] 0 O 0
22001 41 1046 Q .0 0] 1046 &5
22004 140 30 0 i8 i8 48 -9
22005 117 63 Q 18 18 81 36
22004 &é 38 Q- 9 ? 47 -19
22007 133 &2 o) ) -] &8 —-&3
23015 i1 35 0 Q 0O 35 24
23014 48 137 Q 0 0 137 20
23017 . 1246 182 Q 0 O 182 58
23018 31 39 QO 55 595 2?4 a3
23019 111 21 0 37 37 58 -53
23020 140 32 0 27 27 59 -101
23022 139 142 0 38 38 180 41
23023 G 0 Q o - .0 0 Q
24001 309 148 Q. 14 . 14 162 -147
24009 158 117 159 i8 177 294 134
TOTAL 1842 1329 159 279 438 1747 75
PRIV: Fivate off-street spaces

OFFST: Public off—-street spaces

ONST: . On—street metered and posted spaces

PUBL = Total off—- and on—-street metered and posted spaces

SPPLY: Total public and private spaces.
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NEWTONVILLE BSURVEY REFORT 2.2.8 ZOMING/THE DEVELOPMENT
‘ ENVELOFE

INTRODUCTION

" This report presents the resulits of the analysis of existing
zaning in Mewtonville. The purpose of the analvysis is to
provide an understanding of the present and future
development enviranment of the study area, or to answear
several basic questions:

1) How much growth is allowed by present zoning?

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

f_.q'

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

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

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

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

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

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




SUMMARY OF FINDINGS

1.

It is estimated that over 1.3 million sguare feet of new
commercial /office space could be built in Mewtonville.
Most of this new floor space will be offices, and
represents & major increase over existing non-residential
floor area.

The number of new residential dwelling units that could be
built under present zaning is relatively small (89 units),
and reprecsents a very small percentage of the total
development that could occur.

Future development will be more dense, and surface parking
will be replaced with parking structures. The

office building/parking garage under construction on
Cirratts Street is a forerunner of what could ocour
throughout the non-residentially zoned areas in
Mewtonville. However, new bhuildings would be three stories
in height.

WHAT I8 FART

The Floor Area Ratio (FAR) iz a simple measuwre of development
intensity. It expresses the ratio of a building’'s total floor
area to the size of its site. A one-story building covering
its entire site or parcel has an FAR of 1.0. A& three story
building of 100Y% coverage has an FAR of 3.0. The same
building covering 304 of & site has an FAR of 3 x .50, or
1.50,

FLOOR AREA RATIOS ILLUSTRATED

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

N SR =

0.5

d

i
1119

< V—Q%‘A

Floor Area Ratio .

i3



WHAT Ié THE ZONING ENVELOFE?

The zoning envelope is a measuwre of the amount of development
allowed by the provisions of the existing zoning ordinance.
This allowable development is expressed as total non-
residential floor area and number of dwelling units that can
he developed on each parcel of land and for an area as a '
whole., The floor area is determined by translating the
praovisions of the zoning ordinance into effective maximum
allowable FAR's, or number of dwelling units for tvypical
devel opment that might occuwr in each zoning district. The
estimated FAR's are shown in Table 8.1,

TARLE 8.1

EFFECTIVE MAXIMUM AS-0OF-RIGHT FLOOR AREA RATIOS ALLOWED
BY THE EXISTING ZONINGEG ORDINANCE

Zoning Districts/FARs

Typical Development . EBAA BA BR Lt M

1. Retail-surface prkg
. 1 story 0.28 0,40 0. 40 0,25 0,40
. 2 stories 0. 50 0,42 0.62 0,44 0,62
« 3 stories 0.62 Q.70 0.70 Q.60 e
« 4 stories ———— ————— ———— 0,70 .81

2. Qffice-surface prkg. .
.1 story 0.25 0. 40 O.40 025 0,40

2 stories €. B0 0.59 0.59  0.41 0.59

. 3 stories 0. 58 0.4 0.69 ———— e
. 4 stories Qa.bl ———— e L

£04

» Retail Ground flcor,
offices above-surtface

prlg.
. = staories e 0.59 .59 0,44 0,59
. 5 stories 0,58 1. &9 I
» 4 stories Qa0 et e e e ———— (3, T} ee——

4. Office-Ground +1oor
prkg. or 1 prkg. level
under building
. = stories 0,50 .98 0.98 0,30 0.98
n 5 stories D.75 0,98 0.78 0.50 0.98

e Retail Ground Floor

office above - all

prig underground
. 5 stories 0,75 2a 70 2.70  0.75% 2,70
« 4 stories 1.00 - ———— ] O ——



Lo Retaill Ground Floor )
above — suwrface
parking garage

. 5 stories 0,75 1.4l .41 .75 1.41
7. Retail Ground Floor,
affices above — 0%
prlkg. underground,
10%W in surface garage
. 5 ostories 0.75 2a34 2end TS PR
- 4 stories 1.00 ———— L O e
8. Storage Warehouse
« 1 story e — Q.42 0,35 0,89
. = stories e i 1.67  0.50 1.6l
. Wholesale, manufacture,
RID labs ~ swface prikg.
. 1 story e e 0.8B0 0.2 0,76
« & mtories e ————— 1.27  0.580  1.35
. 5 stories ——— e e 20538 0,75 2,38
. 4 stories e e e L LI e

