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PUBLIC HEARING MEMORANDUM  

Public Hearing Date: March 10, 2020 
Land Use Action Date:                 May 25, 2020 
City Council Action Date: June 1, 2020 
90-Day Expiration Date: June 8, 2020 

  
 

DATE: March 6, 2020 
 
TO:  City Council  
 
FROM:  Barney S. Heath, Director of Planning and Development 

Neil Cronin, Chief Planner for Current Planning 
Katie Whewell, Senior Planner 

 
SUBJECT: Petition #71-20, petition for SPECIAL PERMIT/SITE PLAN APPROVAL to allow a 27-unit 

multi family dwelling greater than 20,000 sq. ft. of new gross floor area, a four-story 
structure up to 48’ in height, alteration of a nonconforming front setback,  to allow ground 
floor residential use, to allow an FAR of up to 2.0, a waiver of 4 parking stalls, a waiver for 
parking in the side setback, a waiver of the minimum stall depth requirements and a 
waiver of the sustainable design standards at 1114 Beacon Street, Ward 6, Newton 
Highlands, on land known as Section 54 Block 22 Lot 04, containing approximately 51,745 
sq. ft. of land in a district zoned BUSINESS USE 2. Ref: Sec. 7.3.3, 7.4, 4.4.1, 4.1.2.B.1, 
4.1.2.B.3, 4.1.3, 7.8.2.C.2, 5.1.4.A, 5.1.13, 5.1.7.A, 5.1.8.B.2, 5.1.8.D.2, 5.4.2.B, 5.12 of the 
City of Newton Rev Zoning Ord, 2017. 

 

The purpose of this memorandum is to provide the 
City Council and the public with technical 
information and planning analysis conducted by the 
Planning Department. The Planning Department's 
intention is to provide a balanced review of the 
proposed project based on information it has at the 
time of the public hearing.  Additional information 
about the project may be presented at or after the 
public hearing for consideration at a subsequent 
working session by the Land Use Committee of the 
City Council.  

 

 

Preserving the Past    Planning for the Future 

 

Ruthanne Fuller 
Mayor 

 

City of Newton, Massachusetts 

Department of Planning and Development 
1000 Commonwealth Avenue Newton, Massachusetts 02459 
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EXECUTIVE SUMMARY 

The subject property consists of 51,745 square feet of in the Business 2 (BU-2) zone in Newton 
Highlands.  The property is improved with a single-story commercial structure, formerly a 
restaurant and currently vacant.  The petitioner is proposing to raze the existing structure and 
construct a 27-unit, multifamily dwelling.  To construct the proposed multi-family dwelling, the 
petitioner requires special permits, including but not limited to, allowing a residential use with 
ground floor units, allowing development exceeding 20,000 square feet, waiving four parking 
stalls, and dimensional waivers to alter nonconforming front setback, allow a floor area ratio of 
1.142 in a four-story structure, and waivers related to parking.  

The Planning Department believes that 1114 Beacon Street is an appropriate location for the 
proposed 27-unit multifamily dwelling due to its access and proximity to transit, and the mix of 
uses surrounding the site.  The site is close to several neighborhood amenities, including a grocery 
store, drugstore and pharmacy, restaurants, and a convenience store.  While Planning Staff 
believes the site is appropriate there are still concerns and aspects of the project as proposed 
that require additional review.  Planning has concerns with the site design and recommends a 
peer review to review the design of the proposed structure.  The Planning Department is 
conducting a transportation peer review and will provide an update from this review at a future 
meeting. The Petitioner is appearing before the Urban Design Commission on March 11 and will 
likely have changes to the site to incorporate following the UDC’s recommendation.  In addition 
to UDC’s review, the Planning Department recommends a design peer review given the unique 
location of the site to ensure the final design is appropriate and sensitive to the surrounding 
context. Additionally, due to the presence of wetlands on the site, the Conservation Commission 
has jurisdiction over this site and an Order of Conditions will be incorporated should this project 
move forward. 

 

SIGNIFICANT ISSUES FOR CONSIDERATION:  

When reviewing this request, the Council should consider whether: 

• The specific site is an appropriate location for the proposed multi-family dwelling. 
(§7.3.3.C.1.) 

