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#238-25 Request to Rezone 399 Grove Street to Mixed Use 3 and to amend sections of
the Mixed Use 3/Transit Oriented Development District of the Newton Zoning
Ordinance

#239-25 Request for Special Permit to construct a mixed-use development consisting
of 750 residential units, mixed commercial, parking and public open space with
associated waivers from the Zoning Ordinance at 355,399, 0 Grove Street, Ward 4,
Newton, on land known as section 42 Block 11 Lot 03, Section 42 Block 11 Lot 02 and
Section 42 Block 11 Lot 4A containing approximately 9.34 acres of land in districts zoned
Mixed Use 3 Transit Oriented (MU3), BU2 (a portion to be rezoned to MU3), BU5 (to be
rezoned to MU3)

Rezoning application: https://newtonma.portal.opengov.com/records/885679

Special Permit: https://newtonma.portal.opengov.com/records/885288

The purpose of this memorandum is to provide the City Council and the public with technical information and
planning analysis which may be useful in the special permit decision-making process.

The Planning Department's intention is to provide a balanced view of the issues with the information it has at
the time of the public hearing. There may be other information presented at or after the public hearing that
the City Council will want to consider in its discussion at a subsequent Public Hearing/Working Session.
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Executive Summary

The petitioner, Mark Development LLC, seeks to redevelop a site adjacent to Riverside Station.
The project site encompasses approximately 9.34 acres on Grove Street spanning portions of
three separate parcels, including the site of the now defunct Hotel Indigo. If approved, this
revised proposal will supersede a previously approved plan on the site in 2021. As revised, this
new plan proposes 750 residential units in six buildings as well as 20,000 square feet of ground
floor commercial space and 1,119 parking spaces. 151 of the residential units will be deed
restricted affordable units. To construct the project as designed requires rezoning one pf the
three parcels to Mixed Use 3 (MU3), text amendments to the zoning ordinance, and several
elements of special permit relief. For a comprehensive assessment of the zoning relief
required, please refer to the Zoning Review Memorandum (Attachment A). The Planning
Department has engaged a team of on-call consultants to assist staff in the review of the
proposed stormwater system, site design, transportation program, and fiscal impact.

l. Background

In 2013, the Board of Aldermen approved Board Order #258-12(2), a special permit to allow
the construction of a mixed-use development on the site consisting of 225,000 square feet of
office space, 290 residential units, 20,000 square feet of retail space, and an 8,000 square foot
community center. At that time a portion of the site was rezoned to MU3 in Board Orders
#258-12 and #272-12(2). In 2020 the City Council granted a special permit to Mark
Development (27-20) for a new mixed-use development including ten buildings, 582
residential units, 254,120 square feet of office space, a 150-room hotel, 39,000 square feet of
retail space, and associated parking. As part of the development plan, City Council also
approved a change of zone for 399 Grove Street and portions of the development site that
had not previously been rezoned in 2013 to MU-3. The 2020 project also included 2,041
parking stalls, a new exit ramp from Interstate 95 (I-95), three new traffic signals, and other
site improvements.

Subsequently in 2021 an amendment to the 2020 Council Order was granted to allow changes
to the height, density, and footprint of several buildings in the development. The revised
projectincluded 369,735 square feet of laboratory/research and/or office uses, 550 residential
units, and 21,981 square feet of retail and commercial uses. This plan also included significant
mitigation commitments for off-site traffic mitigation and other neighborhood improvements.
This 2021 Special Permit was never exercised and the zone changes authorized by Council
Order #27-20 never took effect, however the text amendments to the Zoning Ordinance were
implemented.
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l. Criteria to Consider and Zoning Relief

CRITERIA
When reviewing the request, the Council should consider:

10.

The specific site is an appropriate location for the proposed mixed-use development
(§7.3.3.C.1).

The proposed project and mix of uses will not adversely affect the neighborhood.
(§7.3.3.C.2)

There will be no nuisance or serious hazard to vehicles or pedestrians; (§7.3.3.C.3)
Access to the site over streets is appropriate for the types and numbers of vehicles
involved. (§7.3.3.C.4).

The site planning, building design, construction, maintenance and/or long-term
operation of the premises will contribute significantly to the efficient use and
conservation of natural resources and energy (§7.3.3.C.5).

The lot presents challenging topography which limits the use of the property, such
that it could not be improved without the implementation of the combination of
retaining walls over four feet in height. (§5.4.2.C.1)

The proposed combination retaining walls over four feet in height will not adversely
impact adjacent property, the neighborhood, or the public. (§5.4.2.C.2)

The proposed combination of retaining walls over four feet in height is the
minimum structure necessary to allow a subject property to be reasonably utilized.
(85.4.2.C.3)

Literal compliance with the city’s parking regulations is impracticable due to the
nature of the use, or the location, size, width, depth, shape, or grade of the lot, or
that such exceptions would be in the public interest, or in the interest of safety, or
protection of environmental features. (§5.1.13)

The proposed exceptions to the sign ordinance should be permitted and are
appropriate due to the nature of the use of the premises, the architecture of the
buildings or their location with reference to the street is such that such exceptions
are in the public interest. (§5.2.13)

The MU-3/TOD zone requires additional criteria for the Council to consider:

e The proposal is not inconsistent with the City’s Comprehensive Plan (§7.3.5.B.1).
e The mixed-use development offers long-term public benefits to the City and
nearby areas including:
e improved access and enhancements to public transportation.
e improvements to parking, traffic, and roadways.
e on- and off-site improvements to pedestrian and bicycle facilities,
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particularly as they facilitate access to the site by foot or by bicycles

e public safety improvements.

e on-site affordable housing opportunities.

e water, sewer and stormwater infrastructure improvements that increase

capacity and lower impacts on the surroundings. (§7.3.5.B.2)

The proposed mixed-use development has a positive fiscal impact on the City
after accounting for all new tax revenue and expenses related to, but not limited
to, school capacity, public safety services, and public infrastructure maintenance
(§7.3.5.B.3).
Pedestrian and vehicular access routes and driveway widths are appropriately
designed between the proposed mixed-use development and abutting parcels
and streets, with consideration given to streetscape continuity and an intent to
avoid adverse impacts on nearby neighborhoods from such traffic and other
activities generated by the mixed-use development, as well as to improve traffic
and access in nearby neighborhoods (§7.3.5.B.4).
Appropriate setbacks, buffering, and screening are provided from nearby
residential properties and the quality and access of beneficial open space and
onsite recreation opportunities is appropriate for the number of residents,
employees, and customers of the proposed mixed-use development; and
meaningful bicycle and pedestrian connections to open spaces, recreational
areas, trails, and natural resources, including the banks of the Charles River and
adjacent public property, whether or not currently available for public use, are
provided and take full advantage of the unique opportunities of the site and its
nearby natural features for use and enjoyment by the community at large
(§7.3.5.B.5).
The proposed mixed-use development provides high quality architectural design
and site planning that enhances the visual and civic quality of the site and overall
experience for residents of and visitors to both the mixed-use development and
its surroundings (§7.3.5.B.6).
All proposed signage is in keeping with the scale and needs for wayfinding in and
around the site and is complementary to the architectural quality of the mixed-
use development and the character of the streetscape (§7.3.5.B.7)
The proposed mixed-use development provides building footprints and
articulations scaled to encourage outdoor pedestrian circulation; features
buildings with appropriately spaced street-level windows and entrances;
includes appropriate crossings at all driveway entrances and internal roadways;
and allows pedestrian access appropriately placed to encourage walking to and
through the development parcel (§7.3.5.B.8).
The proposed mixed-use development creates public spaces as pedestrian
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oriented destinations that accommodate a variety of uses, promote a vibrant
street life, make connections to the surrounding neighborhood, as well as to the
commercial and residential components of the mixed-use development, to other
commercial activity and to each other (§7.3.5.B.9)

e The proposed mixed use development at least meets the energy and
sustainability provisions of §7.3.3.5 regarding development in excess of 20,000
square feet (§7.3.5.B.10).

e Parking for the site is appropriate to the intensity of development, types of uses,
hours of operation, availability of alternative modes of travel and the
encouragement of alternative transportation modes without over-supplying
parking (§7.3.5.B.11).

e The petitioner has proposed mitigation measures sufficient to eliminate negative
impacts on surrounding neighborhoods with the installation (§7.3.5.B.12).

e Consideration has been given to accessibility, adaptability, visitability, and
universal design in development of the site plan (§7.3.5.B.13)

Voting Threshold

The state’s Housing Choice Legislation changed the voting threshold to a simple majority
for special permit petitions and proposed zoning amendments that encourage new
housing production if they meet certain criteria. Here, the special permit petition meets
the criteria for being approved by a simple majority vote. As for the proposed zoning
amendments, there are two components to consider: the request to rezone the parcels
and the request to amend the text provisions of the MU-3 zoning district. The rezoning
also meets the criteria for being approved by a simple majority vote. The text
amendments, however, need to be evaluated individually and while almost all of the
proposed text amendments qualify for a majority vote, there are two proposed text
amendments that likely will require the standard two-thirds vote to approve. Those text
amendments propose reducing the maximum height and stories allowed in the MU-3
district, which decrease rather than increase the permissible density in the district.
Because of this, the Law Department recommends that the Land Use Committee
ultimately divide the zoning amendment docket item (238-25) into subparts before a final
vote. Additionally, under the City's standard practice (based on state guidance), the
Planning Board will also make a final recommendation to the City Council as to the
applicable voting threshold for the proposed zoning amendments.

Existing Site Conditions and Neighborhood Context
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The proposed Riverside development site includes land from three different parcels: O,
355, and 399 Grove Street. 355 Grove Street is a parcel owned by the MBTA and zoned
partially as MU3 and partially as BU2. The lot is approximately 22.6 acres and includes the
Riverside MBTA station and its associated structures. 399 Grove Street is a 121,700
square foot parcel in the BU5 zoning district, which is improved with the non-operational
Hotel Indigo building. 0 Grove Street is approximately 15,377 square feet in the MU3 zone
and is part of the Hotel Indigo site. The development parcel for this project encompasses
the entirety of 0 and 399 Grove Street and a portion of 355 Grove Street for a combined
total of 9.34 acres. Vehicular access is provided via two unsignalized driveways on Grove
Street. The driveway on the east side provides access to Riverside Station, the surface
parking lot, and the pick-up/drop-off area. The driveway on the west side provides access
to the former Hotel Indigo. Currently the MBTA lot and the hotel lot function as two
separate sites with no internal connection. Because the Hotel Indigo building was
constructed over 50 years ago, the demolition of the building must undergo historic
review.

The development site is located on Grove Street in Auburndale. The site abuts the Charles
River and Riverside MBTA station to the north, a golf course and residential uses to the
south, the Riverside office park to the east, and Interstate 95 (I-95) to the west. The zoning
in the area is a mix of Public Use to the south, Single Residence 3 to the southwest,
Business Use 4 to the north, Multi Residence 2 to the northeast, and Single Residence 2
to the southeast. The site has ready access to public transit as Riverside Station, the
terminus of the D branch of the Green line, abuts the site. The MBTA 558 bus also serves
the Riverside stop, connecting to Boston and Newton Corner via Waltham.

Planning staff note the subject project area is reduced from the 2020 version of Riverside,
which included the entire MBTA surface parking lot. The new proposal only includes a
portion of the parking lot on the west side of the lot. The eastern portion of the parking
lot (closest to the Riverside station entrance) will remain in the ownership of the MBTA.
While portions of the southeastern lot line lie above the grading of Grove Street, the
majority of the interior of the site is fairly level and lies below the surrounding grade of
Grove Street, with a steep drop off along certain portions of the Grove Street frontage to
the interior of the site. Much of the existing site is paved though there are some existing
shrubs, trees, and greenery.

Project Proposal

The petitioner requests to rezone the parcel at 399 Grove Street from BU5 to MU3. The



Petition #238-25
Petition #239-25
399 Grove Street

Page 7 of 17

entire development parcel would then include all of 399 Grove Street and portions of 0
and 355 Grove Street that were previously rezoned to MU3. The petitioner seeks to
remove the hotel building and part of the current surface parking area to construct a
mixed-use development that is primarily residential with 750 dwelling units in six separate
buildings. The design includes approximately 20,000 square feet of retail/commercial
space. The total project is approximately 890,000 gross square feet exclusive of parking
garage and other non-occupied spaces. 1,119 parking spaces are proposed, with the
majority of parking stalls located in an eight-level parking garage. While not part of this
project, the adjacent MBTA surface parking area on the eastern portion of the property
closest to the station will remain as-is, as will the existing pickup/drop-off loop near the
station. The redevelopment also includes a multi-use path on Grove Street, bicycle lane
between the site and Lower Falls, beneficial open space that will be accessible to the
public, and two new roundabouts. The petitioners must provide 113 deed-restricted
affordable housing units at 50-80% of the Area Median Income (AMI) and 38 units at 110%
AMI.

Text Amendments

In conjunction with the requested zone change to MU3, the petitioner proposes changes
to the text of Section 4.2, 4.4.1, and 7.3.5 of the Zoning Ordinance that governs parcels in
the MU3 zone. Staff note that the MU3 zoning district is unique in that it was created to
allow a mixed-use development specifically on this site. Some of the proposed text
amendments are necessary to allow for the project as proposed, including reducing the
required lot area per unit, amending the allowed uses in MU3, and reducing the required
amount of beneficial public space available to the public. However, some of the proposed
text amendments are not required to facilitate the proposed design, including the
requested reduction in allowed maximum height and stories in the MU3 district, which
serves to restrict some of the flexibility in height and building design that is currently
allowed in MU3.

For a complete list of the proposed text amendments, please refer to the Zoning Review
Memo found in Attachment A. The following are the amendments staff believe are the
most significant:

e Reduce the required lot area per dwelling unit from 800 square feet to 520
square feet (Section 4.2.2.A.2)

e Reduce the maximum height allowed by special permit from 170 feet to
95 feet (Section 4.2.3)
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e Reduce the maximum number of stories allowed by special permit from
11 to 8 (Section 4.2.2.B.3)

e Reduce the amount of required beneficial open space available to the
public from 42,450 square feet to at least 30,000 square feet (Section
4.2.4.c)

e Reduce the required lot area in MU3 from 11 acres to 9 acres (Section
4.2.3)

e Reduce maximum height allowed by special permit for Areas A through E
within Grove Street Corridor (Section 4.2.4.A)

e Amend the allowed uses in MU3 to prohibit government offices and uses,
laboratories, and general offices (Section 4.4.1)

e Amend the allowed uses in MU3 to include uses including but not limited
to: for profit educational uses, restaurants with over 50 seats, elderly
housing with services, and several others (Section 4.4.1)

If the special permit is approved, the project will be limited to what is shown in the plans
and included in the special permit conditions, even if what the MU3 district allows is more
permissive. Staff recommend limiting text amendments of the MU3 district to those
needed to accommodate the project. For example, even though this project is not
proposing office and is unlikely to seek an amendment in the future to convert any space
to office or lab, prohibiting office and lab uses limits the future applicability of the MU3
district as well as future options on the portion of the site being retained by the MBTA.

Site Access and Circulation

The plan proposes several significant changes to the nearby area to improve access to and
from the development site. The petitioner proposes reconfiguring the intersection of
Grove Street at I-95 with two new one lane roundabouts, with one going northbound and
one going southbound. The project will also realign the existing I-95 northbound on-ramp
as an extension to Recreation Road to provide direct access to the Project Site

Vehicles navigating to the development site will enter via an entry/egress driveway
located between Building 5 and the MBTA surface lot on Grove Street or off of Recreation
Road extension. These will connect to a new internal driveway (labeled as “Main Street”
in the provided plans) which bisects the site. This internal driveway ranges in width from
22 to 30 feet, which needs zoning relief to exceed 25 feet in width. All driveways for
individual parking areas on-site will be directly from Main Street with no additional curb
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cuts on Grove Street or Recreation. A new unsignalized intersection will be created with
Main Street and two-way traffic will be allowed between Grove Street and Main Street.
North of Main Street, the Recreation Road extension will be one-way northbound
direction and will connect with I-95 northbound and Recreation Road. Left turns from
Grove Street into the site will be restricted.

New bicycle and pedestrian infrastructure is proposed on site and off site. Internally,
sidewalks will connect to the new buildings and public spaces and the pedestrian
connection to Riverside station will be maintained, and portions of the sidewalk along
Grove Street will be improved. A shared use path will be added along Recreation Road
Extension between Grove Street and the site. A mid-block crossing on Grove Street is also
proposed approximately 400 feet east of the Recreation Road extension near the
driveway for the condo building at 416 Grove Street. A bicycle lane will be added between
the site and Lower Falls on Grove Street. Materials provided indicate these lanes will be
separated, and Staff request additional information about the design of these lanes.

Building Design

Six buildings are proposed on the site, with five consisting largely of residential uses and
one serving as a multi-level garage. The buildings range in height from 52 feet to 83 feet
and from four to seven stories tall. Because the maximum height allowed in MU3 by right
is 36 feet, all six buildings require a special permit to allow the proposed heights.

