Executive Summary

The City of Newton undertook an economic development planning process with the intent of
identifying opportunities to make Newton a great place to live, work and play, to grow the commerecial
tax base, to enhance existing village centers and commercial corridors, and to build on the momentum
of the regional economy. With exciting development proposals in the works, market demand
opportunities, and many assets, the City of Newton is well positioned to capitalize on regional growth
and grow the tax base. This plan has been prepared through a collaborative approach that combines
data collection, stakeholder interviews, public engagement, market research, and meetings with the
Mayor, Economic Development Commission, and the City's Department of Planning and Development.

The information collection portion of the planning process found that there were a number of key
themes that rose to the top as key issues related to economic development, including:

- The City is essentially fully built out and there are limited parcels available for new development.
Almost all projects will have to be renovations or redevelopment projects. In order to grow
the commercial tax base, it will be essential to look for opportunities in the villages and
commercial corridors.

- To support commercial development, it will be necessary to make transportation
improvements and to increase both the number and types of residential units to attract
and retain a more diverse population.

- Improvements in the development review process to make it more predictable and
efficient will be critical to attracting more development to the key areas where the City
would like to see increased economic activity.

Recognizing the intersection of transit, housing, and land use policy with economic development, the
action plan is holistic and focuses on a wide range of issues that all relate to the goals for the future of
Newton. The intent of the process and final plan is to guide the efforts of the city, Economic
Development Commission, and partner organizations as they move forward and look to implement
specific and strategic initiatives to guide economic development in Newton.

ﬁe five main goals identified through this planning process include:

Goal 1: Take steps to pursue development sectors that make Newton both commercially
successful and a great place to live, work, and play.

Goal 2: Focus redevelopment efforts on key parcels and corridors in Newton

Goal 3: Support the start-up, growth, stability, and vitality of businesses and
entrepreneurs in Newton

Goal 4: Make the development process more predictable and efficient including
community consensus and refinement of the review process.

Goal 5: Maintain and enhance the special qualities of Newton while improving
\ transportation throughout the City for residents, businesses, and visitors. /
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Introduction

Recognizing that the time was right to look for opportunities to grow the commercial tax base and build
off of recent regional momentum, the City of Newton decided to undertake the creation of an Economic
Development Action Plan. The intent of this economic development action plan is to use data,
conversation, research, and analysis to identify action plans and strategies that will lead to increased
opportunities and intentional economic growth. Through the planning process and implementation,
Newton is looking to identify ways to capitalize on regional growth through attraction of new firms and
retention of existing companies, and improved quality of life for residents.

Work Completed

To fully understand, analyze, and strategize the economic prospects for Newton, MA, the Camoin Team
completed an economic base analysis and market analysis to identify what makes Newton special. These
documents are included as an attachment to this report and the main findings are summarized below in
the Economic Conditions section and organized by opportunities and challenges. A series of stakeholder
interviews that were conducted to better understand issues facing the business community, residents, and
developers added anecdotal and “on-the-ground” information to the data. Finally, three public meetings
were held to receive feedback from community members.

As part of the initial research to create an economic development strategy for the City of Newton, Camoin
Associates gathered data to fully understand the demographic and existing economic conditions. The City
of Newton was compared to the larger Boston Metro region and Massachusetts. The following are some
of the key findings, with the full report included as Attachment 3.

Demographic Analysis Findings
m After decades of limited growth, the city’s population has increased 7.5% in the last ten years.
Census population estimates for 2016 place Newton'’s population at 89,045, its highest point since
the 1970s. Much of this growth can be attributed to Gen Xers (those born between 1962 and 1981
who are in their thirties to fifties) moving into Newton with their families.

=  Newton has a high share of seniors (those 60 years and older) relative to the region and state.
The proportion of residents 60+ has increased from 17.2% in 2006 to 24.5% in 2016, as
current residents continue to age. Meanwhile, the young adult age groups (20 to 39) shrank
from 25.0% to 20.4%, and continue to be underrepresented in Newton compared to the region.
This presents an opportunity to expand the housing stock geared towards both seniors and
young adults. Both of these groups tend to have similar housing preferences in terms of
propensity to rent, smaller amount of space required, desire for walkability, and lower housing
budgets.

