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0Ak HILL SUMMARY REFDRT

2.2.0 INTRODUCTION AND SUMMARY OF FINDINGS

INTRODUCTION

The bMewton Village Study iz a two year 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,particulariy in the village commercial centers.

The study was designed to have four- phases, each phase
building on the next so that effective input of all citizens
of Mewton can be obhtained.

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

IT. A survey phase, to examine and discuss the development
izssues and problems from a city-wide as well as village
perspective. The problems of tratfic, parking, urban
design, zoning and the economy are examined and pressnted
in survey reports for each village center.

IIT. An alternative plans phase, tg examine and discuss a
number of alternatives for the future of the village
centers, and the impacts of the alternative futures on the
City’'s quality of life. i

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

This survey raport is one product of Fhase I1. It presents in
detail the findings of fowr months of study, and is organized
as follows: Section 1 highlights all important findings,
Sections 2 through 8 present the results of the detailed
studies in each subjsct area; a summary of findings is
provided at the beginning of sach section for =ase of reading
and understanding the whole.



SUMMARY OF FINDINGS

Oak Hill center is a very small convenience center
immediatel y swrounded by the 0Oak Hill Park neighborhood.
It is somewhat isolated with regard to access and market
expasure.

Therefore, it seems unlikelvy that new development would
occur in this center to the full extent allowed by zoning.

However, additional non—residential development could
occur, ranging from B700 square feet teo over 59,000 square
feaet.

This new development could occur in forms ranging from
sxpanded retail and new office space adiacent tg the
existing apartment building; to additional Ffloor area
through redevelopment or reuse of the apartment building
as well for office uss.

Fresently, the.center lacks landscaping and scresening to
soften its visual impact on surrounding residences,

There is presently sufficient parking to serve existing
retail uses. However, present parking here is not well-
defined, and access is located on Colella Road close to
residential driveways.

fd
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2.2.1 MAREET ORIENTATION

Most of NMewton’s retail business and service economy is
lacated in the Qity’'s 15 village centers. While there are
substantial activities elsewhere {(2.g. Needham Street); these
centers function in varying degrees as the centetrs of the
City’'s economy. MNewton’'s commercial pattern is unusual for a
city of its size. Most medium size cities are characterized
by a substantial “"downtown"” where retail and business
zarvices and governmental activities tend to be concentrated,
and perhaps a number of smaller neighborhood convenience
centers or strips. In Newton, there is no one center that can
be called the City’'s "downtown", although Newton Centre comes
closest.

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

Therefore, the "market orientation” of the retail businesses
in each center was examined and categorized into three
orientations: neighborhood, community/city—wide, and city-
wide/regional. These characterizations were made on the hasis
of the type of business and what is considered by markst
researchers to be its normal market area. For example, a
small wvariety store or delicatessen normally serves a
conveniasnce business. An automobile dealer, large plumbing
supply outlet or discount store normally serves a wider
community or city—wide market. Large shopping malls or office
complexes and employment centers tend to attract shoppers and
business from throughout the metropolitan area. Although the
Chestnut Hill Mall and shopping center may contain small
shops,; the area as a whole is a regional attraction.

There 1s 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 vary. so that with the exception of Waban and
Oak Hill, there are no centers which can be considered purely
neighborhgod,; community—wide or regional in nature. Howsver,
it is possible and appropriate to sstimate the amount of
business floor area in each village center orisnted in each
of thess wavs. »




FIMDINGS

Figur= 1.1 describes the present orientation of Qak Hill
center. It is agbviocusly a small neighborhood center
consisting of a convenience store, a barber shop, a
tailor/cleaners, a Community Center, a paint store, and a
plumber 's shop, and serving a limited market of suwrrounding
homes. One business, the plumbing caompany, most likely serves
a wider radius, but as it is not a retail business, it does
not attract customer traffic. This center is somewhat
isolataed and the surrounding neighborhod is not densely
developed so that larger businesses would not appear to be
"may-ketable" in this location. '

1

tJ
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2.2.2 UREAN DESIGN AMD ENVIRONMENT

INTRODUCTION

In the visual survey we have endeavored 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 quality and continuity of the commercial esdge and the
space foirmed by the building massing scheme) and the effect
af these elements on the perception of the viewer. Other
positive and negative aspects specific to the center are also
discussed. Considerations such as areas of n=sgative
residential /commercial interface, the role and extent of
vehicular /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.

FIMDINGS
Figure 2.1 presents the findings of the visual survey.