Building 1, located in the northwest portion of the development area, is proposed to be
six stories and 72.5 feet with 151 residential units and 165,030 square feet. Building 2/3,
slightly southwest of building 1, is seven stories and 52.6 feet tall with 366 residential
units and 430,485 square feet. This building also includes 96 parking stalls on the lowest
level of the structure. Building 4 will be located to the right of Building 2/3 along Grove
Street and measure six stories and 52.2 feet tall. It includes 102 units and 112,815 square
feet. Building 5 will be located to the right of Building 4, adjacent to the MBTA parking
lot. It will be four stories and 47.8 feet tall. There will be 42 units and 53,635 square feet
of residential space and approximately 3,765 square feet of retail or commercial space.
Building 6 will be located behind Building 5 on the other side of the drive aisle and will be
six stories and 72.2 feet tall. It will have 102,220 square feet of residential space with 89
units and roughly 16,365 square feet of retail or commercial space. The parking garage
will be adjacent to Building 6. It is proposed at seven stories and 82.8 feet tall with 980
parking stalls.
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Studio, one-, two-, and three-bedroom units are proposed. Unit sizes will range from
approximately 510 square foot studios to 1,300 square foot three-bedroom units. 43 units
will be studio apartments, 371 will be one-bedrooms, 298 will be two-bedrooms, and 38
will be three-bedrooms. The proposed FAR for the project is approximately 2.17,
excluding all enclosed parking, loading areas, and enclosed areas devoted to housing
mechanical equipment on the roofs.

Parking

Per the Zoning Ordinance, a total of 1,758 parking stalls would be required for the
proposed residential and commercial uses (1,500 for residential and 258 for commercial
tenants.) As described in the Zoning Review memo, the Zoning Ordinance allows
reductions in the amount of parking required by special permit in MU3, resulting in total
of 1,110 required parking stalls (938 for residential and 172 for commercial tenants.)

The petitioner proposes providing 1,119 parking spaces total on the site. 43 spaces will
be provided on-street, 96 spaces will be located in a garage under Building 2/3, and 980
spaces will be located in the garage attached to Building 6. 229 of these stalls are reserved
for the exclusive use of the MBTA, and 135 stalls will be shared between the MBTA and
the development. This leaves 755 stalls dedicated spaces for visitors and residents where
1,110 are required, falling 355 stalls short of what is required. The petitioner requests a
waiver of 400 parking stalls, which will exceed the deficit of 355 stalls. Planning believes
that this waiver is reasonable as it will allow for flexibility for future retail tenants on the
site which may have varying amounts of required parking.

Because some parking stalls are proposed with substandard sizes and some stalls are
restricted end stalls, dimensional parking relief is also needed. Section 5.1.9.B requires
surface parking facilities in excess of 20 stalls require planting and landscaping buffer
overhangs. Section 5.1.10.B.5 also requires curbing, wheel stops, rail guards, or bollards
must also be placed at the edges of surfaced areas to protect landscaping. Because this
landscaping and curbing is not provided or shown on plans, special permit relief is
required. The petitioner should clarify what striping or marking is proposed, as four-inch
painted lines or another marking system is required for paved surfaces. If none are
proposed, special permit relief is required per for Section 5.1.10.B.3.

All outdoor parking facilities which are used at night are required to have security lighting,
maintaining a minimum intensity of one-foot candle. Though some lighting will be
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provided, a waiver is requested for this provision. The MU3 zone requires petitioners to
submit a comprehensive sign package. A sign package has been provided, and the
petitioners request relief to allow a freestanding sign and relief for the number, size,
location or design of other signs on the site.

Bicycle parking will be provided in several areas on the site within the residential
buildings, and parking garage, and with several bike racks along Main Street. No waiver
or relief is sought for bicycle parking. The Transportation Impact and Access Study (TIAS)
provided for the project notes that the petitioner expects to add at least one Bluebikes
station to the site. Staff request additional information about the anticipated location for
this station and recommend working closely with the City’s Transportation staff when
selecting a site for this station.

Landscaping & Open Space

Based on the existing and proposed site plans provided, some regrading will be done on
the site. The grading shown on the civil plans provided indicates a high point of 99 feet
along Grove Street near Building 2/3, sloping down to a low point of 66 feet behind the
garage near the train tracks and 64 feet near the west corner of Building 1 by Recreation
Road. Because some portions along Grove Street at the street level are up to
approximately 25-30 feet above Main Street on the project site, when viewed from the
public way the new buildings along Grove Street will appear lower than their actual
height. Several retaining walls will be constructed that measure four feet or more, which
requires relief. One retaining wall is proposed between Grove Street and Building 2/3,
which ranges in height from 5 to 5.5 feet high. Another retaining wall will be placed
between Grove Street and Building 4 with a height ranging from a low of 2 to maximum
of 7 feet.

In accordance with Section 4.2.3 the petitioner is proposing 29.1% of the site be set aside
as open space, exceeding the 15% minimum required in the ordinance. These private open
spaces include courtyards, walkways, landscaped areas, and a private playground between
Building 2/3 and Building 4 below street level along Grove Street. Staff suggest the
petitioner consider making this play area open to the public.

The petitioner requests a text amendment to Section 4.2.4.c to reduce the amount of
square footage of open space that is freely open to the public from 42,450 square feet
down to 30,000 square feet. Approximately 33,384 square feet of open space accessible
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to the public is proposed in this project. Staff request additional information about the
proposed amenities and programming anticipated in these spaces. The two main public
spaces include the following:

e The area between Building 2/3 and Building 4 includes a paved plaza/common
along Main Street that is approximately 31,500 square feet. Materials provided
by the petitioner indicate that this area could host active uses such as retail
vendors and also includes green space. Because of the change in grade between
Grove Street and the interior of the site, this area which will be accessed from
Grove Street via a flight of stairs or publicly accessible elevator that will be
provided in Building 2/3.

e An amphitheater/garden space with approximately 9,600 square feet is
proposed between Building 4 and Building 5. This area will utilize the grade
change between Grove Street above and the interior of the site below through
terracing. The petitioner has suggested this space could be used to host small
artistic performances.

Sustainability

The residential-associated spaces and systems in all buildings within the Riverside Station
development will be constructed as all-electric, with no on-site fossil fuel infrastructure
installed in any residential buildings. The development will fully comply with the
Massachusetts Specialized Stretch Energy Code. All rooftops will be designed to be solar-
ready, and all proposed structures will be designed to meet Passive House standards. EV-
ready infrastructure will be provided for 20% of parking spaces on the site.

Affordable Housing

The project will fully comply with the City’s Inclusionary Housing Ordinance with units deed
restricted as affordable in perpetuity. 15.1% of the project (113 apartments) will be
available to households at 50-80% of AMI (averaging 65% AMI) and 5.1% (38 apartments)
will be available at 110% AMI, for a total of 151 affordable units. All affordable units will
be allocated one parking space. As is required, all residents will have equal access to
building amenities and the affordable units will be distributed equally within the site.

ANALYSIS

The Planning Department has engaged a team of on-call consultants to review the
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proposed stormwater system, site design, transportation program, and fiscal
impact. A summary of some of their comments, questions, and suggestions is
included below.

A. Urban Design Peer Review

The City’s urban design peer reviewer for this application, NBBJ, submitted a
memorandum on September 5, 2025 (Attachment B).

NBBJ observed that the petitioner’s request to reduce the height allowed in MU3 may
have the long-term effect of restricting the potential range of heights that can be built in
the zone. They recommend reconsidering the proposed reduction in allowed height,
reasoning that a greater diversity of allowed building heights can be beneficial in terms
of locating housing in a way that allows for more usable open space and better access to
light for more of the site.

NBBJ’s analysis noted that a multi-use path on the north side of Grove Street will improve
access and safety over current conditions. They recommend looking at ways to improve
bike and pedestrian connectivity on the north side of Grove Street and to Riverside
Station. They also encourage the petitioner to improve connectivity on Recreation Road
leading the DCR Riverside Park to the north of the site.

In assessing the beneficial open space proposed, NBBJ raised several concerns and made
suggestions to improve access and usability for the public. NBBJ noted the dramatic grade
separation between the street level on Grove Street and the public amenity space below
on the site may have an impact on the public’s awareness of the public open space and
their ability to access it. They also observed that the larger of the two publicly accessible
open spaces (the plaza between Building 2/3 and Building 4) is bisected by a large drive
aisle for pickup and drop-off. They further note that while the private child’s play area will
have good sun access, the remaining open space on Main Street will lack sunlight much
of the day for parts of the year.

B. Transportation Peer Review
The City’s transportation peer reviewer for this application, Green, submitted a

memorandum on September 9, 2025 (Attachment C). Staff note that this version of the
proposed development is expected to generate less traffic than the previously approved
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development. Based on the estimation of the petitioner in VHB’s TIAS, the current design
is expected to generate approximately 3,259 daily vehicle trips on a typical weekday, 270
vehicle trips during the weekday morning peak, and 258 vehicle trips during the weekday
evening peak. This amounts to roughly 52 percent fewer daily trips and approximately 44-
to-46 percent fewer peak hour trips than the previously approved Riverside design.

No significant concerns related to the proposed roundabouts and access to the site were
raised. Though several points of clarification and revisions were requested, overall Green
concurs with most of the methodologies and approaches used by the petitioner in their
TIAS. Green requested additional data points including additional information about
traffic patterns and volumes, an estimate of how ridesharing or delivery services may
impact parking availability, and if any traffic calming measures have been reviewed
besides curb extensions to deter speeding. Green noted several points of clarification that
are needed in the provided plan. In particular there is a discrepancy between two of the
site plans provided where one plan shows a midblock crossing east of the intersection of
Grove Street and the site driveway and the other does not. Additional information about
parking is also requested, including the location of loading zones and information about
proposed signage and wayfinding on site.

Green noted that the plan does not include a bicycle connection between Grove Street
and the Riverside MBTA station and recommends a connection be added for the safety of
bicyclists navigating to Riverside Station. They request the project team clarify which
Transportation Demand Measures they are prepared to commit to as part of the site
design.

Stormwater Peer Review

In its current state, the site has minimal stormwater management measures. The
redevelopment of the site triggers the City’s stormwater ordinance which requires that
surface water be contained and treated on site, which will be an improvement over the
current conditions. The project proposes stormwater management features including
three subsurface infiltration systems to manage stormwater with a capacity of over
61,000 cubic feet of stormwater storage. Horsley Witten reviewed the submitted site
plans and stormwater reports for compliance with the City’s Stormwater Management
and Erosion Control Rules & Regulations state standards in a memo dated September 5,
2025 (Attachment D).
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Horsley Witten noted no significant concerns with the overall programming of the
proposed drainage and stormwater controls but asked for some clarifications for the
proposed design and calculations to ensure compliance with local and state standards.
Further information about how the runoff from the garage roof will be treated and
whether it will be directed into the stormwater system or into the sanitary system.
Horsley Witten noted that several cross-section elevations in the utility and grading plans
are not legible, and there are some existing grade elevations missing that should be
provided to better understand the amount of cut and fill on the site.

Horsley Witten finds the proposed grading reasonable given the topography of the site.
Additional information was requested about the Snow Management plan, and what
contingencies will be in place if a severe snowstorm occurs and there are no snow storage
locations available on site. They recommend that the petitioner evaluate the possibility
of roof water harvesting for irrigation reuse and clarify why no biofiltrations systems are
proposed in the site design.

. Fiscal Impact Peer Review

Per Section 7.3.5. A. 8, projects in the MU3 district are required to provide a fiscal impact
analysis that includes new tax revenue and expenses related to, but not limited to, school
capacity, public safety services, and public infrastructure maintenance. The City’s peer
reviewer Camoin analyzed the fiscal impact analysis provided by the petitioner prepared
by Fougere Planning & Development and a memo dated August 29, 2025 (Attachment E).

Overall, Camoin found the methodology and cost estimates used by Fougere to be
appropriate. Their memo estimates that the annual revenue from the project would be
$3,453,795, which includes commercial and residential property taxes, motor vehicle
excise taxes, and funds collected by the Community Preservation Act surcharge.

Municipal costs incurred from the development are estimated to be $2,419,648. This
would include costs associated with the fire department, police department, and general
government services. The most significant cost to the City would be school expenses,
which are estimated at roughly $2,147,586 per year. However, Camoin believes this cost
to be based on a very conservatively high estimate of how many students might be added
to the public school system estimate given declining enrollment trends in the City.
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When accounting for the costs incurred by the project, the projected annual net revenue
to the City is approximately $1,034,147, which Camoin believes is a meaningful amount
of revenue for municipal needs. They requested further information about off-site traffic
and infrastructure improvements, which could have impact on municipal costs.

Analysis

With ready access to public transit, the highway, and the vibrant neighborhoods nearby
in Lower Falls and Auburndale, the development of the Riverside site will have a
significant impact on the City. The intent of the MU3 district states that the district should
“encourage comprehensive design within the site and with its surroundings, integrate
complementary uses, provide enhancements to public infrastructure, provide beneficial
open spaces, protect neighborhoods from impacts of development, allow sufficient density
to make development economically feasible, foster use of alternative modes of
transportation, and create a vibrant destination where people can live, work and play.”
Planning staff believe that the proposed design is consistent with the intent of the MU3
district. The proposal will include off-site traffic infrastructure improvements, new
improvements to bicycle and pedestrian facilities in the area, and increased housing
options in an area with public transit access. Beneficial open space will be provided, and
the development will have a positive fiscal impact on the City.

The project proposes a different vision for Riverside than what was previously approved
that is reduced in both height and square footage with a shift in focus to a primarily
residential development. Though a more balanced mix of uses may be in closer alignment
with the original intent outlined in the Riverside Vision Plan, Planning acknowledges that
the economic landscape has shifted in the years since that plan was published. There has
been a steep decline in the demand for the office space and lab spaces that were originally
contemplated on the site. The site includes over 20,000 square feet of retail/commercial
space, which will serve to activate the first floor of several buildings on site.

The need for a diversity of housing options, especially housing options with a variety of
sizes and price points, remains critical. This project aligns with goals outlined in the City’s
Comprehensive Plan and Housing Plan by providing 750 new units of housing with 20%
(151 units) being affordable units. The units are available in a variety of sizes with options
ranging from studios to three-bedroom units.
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Though a substantial amount of parking will be provided, the project requires parking
waivers. Planning is supportive of the requested waiver of 400 parking stalls above what
is typically required for the proposed uses. The Comprehensive Plan and Climate Action
Plan underscore in several sections the importance of alternative transportation modes
and reducing greenhouse gas emissions. This project is located immediately adjacent to
rapid transit and bus connections and will improve bicycle and pedestrian infrastructures,
enabling residents and visitors to utilize alternative transportation options.

The Planning Department finds the proposed site design, urban design, open space, and
infrastructure improvements to be consistent with the intent of the MU3 district and with
many of the goals and principles intended to guide the assessment of large developments
on the City. However, staff and the City’s peer reviewers have requested additional
information and details regarding certain aspects of the petition. The Planning
Department will continue to work with the petitioner and the peer review team to
address these items.

Additional Information and Materials

The Planning Department will incorporate the review in analysis from its on-call
consultants into subsequent memorandums and will work closely with the Council
throughout the public process.

Attachments

Attachment A: Zoning Review Memo

Attachment B: Urban Design Peer Review Report
Attachment C: Transportation Peer Review Report
Attachment D: Stormwater Peer Review Report

Attachment E: Fiscal Impact Peer Review Report
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City of Newton, Massachusetts (617) 796-1089

www.newtonma.gov

Department of Planning and Development

Ruthanne Fuller 1000 Commonwealth Avenue Newton, Massachusetts 02459 Barney S. Heath
Mayor Director

ZONING REVIEW MEMORANDUM
Date: July 18, 2025
To: Anthony Ciccariello, Commissioner of Inspectional Services

From: Jane Santosuosso, Chief Zoning Code Official
Katie Whewell, Chief Planner for Current Planning

Cc: Stephen J Buchbinder, Attorney
MS Riverside Fee Owner LLC, Applicant
Barney S. Heath, Director of Planning and Development
Jonah Temple, Deputy City Solicitor

RE: Request to amend sections 4.2, 4.4.1 and 7.3.5 of the NZO, rezone from BU5 to MU3, and to
construct a mixed-use development consisting of 750 residential units, mixed commercial,
parking and public open space.

Applicants: MS Riverside Fee Owner LLC

Site: 355, 399 and 0 Grove Street SBL: 42011 0003, 42011 0004, 42011 0004A

Zoning: MU-3 and BU-5 Lot Area: 9.34 acres

Current use: Hotel and MBTA site Proposed use: Mixed use with commercial,
residential, parking and public open space

BACKGROUND:

The development site known as “Riverside” is comprised of land on three lots: 0, 355 and 399 Grove
Street. 355 Grove Street is an approximately 22-acre lot owned by the Massachusetts Bay
Transportation Authority (MBTA) and is the current site of the Riverside T station. 399 Grove Street is
a 121,700 square foot parcel in the BU5 zoning district and is the site of the now closed Hotel Indigo.
The development parcel would encompass a portion of the 355 Grove Street parcel, and 0 and 399
Grove Street, a total of 9.34 acres.

The petitioner is seeking to change the zoning for the whole of 399 Grove Street from Business 5 (BU-
5) to Mixed Use (MU-3). The resulting parcel incorporates the 399 Grove Street parcel and the
portions of 0 and 355 Grove Street previously changed to MU-3 in Orders #258-12 and #272-12(2)
(Ordinances No. A-27 and A-28). The petitioner proposes modifications to the text of Sections 4.2,
4.4.1 and 7.3.5 of the Newton Zoning Ordinance in conjunction with the zone change to allow for their

Preserving the Past W Planning for the Future
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proposed project as designed. For the purposes of this memo, the MU-3 provisions, as amended, will
be applied.