= With about a third of residents commuting into Boston, the City of Boston is the top commute
destination of Newton residents. About 85% of Newton residents commute out of Newton daily.
Additionally, 89% of employees at Newton establishments commute in from outside Newton. This
high degree of cross-commuting indicates a mismatch between housing and job options and
presents an opportunity to build housing to meet the needs of the city’'s workers, as well as
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attracting companies that can take advantage of the skills of existing residents and allow residents
to work closer to home.

Economic Base Analysis Findings

Between 2006 and 2016, the number of establishments in the Boston Metropolitan Statistical Area
(MSA)! increased by 61.8%, compared to an increase of 63.6% nationally. Small firms are driving
the largest proportion of growth in the MSA, growing by 104,000 establishments and accounting
for 70% of the overall increase in number of establishments. Small firms also contributed the
largest growth in number of jobs over the ten-year period (2006-2016) adding 436,917 jobs and
making up over half all job growth. This large increase reflects an atmosphere of
entrepreneurship, self-employment, and small business within the region that can be
supported in Newton and enhanced with various economic development initiatives.

Job growth in Newton is outpacing the MSA and the state. From 2007 to 2017 jobs increased by
14%, compared to 8% in Massachusetts and 9% the Boston MSA. In the next decade, jobs in
Newton are expected to increase by 9%, based on regional and national historic trends in the
industries present in Newton. Average earnings per job in Newton are about $71,000, which is
lower than both the MSA ($84,000) and state ($78,000), due to the high number (and growth) of
retail and health care jobs in Newton. Overall job growth indicates a prosperous economic
climate, an ability to support a wide variety of jobs, and an opportunity to attract higher-
wage employers to the city.

The top five industry sectors by employment in Newton for 2017 include:

0 Educational Services (private) (21,350 jobs or 27% of all jobs)
0 Healthcare and Social Assistance (13,062 jobs 16% of all jobs)

0 Professional, Scientific and Technical Services (7,008 jobs or 9% of all jobs)

0 Retail Trade (5,347 jobs or 7% of all jobs)

0 Government (4,997 jobs or 6% of all jobs)

The sectors growing the most (and providing the most jobs) in Newton are Health Care and Social
Assistance; Educational Services; and Professional, Scientific and Technical Services. Educational
Services and Professional Services, in particular, tend to be higher-skills, higher-wage jobs, that are
better aligned with the city’s resident labor force. The sectors contracting are Wholesale Trade;
Finance and Insurance; and Retail Trade.

Market Analysis Findings

As part of the initial research to create an economic development strategy for the City of Newton, Camoin
Associates conducted a real estate market analysis to determine development opportunities for different
use types throughout the city. These use types include office space, lab space, medical office, industrial,
retail, hotel, and residential. This information will be used to ensure economic development strategies are

! Metropolitan Statistical Areas (MSA) are defined by the United States Census Bureau as: a geographical region with a relatively high population
density at its core and close economic ties throughout the area.

.
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grounded in market realities. Market opportunities are summarized in Table 1 with the full report
included as Attachment 4.

Table 1: Newton Market Opportunity Summary

Newton Market Opportunity Summary
Use Type Opportunity
High vacancy level and a lack of Class A space limit potential for

Office new development, but opportunities exist to reposition and
amenitize current inventory.
Robust growth and soaring rents in Cambridge/Boston life

Lab sciences sector presents an opportunity to create a lab space
node in Newton.

Medical An aging population and shifting trends in health care delivery

Office means strong demand for medical office space into the future.

Land availability constraints and high land costs limit potential

for comparatively low-value industrial development.

High incomes and significant spending leakage are an

Retail opportunity for new retail development in the city, but rising
rents are squeezing out existing mom-and-pop shops.
Sluggish commercial development in Newton and increased

Hotel room supply in nearby suburbs limits potential, but differentiated
boutique hotels are viable.

Industrial

Urgent need for smaller, affordable workforce units to house the
talent required to attract commercial development. To be
affordable, affordable units are more likely to be multifamily
rather than single-family homes.

Source: Camoin Associates

Residential
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