• The proposed multi-family dwelling as developed and operated will 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 proposed floor area ratio of 1.142 in a four story structure is consistent with and 
not in derogation of the size, scale, and design of other structures in the 
neighborhood. (§4.1.2.B.3, §4.1.3 and §7.3.3) 

• The alteration of the nonconforming front setback is not more substantially 
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detrimental to the neighborhood than the existing nonconforming structure. 
(§7.8.2.C.2) 

• The site planning building design, construction, maintenance 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) 

• Literal compliance with the parking requirements of the Newton Zoning Ordinance 
(Ordinance) 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) 

 
I. CHARACTERISTICS OF THE SITE AND NEIGHBORHOOD 
 

A. Neighborhood and Zoning 

The subject property is located on Beacon Street in the BU-2 zone in Newton 
Highlands.  The site is also in close proximity to the intersection commonly referred 
to as the Four Corners neighborhood of Newton Highlands where Walnut Street 
intersects with Beacon Street.  The site abuts other commercial uses and the 
surrounding area is comprised of a mix of uses including residential, public use, and 
commercial uses.  The site is also close to two large public use areas, the Newton 
Cemetery and Cold Spring Park.  This area of Beacon Street has a mix of zoning districts 
including Open Space/Recreation, Multi-Residence 3, and Multi-Residence 1.  Directly 
to the south of the site are multi residential zones and multifamily residential uses on 
Wilson Circle and Carthay Circle (Attachments A and B).   

 
B. Site 

The site consists of 51,745 square feet of land and is improved with a one-story 
commercial building constructed in 1940.  The lot is uniquely shaped with multiple 
side and rear yards as the site features points that extend outwards at sharp angles. 
The site is largely impervious with the single-story commercial building and large 
surface parking facility, consisting of approximately 82 parking stalls.  The site features 
some landscaping between the abutting property to the west at 1126 Beacon Street.   
 
The site features a shared easement along the eastern driveway with 1106-1108 
Beacon Street that provides access to the rear parking facility.  The western driveway 
provides access to parking at the western side of the structure as well as the rear 
parking facility. 
 
The existing structure has a nonconforming front setback of .3 feet, where 10 feet is 
the maximum required.  The site has a slight downward slope and features wetlands 
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at the rear property line.  Any work within the wetlands area is subject to Conservation 
Commission review.  
 
Existing Conditions: 
 
 

 
 

II. PROJECT DESCRIPTION AND ANALYSIS  

A. Land Use 

The principal use of the site will change from a restaurant use to a 27-unit multi-family 
structure, should the petition be approved.  
 

B. Site Design  
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The petitioner is proposing to raze the existing structure to construct a four-story, 27-
unit multi-family dwelling with over 20,000 square feet in new gross floor area.  The 
proposed structure will contain four stories and measure 46 feet tall where two stories 
and 24 feet is allowed by right in the BU-2 district.  The new structure will have a front 
setback of 6 feet, altering the existing nonconforming front setback, currently .3 feet.   
To alter the front setback requires a special permit as it is nonconforming.  All other 
proposed setbacks are conforming.  The existing rear setback is decreasing from 106.5 
feet to 43.7 feet, however the additional rear setback is 110 feet due to the unique shape 
of the lot.  The petitioner is removing impervious parking area and replacing it with 
landscaping.   

Proposed Site Plan: 
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The design proposes two curb cuts from Beacon Street, the western curb cut will be a 
20-foot-wide paved driveway, leading to a drop off area.  The entrance to the 
underground garage is accessed from the horizontal drive aisle.  A second 20-foot-wide 
curb cut is east of the proposed structure which leads to an 18’ foot wide driveway that 
intersects with the horizontal driveway between the two sections of the building that 
connect at a higher floor.  It is unclear whether it will be one- or two-way circulation and 
the Petitioner should provide directional cues on the site plan that will ultimately be 
approved. 