The petitioner is proposing to construct a mixed-use development consisting of six primarily residential
buildings and with Building 6 featuring an attached multi-level garage. The buildings will consist of up
to 750 dwelling units and 20,130 square feet of retail and related commercial uses. There are 1,119
parking stalls proposed, with 980 located in the eight-level garage, 96 within the garage attached to
Building 2/3 and 43 surface stalls along the streets and drives of the site. A portion of the stalls will be
dedicated for use by the MBTA, some of which will be for the MBTA exclusively and others will be
shared with the development.

The proposed buildings range in height from 52 to 83 feet and up to seven stories. The proposed uses
include residential and a mix of commercial and retail.

The following review is based on plans and materials submitted to date as noted below.
e Zoning Review Application, prepared by Stephen J. Buchbinder, attorney, dated 6/10/2025
e  Project Narrative, submitted 6/9/2025
e List of Required Special Permit Relief and Proposed Waivers, submitted 6/9/2025
e  Parking Calculation, submitted 6/9/2025
e Site Plans, signed and stamped by Richard S. Hollworth, engineer, dated 6/6/2025
e  Overall Site Plan, prepared by VHB, dated 7/14/2025
e Zoning Assessment Plan Buildings 1, 2/3, 4, 6, Garage, prepared by VHB, dated 7/14/2025
e Special Permit Site Plan Submission, signed and stamped by Robert G. Jorgenson, architect, dated
6/6/2025
e Zoning Amendments, submitted 6/9/2025

ADMINISTRATIVE DETERMINATIONS:

1. A portion of the site was rezoned from Public Use to MU3 in connection with the 2013 special
permit and a portion of the Hotel Indigo parcel at 399 Grove Street was also rezoned to MU3 at
that time. The remainder of the Hotel Indigo parcel is currently zoned BU5, and the remaining
portion of the MBTA parcel is zoned BU2. The petitioners propose a rezoning of the balance of the
399 Grove Street parcel and an additional portion of the MBTA parcel (355 Grove Street) to MU3.

2. The petitioner proposes amendments to Sections 4.2, 4.4.1 and 7.3.5 of the Zoning Ordinance. The
following relief assumes the proposed amendments are passed, with the proposed language found
in Attachment A. For the purposes of this memo, the MU3 provisions, as amended, will be applied.

3. The petitioner proposes approximately 890,000 square feet of gross floor area (excluding parking
garages) within six proposed structures. Section 4.2.2.B.1 requires a special permit for any
development in a mixed-use district of 20,000 square feet or more of gross floor area.

4. The petitioner proposes to amend section 4.2.2.A.2 to allow a minimum lot area per unit of 520
square feet. The project proposes 750 dwelling units on the 9.34 acre parcel, resulting in a lot area
per unit of 540 square feet, meeting the standards of the proposed zoning amendment.

5. The maximum height allowed by right in MU-3 is 36 feet per section 4.2.3. The six proposed
buildings range in height from 50 to 83 feet. The petitioner proposes an amendment to Section
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4.2.3 to reduce the maximum height by special permit from 170 feet to 95 feet. Additionally,
section 4.2.4.A requires that in any development permitted by special permit, buildings within
Areas A through E within the Grove Street Corridor are measured as the vertical distance between
the lowest proposed grade measured at the Grove Street right of way line within the Base Grade
Measurement Area, as shown in the Grove Street Corridor Diagram, closest to the subject building
at a point perpendicular to the subject building to the highest point of the roof, as shown in
Attachment A. The (proposed amended) maximum height allowed in Area A (Building 2/3) is 60
feet; Area B (Building 4) is 60 feet and Area C (Building 5) is 55 feet. The proposed amendments
allow for maximum special permit heights exceeding that which is currently proposed by this
application to allow for future flexibility. All six proposed buildings require special permit relief for
height per sections 4.2.3 and 4.2.4.A:

The petitioner proposes an amendment to section 4.2.2.B.3 allowing a maximum of three stories
by right but reducing the maximum number of stories by special permit to eight. The proposed
construction anticipates a maximum of seven stories, requiring a special permit.

Building Max Special Permit Proposed Height Proposed Stories
Height
Building 1 95 feet 72.5 feet 6
Building 2/3 60 feet 52.6 feet 7
Building 4 60 feet 52.2 feet 6
Building 5 55 feet 47.8 feet 4
Building 6 95 feet 72.2 feet 6
Building 6/Garage 95 feet 82.8 feet 7

Section 4.2.3 requires a minimum beneficial open space of 15%. The petitioner proposes a
minimum beneficial open space of 29.1%, requiring no relief. The petitioner proposes an
amendment to section 4.2.4.C to require that a minimum of 30,000 square feet of that open space
be freely open to the public.

The petitioner proposes amendments to the MU-3 column within the commercial districts use
table found in section 4.4.1, (see Attachment A). The proposed changes include prohibiting
government offices and services, laboratories and general offices, though notably still allowing
medical offices by right. Additionally, the petitioner proposes allowing accessory parking facilities
by right, and elderly housing with services and non-accessory parking by special permit. Per the
proposed amended section 4.4.1, the following special permit uses are requested:

e Animal services

e For-profit educational use

e Retail, personal service and personal instruction over 5,000 square feet

e Restaurant with over 50 seats

e Place of amusement

e Bank, up to and over 5,000 square feet

e Health club on ground floor

e Multilevel accessory and non-accessory parking facilities pursuant to section 4.4.1

e Elderly housing with services
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9. The project proposes a mix of uses on the site, including 750 residential units, office, retail,
restaurant etc. The exact mix of commercial tenants and the space each tenant will occupy is not
yet established. To ensure that an adequate parking demand is established per section 5.1.4, the
parking calculation for the commercial uses at the site is based on a projection of a mix of uses.
The petitioners contemplate the following uses and anticipated square footages of spaces for each:

Proposed Use Parking Requirement Stall Required

Residential Uses
750 units 2/unit 1,500

Commercial Uses

Retail and Personal Service

5,000 sf 1/300 sf

10 employees 1/3 employees 21
Restaurant — 574 seats 1/3 seats

56 employees 1/3 employees 211
Health Club — 2,881 sf 1/150 sf

16 employees 1/3 employees 26
TOTAL REQUIRED BY RIGHT 1,758

BY SPECIAL PERMIT

Commercial Uses 1/3 reduction 172
Residential Uses 1.25/dwelling unit 938
TOTAL REQUIRED BY SPECIAL PERMIT 1,110

The petitioner proposes to construct 1,119 parking stalls: 1,076 within parking garages and 43 at
surface. Of those, 229 stalls are reserved for exclusive MBTA use and 135 stalls will be shared
between the MBTA and the development, leaving 755 stalls available exclusively for the residents,
employees and visitors to the site. The by right parking requirement is 1,758 stalls per section
5.1.4. This same section allows, by special permit, a one-third reduction in the required parking for
mixed use commercial, and a reduction to 1.25 stalls per unit for residential uses. By special
permit, the reduced parking requirement is 1,110 stalls. With 755 stalls available to the residents
and visitors to the site, there is a deficit of 355 stalls. To allow for flexibility in future programming
of the site, the petitioner seeks a waiver of 400 stalls, per section 5.1.13.

10. The minimum dimensional requirement for parking stalls is 9 feet wide by 19 feet deep for angled
parking and 21 feet long for parallel parking per Sections 5.1.8.B.1 and 5.1.8.B.2. Stalls are
proposed with an 8-foot width and 18-foot depth (angled), requiring a waiver per section 5.1.13.

11. Section 5.1.8.B.4 requires a minimum depth of 19 feet for an ADA accessible parking stall. While
the accessible parking stalls do not meet the requirements of the Zoning Ordinance due to
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insufficient depth, they meet the requirements of the Massachusetts Architectural Access Board
(MAAB).

Section 5.1.8.B.6 states that end stalls restricted on one or both sides by curbs, walls, fences or
other obstructions require maneuvering space at the aisle end of at least five feet in depth and
nine feet in width. The petitioner seeks a waiver from this provision per Section 5.1.13.

Section 5.1.8.D.2 requires that entrance and exit driveways may have a maximum width of 25 feet,
except in conjunction with loading facilities. The roadways within the parcel are not accepted
public or private ways and are thus an internal driveway. The internal drive ranges in width from
22 feet up to 30 feet. A special permit per section 5.1.8.D.2 is required to allow for entrance and
exit driveways exceeding 25 feet.

Section 5.1.9.B requires interior landscaping for surface parking containing at least twenty stalls.
This section requires planting areas within outdoor parking facilities, and landscaped bumper
overhangs. All of the surface parking is located along the internal drives. The submitted plans do
not demonstrate compliance with this requirement, thus a waiver from this section in its entirety is
requested pursuant to Section 5.1.13.

All outdoor parking facilities which are used at night are required to have security lighting,
maintaining a minimum intensity of one-foot candle on the entire surface of the parking facility per
Section 5.1.10.A.1. The petitioners request a waiver from this provision per Section 5.1.13.

Section 5.1.10.B.3 requires that paved surfaces be marked with four-inch painted lines or some
other marking system. The submitted plans do not demonstrate compliance with this requirement,
thus a waiver from this section in its entirety is requested pursuant to Section 5.1.13.

Section 5.1.10.B.5 requires curbing, wheel stops, guard rails, or bollards be placed at the edges of
surfaced areas, except driveways, to protect landscaped areas. The surface parking is located along
“Main Street” and other internal drives. The submitted plans do not demonstrate compliance with
this requirement, thus a waiver from this section in its entirety is requested pursuant to Section
5.1.10.B.5.

Section 5.1.12 provides the requirements for off-street loading facilities. The petitioners have not
provided information on off-street loading procedures or the number of loading bays. To ensure
compliance in the event that there is ultimately more than 5,000 square feet of retail, a waiver
from section 5.1.12 in its entirety is required.

The petitioners anticipate way-finding and commercial signage throughout the site but have not
finalized tenant signage. As no sign package has been submitted at this phase, a blanket waiver
from Section 5.2 relative to number, size, location or design, a special permit is requested.

Additionally, per section 5.2.13.A and B specifically, a special permit is requested to allow a free-
standing sign, with exceptions to allow for a height exceeding 16 feet and to exceed 35 square feet
in area or 10 feet in any linear dimension.
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20. Retaining walls exceeding four feet in height are proposed along the Grove Street frontage. Per
section 5.4.2.B, a special permit is required to allow retaining walls exceeding four feet in height.

21. Section 5.11.4 requires that a project requiring a special permit for residential or mixed use
development including residential development be subject to the inclusionary housing provisions.
The Ordinance requires that the project provide no fewer than 15% inclusionary units of the total
number of dwelling units must be affordable to 50-80% AMI and 5% shall be affordable to 110%
AMI. The petitioners must provide 113 units at 50-80% AMI and 38 units at 110% AMI.
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Ordinance Proposed Amendment
Rezone parcels to MU3
§4.2 Amend Chapter 30
§4.4.1
§7.3.5
Ordinance Required Relief Action Required
§4.2.2.B.1 To allow a building in excess of 20,000 square feet of gross | S.P. per §7.3.3
floor area
§4.2.3 To allow building height of 83 feet and 7 stories S.P. per §7.3.3
§5.4.2.B To allow a retaining wall in excess of 4 feet S.P.per§7.33
§4.4.1 To allow animal services; for-profit education; restaurant S.P.per§7.33
with over 50 seats; place of amusement; banks up to and
over 5,000 sf, health club on the ground floor; multilevel
accessory and non-accessory parking facilities; elderly
housing with services; and retail, personal service and
personal instruction over 5,000 sf
§5.1.4, To allow a one-third reduction in required parking for S.P per §7.3.3
§5.1.13 commercial uses, and to allow 1.25 stalls per each
residential dwelling unit
§5.1.4, To allow a waiver of 400 parking stalls S.P.per§7.3.3
§5.1.13
§5.1.8.B.1, To waive the dimensional requirements for parking stalls S.P.per§7.33
§5.1.8.B.2,
§5.1.13
§5.1.8.8.4 To waive the minimum depth requirement for accessible S.P.per§7.33
§5.1.13 parking stalls
§5.1.8.B.6, To waive end stall maneuvering space requirements S.P.per§7.33
§5.1.13
§5.1.8.D.2 To allow driveway entrances and exits in excess of 25 feet S.P.per§7.3.3
§5.1.13
§5.1.9.B, To waive the interior landscaping requirements S.P.per§7.3.3
§5.1.13
§5.1.10.A.1, To waive the lighting requirements for parking lots S.P.per§7.3.3
§5.1.13
§5.1.10.B.3 Waive the parking stall striping requirements S.P.per§7.3.3
§5.1.13
§5.1.10.B.5 Waive the curbing, wheel stop, guard rail or bollard S.P.per§7.33
§5.1.13 requirements
§5.1.12 To waive the off-street loading facilities requirements S.P.per§7.3.3

§5.1.13
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§5.2 To waive sign requirements relative to number, size, S.P. per §7.3.3
§5.2.13 location or design
§5.2 To allow a free-standing sign S.P.per§7.33

§5.2.13
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Article 4. Business, Mixed Use & Manufacturing Districts | Sec. 4.2. Mixed Use Districts

Sec. 4.2. Mixed Use Districts

421.

A.
B.

4-

District Intent
Mixed Use 1 and 2 District. [Reserved]

Mixed Use 3/Transit-Oriented Development. The purpose
of the Mixed-Use 3/Transit-Oriented district is to allow
the development of a mixed-use centerproject on a
parcel of no less than 9 acres near the terminus of a
mass transit rail line, an interstate highway, a scenic
road, and the Charles River, commonly referred to as the
Riverside MBTA station, pursuant to the City’s
Comprehensive Plan, particularly the mixed-use centers
and economic development elements. This district shall
encourage comprehensive design within the site and
with its surroundings, integrate complementary uses,
provide enhancements to public infrastructure, provide
beneficial open spaces, protect neighborhoods from
impacts of development, allow sufficient density to make
development economically feasible, foster use of
alternative modes of transportation, and create a vibrant
destination where people can live;work and play.

Mixed Use 4 District. The purposes of the Mixed Use 4
district are to:

1. Allow the development of buildings and uses
appropriate to Newton’s village commercial centers
and aligned with the vision of the City’s
Comprehensive Plan.

2. Encourage development that fosters compact,
pedestrian-oriented villages with a diverse mix of
residences, shops, effices-institutions, and
opportunities for entertainment.

3. Allow sufficient density and intensity of uses to
promote a lively pedestrian environment, public
transit, and variety of businesses that serve the
needs of the community.

4. Expand the diversity of housing options available in
the City.

5. Promote the health and well-being of

10

residents by encouraging physical activity, use of
alternative modes of transportation, and creating a
sense of place and community.

(Ord. No. Z-108, 04/17/12; Ord. No. A-4, 10/01/12; Ord. No. A-6,
10/01/12; Ord. No.B-46, 11-18-19)

422 Dimensional Standards

A. Applicability.
The density and dimensional controls in Sec.
4.2.2 and Sec. 4.2.3 apply to all buildings,

structures and uses in each of the listed
districts.

1. The density and dimensional controls in
Sec. 4.2.2 and Sec. 4.2.3 apply to all
buildings, structures and uses in each of the
listed districts.

2 Where more than one dwelling unit is
provided on a lot in certain Mixed Use
districts, the following residential density
control shall apply:

Mixed Use MU3/
o MU1 MU2 MU4
District TOD

Lot Area Per

Py 10,000 sf 10,000 sf 800 1,000 sf
Unit(min) 520 sf

3. Where a density or dimensional control is
not set forth in the following tables for a use
granted by special permit, the most
restrictive density or dimensional control
applicable to such use in any district where
the use is allowed as of right shall be
applicable, unless otherwise required in the
special permit by the City Council.

Chapter 30: Zoning Ordinance | Newton, Massachusetts



B. Approval Process.

1. Special Permit Required. A special permit is
required for any development in a mixed use district
of 20,000 square feet or more.

2 Site Plan Review Required. A site plan is required
for any development in a mixed use district that
ranges from 10,000 to 19,999 square feet of new
gross floor area. After August 3, 1987, the first
addition of less than 2,000 square feet to an
existing building or structure is not subject to site
plan approval. All buildings, structures and
additions shall be located on a lot in single and
separate ownership, which lot shall not be available
for use in common or in connection with a
contiguous or adjacent lot.