Gait Hill Center is not a "village center" as compared with
other Centers being studied, but rather is a small mixed use
complex comprised of convenience stores, a community
buiiding, and an apartment building. The stores are in
keeping with the scale of the surrounding one story ranch
houses but the apartment building is not. This structure
stands three stories high and has a steep pitched roof which
contributes to its conspicuous verticality. In addition, the
broad, flat expanse of lawn area on either side of the Saw
Mill Brook Farkway lacks sufficient buffer plantings.

Access to the retail parking lot is from Colella Road which
is somewhat disadvantageous to those homes fronting on this
street. Although the rear of the retail building faces these
haomes, the service area is screened and appears well
maintained. The parking lot is poorly defined and does not
appear to be completely paved, giving this area an unfinished
character. The lack of plantings contributes to this
untinished look.
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. 2.2 LAND LUSE

INTRODUCTION

Information on existing land uses in the wvillage centers was
agbtained from the Newton Assessors.
agaregated into the categories shown in Table 3.1 and figure 3.1.
The table shows for each use the amount of land area in acres for
gach use, the amount of commercial,
area in square feet,; the number of dwelling units locatad within

the village study boundaries,
the non-residential buildings.

in Section Z2.2.8.1

FINDINGE

Oak Hill Park is a very low density,
consisting of small ranch-style homes,

primarily of the small retail center,

The information was

agftice and industrial fleoor

and the Floor Area Ratio {(FAR) of
{The concept of FAR is illustrated

planned suwburban community

cul—de-sacs and interior
pathways. The study boundaries encompass one block consisting

a thirree—story apartment
building, and a community center building on one parcel of 1.94
acres. Total business space is 5907 square feet. The remaining
land uses within the study boundary are 14 single family homes.

These husinesses do not attract much traffic and therefaore do not

appear to adversely affect nearbhy homes.
retail lot is from Colellsa Road,

Howewver,
close to residential

aceess to the

driveways.Access to parking for the apartment building and the
parking 1ot itself are located on Saw Mill Parkway and have little

impact on nearby homes.

TABLE 3.1 Oak HILL

CATEGORY

Residential:
Single Family

—_

2 and T Family

Apartment=/Condos
Commercial
Office
Industrial /Manufacturing
Mived Use — mostly Commercial
Mixed Use — mostly Residential

Transportaticen/FParking
Institutricnasl

Open Spacea/Recrsation
Vacant Land

EXISTING LAMD USE

LANMD AREA
I ACRES

P
n T o] Ny

PR,
B! i

hA
NA

RE]

CHARACTERISTICS

FLOOR AREA DWELL ING
IN 5B. FT. FARYZ  UNITS
— — 14
- - 3
— ~ 34
5,707 47 —-
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2.2.4 TRAFFIC CONDITIONS

This treport conveys the results of the manual and automatic
traffic counting pragram initiated in October 1985, together
with pre—existing tratfic count data, from previous City
counts and consultant studies, made available to us by the
NMewton Planning and Fublic Works Departments.

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

We used the Level of Service methodologies for analyzing
signallized and unsignallized intersections to characterize
existing operations, with one important caveat related to
zignallized 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 existing volumes, with future
operations when these volumes can be assumed to increase with
different development scenarias. This approach corresponds to
the "planning" approach to traffic operations analysis,
compared\with the more fine—-tuned "“"engineering" approach
which is appropriate when one is actually involved in
intersection design. Thus, the reported Levels of Service

may not correspond with cwrent daily experience at existing
gignallized intersections operating with less—than—ideal
phasing and timing.




OAK HILL

Traffic Conditions

The Oak Hill area, in South Newton, is defined for this study as centering
upon Saw Mill Brook Parkway and Hanson Road. This area is primarily
residential, with no significant recreational or business uses. It is

located south of Dedham Street, which, together with Nahanton Street,
serves as the major collector street in South Newton. However, counts in

the area suggest that the Oak Hill neighborhood itself is not directly
impacted by the through traffic on Dedham/Nahanton Streets.

A peak hour turning movement count was conducted at the intersection of Saw
Mill Brook Parkway and Hanson Road in November 1985. The volumes obtained
during this count were adjusted to represent average annual existing peak
hour traffic volumes, depicted in Figure 4.2. Peak hours observed from
this count were 7:45-8:45 AM and 4:00-5:00 PM.