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

ZOMING DISTRICT FAR ALLOWED

Business (BAA) 1. Q0
Limited Manu-

facturing (LM : 1. QG
Business A (BA) 2. 70
Business B {(BR 270
Manufactuwring (M) 2a 70

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



as follows:

ZOMNE DWELLING UMITS FER ACRE
Residence A {(Ff? : 1.74
Residence ©® (RE} : - 2.40
Fesidence C (R 4,36
Frivate
Residential {FFD g, 72
Residence D (RD) 8.72

Fesidence E {RED 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 envelops are as follows:

The Zoning Envelope in MEWTONVILLE

TOTAL COMMERCIAL FLOOR AREA ALLOWED 5&9;?2& sc.ft.
. TOTAL NEW OFFICE FLOOR AREA ALLOWED 2,238,886
. TOTAL NEW DWELLING UNITS ALLOWED 89

FRESENT AND RECENT DEVELOFMENT

The above estimates assume that all properties will be
redeveloped to the maximum allowable. Therefors, as estimabes
of actual possible development, the figures are very high and
do not represent a realistic pictuwe of the amount and typs
of development that could actually occur. Market forces and
resulting rent levels, economic constraints, construction
coste and eite constraints must also 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. ’ )

Theretore, allowable FAR's must be comparesd with those
abtained from recent development, or development that has
heen proposed or iz under construction.

Table 3.2 shows the FAR's of commercial projects most
recently proposed or under construction that have been or may
be permitted as-of-right under present zoning. Many of these
projects include swfce parking structuwres s0 that the
resulting FAR's, or actual office building floor areas, are
less than allowable. That is, despite the intensity of the 5
story affice development under construction at 29 Craftts
Streat, NMewbtonville, (FAR 2,230 it would have been built to
an even greater intensity had all parking besn planned to be
underground. Based on Newton's strong office and retail
market and the resulting high land values, it is expected
that development of wnderground parking will become the rule



rather than the sxception

TARLE 8.2

in areas such as Mewton Corner,
Chestrnut Hill ard Newbton Centre.

FLOOR AREA RATIOS (FAR)Y FOR DEVELOFMENT FROFOSED OR UMDER

CONSTRUCTION

DEVELOPMENT

- AUBRURNDALE

1. % story offices,
sirface parking
2. 2 story offices,
surface parking

CHESTNMUT HILL
1. 3 story offices,
parking garage

NEWTON CENTRE
i. 4 story offices,
parking garage

MEWTON CORNER

1. 4 story offices,
parking garage

2. 3 story offices,
parking garage

Ze 4 story offices,
parking garage

MONANTLM
1. & story offices,
surface parking

NEWTONVILLE
1. & story offices,
parking garage

UFFER FALLS

1. 2 story offices,
surface parking

2. 4 story offices,

11 Bernnett St.

7% Ledington S5t.

200 RBoylston 8t

1320 Centre St.

1 Newton Fl.

3

Mawton F1.

21 Washington

45392 Watertown

29 Crafts 8t.

75 (ak St.

FAR ZONE
0.56 EBR
.48 EBR
2,38 BRA
2.59 BER
2.12 BA
2.45  RA
2.467 BA
0,55 MFG
2,25 MFGE
0.234 BA



Figure 8.2 A MODEL OF RECENT OR EXPECTED DEVELOFMENT

3 STORY BUILDING — SURFACE PARKING GARAGE
) FAR = 141 ‘

This tvype of development is now matched with the requirement
of the present zoning ordinance to obtain its allowable floor
area ratios

RDEVELOFMENT TYFE ZONES/ALLOWARLE FLOOR AREA RATIO

SURFACE PARKEING GARABGE BA BE M BAA LM
= X Gtory Uffice/Retail 1.41 1.41 1.4l === e
» 4 Story Office/Retail ———-— e e 1L Q0 1,00

THE DEVELOPMENT ENVELOFE

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
Table 8.3, '

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 ENVELOFE:

GROWTH THAT COULD QCCUR IN NEWTONVILLE

= New Commercial /Retail Floor Area
that could be added 180,741 sg.ft.

Exigting Commercial /Retail Floor Area 476,734

« Percent Added ZB%

Maew Dffice Floor Area

that could be added 1,143,722
- Existing Office Floor Area 145,862
. Fercent Added 784%
* New Dwelling Units that could be added a9
= Existing Dwelling Units 849

*  PFercent Added 10.5%




THE POATTERN OF POSSIBLE MEW DEVELOFMENT/REDEVELOPHMEMT

Figures 8.2 and B.3 show the amount and probable pattern of
passible new development or redevel opment.

Figure 8.2 indicates the present intensity of use in the
study areas, those 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
Higting zoning. While this map does not and cannot show
which parcels will be developed to greater densiby, it
provides a good indication of where new development activity
might occur.,

There is a large amount of non—residential zoning in
Mewtonville, and a significant number of vacant and underused
parcels. For this reason, considerable development could
pocour throughout Mewtonville, particularly as Newton Corner
reaches satwation. The Crafts Street building under
construction is an indicator of the development pressure and
market that exists. Much of Newtonville is presently
devaeloped at low density, with swface parking lots
predominating. These sites, expecially those on Washington
Street are large and visible from the Turnpike.
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