The site is largely impervious, and the Petitioner is proposing a variety of landscaping to 
the site.  Landscaping is proposed up to and surrounding the wetlands area as well as a 
four-foot black chain link fence that would restrict access to that area.  The frontage of 
the site will feature a four-foot picket fence and a mix of deciduous trees and shrubs.  
Along the western property line are proposed shrubs and deciduous trees to the west of 
the structure.  The Petitioner should provide a total number of caliper inches to be 
removed and replaced as it is not clear from the plans submitted.  The eastern property 
line will also feature landscaping.  the site design features a proposed reduction of 20.3% 
of impervious area. 

The Planning Department questions whether the amount of proposed paving and 
turnaround area bisecting the building is appropriate for the 27-unit structure.  The 
proposed garage should accommodate loading and guest parking without the need for 
the additional paving and proposed driveway along the eastern property line.  The 
Planning Department has concerns with the placement of the proposed townhomes so 
close to the front property line and suggests that the design review provide a 
recommendation as to an appropriate setback. The opportunity to accommodate 
increased landscaping at the front of the site could also help with stormwater. 

 

C. Building Design  

The petitioner is proposing to construct a four story 46-foot tall multi-family dwelling.  
The proposed structure is an example of flat roof contemporary architecture.    

The structure has residential units on all stories.  In the BU- 2 district, a special permit 
is required for residential units on the ground floor.  Along the frontage of the site are 
three townhouse units with their front doors oriented to Beacon Street.  The 
townhouse structure and apartment structure physically connect at the third floor of 
the building, however access to the townhouse units is not possible at the higher 
levels. The townhome units with front doors along Beacon Street will help activate 
the street, however, there also needs to be a lobby entrance along the street. 
Currently the lobby is only accessed from the driveway.  

In the BU-2 district, FAR corresponds to the number of stories.  The Ordinance allows 
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an FAR of 1.0 for a two story structure, and up to 2.0 for a four story structure.  The 
proposed FAR of 1.14 for a four-story structure requires a special permit. 

While the Planning Department appreciates that the building was brought to the 
street, the Planning Department believes setting the building back to be more in line 
with abutting properties on the south side of Beacon Street will present a more 
cohesive residential neighborhood pattern.  The Planning Department also questions 
whether the horseshoe shaped driveway is an ideal configuration for the site, as it 
potentially creates more pedestrian conflicts with vehicles.  At the recommendation 
of Planning Staff, the petitioner is appearing before the Urban Design Commission on 
March 11, 2020.  Since this project is unique in its presence on Beacon Street and 
within the Four Corners neighborhood, the Planning Department recommends that 
the Land Use Committee authorize the Planning Department to utilize an on-call 
consultant specializing in building design to review the project. 

Elevations: 
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D. Neighborhood Context 

While the proposed 27-unit, 46-foot-high structure will be one of the taller buildings 
at 42 feet and four stories in the neighborhood, there are townhouse units directly 
across the street that appear to be approximately 2.5 stories in height with 
landscaping in the front setback and front doors oriented to the street.  The north side 
of Beacon Street is a mix of residential, commercial, and public uses with a variety of 
setbacks and building heights, however, most structures appear to be 2.5 – 3.5 stories.   

The southern side of Beacon Street consists of business and retail uses, and largely 
single-story retail structures with parking in front of the structures.  There is a four 
story between the site and Cold Spring Park, at 1172 Beacon Street, a commercial 
building. 

This section of Beacon Street, west of the Walnut Street and Beacon Street 
intersection features a multitude of building heights, types, and many of the retail and 
businesses have paved parking areas in front of the buildings.  Many of the retail uses 
are one story structures with parking in the front, and the residential structures are 
multifamily residential with varying building heights. 
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The BU-2 zone allows development as of right for two stories and 24 feet.  Per special 
permit, development can reach a maximum of four stories and 48 feet.  The petitioner 
is proposing a four-story structure, with a height of 42 feet.   

E. Circulation and Parking 

The Petitioner is proposing two surface parking stalls within the side setback at the 
western property line.  The side setback requirement is 23.1 feet, and to construct 
parking stalls within that setback requires a special permit.  At the surface level, the 
Petitioner is proposing four parking stalls, including one accessible stall.  