Existing operations at this intersection were analyzed using Level of
Service analysis procedures for unsignallized intersections. The results
of this analysis are illustrated on Figure 4.3 . As can be seen, the low
traffic volumes during both morning and evening peak hours in the area
result in excellent levels of service for all movements at this location,
including left turns from Hanson onto Saw Mill Brook Parkway. Only the
addition of major new development, on an improbable scale, would be likely
to generate traffic volumes high enough to degrade. performance
significantly at this intersection.
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OAK HILL SURVEY REFORT 2.2.5 FARKING
INTRODUCTION

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

A parking inventory {(figure 5.1)
A parking supply/demand analysis (figure 5.2)

The parking inventory was prepared from field survey and from
information provided by the Mewton Departments of Fublic
Works and Flanning 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 analysis was performed using
computerized land use data provided by the Mewton Assessors,
and the above parking data. This analysis provides a measure
of the difference between an assumed business parking demand
and actual supply.

SUMMARY OF FINDINGS

a. Supply vs Demand

Table 5.1 presents the results of the supply and demand
analysis. The table shows that Oak Hill Center enjoys an
estimated surplus of spaces. The supply consists of the 30
aoff—street spaces contained in the business lots, one of
which is paved, containing 15 spaces. There are an
estimated 38 on—street spsces on Colells Road and Saw Mill
Farkway that can be considered available as supply for
business use, including the posted spaces. The parking lot
far the apsrtment building is not included as business
supply. The size2 and nature of the existing businesses
rasult in low demand, sigrnificantly lower than typical of
neighborhood convenisnce centers.

h., Farking Use Survey

This area was observed on a Saturday to note any parking
prablems. Mone weres observed, as theres is plenty of on-
and off—-street parking in this low density area.

However, primary access to the retail parking let is fraom
Coiella Road, so that retail sxpansion could adversely
affect the homes fronting on this strest.




TSELE 5.1 DAE HILL
FPARKING SUFPLY AND DEMAND BY BLOCK

SEC/BL. DEMAND PRIV OFFST ONST PUBRL SPRLY SURPLUS

84015 15 30 Q 38 38 &8 53

TOTAL 15 J0 o 38 =8 &8 53

FRIV: Frivate off-street spaces

OFFS5T: Public off-street spaces

OnMST: On—street metered and posted spaces

FURL Total off-and on—street metered and posted spaces

SPPLY: Total public and private spaces
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Z2.2.8 ZONMING/THE DEVELOFMENT ENVELDFE

INTRODUCTION

This report presents the results of the analysis of existing
zoning in Oak Hill Center. The purpose of the analysis is to
provide an understanding of the present and future
development environment of the study area, or to answer
zseveral basic guestions:

1} How much growth is allowed by present zoning?

2} How much of this growth could most likelv occcur in
this wvillage center?

3} What will thig development most likely consist of and
look like?

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

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

The 7oning Envelope: This estimates the total amount of
residential, commercial and office development that is
presently allowed by the zoning ordinance on each parcel of
land and +or the study area as a whole. This represents the
Yas—of-right" capacity of zoning as if every parcel of land
were developed to 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,
cambines the concept of zoning "right” and thes realities of
the marketplace to produce a more ireasonable estimate of long
term develapment that could cccour "as—-of-right” or without
special permit.

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




WHAT IE FAR?

The Floor Area Ratio (FAR) is a simple measure 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. & three story
building of 1004 coverage has an FAR of 3.0. The same
building covering S04 of a site has an FAR of 3 x .50, or
1.30.

FLOOR AREA RATIOS ILLUSTRATED

FAR  Entke lot area 112 lot aren 114 tot aree

. Fleor Area Rnio .

WHAT IS5 THE ZOMING ERVELOFPE?

The zoning envelope i1s a measure of the amount of develoapment
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
be developed on each parcel of land and for an area as a
whnle. The floor area is determined by ftranslating the
provisions of the zoning ordinance into effective maximum
allowable FAR s, or number of dwelling units for typical
development that might occwr in each zoning district. The
gestimated FAR's are shown in Table 8.1.



TABLE 8.1

EFFECTIVE HMaXIMUM AS-DOF-RIGHT FLOOR AREA RATIOE ALLDWED
BY THE EXISTING ZOMING ORDIMANCE

Zoning Districts/FARs

ITypical DRevelopment BAA BA BR L M

1. Retail-surface prkg
« 1 story Q.25 Q.40 0,40 .25 0.40
- 2 stories Q.50 - 0,52 .42 ©.44 (.42
- 3 stories Q.82 0,70 0.70 0D.60 ————

2. Htice-surface prkg.
« 1 story 0.25 0.40 .40 Q.25 ©.30
. 2 stgries 0. 50 0,39 0.5% 0.41 .59
= = stories Q.58 .89 .69 ——— ——
. & stories D.61 ————