3. Stories. A special permit is required based on
stories according to the following table:

Stories MU1 MU2 MU3/TOD MU4
Stories (max) - by
Right 3 2 3 3
Stories (max)
—by Special
Permit. See also 4 H8 5
Sec. 4.2.23

(Ord. No S-260, 08/03/87; Ord. No. A-73, 04/04/16; Ord. No. A-99,
01/17/17; Ord. No B-46, 11-18-19, Ord. No. B-82, 06/07/21, Ord. No. C-6,
04/04/22)

4-10
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4.2.3 All Building Types in Mixed Use Districts
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Sec. 4.2. Mixed Use Districts | Article 4. Business, Mixed Use & Manufacturing Districts

Mixed Use Districts MU1 MU2 MU3 MU4
Lot Dimensions
A Lot Area (min) 2 stories
40,000 sf 10,000 sf 9 ac 10,000 sf
3 stories 40,000 sf 10,000 sf H-9ac 10,000 sf
4 stories 40,000 sf 10,000 sf +9ac 10,000 sf
5 stories - - 9ac 10,000 sf
B Lot Coverage (max) - - -- --
n/a by right;
C Beneficial Open Space -- -- 15% by See Sec.4.25
special permit
Building Setbacks
D Front (min) 1 story 15’ 15 See Sec. 4.2.4 See
2 or more stories total ht of bldg  total ht of bldg Sec.4.2.5
Parking Setback 20’ 15’
® side (min)
Abutting residential or Public Use district Greater of 72 Greater of 2
bldg ht or 20’ bldg ht or 20’ See Sec.4.2.4 See Sec.4.2.5
Not abutting residential or Public Use district 7.5 7.5
Parking setback 5 5
) Rear (min)
Abutting residential or Public Use district Greater of 72 Greater of 2
bldg ht or 20’ bldg ht or 200 See Sec.4.2.4 See Sec.4.2.5
Not abutting residential or Public Use district 7.5 0
Parking setback 5 5
Building and Structure Height
© Height (max)
Height — by Right 36’ 24 36’ 36’
Height — by Special Permit 48’ 48’ 47095 60’
Floor Area Ratio
Up to 2 stories 1.50 1.00 1.00 1.00
3 stories 1.50 1.50 1.00 1.50
4 stories 2.00 2.00 2.50 2.00
5 stories -- -- 2.50 2.50
6 stories and above -- -- 2.50 --

Chapter 30: Zoning Ordinance | Newton, Massachusetts



* Average setback is described in Sec. 1.5.3
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424. Additional Standards in MU 3/TOD

Any development permitted by special permit must meet
the following requirements and the requirements of Sec.
4.2.3. The City Council may grant a special permit to
allow exceptions to the by-right dimensional standards of
the MU 3/TOD, provided that the requirements of this
Sec. 4.2.4. are met and no dimension exceeds those
allowed in Sec. 4.2.3 for the mixed-use development
special permit.

A. Building Height. Buildings in the MU3/TOD district
must conform to the following:

1.

4-12

Grove Street Corridor Building Height. The
following rules apply to buildings alerg-the-Grove
StreetCorridor-in Areas A through E according to
the area in which they are located as shown in
the Grove Street Corridor Diagram.

Diagram, closest to
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the subject building at a point perpendicular to
the subject building to the highest point of the
roof. For all other areas in the MU3/TOD district,
height is measured as described in Section
1.5.4.

b. The following maximum building heights apply
within the different areas as shown in Grove
Street Corridor Diagram:

Area A. 74-60 feet,provided-thatthe-top
. . £ 10 foot

Area B. 64-60 feet,provided-thatthe-top
. . £ 10 foot
Area C. 50-55 feet.

a. For the purposes of this Section 4.2.4.A.1 iv. AreaD. 55 feet.
building height for those buildings in Areas A Area E. 76 feet ) i the t torv i
. . . . —oesadc e inat
through E is measured as the vertical v r?: K e.e- 10 f tlf © t?1p story'1s
distance between the lowest proposed grade Ee'ld'ac fa m(ljnlm:,lm OG eeSt roT ©
measured at efthe Grove Street right of way uliding facade along trove treet.
line within the Base Grade Measurement
Area, as shown in the Grove Street Corridor
Grove Street Corridor Diagram
—
LIMIT OF DEVELOPMENT PARCEL !
AREA AREA AREA
c D E
Grove Street

- BASE GRADE MEASUREMENT AREA

— —
@ 050 100 200Feet

Chapter 30: Zoning Ordinance | Newton, Massachusetts
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42.4A2 Within the MUS district, height
excludes parapets, HVAC equipment, elevator
overrides and elements, stair towers, elevator
and stair bulkheads, solar installations and
equipment, and the exclusions from height set
forth in Section 1.5.4.A.1.a through de.

4.3. Height Modifications. A special permit may be
granted to alew-allow for increases in building
height in the Grove Street Corridor Areas A
through EE of no more than 4 feet if the City
Council finds that the proposed buildings are
consistent with, and not in derogation of, the
size, scale, and design of other structures.

B. Grove Street Setback.

1. The setback along Grove Street is 25 feet
excluding those portions of Grove Street that are
part of a state highway right-of-way or land
owned by a Commonwealth of Massachusetts
instrumentality.

2. Balconies and canopies may project into the
setback.

3. By special permit, the setback in Areas C, D,
and E, as shown in the Grove Street Corridor
Diagram, may be reduced to 20 feet if it is
determined that the proposed setback is
adequate to protect abutting uses.

4. There are no other required setbacks in the
MU3/TOD districts.

5. Building Spacing. A principal building within
Areas B, C, D, and E, as shown in the Grove
Street Corridor Diagram that fronts on Grove
Street must be a minimum of 15 feet from any
other principal building in the district that also
fronts on Grove Street.

C. Beneficial Open Space. Atleast 42,450 squarefeet

ofOf the beneficial open space required by Sec.

4.2 .3-fora-mixed-use-development, at least 30,000
square feet must be freely open to

Chapter 30: Zoning Ordinance | Newton, Massachusetts

the public. Any portion of the beneficial open space
designated as open to the public must be:

1. Atleast 400 square feet and at least 20 feet in width
and 20 feet in length;

2 Not on rooftops or other elevated portions of
buildings; and

3. Designed to accemedateaccommodate public
congregation and use, including any necessary
amenities or infrastructure. Examples of such spaces
include plazas, parks, playgrounds, playing fields,
and community gardens.

Exclusion of Public Structures from Zoning Requirements.
Any portion of a development parcel for the proposed
development owned by a Commonwealth of
Massachusetts instrumentality and devoted to a
governmental function from which the general public is
excluded (including, but not limited to, a rail yard,
maintenance facility, or railroad right-of-way) and any
portion of a building or structure used or leased by a State
instrumentality (such as a passenger station or
associated facilities for use by customers of the
Massachusetts Bay Transportation Authority, or office
space up to 10,000 square feet) shall not be included in
the calculation of:

1. The quantity of beneficial open space required;
2. Minimum lot area; or
3. Gross Floor Area.

Impacts of Takings by or Conveyances to a Public Entity. The
provisions of Sec. 7.8.4 shall apply to any taking by or
conveyance of land within the development parcel to a public
entity or to any land otherwise dedicated and accepted as a
public way.

Establishment of a Development Parcel. The area
developed under a special permit must be organized into
a development parcel as defined in Article 8. The
development parcel may contain more than 1 lot or a
portion of a lot, together with any easement areas located
on adjacent parcels of land. The provisions of this
Chapter shall apply to the development parcel as it exists
on the date that the special permit is granted as if the
development parcel were a single lot for zoning purposes,
without reference to interior lot lines dividing separate
ownerships. After the grant of a special permit, the
ownership may be further divided (subject to the
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G.

4-14

establishment of an organization of owners defined
below) and any interior lot lines shall be disregarded
for zoning purposes. The development parcel may be
modified from time to time to accommodate land
swaps or the purchase of adjacent land, provided
that the resulting development parcel is not less than
44-9 acres in size and does not create or expand any
nonconformities.

Intensity of development.

1.

The development must have at least ene-use
from-Categery-B.-one use from Category CA;
and at least one use from eitherCategory A-Ber
D.

a. Category A: Multi-family, live/work space,
single room occupancy, single person
occupancy, nursing home, elderly housing
with services. Officemedical-office-and
- . . . i

uses.

b. Category B: Retail sales, personal services,
restaurants, banking, health club, place
of amusement, indoor or outdoor, theater,
lodging, hotel, motel, animal services,
medical or dental office, business incubator.:

While medical or dental office uses are permitted

>

within the MU3 district, general office uses are
prohibited except as accessory uses to a
Category A or Category B use.

3. Notwithstanding paragraph GH. below, any

development that proposes an aggregate gross
floor area of 20,000 or more square feet among
all buildings within the development parcel shall
require a special permit_pursuant to Section

4.2.2.B.1-fora-mixed-use-development.

For the purpose of calculating gross floor area in

the MU3/TOD district, in addition to the
exclusions set forth in Section 1.5.5.B.2 and
4.2.4.CD, the calculation of gross floor area
excludes accessory and non-accessory
enclosed parking, loading areas, and enclosed
areas devoted to housing mechanical equipment
on the roof of a building or structure.

Attachment A

H. Maximum Gross Floor Area. The total gross floor

area of all uses in the MU3/TOD district must not
exceed 4,025;000890,000 square feet. The total
gross floor area of Category B uses shall not
exceed 25,000 square feet of gross floor area.
Category-C-uses-must-comprise-no-less than 60
percent-of the total gross-floorarea-of Categories
A; B C;and D-uses.-Category-A-uses-must-not
exceed-300,000-square feet-of gross-floorarea-

Organization of Owners. Prior to exercise of a
special permit, an organization of all owners of
land within the development parcel, except for
owners of land subject to easements benefiting
the mixed-use-developmentdevelopment parcel,
shall be formed. The organization of owners will
be governed by special permit with the_authority
and obligation to act on behalf of all such owners
in contact with the City or its representatives
regarding compliance with this Chapter. The
organization shall serve as the liaison between
the City and any owner, lessee, or licensee
within the development parcel governed by a
special permit. Such organization shall be the
primary contact for the City in connection with
any dispute regarding violations of this Chapter
and, in addition to any liability of individual
owners, shall have legal responsibility for
compliance of the development parcel with the
terms of the special permit-fora-mixed-use
development, site plan approval, and other
applicable provisions of this Chapter. In addition,
any special permit shall provide for the
establishment of an advisory council consisting
of representatives of the adjacent neighborhoods
and the organization of owners to assure
continued compatibility of the uses and activities
within the development parcel and its neighbors
during and after construction. Membership of this
advisory council shall be provided for in the
special permit and shall be structured to ensure
all neighborhood interests are represented.

Vehicular Access. Any development in the
MU3/TOD district must provide for -vehicular
non-emergency access with-from Grove Street
and a second means of non-emergency
access/egress to Route 128 without
necessitating the use of Grove Street. the

following-requirements-and-limitations:
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(Ord. No. Z-108, 04/17/12; Ord. No. B-46, 11/18/19)
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Sec. 4.4. Allowed Uses

4.4 1. Business, Mixed Use & Manufacturing Districts

Definition/ Listed Standard

Business, Mixed Use & Manufacturing Districts

~ AN ™ <
22 5 2 = 2 =2 =2 = =3
Residential Uses
Single-Family, detached L L L L - - - - - - - Sec.6.21
Two-Family, detached L L L L - - - - - - -- Sec.6.2.2
Residential use, above ground floor L/SPL/SPL/SP L/SP -- SP L/SP P P - -- Sec.6.24
Residential use, ground floor SP SP SP SP - SP SP P SP -- -- Sec.6.24
Assisted living, nursing home - - - - - - - SP SP - - Sec.6.25
Elderly housing with services SP SP SP SP -- - - = - - - Sec.6.2.10
SP
Live/work space P P P P P P P P P - - Sec.6.2.11
Lodging House, above ground floor SP SP SP SP - SP SP SP SP - - Sec.6.27
Civic/Institutional Uses
Cemetery, private SP SP SP SP SP SP SP SP SP SP SP Sec.6.3.1
Club, clubhouse P P P P - - p - SP - P Sec. 6.3.2
Community use space P P P P P P P P P P P  Sec.6.3.3
E:g'gof;"e'd dc:;eczrc’e”lz:ferfe familychild L L LL L L L Sec634
Government offices or services - - - - - - --P P - - Sec.6.35
Heliport - - - - SP - - - - SP SP Sec.6.3.6
Hospital SP SP SP SP SP - - - - - - Sec.6.37
Library, museum or similar institution P P P P SP - P P P - P Sec. 6.3.8
Public use L L L L L L L L L L L Sec.6.3.10
Rail/bus station P P P P P P P P P P P  Sec.6.3.11
Religious institution L L L L L L L L L L L Sec.6.3.12
Sanitarium, comvalescentorfesthome, o sp gp Sp SP - 8P ~ -~ - - Sec.634
School or other educational purposes, non- L L L L L L L L L L L Sec 6.3.14

profit

School or other educational purposes, for-
profit

Theatre, hall P P P P - - P SP SP - P Sec.6.3.15

SP SP SP SP SP SP SP SP SP SP SP Sec.6.3.14

Commercial Uses

Animal service, excluding overnight boarding P P - - - SP SP SP SP - -- Sec.6.4.1

P = Allowed by Right L = Allowed Subject toListed Standards  SP = Special Permit by City Council Required -- Not Allowed

(Ord. No. B-1, 02/20/18; Ord. No. B-27, 04/01/19; Ord. No. B-37, 09-03-19; Ord. No. B-46, 11/18/19; Ord. No B-68, 02-16-21; Ord. No. B-70, 03- 15-21;
Ord. No. B-78, 06-02-21, Ord. No. C-21, 12-19-22)
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) ) Definition/
Business, Mixed Use & .
Manufacturing Districts 5 5§ 8 3 385 5 S 33 s Listed

g m m m m m = = = = = i Standard
ATM, standalone SP SP SP SP SP SP SP P SP SP SP Sec.6.4.2
Bank, up to 5,000 square feet P P P P - SP P SP P - P Sec.6.4.4
Bank, over 5,000 square feet P P P P - SP SP SP P - P Sec.6.4.4
Bed & Breakfast SP SP - N - P Sec.6.4.5
Business incubator P P P P - P P P -- P p Sec. 6.4.6
Business services -- - - - - SP P - - - - Sec.6.4.7
Car-sharing servige, car rental, bike rental, P P P P P p P P P - P Sec. 6.4.8
electric car-charging station -
Car wash -- - - - - = - SP - Sec. 6.4.9
Craft Beverage Establishment: Off-Premise L/ L L L L L L L L L L Sec 64.10
Consumption SP SP SP SP SP SP SP SP SP _
Craft Beverage Establishment: On-Premise L/ L/ L/ L L L L L L/ L L Sec. 64.10
Consumption SP SP SP SP SP SP SP SP SP _——
Drive-in business SP 'SP SP SP - - - - - -- 'SP Sec.64.12
Dry cleaning or laundry, retail P P P P - SP P P P - -- Sec.6.4.13
Fast food establishment -- SP - I -- SP Sec.64.14
Fuel establishment -- SP - - - SP SP - - SP SP Sec.6.4.15
Funeral home sp SP SP SP - - SP - - -- -- Sec.6.4.16
Health club, above or below ground floor P P - P - P P P SP P P Sec.6.4.17
Health club, ground floor P P - P -- SP SP SP SP P P Sec.6.4.17
Hotel or lodging establishment SP SP SP SP SP - SP SP SP - -- Sec.6.4.18
Job printing, up to 3,000 square feet (area p P P P P P -  Sec 6419
used for work and storage) —
Job printing, over 3,000 square feet (area SP SP SP SP -~ -~ SP - - P -  Sec. 6419
used for work and storage) _—
Kennel -- - - - - = - P P Sec.6.4.20
Microfulfillment Center -- - - SP - L L - - L L Sec.6.4.39
Office P PP P P P P L g PP Sec642i
Sec.4.24.G
Office of a cc.)nt.ractor, bm[der, electricianor L - _ _ . _ _ _ - L Sec. 6.4.22
plumber or similar enterprises -
Open-air business sp SP SP SP - - - - SP -- SP Sec.6.4.23
Outdoor storage - SP - N - -- Sec.64.24
Parking facility, accessory, single level P P P P - P P P P P E/P Sec. 6.4.25
Parking facility, non-accessory, single level SP SP SP SP -- SP SP -SP SP SP SP Sec.6.4.25
Parking facility, accessory, multi-level sp SP SP SP - SP - -P P SP SP Sec.6.4.25
Parking facility, non-accessory, multi-level SP SP SP SP - SP - -SP SP SP SP Sec.6.4.25
fPeeertsonal Instruction, up to 5,000 square P P P P P P P P P SP P Sec.6.4.26

P = Allowed by Right L = Allowed Subject toListed Standards  SP = Special Permit by City Council Required -- Not Allowed
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) ) Definition/
Business, Mixed Use & .
M facturing District = N ™ < [t} 5 g 53 g Listed
anufacturing Districts ) ) D =) )
9 m m m m m = = = = = E Standard

Personal Instruction, over 5,000 square feet P P P P P P P SP SP SP P Sec. 6.4.26