The proposed underground parking facility features 46 parking stalls, eight of which are 
at least 18 feet in depth and 9 feet wide in depth, requiring a waiver from the parking 
stall dimensions.  

With a total of 50 parking stalls on site, the Petitioner is seeking a waiver from the 54 
required stalls by zoning, requiring a special permit.  

The plans do not show bicycle parking, although the Petitioner has verbally committed 
to providing adequate bicycle parking.  The Petitioner should provide plans and/or 
information that show the location of bicycle parking. 

F. Transportation  

The site is located less than a mile from both the Newton Centre and Newton 
Highlands Green Line MBTA stations.  To get to Newton Centre, one would travel .7 
miles east of the site on Beacon Street.  To get to Newton Highlands, one would travel 
.7 miles south on Walnut Street.  The 59 MBTA bus has four stops along Walnut Street, 
two in each direction near the site. 

The City has hired a Peer Reviewer, BSC to review the Petitioner’s submitted Traffic 
Impact and Access Study, prepared by VHB (Attachment C).  VHB evaluated existing 
traffic operations and safety, as well as future conditions with and without the project.  
VHB found that the proposed project will have a minor impact on local traffic 
operations.   

As part of a Parking Demand Management, the Petitioner is proposing a designated, 
signed area for rideshare services.  The Petitioner is proposing to post and distribute 
transit schedules and will “access the feasibility of having interactive display of real 
time transit opportunities in common areas.”  The Petitioner also includes unbundling 
of parking stalls, and bicycle parking.  VHB noted that there will be 27 secure indoor 
bicycle storage spaces in a designated bike room. 

The Planning Department recommends that the Petitioner revisit the Transportation 
Demand Management Plan to include additional measures to encourage residents to 
utilize public transit, instead of promoting rideshare services, such as subsidized 
transit passes as well as indicate the location of the designated bike room.  
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G. Affordable and Fair Housing Policy 

The Petitioner is proposing 27 condo units in a multi-family dwelling.  The subject 
property will include 5 one-bedroom units, 16 two-bedroom units, 3 three-bedroom 
units, and 3 two-bedroom, three level townhouse units.  The proposed lot area per 
unit of the 27-unit structure is 1,917 square feet, where 1,200 square feet is required by 
zoning. The Petitioner submitted an Inclusionary Housing Plan (Attachment D).  The 
affordable units will have assigned parking stalls, per the Inclusionary Housing 
Ordinance. 

Table 1. Unit Mix and Average Square Footage 

Unit Type Number of Units Deed Restricted 
Units 

Average Square 
Footage of Unit 

Type 

One-Bedroom  5 2 1,172 sf 

Two-Bedroom 16 2 1,783 sf 

Three Bedroom 3 1 2,679 sf 

Two Bedroom 
Town House, three 
levels 

3 0 2,546 sf* 

*does not include basement space, square footage not provided 

 

Table 2. Inclusionary Unit Mix and Income Levels 

AMI Unit Bedrooms Size 

80% 101 1 1,028 sf 

80% 201 2 1,413 sf 

80% 103 3 1,700 sf 

110% 205 1 1,184 sf 

110% 302 2 1,529 sf 

 

As the project is creating new dwelling units, the petitioner will be required to comply 
with the Inclusionary Zoning section of the Ordinance.  As such, the petitioner has 
submitted an Inclusionary Housing Plan.  Because the units are designated as 
condominium/ownership units, the petitioner is required to provide at least 10% of 
Tier 1 units at 80% area median income, and an additional 7.5% Tier 2 units at 110% 
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area median income.  This comes out to three units at 80% AMI, and two at 110% 
AMI. 

Planning Staff have completed an initial review of the Inclusionary Housing Plan 
proposed and found that the bedroom mix does not equal the mix of market rate 
units.  In order to comply, the unit mix must be as follows: 1 one-bedroom unit, 3 two-
bedroom units and 1 three-bedroom unit.  Additionally, the inclusionary units must 
be proportionally distributed throughout the project.  With four floors, and five 
inclusionary units there should be one inclusionary unit per floor, which is not 
currently reflected as there is no fourth-floor inclusionary unit.  The proposed three-
bedroom inclusionary unit is below the required square footage for a three bedroom, 
at 1,700 square feet which is smaller than the market rate three bedrooms (2,874 sf, 
and 3,464 sf).  Per Section 5.11.7.C.2., the requirement is whichever is greater of: 
meet the minimum square footage and bathroom requirements required by DHCD, 
or 80% of the average square footage of the market rate units with the same number 
of bedrooms.  Based on the information provided, 80% of the average square footage 
of the three-bedroom units would be approximately 2,143 square feet. 