3. Retail Ground floor,
oftices above-surtaces

prkg.
. 2 stories e 0.5% 0.5% 0.44 0,39
» 2 stories .58 O. 49 Q0.8 ———— e
. 4 stories e &0 -

4. OFffice—Ground floor
prkg. or 1 prkg. level
under building
. 2 stories 0.50 0.78 .98 0.50 0.%8

—

. = stories ‘ 0.75 .98 g.%8 .50 0.98

5. Retail Ground Floor

oftfice above — all

prig underground
. & stories Q.75 2.7G 270 0.73 Z2.70
- 4 stories 1.00 ——— ——— == ————

b. Retail Ground Floor
abhove — surface
parking garage
. = stories 0.75 i.41 1.41 b 1.41

7. Retzil Giround Floor,
offices above — FOU
orkg. underground,
10% in surface garage
. 3 stories Q.75 2.34 2.534 .75 2.34
. 4 stories 1.00 - ———— ———— e



B. Storage Warehouse
- 1 story - ———— Q.42 0.25 0.8%9

- 2 stories ——— —_— 1.67 .30 1.&81

?. Wholesale, manufacture,
R%¥D labs — surface prkg.

. 1 story C.BO 0.25 0.74
. 2 stories 1.27 0.30 1.25
« 3 stories 2.32 0.73 2.32

Based upon analysis of the existing zoning ordinance and most
recent non-~residential development in Newton, the following
FAR = were used to determine the total floor area of
commercial /office development that can be built as—of--right
in sach zoning district. (The Zoning Envelope)

ZONING DISTRICT FAR ALLOWED
Business {BAA) 1.00
Limited Manu-—

facturing (L -7
HBusiness A {BA) 2.70
Husiness B {BE} 2.70
Manuftacturing M) 2.70

Ezstimation of an allowable dwelling unit snvelope for parcels
in residential zoning districts is relatively straight—
forward. The residential zoning districts control density
either through lot size or lot square feet per unit controls.
Maximum allowable dwelling units for each zaoning district are
as follows:

ZOME DWELLING UMITS FER ACRE

Residence A ({Rf _ i.74
Residence R (RR} Z2.40
Residence C (RC) 4,36
Frivate

Fesidential (PR g8.72
Residence D (R 8.72
Residence E {RE? 27.20

The alliowable floor area ratios and unit densitiss are now
applied to the actual zoning in the study area as shown on



Figure B.i. The results, the zoning envelope are as folliows:
The fZoning Envelope i1n Oak Hiil Center

. TOTAL MEW COMMERCIAL/OFFICE FLDOR AREA ALLOWED 225,670
- TOTAL NEW DWELLING UNMITS ALLOWED 0

PRESENT AMD RECENT DEVELOPMENT

The above estimates assume that all properties will be
redeveloped to the maximum allowable by zoning. Theretore, as
estimates of actual possible development,; the figuwes are
very high and do not represent a realistic picture of the
amount and type of develapment that could actually occur.
Market forces and resulting rent levels, economic
canstraints,; construction costs and site constraints must
also be considered. These factors greatly temper the amount
and density of development that does and will most likely
ocour in many of the village centers.

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

Table B.2 shows the FAR's of commercial projects most
recently proposed or under construction that have been or may
be permitted as—aof-right under present zoning. Many of these
projects include surface parking structurss so that the
resulting FAR s, or actual office building floor arsas, are
less than allowable. That is, despite the intensity of the 3
story office development under constiruction at 29 Crafts
Street, Newtonvilie, (FAR Z.23) it would have been built to
an even greater intensity had all parking been planned to be
underground. Based on Newton’'s strong office and retail
market and the resulting high land values,; it is expected
that development of underground parking will become the rule
rather than the exception in areas such as Newton Corner,
Chestnut Hiil and hewton Centre.

In other village centers, recent development has occuwrred at
cansiderably less density. Surface parking lots are mare the
rule than the exception in these centers. Land values and
marketable rents result in an economic environment in which
the "suburban style"” development is feasible and economically
desirable.

It should aiso be noted that a number of these developments
have had the benefit of the parking credit, so that the
actual +floor area ratio obtained was higher for the
garticular tvpe of development that actually took piace than
would have bheen possible if the full parking requirements had
besn mst. On bthe other hand, the popularity of areas such as
Mewton Centre= and Newton Corner for office develaopment may
have Jjustified the provision of the additional parking
underground.