Personal service, up to 5,000 square feet P P P P P P P P P - P Sec. 6.4.27
Personal service, over 5,000 square feet P P P P P P P SP SP - P Sec. 6.4.27
Place of amusement, indoor or outdoor - SP - - - - - SP SP - SP Sec.6.4.28
Radio or television broadcasting studio SP SP SP SP SP - SP - - L --  Sec.6.4.29
Radio, or television transmission station - - - -- SP SP -- - - SP - Sec. 6.4.29
Restaurant SLF/> SLlé SLlé SLF/> - SP STD/ STD/ SPP/ -- SLlé Sec. 6.4.31
Retail sales, under 5,000 square feet P P P P P P P P P - P Sec. 6.4.32
Retail sales, over 5,000 square feet P P P P P P P SP SP - P Sec. 6.4.32
Service establishment, up to 5,000 sq. feet P P P P - SP P - P - - Sec. 6.4.33
Service establishment, over 5,000 sq. feet P P P P - SP P - SP - - Sec. 6.4.33
Stable, public - - - - - - - - -- - SP Sec.6.4.34
Taxidermist -- - - - - = - -- - - P Sec. 6.4.35
Vehicle repair shop, minor - SP - - - SP SP - -- SP SP Sec.6.4.36
Vehicle repair shop, major - SP - - - SP SP - -- SP SP Sec.6.4.36
Vehicles sales and service facility, indoor - SP - - -- SP SP - - SP - Sec. 6.4.37
Vehicles sales and service facility, outdoor - SP - - - SP - - - SP - Sec. 6.4.37
Veterinary hospital - SP - L - SP SP - SP P P Sec. 6.4.38
Industrial Uses

e pnamaEs . . - - P ® - - P - smest
Bakery, wholesale - - - - - - - - - SP P Sec.6.5.2
Boat building, storage and repair -- - - e L P  Sec.6.5.3
Contractor’s yard -- - - R P -- Sec.6.55
Feed and seed store -- - - - - - - - - SP P Sec.6.5.6
Food processing, wholesale -- - - e P P Sec.6.5.7
Laboratory, research and development SP SP SP SP SP P P SP- SP P P Sec.658
Laundry, cleaning & dyeing establishment -- - - R P P Sec.6.5.9
Manufacturing -- - - - - L - - - P P Sec.6.5.10
Manufacturing, molding, shaping or

assembly from prepared materials -- - - N P P Sec.6.5.10
(including repairs)

Paint store -- - - - - - - - - SP P Sec.6.5.11

Printing, publishing and reproduction

establishment - - il - - P P Sec.6.5.12

P = Allowed by Right L = Allowed Subject toListed Standards  SP = Special Permit by City Council Required -- Not Allowed
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) ) Definition/
Business, Mixed Use & .
Manufacturing Districts > S S g g > S S 5 s Listed

9 m m m m m = = = = = O Standard
Sign painting shop -- - - - - - - - P P Sec.b6.5.13
Telecommunications and data storage
facility -- - - - - S8SP - - - - SP Sec.b65.14
Trash or yard waste, collgctlon, storage, _ _ _ _ _ _ L _ _ -~ Sec.6.515
transfer-haul or composting E—
Vehicle storage -- - - - - - - - - SP - Sec.6.5.16
Wholesale business or storage facility -- L - - - SP - - - L L Sec.6.5.17
Wholesale distribution plant -- - - - -- e P Sec.6.5.18

: : : : PIL/ PIL/ PIL/ PIL/ PIL/ PIL/ PIL/ PIL/ PIL/ PIL/ PIL/
Wireless communication equipment e sp se se  sp e e el s s sp  Sec.6.9

Manufacturing, uses not allowed by right -- - - - - - - - SP - Sec.b6.5.10

Open Space Uses

Agriculture, on a parcel of 5 or more acres P P P P P P P P P P P  Sec.6.6.1

Agriculture, on a parcel under 5 acres SP SP SP SP SP SP SP SP SP SP SP Sec.6.6.1
Resource extraction SP SP SP SP SP SP SP SP SP SP SP Sec.6.64
Restricted Uses

Adult business -- - - - - SP - -- -- - SP Sec.6.10.1
Keno s SP SP SP - SP SP SP - - - Sec.6.10.2
Medical Marijuana Treatment Center - SP - SP SP SP - -- - - - Sec.6.10.3
Craft Marijuana Cooperative - - - - - = - -- - SP - Sec.6.10.3
Independent Testing Laboratory - - - - - = - -- -- SP SP Sec.6.10.3
Marijuana Courier - - - - - = - -- - L L Sec.6.10.3
Marijuana Cultivator - - - - - = - -- - SP - Sec.6.10.3
Marijuana Delivery Operator - - - - - = - -- - L L Sec.6.10.3
Marijuana Product Manufacturing - - - - - = - -- - SP - Sec.6.10.3
Marijuana Research Facility - - - - - = - -- -- SP SP Sec.6.10.3
Marijuana Retailer - SP - SP SP SP - -- - - - Sec.6.10.3
Marijuana Transporter - - - - - = - -- - SP - Sec.6.10.3
Microbusiness -- - - - - - - -- -- SP - Sec.6.10.3
Firearm Business - SP - SP - - - -- -- SP - Sec.6.104
Firing Range - SP - SP - - - -- -- SP - Sec.6.104
Gunsmith - SP - SP - - - -- -- SP - Sec.6.104

P = Allowed by Right L = Allowed Subject toListed Standards  SP = Special Permit by City Council Required -- Not Allowed

See Sec. 7.8.4, Substandard Commercial Lots.

The Commissioner of Inspectional Services is responsible for determining all uses. If a proposed use is not listed, but is similar or accessory to a
listed use, the Commissioner of Inspectional Services may consider the proposed use part of the listed use

(Ord. No A-72, 04/04/16; Ord. No A-73, 04/04/16; Ord. No. A-99, 01/17/17; Ord. No. A-113, 06/19/17; Ord. No. B-5, 03/19/18; Ord. No. B-16, 12/03/18; Ord.
No. B-68, 02/16/21, Ord. No. B-70, 03/15/21; Ord. No. B-78, 06/02/21; Ord. No. B-95, 12/20/21; Ord. No. C-7, 05/02/22, Ord. No. C-41, 04/16/24)
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735 Special Requirements in MU3/TOD

A. Additional Filing Requirements. In addition to the
provisions of Sec. 7.3 and Sec. 7.4, applicants for a
special permit under Sec. 4.2.4 shall submit:

1. A 3D computer-generated model_or rendered
perspective drawing that shows the relationship of

the project to its surroundings consistent with Sec.
7.3.1.B,;
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Narrative analysis describing design features
intended to integrate the proposed mixed- use
development into the surrounding neighborhood,
including the existing landscape, abutting
commercial and residential character and other
site-specific considerations, as well as an
explanation of how the proposed mixed- use
development satisfies each criterion in Sec.
7.3.65.B;

Statement describing how the beneficial open
space areas, to the extent open to the public, are
intended to be used by the public;

g : , .

54. A roadway and transportation plan reflecting the

“EOEEA Guidelines for EIR/EIS Traffic Impact
Assessment” with further attention to public
transportation and exceptions, subject to review
by the Commissioner of Public Works, Director of
Planning and Development, and peer review
consultants. The plan should include the
following:

a. Graphic and narrative description of existing
and proposed means of access to and
within the site, including motor vehicular,
pedestrian, bicycle, and public or private
transportation alternatives to single-
occupant vehicles.

b. Description of a proposed transportation
demand management (TDM) program
identifying commitments, if any, to a
designated TDM manager, employer
contributions to employee public
transportation passes, shuttle bus capital
contribution, car pool, van pool, guaranteed
ride home, flex hours, promotional programs,
support for off-site pedestrian and bicycle
accommodations, and similar efforts.

c. Detailed analysis and explanation for the
maximum peak hour and daily motor vehicle
trips projected to be generated by the mixed-
use development, documenting:

i.  The projected base volume of trips to
and from the mixed-use development
based upon the latest edition of the Trip
Generation Manual published by the
Institute of Transportation Engineers or
other sources, such as

Attachment A

comparable projects in Newton or nearby
communities, acceptable to the
Commissioner of Public Works and Director
of Planning and Development;

i. The projected adjusted volume of trips net of
reductions resulting from internally captured
trips; access by public transport, ridesharing,
walking or biking; and through the TDM
program cited above; but without adjustment
for “pass-by” trips, and noting how those
reductions compare with the mixed- use
development guideline of adjusted volume
being at least 10 percent below the base
volume on weekday evening peak hours;

P T ‘ . e it is £
- . ]
more—and

il The projected trip reduction adjustment
based on “pass-by” trips for use in projecting
impacts on street traffic volumes.

Analysis of public transpertaientransportation
impacts and traffic impacts on surrounding

roadways, including secondary roads on which
traffic to the mixed-use development may have a
negative impact, analysis of peak traffic flow and
circulation within a proposed development
project, and analysis of public transportation and
traffic impacts during site-specific high-traffic
events, such as Red Sox home games. Results
are to be summarized in tabular form to facilitate
understanding of change from pre-development
no-build conditions to the build-out conditions in
trip volumes, volume/ capacity ratios, level of
service, delays, and queues. Analysis shall
include:

i. ~ The assumptions used with regard to the
proportion of automobile use for travel
related to the site, the scale of development
and the proposed mix of uses, and the
amount of parking provided; and

i.  Analysis of projected transit use to and from
the uses on the site and
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description of proposed improvements in

transit access, frequency and quality of

service.

e. All transportation-related studies, reports,
submissions, or filings required to be
submitted to any state or federal agency in
connection with a proposed mixed-use
development, including those required as a
result of any required or proposed roadway
changes or traffic mitigation measures.

65. A shared-parking analysis that demonstrates that
the number of parking spaces to be provided is
appropriate to the context, taking into
consideration the mix of uses; the demand for
parking spaces at different times of day, week,
and year; availability of alternative modes of
transportation; and other site- specific influences
on parking supply and demand, such as, but not
limited to, Red Sox home games.

£6. Water, sewer, and storm water impact analysis.
The analysis shall be subject to review by the
Commissioner of Public Works, Director of
Planning and Development, and peer review
consultants and shall include the following:

a. A study of the proposed project’s surface
water runoff relating to the Charles River and
associated deep marsh system that shows
how all storm water will be infiltrated on site,
and which explores all feasible methods of
reducing impervious surfaces, including
underground parking and/or more compact
site layouts, as well as the possibility of roof
water harvesting for irrigation reuse,
including:

i. A conceptual drainage plan
demonstrating the consistency of the
drainage infrastructure plan with the
Massachusetts Department of
Environmental Protection’s “Stormwater
Management Handbook” and the City’s
“‘Requirements for On-Site Drainage

(Stormwater Management)”;

i. A drainage analysis based on the City’s
100-year storm event of seven inches
over a 24 hour period, showing how
runoff from impervious surfaces will be
infiltrated on-site;

Chapter 30: Zoning Ordinance | Newton, Massachusetts
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i. —An on-site soil evaluation identifying seasonal
high groundwater elevation and percolation
rate and locations of these tests shown on the
site plan;

v. If a connection to the City’s drainage system is
proposed, a closed-circuit television (CCTV)
inspection, prior to approval of this permit,
which shall be witnessed by the Engineering
Division of Pubic-Public Works; the applicant
shall provide the City inspector with a video or
CD prepared by a CCTV specialist hired by the
applicant. A post-construction video inspection
shall also take place and be witnessed as
described above; and

v.  An evaluation of hydraulic capacity of the
downstream drainage system submitted to the
Engineering Division of Public Works to
determine any impact to the municipal drainage
system.

A master plan and schedule of the sanitary sewer
system improvements, including:

i. A plan showing a reduction in infiltration and
inflow into the sanitary sewer system to the
satisfaction of the Commissioner of Public
Works;

i. A calculation of the life cycle cost of the
proposed sanitary system;

i. A quantitative analysis of the capacity to
dispose, verified by the Massachusetts Water
Resource Authority (MWRA); and

v. A study showing how the developer will comply
with the City’s cross connection control
program relating to sewer and drain pipes.

A 21E Environmental Site Investigation Report that
evaluates the site for any contaminants related to
underground fuel or oil tanks, creosote, leachate
from existing trolley tracks, cleaning and/or washing
facilities, or local dry wells.

A solid waste master plan, including a detailed
explanation of how the uses will control solid waste
through reduction, reuse, recycling, compaction
and removal that demonstrates compliance with
Revised
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Ordinances Chapter 11, Recycling and
Trash, and the Massachusetts Department
of Environmental Protection Waste Ban. The
plan shall provide estimates of the expected
solid waste generation by weight and
volume for each of the uses proposed for
the site with consideration to peak volumes.

e. A quantitative analysis that demonstrates
that the water demands of the proposed
development will not overburden the water
supply of existing infrastructure provided by
the City, including fire flow testing for the
proposed fire suppression system, as well
as domestic demands from the entire
development. The applicant must coordinate
this test with both the Fire Department and
Utilities Division of Public Works;
representatives of each department shall
witness the testing and test results shall be
submitted in a written report. Hydraulic
calculations shall be submitted to the Fire
Department for approval. Hydraulic analysis
for both domestic and fire suppression will
be required via hydraulic modeling in a
format acceptable to the Director of Utilities.

87. Fiscal impact analysis that includes new tax
revenue and expenses related to, but not limited
to, school capacity, public safety services, and
public infrastructure maintenance.

98. Preliminary construction management plan
including:

a. Proposed phasing schedule, including that
for infrastructure improvements;

b. Mitigation of construction impacts from any
development and associated roadway
improvements on Newton Lower Falls and
Auburndale; and

c. AececemodationAccommodation of parking
and other needs of commuters using the
MBTA station during construction.

489.Shadow study showing shadow impacts on the
surrounding properties for four seasons at early
morning, noon, and late afternoon.

44.10.  Submittal in electronic form of all documents

required by Sec. 7.3 and Sec. 7.4 and any
supplemental reports, memoranda,

7-8
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presentations, or other communications submitted by
the applicant to the City Council and pertaining to the
special permit application, unless the applicant
demonstrates to the satisfaction of the Director of
Planning and Development that electronic submission
or compliance with that standard is not feasible.
Documents created using Computer Aided Design and
Drafting software shall comply with the Mass GIS
“Standard for Digital Plan Submittal to Municipalities,”
or successor standard. Electronic submission must be
contemporaneous with submission by any other means.
The Director of Planning and Development will arrange
to have electronically submitted documents posted on
the City website within a reasonable time after receipt.

B. Review Criteria. The provisions of Section 7.3.3 apply to all
special permit applications in the MU3/TOD district. No
special permit may be granted unless all of the criteria set
forth in Section 7.3.3.C are met, including but not limited to
Section 7.3.3.C.2, which states that, “The use as developed
and operated will not adversely affect the neighborhood.” As
applied in the MU3/TOD district, the neighborhood to be
considered includes Newton Lower Falls and Auburndale.

N i ial it eritoria f .
developmentin-the- MU3/OD district. In granting a special
permit for a mixed-use development under Sec. 4.2.4, the
City Council shall not approve the special permit unless it
also finds, in its judgment, that the proposal meets all of the
following criteria in addition to those listed in Sec. 7.3.3:

1. Not inconsistent with the City’s Comprehensive Plan.
The proposed mixed-use development is not
inconsistent with the City’s Comprehensive Plan in
effect at the time of filing an application for a mixed-use
development and applicable general laws relating to
zoning and land use.

2. Housing, Public Transportation, Parking, and Utility
Infrastructure Improvements. The
proposed mixed-use development offers long- term
public benefits to the City and nearby areas including:

a. Improved access and enhancements to public
transportation;

b. Improvements to parking, traffic, and roadways;
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¢. On- and off-site improvements to pedestrian
and bicycle facilities, particularly as they
facilitate access to the site by foot or bicycle;

d. Public safety improvements;

e. On-site affordable housing opportunities,
except where otherwise allowed in Sec.
5.11; and

f. Water, sewer, and storm water infrastructure
improvements which increase capacity and
lower impacts on the surroundings.

Fiscal Impacts. The proposed mixed-use
development has a positive fiscal impact on the
City after accounting for all new tax revenue and
expenses related to, but not limited to, school
capacity, public safety services, and public
infrastructure maintenance.

Improved Access Nearby. Pedestrian and
vehicular access routes and driveway widths are
appropriately designed between the proposed
mixed-use development and abutting parcels
and streets, with consideration given

to streetscape continuity and an intent to avoid
adverse impacts on nearby neighborhoods from
such traffic and other activities generated by the
mixed-use development as well as to improve
traffic and access in nearby neighborhoods.

Enhanced Open Space. Appropriate setbacks,
buffering, and screening are provided from
nearby residential properties; the quality and
access of beneficial open space and on-site
recreation opportunities is appropriate for the
number of residents, employees and customers
of the proposed mixed-use development; and
meaningful bicycle and pedestrian connections
to open spaces, recreational areas, trails, and
natural resources, including the banks of the
Charles River and adjacent public property,
whether or not they are currently available for
public use, are provided and take full advantage
of the unique opportunities of the site and its
nearby natural features for use and enjoyment
by the community at large.

Excellence in Place-Making. The proposed
mixed-use development provides high quality
architectural design and site planning so as to
enhance the visual and civic quality of the site
and the overall experience for residents of and

Chapter 30: Zoning Ordinance | Newton, Massachusetts

10.

1.

12

Sec. 7.3. Special Permit Review | Articleyf;Adminisikation

visitors to both the mixed-use development and its
surroundings.

Comprehensive Signage Program. Notwithstanding the
requirements of Sec. 5.2, all signage for the proposed
mixed-use development shall be in accordance with a
comprehensive signage program developed by the
applicant and approved by the City Council, which shall
control for all purposes, shall supersede any other sign
requirements, and shall be complementary to the
architectural quality of the mixed-use development and
character of the streetscape.

Pedestrian Scale. The proposed mixed-use
development provides building footprints and
articulations appropriately scaled to encourage outdoor
pedestrian circulation; features buildings with
appropriately spaced street-level windows and
entrances; includes appropriate provisions for crossing
all driveway entrances and internal roadways; and
allows pedestrian access appropriately placed to
encourage walking to and through the development
parcel.