H. Accessibility 

The project is required to be compliant with ADA and Massachusetts Architectural 
Access Board (MAAB) regulations.  The project has not yet been reviewed with the 
city’s ADA coordinator.   

Based on the plans provided, the petitioner is showing three accessible stalls, one at 
surface level and two in the below grade parking level.  There is an elevator in the 
apartment building with 24 units, however the townhome units do not appear to be 
accessible nor serviced by the elevator.  The petitioner should provide information on 
access to the townhome units and whether they are accessible and/or visitable. 

I. Signage 

The petitioner has not requested relief from the Ordinance regarding the number, size 
or type of signs.  As a result, all signs are expected to be as of right and will be reviewed 
by the Urban Design Commission, should this petition be approved. 

J. Lighting 

The Petitioner has submitted a photometric plan which will be incorporated into the 
Council Order.  As the outdoor parking is less than five parking stalls, the petition is 
not subject to the one-foot candle minimum lighting required by the Ordinance. 

K. Sustainability and Conservation of Natural Resources 

The proposed multi-family structure will exceed 20,000 square feet thereby triggering 
the fifth special permit criterion to ensure the site planning, building design, 
construction, maintenance or long-term operation of the premises will contribute 
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significantly to the efficient use and conservation of natural resources and energy.  
The Petitioner is also subject to the Sustainable Development Design ordinance 
adopted in December 2019. The ordinance requires the project be either LEED Gold 
certifiable, Passive House certified, or Enterprise Green Communities certifiable.  

The Petitioner has provided a LEED narrative (Attachment E) received March 3, that 
is under review.  The proposed project will meet or exceed the requirements under 
LEED Gold Certification.   

Project Phasing and Construction Management 

Should this project be approved, a Construction Management Plan (CMP) will be 
required prior to the issuance of any building permits and will be reviewed by the 
Commissioner of Inspectional Services, the Commissioner of Public Works and the 
Director of Planning and Development.   

 

III. CONSISTENCY WITH COMPREHENSIVE PLAN, TRANSPORTATION & HOUSING STRATEGIES 

Newton’s Comprehensive Plan of 2007 seeks to protect the rich choice among the City’s 
neighborhoods while also relating density to neighborhood character and infrastructure 
capacity while promoting a range of housing opportunities. The Housing Needs Analysis and 
Strategic Recommendations from June 2016 contains housing strategy principles to provide 
greater housing diversity to preserve the City’s character and quality and the Newton Leads 
2040 Transportation Strategy contains strategies intended to make it safer and easier for 
Newtonians to utilize alternative modes of transportation such as walking, biking, and 
taking transit.   

These plans contain relevant goals for residential development, such as smart growth 
principles to guide growth in the City to where it is “best served by public transport, where 
it is closest to businesses which provide services or to the largest employers, and for family 
housing, where it has safe and close access to public schools”; and providing greater 
housing diversity.  The proposed project is in a well-established, mixed-use neighborhood 
in Newton Highlands within a mile to light rail transit and alternative transportation options. 
Several transit options are located within walking distance, and the restaurants, shops, and 
services along Beacon Street and Walnut Street are a short walk from the site.  Additionally, 
Zervas Elementary School and Cold Spring Park are nearby. The walkability of the 
neighborhood, access to transit and ridesharing services, support the City’s adopted smart 
growth policies.  