TARLE 8.2

FLOOR AREA

RATIOS (FAR)

COMSTRUCTION

DEVELOFMENT

AUBURNDALE
1. 3 story
suwrface
2. 2 story
surface

atfices,
parking
offices,
parking

CHESTNUT HILL

1. 3 story offices,

1 stary retail,
underground

parking

NEWTOM CENTRE

1. 4 story
pair-king

offices,
garage

NEWTOM CORMER

1. 4 story
parking
2. 3 storvy
parking
3. 4 story
parking

NONANTUM
1. & story
surface

MEWTOMWYILLE

1. 5 story
parking

UFFER FALLS

1. 3 story
surfacs
- o story
surface
« &4 story

surface

I

L)

offices,
gairage
offices,
garage
offices,
garage

cffices,
parking

offices,
garage

aotfices,
parking
gffices,
parking
oftices,
narking

FOR DEVELOPHMENT FROFOSED OR

ADDRESS

11 Bennett 5t.

73 Lexington S5t.

300 Bovlston 5t.

1320 Centre 5t.

1 Newton Fl.

2 hMewton Fl.

313 Washington

45% Watertown

29 Crafts 5t.

75 Oak 5t.

233 pMeedham

118 NMeedham

UMDER

FaR ZONE
2.534& EEBE
0.48 EB
2.38B BA
2.59 BHH
2212 BA
2.45 BA
2.47 BA
.35 MFE
2.23 MFB
0.34 BA
0.77 M™MFG3
0.57 MFGE



MNEWTON HIGHLANDS
1. OFffices .33 EA

LR A T R R Y )
Average FAR for DFffice Development with
parking in surface lots Q.54

Average FAR for Office Develaopment with
parking in a mix of
underground and surface
- garages 2.41

A MODEL OF RECENT DEVELOFRMEMT

The possibilities allowed by the zoning ordinance and a view
of actual development resulting from markst forces leads to
an estimate of a type or model of development that mayvy occur
in a particular center. For Dak Hill, the following non-—
residential development tvpe is expected to continue to be
built for the forseeable future:

Figure 8.2 A MODEL OF RECENT OR EXPECTED DEVELOFMENT

*—%——‘—z—r—
‘{—-é—‘%

3 STORY BULLDING — SURFACE PARKING LOT
FAR = 069

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

DEVELOFMENT TYFE ZOMES/ALLOWARE FLOOKR AREA RATID

BG EEH ™ BHAA LH

=

Surface Parking Lot

story office/retail 5T « 0% - 6T .28 - o8
story officefretail - - &0 ———

a1



THE DEVELOFMEMT ENVELOPE

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 and Figure 8.3.

The estimated residential development envelope is the same as
the residential zoning envelope. The number of units allowed
is zero.

TABLE B.3

THE FRESENT DEVELOPMENT ENVELOFE:

GROWTH THAT COULD BCCUR IN OAE HILL

New Commercial /Retail Floor Area

that could bhe added 14,792
Existing Commercial/Retail Floor Area 5,907
Fercent Added 250%

New Office Floor Area

that could be added 44,384
Existing Office Floor Area 0O
Fercent Added *

New Dwelling Units that could be added O
Existing Dwelling Units 48
Fercent Added GO

Total Mon-residential floor area that

could be added 59,178
Existing non-residential floor arsa 5,207
percent Added 10014

This estimated development envelope must be further
qualified. This envelope assumes redevelaopment or renovation
of the entire mixed use site including the existing apartment
structurs, an unlikely event for the forseeable futurs. As
stated earlier, Oak Hill Center is not advantageously located
with regard to retail or office space market =xposure. It is
doubtful that renovation of the apartment building for use as
offices would even be economically feasible unless the entirs
Oak Hill ar=a changed.

Therefore, i+ the existing apartment building and associated
parking lot is excluded from the possibility of reuse, a more



conservative estimate of the amount of new flcor ares that
could be developed is as follows:

TaARLE B.3a ADJUSTED DEVELOFMENT ENVELOFE
New Non-residential
Floor Area that Might he Added 8733 s.f.
Existing Mon—-Residential Floor Area S207 s.f.

Fercent Added 147%



OAK HILL
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MARKET ORIENTATION

NEIGHRORMOOD
NEIGHBORHOOD CONVENIENCE
— OF BUSINESS USES

COMMUNITY/CITY-~WIDE ,
BUSINESS AND OFFICES
REGIONAL/CITY—WIDE ’ : - w2400
BUSINESS CENTERS AND OFFICES o e N ™ %0 ™ e = ™ |
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