Public Space. The proposed mixed-use development
creates public spaces as pedestrian-oriented
destinations that accommodate a variety of uses,
promote a vibrant street life, make connections to the
surrounding neighborhood, as well as to the
commercial and residential components of the mixed-
use development, to other commercial activity, and to
each other.

Sustainable Design. The proposed mixed-use
development at least meets the energy and
sustainability provisions of Sec. 7.3.3.C.5. and_Sec.
7.4.5.B.8.

Adequacy of Parking. Parking for the site is appropriate
to the intensity of development, types of uses, hours of
operation, availability of alternative modes of travel and
encourages the use of alternatives without over-

supplying parking.

Pedestrian and Neighborhood Considerations. If the
proposed mixed-use development project proposes any
of the measures listed below, and if such measures,
singly or in combination, create a negative impact on
pedestrians or surrounding neighborhoods, the
applicant

79
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has proposed feasible mitigation measures to
eliminate such negative impact:

a.  Widening or addition of roadway travel or
turning lanes or conversion of on-street
parking to travel lanes;

b. Removal of pedestrian crossing, bicycle
lanes, or roadway shoulder;

c. Traffic signal additions, alterations, or
roundabouts; and

d. Relocation or alterations to public transport
access points.

13. Accessible Design. Consideration is given to
issues of accessibility, adaptability, visitability,
and universal design in development of the site
plan.

45.14.  Construction Impacts. The preliminary
construction management plan includes
appropriate mitigation of construction impacts of
development, including any roadway changes,
to the neighborhoods of Newton Lower Falls
and Auburndale, and
accomedatesaccommodates the parking and
other needs of commuters using the MBTA

station during construction.

C. Project Phasing. Any development subject to a
special permit under Sec. 4.2.4 may be built in
multiple phases over a period of time, in
accordance with the terms of the special permit
granted.; crevdded-thatalletfisitetmprevemenicand
enhancements-to-public roadways-are-completed

D. Adequacy of Public Facilities.

1. Transportation, utilities, water, sewer and storm
water infrastructure, public safety, schools
including capacity, and other public facilities and
infrastructure shall serve the mixed use
development appropriately and safely and
without deterioration in service to other
locations. To determine the adequacy of public
facilities, impact studies of the following must
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be undertaken by the applicant as part of the special
permit application process under Sec. 4.2.4 with the
project scope determined by the Director of Planning
and Development and the Commissioner of Public
Works (peer reviews may be required, hired by the City
and paid for by the applicant):

a. Adequacy of road and traffic infrastructure,
including the traffic analysis required in Sec.
7.3.6.5.A.65,;

b. Adequacy of water, sewer, and storm water
infrastructure, including the water, sewer, and storm
water analysis required in Sec. 7.3.65.A.87.; and

c. Net fiscal impacts, including the fiscal impact
analysis required in Sec. 7.3.65.A.98.
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(Ord. No. Z-108, 04/17/12; Ord. No. A-6, 10/01/12; Ord. No. B-46, 11/18/19)
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www.nbbj.com

September 5, 2025

Ms. Cat Kemmett

City of Newton

1000 Commonwealth Ave
Newton, MA 02459

Subject: NBBJ Memo for Riverside Station Special Permit Application
Dear Ms. Kemmett,

NBBJ is pleased to provide the following peer review for Riverside Station Special Permit
Application

Scope of Work
NBBJ is contracted to provide design (peer) review services to the Newton City Council and
Design Review Board to address Urban Design issues in conjunction with additional
transportation and civil engineering reviews provided by others. Specifically, NBBJ is
scoped to provide design review for proposed

s o0penspace

s building placement

+ relationship to the streets

e nearby structures and overall massing

s proposed landscaping

s lighting plans

+ shadow impacts

For this review, NBBJ has utilized prior City planning documents such as the Riverside Vision
Plan (2019)and the Riverside Design Guidelines (2021), as well as reference to the
proposed MU-3 zoning and areas of relief as sought by the proponent. This review includes
considerations of the immediate context, relevant development precedents and other best
practices in Newton or neighboring communities.

In order to provide clarity of this review we have formatted this review according to the

Project Narrative and the Newton Zoning Ordinance relating to Site Plan Review. Our areas
of discussion will be limited to the following criteria and may overlap with other design review
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comments:

Subjects for commentary as organized by site plan review requirements
e Topographical Changes/Building Mass
e On-site Vehicular and Pedestrian Movements
e Off Street Loading - Building Services
e Structure Screening
e Shadow Analysis
e Historic Resources
e Pedestrian and Neighborhood Considerations
e Pedestrian Scale
e Public Space
e Enhanced Open Spaces

e Excellence in Place Making

Documents Reviewed including the most recent architectural and civil plans, sustainability
memo, text amendments shadow studies and perspectives available on the City website all
dated July 12, 2025 and the Project Narrative dated July 22, 2025. We also received
additional materials on September 4% including revised shadow analysis and size
comparisons of open space from the prior approved site plan.

Project Description:

The Petitioner is now seeking Special Permit approval of a smaller project than previously
approved, consisting of 750 residential apartment units and approximately 20,000 square
feet of retail/commercial space. The total project is approximately 890,000 gross square
feet exclusive of parking garage and other non-occupied spaces.

Significantly, the project land area is reduced to 9.34 acres as the northernmost portion of
the existing MBTA parking lot adjacent to the station will remain entirely in control of the
MBTA and is no longer part of the project.

Zoning Relief:

The petitioner is requesting the development area be rezoned to MU-3 and is also requesting
relief from a number of requirements of the Mixed-use Transit-Oriented Development both as
of right and by special permit. For the analysis the following waivers will be addressed:

e Building Height
e Building Setbacks
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e Max Building size

COMMENTARY BY SITE PLAN REVIEW TOPIC

Topographical Changes/Building Mass

The site is challenged by grade separation from Grove Street which at some locations is up to
25 feet higher than the level of the existing parking areas and the future Main Street. Thus,
site visibility and access from Grove Street to the general public is limited except at the
northeastern most point where Grove Street is level with Road B and future Main Street. The
grade change also impacts the types of uses possible on Beneficial Open Spaces such as the
sloped park (hillside amphitheater/garden) between Residential Buildings 4 and 5. Physical
and visual access from Grove Street to the other Beneficial Open Space (cormmon square)
between Residential Buildings 2/3 and 4 is challenged by a 30 foot grade change and a large
flight of stairs.

One benefit of topography is that the buildings along Grove Street appear lower than their
actual height, but those same buildings are up to three levels higher on Main Street, leading
to some rather tall and long buildings lining Main Street. (a rendering has not been supplied
of this street view).

MU3 zoning is intended to create smaller scale walkable neighborhoods around transit
stations with a restriction on building footprints of 20,000 sf. As an example, Residential
Building 6, which includes the above-grade parking structure and ground level retail, exceeds
this maximum size (no footprint calculation is provided) but is potentially justified by the need
to provide an efficiently sized parking structure and screen the train yards to the north. In our
opinion, this is a good argument for a waiver of the maximum size especially as no access is
needed to this edge of the site arguing for smaller building sizes.

We suggest that more could be done visually to break up the horizontal length of this building
and reduce the perceived monolithic size and length along Main Street.

Residential Building 2/3 (combined from two previously smaller buildings) is also significantly
larger than the maximum 20,000 sf (square footprint is not provided) as promulgated in the
zoning code, and for which zoning relief is sought. The mass of this building creates a
roadblock at the entrance to the site, both visually and physically as pedestrians will be
forced to walk around this building (either up a long flight of stairs to Grove Street, use of an
interior elevator, or veering northward to Recreation Road) in order to walk to Wellesley
Lower Falls. Likewise the view of Building 2/3 from the exterior of the project is imposing and
somewhat fortress-like, affording little view into the site or a sense of welcome to outsiders
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despite the location of an entrance at the corner.

Given the investments in Grove Street connections to Hamilton Community Center and
Lower Falls, we would like to see if the proponent could improved connectivity to this corner
of the site both for residents of the project itself as well as residents of Lower Falls.

The petitioner is requesting to reduce the allowable heights possible by special permit from
prior proposals which may please certain stakeholders concerned with the overall visual
scale of the project. However, given the isolation of this site from nearby residents it does
not seem as essential to have lower building heights. The proponent has indicated a range of
building heights, however they all are within a few stories of one another with a range of
between 50 feet and 80 feet with Building 5 being the lowest building at only 4 stories, and
Building 6 at 8 floors. While purely economic considerations have likely driven the reduction
in building heights from prior office and lab uses to more conventional 5/over residential
construction, we could imagine a project where more diversity of heights would provide
equivalent housing numbers but provide more beneficial open space and/or better sun access
for the project. Given the sightlines from [-95/128 and Grove Street it may not even be
possible to see such buildings from the windshield by locating taller buildings to the north of
the site, where only the railyards would be impacted by increased shadows.

We recommend consideration of increased building heights and massing to offset enlarged
open spaces and improved solar access to proposed open spaces and to create parks that
are sufficiently large and programmed to attract residents from surrounding neighborhoods.

On-site Vehicular and Pedestrian Movements and Neighborhood Considerations

The petitioner has proposed a multi-use path on the north side of Grove Street and a full
reconstruction of access ramps to and from [-95/128 with a new, modern roundabouts.
These are all welcome improvements for pedestrians and cyclists on and off site particularly
towards Lower Falls. Future off-site improvements may be needed to make the remainder of
Grove Street a better corridor linking Riverside Station to adjacent residential and
commercial hubs and Williams Elementary School in Auburndale. In particular, the existing
sidewalk north of the project entrance that is controlled by MBTA and the underpass beneath
the Green Line rail bridge, is a chokepoint with a narrow sidewalk not protected from traffic.
Future striping, barriers and/or carriageway realignment could improve this difficult and
potentially congested spot.

We would recommend studlies to enhance the northern length of Grove Street sidewalks and

bike accommodations to reduce inevitable conflicts between commuters, anticipated new
school students and cyclists at this choke point.
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To the northwest, it appears that changes to Recreation Road are anticipated to facilitate
site access to Main Street and Road A for servicing and access to the parking garage in
Building 6. What appears to be missing is any pedestrian connections beyond the site
boundary to the DCR Riverside Park to the north. For years this isolated and underutilized
park has had few immediate neighbors, but now a large residential population will reside
within a 5-10 minute walk of the Charles River with several acres of passive and potentially
active recreational uses included access to the Charles River for boating. Recreation Road
should be improved to ensure that pedestrians and cyclists, families with strollers, etc. can
easily access this regional resource. We understand that $1.5 Million is being awarded to
DCR to make improvements to Riverside Park.

We would like to better understand how this project includes pedestrian connectivity to
Recreation Road and Riverside Park in coordination with the proposed northbound on-ramp
and other improvements to DCR property.

Given the reduction in site size of the current proposal, the issue of pedestrian connectivity
to the Riverside Station itself should be elevated. We understand that the north parking area
is now reserved to provide flexibility for future transit options, however since this future
phase is neither understood or scheduled, the current condition will become a future interim
condition of potentially years or decades.

A discussion would be appreciated about any interim improvements that are anticipated to
enhance the pedestrian experience, safety and comfort for transit users to reach the leased
parking and bicycle spaces in the garage and for future residents traveling to and from the
Greenline station.

Perhaps further on the wish-list of public off-site improvements is the eventual adaptive
reuse of the abandoned rail right-of-way and rail bridge over [-95/128 that is partially
converted to ped and bike use closer to Wellesley Lower Falls beginning at Concord Street
and spanning the Charles River with an attractive pedestrian bridge. Access to the
abandoned railway bridges over Recreation Road and 1-95/128 could be another valuable
link to providing an entirely vehicle-fee route in the future.

Off Street Loading - Building Services

We await further discussion about the specific locations of off-loading and servicing.
However we do note that a large amount of the areas labeled as Beneficial Open Space
between Building 2/3 and 4 appear to be bisected by wide drive aisles intended to provide
pick-up, drop-off and convenience delivery services to Building 2/3 and Building 4.

We would appreciate further discussion about the types of uses of this drop off area
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including delivery trucks (UPS, etc) and the ability to periodically convert these paved areas
to the suggested weekend market or food trucks as stated in the proposal.

Structure Screening
We are pleased to see that the multi-level parking facility has been fully screened with “liner”
residential and retail as called for in the Vision Plan and Design Guidelines.

However the sheer length of Building 6 might be improved by more visual breakup of the
building length with some relief. We would welcome a studly of how this might be achieved
without losing residential units.

Shadow Analysis

The provided shadow analysis reveals certain issues associated with sun access of the
proposed Beneficial Open Spaces. While the children’s play area is well positioned for sun
access during the year, the remaining open spaces along Main Street are largely devoid of
sunlight during mid-day for several months. The winter shadow studies show that the
common square and hillside amphitheater/garden will be in shadow for most of the day with
the exception of short morning periods. In order for public spaces to be beneficial we would
argue for better sun access than that provided.

Further refinement of a shadow study might also help to explain how much of the sidewalks
on Main Street will receive sunlight during the year and for how long during the day during
winter periods when sunlight can make outdoor temperatures more tolerable for outdoor
seating or other passive uses.

We might also suggest that a wind study combined with shadow studies would provide
addlitional insight into the actual year round comfort for passive recreation, since it would
appear that that is the primary use of the beneficial open space provided.

Historic Resources

The project does not list any historic resources on site. However, as noted previously, an
abandoned railway is located nearby and could be considered an historic resource to
illustrate the extensive railway and other infrastructure in this area of Newton. Also within a
5 minute walk is the Riverside Park and the Pony Truss Bridge over the Charles River. These
historic elements should be easily accessed and add a sense of place to a project that has
very little on-site historic resources.

Enhanced Open Spaces and Excellence in Place Making
The prior approved project and Vision Plan included a larger project area extending to the

MBTA station itself and envisioned an extensive plaza and park at the entrance to Riverside
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Station. The Riverside Vision Plan (2019) also envisioned a more mixed-use project that
would have enlivened the site with office workers and ground level retail. Due to reduced
size of the current proposal and removal of office users, the two beneficial open spaces
proposed may be different than the prior proposal. Without offices users, the common
square is now primarily a residential space as it remains somewhat removed from the
commercial uses. Due to the poor visual connections, slopes and reduced sizes, the current
proposal appears to fall short of the promise of vibrant urban place making to attract
outsiders and provide active and passive outdoor use.

Other projects recently approved by the City of Newton (Northland Charlemont, for example)
have included beneficial open spaces that are not so constrained by vehicular uses (such as
the common square) or steeply sloped (such as the amphitheater sloped park). In many cases
prior projects (Northland Newton, for example) feature a fully public and programmable (flat)
open space at the heart of the project and a public playground with a spray pool along a
community path. Another example, 78 Crafts Street included a publicly accessible children’s
playground and dog park.

We would appreciate a further discussion about why the children’s play area is not publicly
accessible and is substantially removed from the core of the project.

We truly appreciate the opportunity to offer design review service to the City of Newton.

Sincerely,

A

Alan Mountjoy, Consulting Principal, NBBJ
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2 GREEN

A Lochner Company

September 9, 2025

Cat Kemmett

Director Planning and Development Department
City of Newton

1000 Commonwealth Avenue

Newton Centre, MA 02459

Subject:  Transportation Engineering Peer Review
Riverside Station Redevelopment
Newton, Massachusetts

Dear Cat Kemmett,

On behalf of the City of Newton (the City), Green International Affiliates, Inc. (Green) is submitting this letter
to report the findings from our transportation engineering peer review of the Riverside Redevelopment
Transportation Impact and Access Study (TIAS). The proposed development includes 890,000 square feet
(SF) of development consisting of 750 residential units and 20,115 SF of restaurant/retail space distributed
across six new buildings. The proposed development will also include construction of a new integrated
parking garage containing approximately 1,119 parking spaces to serve the new development and
Massachusetts Bay Transportation Authority (MBTA). The development is adjacent to the Riverside MBTA
Green Line D transit station. The Green Line D terminates at the Riverside transit station. The former hotel
building and part of the current surface parking area for the MBTA will be redeveloped as part of the Project.
Outside of the Site, approximately 287 surface parking spaces for the MBTA will remain on the eastern
portion of the MBTA property closest to the transit station. The existing pick-up/drop-off loop for vehicles
and buses using the MBTA Station will remain.

The proposed development includes a mitigation program, which consists of the intersections of Grove
Street at the Route 128/1-95 northbound and southbound ramps as modern one-lane roundabouts. The
existing Route 128/1-95 northbound on-ramp at Recreation Road Extension provides direct access to the
Project Site and to Recreation Road. There are also proposed pedestrian and bicycle infrastructure
improvements with separated bicycle lanes or shared use paths along Grove Street between Lower Falls and
the development.