In addition to supporting transportation access and choice, housing diversity and choice are 
critical goals of the City. The Housing Strategy contains principles which include pursuing 
diverse housing choices to meet changing housing needs of a diverse population, locating 
housing to promote access and choice, seeking high-quality design that is responsive to 
context, and pursuing green design. The proposed project will provide 27 residential units 
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ranging from one-bedroom units to three-bedroom units in a walkable, transit-accessible 
neighborhood. Of the 27 units, five units will be deed-restricted under the City’s 
Inclusionary Zoning provision that requires 10% of units at 80% area median income and 
7.5% at 110% area median income.  

Overall, the Planning Department believes the petition satisfies many of the principles of 
the above referenced plan by providing much needed housing and an additional affordable 
housing unit in a location that meets smart growth principles. Due to the mix of uses nearby, 
walkability, proximity to transit and other neighborhood amenities the Planning 
Department is supportive of the 27 units proposed.   

IV. TECHNICAL REVIEW  

A. Technical Considerations (Chapter 30, Newton Zoning Ordinance)  

The Zoning Review Memorandum, dated January 2, 2020 provides an analysis of the 
proposal regarding zoning. (Attachment F) 

B. Newton Historical Commission Review 

The petitioner applied for the total demolition of the existing structure.  On March 22, 
2018, the project was administratively deemed not historically significant and no 
further review was required.  

C. Engineering Review 

This project is currently under review by the Engineering Department.  

D. Fire Department Review 

The plans will be reviewed prior to the issuance of any building permits, should this 
project be approved.   

E. Urban Design Commission Review 

The Petitioner is meeting with the Urban Design Commission on March 11, 2020. 

F. Conservation Commission Review 

There is isolated land subject to flooding, which the applicant has treated as a vernal 
pool in their proposed plans to the rear of the site.  The applicants have appeared 
before the Conservation Commission several times, most recently on January 9, 2020 
and were issued an Order of Conditions by the Conservation Commission.  The project 
as it relates to the wetlands is currently under appeal with the Massachusetts 
Department of Environmental Protection. 

 

V. PETITIONER’S RESPONSIBILITIES 

The petitioner should respond to the issues raised in this memorandum and other questions 
raised at the public hearing as necessary.   Written responses to all significant issues should 
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be provided for analysis by the Planning Department prior to being scheduled for additional 
public hearings.  The Planning Department will prepare an updated memo prior to any 
future public hearings.   

 
ATTACHMENTS: 

Attachment A:  Zoning Map 
Attachment B: Land Use Map 
Attachment C: TIAS Executive Summary 
Attachment D: Inclusionary Housing Plan 
Attachment E: LEED Narrative 
Attachment F: Zoning Review Memorandum 
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101 Walnut Street 

PO Box 9151 

Watertown, MA 02472-4026 
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To: Mr. Ronald Simons 

1114 Beacon Street LLC 

220 Main Street 

Natick, MA 02536 

Date: December 31, 2019 

 

 Project #: 14319.00 

 

From: Randall C. Hart, Principal 

Matthew Duranleau, EIT 

Adam Prichard, EIT 

Re: 1114 Beacon Street Proposed Redevelopment 

Newton, Massachusetts 

 

Introduction 

VHB, Inc. has conducted a traffic impact and access study to assess the potential traffic impacts associated with the 

proposed redevelopment located at 1114 Beacon Street in Newton, Massachusetts.  The proposed redevelopment 

Project will involve the demolition of the existing 6,059 square feet (sf) restaurant building and the construction of a 

27-unit residential building supported by 50 parking spaces and 27 secured, indoor bicycle spaces. 

This memorandum includes an evaluation of the existing traffic operations and safety; an assessment of future 

conditions with and without the Project; an estimate of projected traffic volumes for the Project and its potential 

impact on future traffic operations in the area; and a review of parking supply and demand for the Project.   

As detailed herein, the proposed Project is expected to have a minor impact on local traffic operations. 