This review included an examination of the following documents submitted in support of the proposed
project:
e Document titled “Transportation Impact and Access Study: Riverside Station Development”
prepared by VHB, dated July 2025

e Document titled “Transportation Impact and Access Study — Appendices” prepared by VHB, dated
July 2025

e Document titled “14a_Shared_Parking_Executive_Summary” prepared by VHB, dated July, 22",
2025

e Plans titled “Riverside Station Civil Zoning Review”, prepared by VHB, dated June 9%, 2025

TRANSPORTATION | STRUCTURAL | WATER RESOURCES | CIVIL/SITE
Offices in Massachusetts and Rhode Island
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Transportation Engineering Peer Review September 9, 2025
25035 Riverside Station Redevelopment Newton, MA

Plans titled “Revised Civil Plans”, prepared by VHB, dated July 14, 2025

Our review evaluated the documents for consistency with typical industry practices for traffic studies, the
City of Newton’s regulations and general bylaws, zoning ordinances (specifically 7.3.5.A.5 and 7.3.5.A.6), and
American with Disabilities Act (ADA) and Massachusetts Architectural Access Board (AAB) design standards.
Green offers the following comments resulting from our initial review of the document and concerns put
forth by the Planning Board:

1.

2.

3.

Green concurs with the study area and intersections included in the analysis.
Green concurs with the future analysis year (2035)

In the “Peak Hour Turning Movement Counts” section the TIAS indicates the 2024 traffic count data
was adjusted to 2025 existing conditions traffic volumes. Green concurs that no seasonal
adjustment should be applied to the traffic count data that was collected in June 2024. Please
provide the adjustment factor utilized to grow the 2024 traffic count data to 2025 traffic volumes.

The TIAS collected traffic counts at each of the study area intersections on Thursday, June 6, 2024,
from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM. The TIAS also collected count data to reflect
“event traffic”, and how volumes may fluctuate during social events such as Red Sox games. Green
requests that weekend Saturday midday peak (11:00 a.m.-1:00 p.m.) be included due to the
proximity of the Riverside transit station. It is anticipated that traffic patterns and volumes on a
typical weekend day could vary significantly due to fluctuations in use of the Riverside transit
station, and, to a lesser extent, the proposed on-site retail space.

The TIAS crash analysis summarized the crash analysis in Table 6 Vehicle Crash Summary (2017-
2021). Green concurs with utilizing this five-year timeframe to analysis the study intersection crash
history. The TIAS reported the total number of crashes, rather than the total for each year. Green
recommends summarizing the crash data by year in order to identify crash trends and if there is any
yearly variation.

Green concurs that no additional Road Safety Audits (RSAs) are required due to the study
intersections not being within a MassDOT’s Highway Safety Improvement Program (HSIP) - eligible
cluster.

Although the study area does not include any State-ldentified Top Crash Locations, MassDOT'’s
Combined Top Crash and Primary Risk Viewer shows the segment of Grove Street along the site as
being classified as a Roadway Departure Risk Segment per 2017-2021 MPO Ranking. The applicant
should provide an evaluation of the departure crashes along this segment to determine the extent
of the risk.

The TIAS utilized a background growth rate of 0.5%. Green concurs that 0.5% is an appropriate
background growth rate to provide a conservative analysis. Green concurs with the methodology of
utilizing historic traffic growth, and site-specific growth to determine the 0.5% background growth
rate. The TIAS report states that the City was contacted to identify planning developments in the
vicinity of the study that could impact future traffic conditions. The City identified five potential
projects that could impact traffic flows in the surrounding area. Green concurs with the inclusion of
these five potential project volumes in the No-Build and Build condition analysis.
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Transportation Engineering Peer Review September 9, 2025

25035

Riverside Station Redevelopment Newton, MA

9.

10.

11.

12.

13.

14,

15.

16.

17.

18.

Green concurs with the LUCs utilized for the trip generation calculation and the project trip
generation - ITE Unadjusted Vehicle Trips depicted in Table 8.

Green concurs with the methodology used to generate the Project Mode Share depicted in Table 9.
However, an inconsistency was identified, Table 9 indicates that the residential mode share was
split to 13% Public Transit and 8% Walk/Bike. However, the narrative indicates that a split of 12%
Public Transit and 8% Walk/Bike. Please confirm which mode share split was used for the
calculations. Green recommends that the table or narrative be updated accordingly.

Green concurs with the methodology used to estimate the project generated trips including the
internal capture credit, mode share credit, and pass-by credit for the retail use.

Green concurs with the trip distribution methodology presented in the report.

Green requests the applicant provide traffic signal warrant calculations to demonstrate that the
three intersections previously proposed to be signalized no longer meet the criteria to do so, hence
the latest off-site proposals for roundabouts or STOP control.

Parking demand calculations were provided in the Appendix. We have been informed that the MBTA
parking demand comes from data provided by the MBTA count data and we concur with this
methodology. However, the calculations do not account for ridesharing or delivery services which
were mentioned in the report narrative. Please provide an estimate of how such services may affect
parking availability.

A waiver is being sought to reduce the residential parking requirement to 1.25 stalls per unit rather
than adhere to the 2 units stated in § 5.1.4.A of the City Zoning Bylaws. We recommend that it is
made clear to residents on the number of parking space(s) assigned to each unit.

Green requests if any traffic calming measures have been reviewed besides the curb extensions
depicted in the plans. Speeding was an issue mentioned in the September 2, 2025 meeting with the
City and the Applicant.

The plans require additional details to be provided to be able to provide a full review of parking
evaluation, including:

a. Information regarding proposed signage.

b. Parking space layout (for motor vehicles, accessible spaces, and bicycles) within the
proposed garage.

c. Locations for loading zones for the businesses along the internal “Main Street”.

The proposed bicycle accommodations included in the mitigation plan currently extend along Grove
Street but do not include a connection between Grove Street and the Riverside MBTA station. The
applicant sated in the September 2, 2025 meeting that they did not own the MBTA parking parcel
directly in front of the station and therefore could not provide that access. However, the applicant
does own the parcel across from the MBTA parking lot and could provide access on the west side of
the access driveway, or along Main Street through the site. We recommend that this last connection
be provided to accommodate safe bicycle traffic to Riverside Station.

‘ GREEN Page 3 of 4
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19.

20.

21.

22.

Green recommends installing advance signage at the Grove Street at Recreation Road roundabout
to inform eastbound drivers that they must access the site and station using Recreation Road and
not Grove Street.

The Riverside Station Civil Zoning plans show a midblock crossing east of the intersection of Grove
Street and the Site Driveway on the Overall Site Plan sheet, however, the Overall Site Plan sheet
from the Updated Civil Site Plans do not show this crossing. Please confirm whether there will be a
proposed midblock crossing at this location. If the midblock crossing is to be included in the final
design green recommends the use of a reflectorized rapid flashing beacon (RRFB) as well as the
extension of the already proposed bike lanes to this midblock crossing (as opposed to ending them
at the Site Driveway.

Green recommends conducting apparatus turning movements within the proposed site that are
modeled based on the largest fire truck owned by the Newton Fire Department. The turning
movements should confirm that fire trucks will be able to maneuver the entire site in the case of
emergencies.

The TIAS includes a section of “Potential TDM Measures”, the applicant should clarify which TDM
measures they are committed to implementing as part of the site design.

If either the Town staff or Applicant’s engineer would like to discuss any of these comments further,
please feel free to contact me at (978) 923-0400.

Sincerely,
Green International Affiliates, Inc.

Corinne Tobias

Corinne Tobias, P.E., PTOE
Project Manager

Y:\Shared\Engineering\Projects\2018\18078\18078.0025\DOCS\2025 Riverside Review\Peer Review Letter Newton Riverside.Docx
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Memorandum

To: City of Newton Planning & Development
From: Janet Carter Bernardo, PE

Date: September 5, 2025

Re: Riverside Station, Newton, Massachusetts

Peer Review Stormwater Management

SUMMARY

The purpose of this memorandum is to summarize our peer review comments regarding
stormwater management, flood plain analysis, wastewater flows, environmental assessment,
and the preliminary construction management plan submitted to the City of Newton in July 2025
for the Riverside Station Development application. The following documents were the basis of
this review:

¢ Site Plans, Riverside Station, Grove Street, Newton, Massachusetts, prepared by VHB,
Date Issued July 18, 2025 (25 sheets);

e Stormwater Report, Riverside Station, prepared by VHB, dated July 2025 (113 pages);

e Stormwater Management Systems Operations and Maintenance Manual, Riverside
Station, prepared by VHB, dated July 2025 (41 pages);

¢ Riverside Station Redevelopment, Water/Sewer/Stormwater Summary, prepared by
VHB, dated July 18, 2025 (8 pages);

¢ Riverside Station Special Permit Application, Project Narrative (23 pages);

e Preliminary Construction Management Plan (CMP) (18 pages); and

e Memorandum regarding Riverside Station Environmental Matters, prepared by Stephen
Buchbinder, dated July 21, 2025, including Environmental Due Diligence memorandum,
prepared by Sanborn Head, dated January 28, 2020 (178 pages).

Stormwater Management Review

This review of the submitted materials is based on the Massachusetts Stormwater Management
Standards (MASWMS), and the City of Newton Stormwater Management and Erosion Control
Rules & Regulations (Stormwater Regulations), dated April 15, 2022, as well as standard
engineering practices.

In accordance with § 5.C.2 of the Stormwater Regulations, this project is required to comply at a
minimum with the performance standards described in the Massachusetts Stormwater
Handbook (MSH). Therefore, we have used the MSH as the basis for organizing our comments

horsleywitten.com
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as they pertain to stormwater. However, in instances where the additional criteria established in
the City of Newton Stormwater Regulations require further recommendations, we have
referenced these as well.

HW offers the following comments:

1. Standard 1: No new stormwater conveyances (e.g., outfalls) may discharge untreated
stormwater directly to or cause erosion in wetlands or waters of the Commonwealth.

a.

The Applicant has evaluated two design points (DP) under existing and proposed
conditions.

o DP-1is the outlet of the 60-inch culvert, that conveys Runaway Brook and
crosses through the adjacent MBTA property, discharging into the Charles
River northeast of the Project Site.

e DP-2is the municipal drainage system within Recreation Road on the
northwest side of the Project Site.

The Applicant has proposed a stormwater management system that will reduce
the peak flow and volume to the Charles River. The proposed design does not
include a new direct discharge point and will not cause erosion at the design
points. The Applicant complies with Standard 1.

2. Standard 2: Stormwater management systems shall be designed so that post-
development peak discharge rates do not exceed pre-development peak discharge

rates.

The Applicant has reduced the impervious surface areas and designed three subsurface
infiltration systems to manage stormwater. The design as proposed should reduce peak
flows and peak volumes offsite and specifically to the 60-inch culvert. HW has a few
comments associated with the HydroCAD model and the Site Plans.

a.

In accordance with the HydroCAD model, Subsurface Infiltration System #1
appears to consist of 76 double stacked Retain-It concrete chambers. The Detail
on Sheet C12.04 does not indicate this is a double stacked system. HW
recommends that the Applicant revise the detail to accurately reflect the
HydroCAD model for System #1.

The Outlet Control Structure with Weir (OCS) detail on Sheet C12.04 references
a Chart for the control orifices. HW recommends that the Applicant provides the
reference chart to confirm that the systems will be installed as modeled.

HW notes that the top of the Retain-It chambers is typically 8 inches thick. The
Applicant has used 6 inches. The surface cover appears to be adequate to
accommodate this minor adjustment.
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d. HW notes that the Applicant has included 7 test pits conducted by Sanborn Head
in the 2025 Stormwater Report. Test Pit SH-205 is within the footprint of
Subsurface Infiltration System #1 and indicates sand with an exfiltration rate of
8.27 inches per hour (iph) verifying the rate used in the HydroCAD model.
However, the Applicant has also used an exfiltration rate of 8.27 iph for
Subsurface Infiltration System #2 and a 0.52 iph exfiltration rate for Subsurface
Infiltration System #3 without providing test pits within these systems to justify the
values used. HW recommends that the Applicant provides documentation to
verify the exfiltration rates included in the HydroCAD model for Systems #2 and
#3. HW notes that the City of Newton allows test pits to be within 25 feet of a
proposed infiltration system. It appears that Test Pit SH-206 with an exfiltration
rate of 0.27 iph is the closest to System #2 at approximately 60 feet away.

e. HW further notes that in the HydroCAD model for the 2-inch Water Quality
Volume (WQV) dated July 17, 2025, the Applicant has used an exfiltration rate of
1.02 iph for Subsurface Infiltration System #3 which differs from the HydroCAD
model provided for the 2-, 10-, and 100-year storm events. HW recommends that
the Applicant provides documentation for the exfiltration rate used and be
consistent between the two models.

f.  HW understands that the permeable hardscape listed in the Stormwater Report
is located along the trees on Main Street. The Special Permit drawing, Sheet 25
of 25, lists the various materials proposed including the permeable unit pavers.
No further action is requested.

3. Standard 3: The annual recharge from post-development shall approximate annual
recharge from pre-development conditions.

a. The information provided by Sanborn Head suggests that Estimated Seasonal
High Groundwater (ESHGW) is below elevation 48. The bottom of System #1 is
set at elevation 54.0 and the bottom of System #2 is set at elevation 60.0, both
systems have greater than four feet of separation to groundwater and a
mounding analysis is not required. The bottom of System #3 is set at elevation
55, however the test pits conducted are not close enough to confirm the ESHGW
elevation. HW recommends that the Applicant confirm the ESHGW elevation for
System #3.

b. The Applicant has reduced the impervious area therefore the recharge criteria is
met. Furthermore, the Applicant has provided greater than 61,000 cubic feet of
storage within the three proposed subsurface infiltration systems. The Applicant
has complied with Standard 3.

c. HW recommends that the Applicant clarify if any existing unsuitable soil will need
to be removed beneath the Subsurface Infiltration Systems.
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4. Standard 4: The stormwater system shall be designed to remove 90% Total Suspended
Solids (TSS), to remove 60% of Total Phosphorus (TP), and to treat 2.0-inch of volume
from the impervious area for water quality.

a.

The Applicant has provided a HydroCAD model to illustrate that the three
proposed Subsurface Infiltration Systems can retain 2 inches of runoff over the
entire impervious surface area. Therefore, comply with the City of Newton’s
water quality criteria.

The Applicant has proposed catch basins and water quality units to provide a
minimum of 44% TSS removal prior to discharging into the Subsurface Infiltration
Systems. The infiltration systems provide an additional 80% TSS removal
confirming that the Applicant is providing greater than 90% TSS removal per the
City of Newton requirements.

HW notes that the Applicant has not included a separate Treatment Train for the
catch basins with water quality unit inserts. HW recommends that the Applicant
provide documentation from a third-party reviewer that confirms that the
proposed catch basins with water quality unit inserts will provide a minimum of
44% TSS removal.

The Applicant has provided existing and proposed Phosphorus Loading
Calculations in the Stormwater Report. With the installation of the subsurface
infiltration systems the Applicant is reducing the Phosphorus Load by greater
than 60%, complying with the City of Newton requirements.

Proposed Building C is a large parking garage. The roof runoff from this building
is directed into Infiltration System #1. HW recommends that the Applicant clarify
if cars will be parked on the roof as suggested in the architectural plans. HW
further questions how the runoff from the garage roof will be treated and whether
it will be directed into the stormwater system or into the sanitary system.

5. Standard 5 is related to projects with a Land Use of Higher Potential Pollutant Loads
(LUHPPL).

a.

The Applicant has designed the stormwater management system as if the project
qualified as a LUHPPL. Typically, a residential development is not considered a
LUHPPL but a parking lot with over 1,000 vehicle trips per day would be. The
proposed design meets the criteria outlined in Volume 1, Chapter 1, page 14 of
the Massachusetts Stormwater Handbook. No further action is requested.

6. Standard 6 is related to projects with stormwater discharging into a critical area, a Zone
Il or an Interim Wellhead Protection Area of a public water supply.

a.

The Project Site does not discharge into a critical area. No further action is
requested.
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7. Standard 7 is related to projects considered Redevelopment. A redevelopment project is
required to meet the following Stormwater Management Standards only to the maximum
extent practicable: Standard 2, Standard 3, and the pretreatment and structural best
management practice requirements of Standards 4, 5, and 6. Existing stormwater
discharges shall comply with Standard 1 only to the maximum extent practicable. A
redevelopment project shall also comply with all other requirements of the Stormwater
Management Standards and improve existing conditions.

a. The Project Site qualifies as a redevelopment because the Applicant is reducing
the total impervious area. The Applicant has chosen to meet the 10 Stormwater
Standards in full. No further action is requested.

8. Standard 8 requires a plan to control construction related impacts including erosion,
sedimentation, or other pollutant sources.

a. The proposed development will disturb greater than 1 acre of land therefore will
require a Construction General Permit through the US Environmental Protection
Agency (EPA) National Pollutant Discharge Elimination System (NPDES)
program. The Applicant has noted that a Stormwater Pollution Prevention Plan
(SWPPP) will be prepared. The Board may choose to include a condition of
approval requiring receipt of the SWPPP for review by the City of Newton 30
days prior to land disturbance.

b. HW notes that Drawing C8.00 is titled Grading, Drainage, and Erosion Control
Plan. There are a few notes regarding erosion controls. However, no other
obvious erosion control measures are shown. HW recommends that a separate
Erosion Control Plan be provided to assist the Contractor with preparing the
SWPPP.

c. Erosion control details are provided on Sheet C12.03. HW recommends that the
Straw Wattle size be increased to 18-inches.

9. Standard 9 requires a Long-Term Operation and Maintenance (O & M) Plan to be
provided.

a. The Applicant has provided a stand-alone O&M Plan as required. The Applicant
has included a checklist and a figure illustrating where the various stormwater
practices will be located. HW recommends that the final O&M Plan be signed by
the property owner, include the vender’s maintenance requirements for the
various proprietary structures, and include an estimated budget for long-term
maintenance.

b. The O&M Plan includes Snow Management and a map with snow storage
locations. It appears most of the areas designated for snow storage include
proposed street trees. The section regarding Snow Management makes several
references to porous pavement that may not be relative to the proposed
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development. It is not clear what is proposed if a severe snowstorm occurs and
there are no snow storage locations available on site. HW recommends that the
Applicant revisit the Snow Management section of the O&M Plan.

10. Standard 10 requires an lllicit Discharge Compliance Statement be provided.

a. The Applicant has provided a statement regarding Prohibition of lllicit Discharges
in the Stormwater Report. HW suggests that a condition of approval include
receipt of a statement signed by the property owner to confirm it is aware of the
prohibition.

11. Other General Stormwater Comments

a. During the 2021 review of this site, it was agreed that the 60-inch culvert was to
be videoed to verify it is structurally sound and has ample capacity. HW
recommends that the Applicant confirm if this video recording occurred.

b. HW notes that the proposed development does not include any biofiltration
systems as previously included. HW recommends that the Applicant clarify why
no bicfiltrations systems are proposed in this design.

c. The proposed stormwater management design meets the reduction in
Phosphorus loading to the Charles River required by the Total Maximum Daily
Load (TMDL) criteria published by the EPA. No further action is requested.

d. In accordance with Section 7.3.5 of the City of Newton Zoning Ordinance, HW
recommends that the Applicant evaluate the possibility of roof water harvesting
for irrigation reuse.

Flood Storage Analysis

12. The Project Site is located within an area noted by Federal Emergency Management
Agency (FEMA) as an area of minimal flooding. Panel 25017CO534F, effective July 8,
2025. No further action is requested.

Wastewater

13. The City Engineer issued a memorandum dated April 15, 2020, regarding the Riverside
Development, Sewer Infiltration/Inflow Mitigation Waiver Request — Revised Memo,
Ordinance No. B-45. The memorandum listed the accepted design flow rates utilized in
the Wastewater Generation calculation and detailing the sewer infiltration/inflow (I/1)
mitigation fee based on the proposed usage of low flow fixtures throughout the project.
The estimated wastewater flow determined for the approved development was 64,961
gallons per day (gpd).

14. Table 1 on page 4 of the Applicant’s July 18, 2025, Memorandum regarding the
Riverside Station Redevelopment, Water/Sewer/Stormwater Summary lists the proposed
uses, design flow and Estimated Net New Wastewater Average Daily Flow. The new
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daily average wastewater flow has been calculated to be 58,937 gpd a decrease of
6,024 gpd from the accepted 2020 flows and a decrease of 7,030 gpd from the 2021
estimated flows. HW recommends that the Applicant coordinate with the City Engineer to
confirm acceptance of the new wastewater values and the proposed I/l mitigation fee.

Water Supply

15.

16.

17.

18.

The Applicant has provided a Water/Sewer/Stormwater Summary dated July 18, 2025,
referencing the revised site layout and proposed increased residential use. The
municipal water supply infrastructure as originally discussed with the City Engineer in
2020 and again in 2021 was sufficient to meet the daily peak demands of the Project
without adversely impacting the surrounding neighborhoods.

The estimated water supply required for the 2021 approved project based on the
Wastewater Generation was 80,967 gpd gallons per day (gpd).

The estimated water supply demand for the 2025 project with an increase in residential
units and a reduction in retail space and the elimination of lab space and the hotel is
73,937 gpd. The total estimated decrease in water needs from the 2021 approved plan
is 7,030 gpd. HW recommends that the Applicant confirm with the City Engineer that the
municipal water supply infrastructure is still sufficient to meet the daily peak demands of
the Project without adversely impacting the surrounding neighborhoods.

As originally agreed, the Applicant will install low-flow high efficiency faucets as well as
low-flow water closets and urinals in the commercial space and the residential units will
be equipped with sub-metering to promote conservation.

21E Environmental Site Investigation Report

19.

HW conducted a review of the Summary of Environmental Due Diligence and Pre-
Characterization Activities Riverside Station Redevelopment, prepared by Sanborn Head
and dated January 28, 2020 (the “Sanborn Head Memorandum”) in 2020. A
memorandum was provided to the City of Newton dated February 24, 2020, which
states, “The Horsley Witten Group concurs with Sanborn Head’s conclusion that the
recent soil detections in slight excess of the RCS-1 soil standards are exempt from
notification to MassDEP and that the management of soil and groundwater under a RAM
is appropriate. Air monitoring during the RAM for particulate matter and volatile organic
compounds will ensure that construction workers and other surrounding receptors are
not adversely impacted during redevelopment.” No further action is requested.
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Utility and Grading Plans

20.

21.

22.

Drawing C11.00 includes Site Sections. HW notes that the cross-section elevations are
not legible on Sections A-A and B-B. It also appears that only the proposed elevations
are listed on Section C-C. Typically the existing and proposed elevations are both shown
to illustrate the amount of fill or cut being proposed on a site.

The Applicant has illustrated the proposed grading on Drawing C8.00. The northern
edge of the site adjacent to the MBTA parking lot is the low point of the site with an
elevation of 65.0. Road B intersects Grove Street at elevation 68.0. Road A intersects
the MBTA access roadway at elevation 67.0 which slopes towards Recreation Road
meeting it at elevation 64.0. Main Street intersection Recreation Road at elevation 71
and slopes down to Road B at elevation 67.0. Buildings 1, 2, 3, 4, and the garage have
doorways set at elevation 69 exiting towards Main Street. Building 5’s doorways are set
at elevation 67.5 on Main Street. The eastern doorways from Buildings 2, 3, 4, and 5 are
elevated along Grove Street. HW finds the proposed grading to be reasonable
considering the topography of the site.

Drawing C9.00 illustrates the proposed utilities. The stormwater, wastewater, and water
supply pipes and structures are primarily located in Main Street. Underground electrical
and underground telephone are primarily located on the east side of the parcel along
Grove Street. There does not appear to be any gas service offered. HW finds the
proposed utility locations reasonable at this stage of the design.

Construction Management Plan

23.

24.

25.

26.

27.

The Applicant has provided a Preliminary Construction Management Plan (CMP) (No
date) for the Riverside Station proposed development as part of the July 2025
submission package. A final CMP will be developed with input from the City of Newton
Inspectional Services, Public Works and Planning Departments as well as the MBTA,
Massachusetts Department of Transportation (MassDOT) and other State agencies.

The Preliminary CMP is similar to the CMP Plan previously reviewed and updated in
2021. The suggestions previously provided to the Applicant have been incorporated into
the Preliminary CMP version submitted in July 2025.

Page 1 of the Preliminary CMP states that the Final CMP will include barricades,
walkways, lighting and signage to address public safety throughout the construction
period.

Page 6 of the Preliminary CMP notes the proposed Construction Hours to be no earlier
than 7:00 AM and no later than 7:00 PM on any weekday, except for emergency repairs.
On Saturdays, exterior construction will occur no earlier than 8:00 AM and no later than
5:00 PM. HW has no objection to this time frame.

There is a reference on page 15 of Infiltration System 101. HW recommends that the
Applicant clarify which system this is referring to.
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Memo - DRAFT

DATE: August 29, 2025

TO: City of Newton

FROM: Camoin Associates

RE: Peer Review of Riverside Redevelopment Fiscal Impact Analysis
EXECUTIVE SUMMARY

This memo reviews the fiscal impact analysis prepared by Fougere Planning & Development for the
proposed Riverside Mixed-Use Redevelopment in Newton, Massachusetts, dated August 20, 2025. The
project includes 750 apartment units, 20,000 square feet of commercial space, and a 1,076-space parking
garage on a 9.34-acre site that incorporates MBTA property through long-term lease.

Fougere's analysis projects gross annual revenues of $3,453,795 against municipal costs of $2,419,648,
yielding a net positive fiscal impact of $1,034,147 annually. The study uses a Marginal Cost Approach,
focusing on Police, Fire, and School departments as the primary cost drivers.

Key Findings:

e Methodology is appropriate: The Marginal Cost Approach is well-suited to Newton's
circumstances, particularly given declining school enrollment that creates existing capacity to
absorb new students

¢ Revenue projections are credible: Property tax estimates of $3.15M annually are based on
validated comparable properties and confirmed with the City Assessor

e School cost estimates are reasonable: Direct consultation with school district officials resulted in
detailed cost breakdown that is transparent and defensible

e Police cost estimates are reasonable: Use of existing properties to estimate call volume and
consultation with the police department creates a strong and valid methodology

¢ Net fiscal benefit is substantial: The project generates over $1M in annual net positive impact,
providing meaningful revenue for municipal needs

e Some verification gaps remain: Fire department costs rely on previous methodology without
current validation, and vehicle excise tax assumptions and general government costs lack
documentation

3126 W Cary St, #409, Richmond, VA 23221 | Phone: 518-899-2608 | www.camoinassociates.com
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I. METHODOLOGY ASSESSMENT

Fougere employs a Marginal Cost Approach, which estimates actual incremental costs rather than average
per-capita expenses. This methodology is appropriate when existing service providers can accommodate
additional demand without major new investments. Where marginal cost data wasn't available, the
consultants used average costing methods.

The study concentrates on Police, Fire, and Schools—Newton's largest cost centers—while allocating
$93,750 for miscellaneous government impacts. This focus makes sense since public safety and schools
bear the greatest impact from residential development.

Data Sources and Validation
The consultants drew from several reliable sources:

e Comparable apartment properties for assessment estimates, including Trio Newton-Washington Place,
Avalon at Chestnut Hill, and The Aven at Newton Highlands. The consultant indicates meetings with
Newton's Commercial Assessor Allan Cohen to validate assessment assumptions.

e Comparable apartment residents for demographic projections. The analysis uses an occupancy range
of 1,200-1,650 people, based on Washington Place's 1.6 persons per unit average and Census data
showing 2.2 persons per renter-occupied unit. Camoin Associates verified the demographic
assumptions and found the project would likely generate approximately 1,300 new residents based on
American Community Survey data for rental buildings with 50+ units. The consultant's approach of
combining existing property data with Census information is sensible for population estimation.

e Newton's 2024 Enrollment Analysis Report and analysis of comparable projects for student generation
rates. The consultant indicates meetings with school district officials to confirm student generation and
cost impacts.

e Police and Fire calls are estimated based on actual call volumes to existing residential and commercial
properties in Newton. The report also confirms consultation with Police Captain Dennis Dowling and
Crime Analyst Mike Bozio for officer salaries and methodology validation. While the consultant
attempted to contact the fire department, no response was received. The analysis relies on previously
approved methodology for fire department costs.

Il. ENROLLMENT AND DEMOGRAPHIC PROJECTIONS

Newton has experienced significant enrollment decline—10.13% system-wide (1,291 students) from 2017-
2024. Elementary schools saw the steepest drop at 17.43%, while the local Williams Elementary declined
28.72% (85 students). Current projections show Williams Elementary decreasing to 196 students in FY27
before recovering to 225 in FY30.

The consultant notes that Newton's enrollment projections already account for students from the
previously approved 550-unit Riverside development, meaning this proposal represents additional units
beyond the original plan.
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Student Generation Methodology

Fougere applied ratios from three standard projection methods used for the previous Riverside project,
accounting for 20% affordable housing and 12% private school attendance. The bedroom mix heavily
influences projections—studios and one-bedroom units comprise 55.4% of units and generate fewer
school-age children.

The methodology projects 147 public school students: 70 elementary, 31 middle school, and 46 high
school. Grade distribution comes from actual enroliment data at four comparable Newton apartment
complexes, providing a strong local basis for projections.

This approach is sound and has been validated through consultation with school district officials.
However, applying variable private school rates to different unit types (affordable vs. market rate) could
improve accuracy rather than assuming 12% across all units.

Given declining enrollment, Williams Elementary and Brown Middle School can accommodate additional
students. Newton South High School enrollment has remained relatively stable (up 5 students since 2017,
though down from 2019/2020 peak), so new students wouldn't exceed previous capacity levels.

11l. REVENUE PROJECTIONS
Property Taxes ($3,151,035)

The largest revenue source comes from property taxes on a projected assessed value of $318,048,511.
This estimate uses an average of $418,731 per residential unit (based on comparable Newton properties)
applied to 750 units, generating $314,048,511. Commercial space is valued at $200 per square foot for
20,000 square feet, yielding $4,000,000.

Using Newton's FY2025 tax rates ($9.80 per $1,000 for residential, $18.34 per $1,000 for commercial), the
development would generate $2,843,840 more than the current hotel site ($307,195). The MBTA lease
arrangement will also add previously non-taxable property to the tax rolls.

Camoin Associates confirmed these assessed values align with comparable properties, and the
methodology has been validated with the City Assessor.

Motor Vehicle Excise Tax ($281,250)

The projection assumes 750 vehicles (one per unit) valued at $15,000 each, generating $11,250,000 in
total vehicle value. At Newton's $25 per $1,000 excise rate, this yields $281,250 annually. While the
calculation is mathematically correct, the source for the one-vehicle-per-unit assumption and $15,000
average value lacks documentation.

Community Preservation Act Surcharge ($31,510)

This straightforward 1% surcharge on property tax revenue is correctly calculated and based on the
confirmed assessed values.



Attachment E

IV. COST PROJECTIONS
Police Department ($53,312)

The consultant projects 369 additional annual calls based on comparable property data: 0.002 calls per
square foot for commercial space and 0.440 calls per unit for residential. Using a sector-based
methodology from the Northland project, updated salary figures show day shifts at $126,500 per 1.5
officers and night shifts at $134,200 per 3 officers, totaling $592,350 per sector annually. The 369
additional calls represent a 9% increase, generating $53,312 in costs.

The call estimation methodology is reasonable and uses previously approved approaches. Updated salary
figures reflect current compensation validated by police officials. However, costs only include salary
increases and exclude equipment, vehicle maintenance, or professional development expenses, so actual
costs may be higher.

Fire Department ($125,000)

Fire and EMS calls are projected at 103 annually (52 fire, 51 EMS) based on comparable properties
showing 0.068 fire calls and 0.065 EMS calls per unit. This represents less than 1% increase over Newton's
11,450 annual incidents in FY2024. The consultant applies $125,000 for one full-time equivalent firefighter
position including benefits.

While the call estimation approach is reasonable, the lack of fire department input represents a gap in
verification. Like police costs, this estimate covers only salary without additional equipment or operational
expenses.

School Department ($2,147,586)

School costs represent the largest expense, incorporating detailed consultation with Assistant
Superintendent Liam Hurley and Chief of Data and Research Katy Hogue. The analysis uses specific
student-teacher ratios (Elementary 21.5, Middle School 22, High School 25) and notes that 17.9% of
Newton students receive special education services. This detailed approach, based on direct school district
input, significantly enhances credibility and provides transparency for assumption verification. The
consultant notes this estimate is 'very conservative' given declining enrollment trends that suggest
existing capacity can absorb many new students without proportional cost increases.

General Government ($93,750)

This allocation covers miscellaneous municipal impacts, assuming many services can be provided through
existing capacity. Building permits will cover Inspectional Services costs, solid waste will be privately
managed, and water/sewer costs will be covered through user fees. However, the basis for the $93,750
figure remains unclear.

V. AREAS OF CONCERN
Missing or Underestimated Costs

Several cost categories are explicitly excluded based on assumptions they'll be addressed through other
mechanisms. Off-site traffic and infrastructure improvements are expected to be handled during the
approval process. This assumption leaves significant uncertainty about potential municipal impacts,
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particularly for infrastructure upgrades that may be needed but not fully covered by developer
contributions.

Revenue and Timing Assumptions

Revenue projections assume full buildout and stabilized occupancy, though development may take 3-5
years. Market conditions could affect both timing and ultimate property values. The analysis presents
annual figures at full buildout without modeling the phased nature of impacts; revenues will accumulate
as certificates of occupancy are issued, while some municipal costs may be front-loaded. The 3-5 year
timeline suggests gradual ramp-up, but inflation isn't accounted for over the construction period.

VI. TECHNICAL RECOMMENDATIONS

The consultant has demonstrated meaningful coordination with city departments, particularly with the
school district and assessor's office. This represents best practice that should continue where possible.

Key verification needs include finalizing fire department cost assumptions and establishing clearer
documentation for vehicle excise tax assumptions. The analysis acknowledges limitations in using average
cost methods where marginal cost data isn't available.

VII. CONCLUSIONS

Fougere's analysis projects a net positive fiscal impact of $1,034,147 annually, employing reasonable
methodologies and local comparable data. The Marginal Cost Approach is appropriate given Newton's
declining enrollment and existing municipal service capacity.

School expenses of $2,147,586 drive much of the analysis and represent the area of greatest cost impact.
However, declining enroliment trends and available capacity suggest these represent conservative upper-
bound estimates rather than most likely scenarios.

The incorporation of direct input from municipal officials significantly strengthens the analysis credibility
compared to consultant estimates alone. While the revenue projections depend on market conditions and
full buildout assumptions, the overall approach provides a sound basis for municipal decision-making
regarding the project.

The analysis, assumptions, and findings are reasonable and can effectively support City decision-making
on the Riverside redevelopment proposal.
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