Site Location and Proposed Development 

The Project site is located at 1114 Beacon Street in Newton, Massachusetts.  The site currently consists of a single 

building that formerly housed a restaurant (ApguJung Sushi BBQ Lounge).  While the restaurant is presently closed, 

the Site is currently used as overflow parking for the nearby Whole Foods Market.  Under existing conditions, access to 

the site is comprised of two full access site driveways, one on each side of the building.  The East Site driveway is 

shared with a rear parking lot for the adjacent hair salon.  The proposed redevelopment Project will involve the 

demolition of the existing building and the construction of an approximately 27-unit residential building with 4 

surface parking spaces and 46 sub-surface parking spaces, for a total of 50 parking spaces on Site.  In addition, 27 

secured, indoor bicycle storage spaces will be provided in a designated bike room on Site.  Access under the proposed 

condition will be similar to that under existing with two access driveways along Beacon Street.  Both driveways will 

provide access to a driveway loop on Site for the residential building which will connect to the parking garage 

entrance.  The east driveway will continue to be shared with a rear parking lot for the adjacent hair studio. 

A figure showing the Project site in relation to the surrounding area and a conceptual site plan are included in the 

Attachments. 

Existing Conditions 

The existing condition analysis consists of an inventory of the traffic control, roadway, driveway, and intersection 

geometry in the study area, the collection of daily and peak hour traffic volumes, a summary of public transit options 

in the area, a review of recent crash history, and a documentation of the existing sight distance at the site driveways. 

kwhewell
Typewritten Text
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Study Area 

Based on an understanding of the current traffic operations in the region, a study area comprised of the following 

intersections and their approach roadways were selected for review: 

 Beacon Street at Walnut Street (signalized) 

 Beacon Street at Walgreens Driveway / Hair Studio Driveway 

 Beacon Street at East Site Driveway 

 Beacon Street at West Site Driveway 

 Beacon Street at Citizens Bank Driveway / Townhouses Driveway 

 Beacon Street at Beaconwood Road / East 1129 Beacon Street Driveway 

A figure showing the intersection lane geometry and traffic control at each study area intersection is included in the 

Attachments. 

Study Area Roadways 

Beacon Street 

In this study area, Beacon Street is a two-lane roadway running in an east-west direction.  It connects to Newton 

Centre and Brookline in the east and Waban and Route 16 (Washington Street) in the west.  Sidewalks are provided 

along both sides of Beacon Street and on-street parking is prohibited on both sides of the roadway.  Beacon Street 

falls under local jurisdiction and is classified as an urban minor arterial.  There is a posted speed limit of 30 mph.  Land 

use along Beacon Street is primarily residential and commercial. 

Study Area Intersections 

Beacon Street at Walnut Street 

Walnut Street intersects Beacon Street from the north and south to form a four-way signalized intersection.  All four 

approaches consist of a dedicated left-turn lane and a shared through-right lane with the right movement channelized 

and under signal control.  Sidewalks are provided on all approaches and crosswalks are located across all approaches.  

Bus stops are located on the east side of Walnut Street north of the intersection and on the west side of Walnut Street 

south of the intersection.  Land use around the intersection is mainly commercial, with a Walgreens Pharmacy, Mobil 

Gas Station, and Whole Foods Market located northwest, southwest, and southeast of the intersection, respectively.  

Beacon Street at Walgreens Driveway / Hair Salon Driveway 

A Walgreens driveway intersects Beacon Street from the north and a driveway for the Blondie Hair Studio intersects 

Beacon Street from the south to form a four-legged unsignalized intersection.  The Walgreens driveway and the Hair 

Studio driveway are slightly offset from each other.  All approaches consist of one general-purpose lane.  The 

Walgreens driveway southbound approach and the Hair Studio driveway northbound approach operate under STOP 

control.  Sidewalks are provided on both sides of Beacon Street and no crosswalks are provided at this intersection.  

Land use at the intersection is mainly commercial and residential.  

Beacon Street at East Site Driveway 

The East Site driveway intersects Beacon Street from the south to form a three-legged unsignalized intersection.  All 

approaches consist of one general-purpose lane and the East Site driveway operates under STOP control.  Sidewalks 
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are provided on both sides of Beacon Street and no crosswalks are provided at this intersection.  Land use at the 

intersection is mainly commercial and residential.  

Beacon Street at West Site Driveway 

The West Site driveway intersects Beacon Street from the south to form a three-legged unsignalized intersection.  All 

approaches consist of one general-purpose lane and the West Site driveway operates under STOP control.  Sidewalks 

are provided on both sides of Beacon Street and no crosswalks are provided at this intersection.  Land use at the 

intersection is mainly commercial and residential.  

Beacon Street at Citizens Bank Driveway / Townhouses Driveway 

A driveway for the Courtyard Townhouses intersects Beacon Street from the north and a Citizens Bank driveway 

intersects Beacon Street from the south to form a four-legged unsignalized intersection.  All approaches consist of 

one general-purpose lane.  The Townhouses driveway southbound approach and the Citizens Bank driveway 

northbound approach operate under STOP control.  Sidewalks are provided on both sides of Beacon Street and no 

crosswalks are provided at this intersection.  Land use at the intersection is mainly commercial and residential.  

Beacon Street at Beaconwood Road / East 1129 Beacon Street Driveway 

Beaconwood Road intersects Beacon Street from the south and the east driveway for the commercial development at 

1129 Beacon Street intersects Beacon Street from the north to form a four-legged unsignalized intersection.  

Beaconwood Road and the driveway for 1129 Beacon Street are slightly offset from each other.  All approaches consist 

of one general-purpose lane.  The Beaconwood Road northbound approach and the East 1129 Beacon Street driveway 

southbound approach operate under STOP control.  In addition, the East 1129 Beacon Street driveway is gated and is 

limited to authorized vehicles only.  Sidewalks are provided on both sides of Beacon Street and Beaconwood Road 

and crosswalks are provided across the Beaconwood Road northbound approach and the Beacon Street westbound 

approach.  Land use at the intersection is mainly commercial and residential.  

Traffic Volumes 

To assess the existing operational conditions within the study area, automatic traffic recorder (ATR) counts were 

conducted from Wednesday, August 15, 2018 through Thursday, August 16, 2018 along Beacon Street in the vicinity 

of the Site.  The observed traffic volumes are summarized below in Table 1 and have been adjusted to reflect the 2019 

Existing conditions.  The existing count data is included in the Attachments. 
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Table 1 Existing Traffic Volume Summary 

 

Weekday 

Daily Weekday Morning Peak Hour Weekday Evening Peak Hour 

Location Vol (vpd) a Vol (vph) b K Factor c Dir. Dist. d Vol (vph) K Factor Dir. Dist. 

Beacon Street west of 

Beaconwood Road 
9,200 720 7.8% 

EB 

57% 
790 8.6% 

WB 

51% 

Source: Automatic Traffic Recorder (ATR) counts conducted by VHB in August 2018 and adjusted to reflect 2019 conditions. 

a Daily traffic expressed in vehicles per day. 

b Peak hour volumes expressed in vehicles per hour. 

c Percent of daily traffic, which occurs during the peak hour. 

d Directional distribution of peak period traffic. 

Note: Peak hours do not necessarily coincide with the peak hours of the individual intersection turning movement counts. 

 

As shown in Table 1, Beacon Street carries approximately 9,200 vehicles per day on a typical weekday, with 7.8-percent 

during the morning peak hour and 8.6-percent during the evening peak hour.  Beacon Street traffic is slightly heavier 

in the eastbound direction during the morning peak hour and slightly heavier in the westbound direction during the 

evening peak hour. 

In addition, peak hour turning movement counts (TMCs) were conducted at the study area intersections in August 

2018 during the weekday morning peak period from 7:00 AM to 9:00 AM and during the weekday evening peak 

period from 4:00 PM to 6:00 PM.  These time periods were considered following the standard practice of evaluating 

the combined peak period for roadway and development traffic.  Based on a review of the count data, the weekday 

morning and weekday evening peak hours of vehicular activity were determined to be 8:00 AM to 9:00 AM and 4:30 

PM to 5:30 PM, respectively.  The traffic volume counts are provided in the Attachments. 

Seasonal Variation 

The traffic data collected for the study area was obtained during the month of August 2018.  To quantify the seasonal 

variation of traffic volumes in the area, historic traffic data available from MassDOT were reviewed.  Specifically, 2017 

monthly traffic volumes were reviewed at MassDOT permanent counting stations along I-90 and I-95 in Newton, 

Needham, and Wellesley.  Multiple count stations on I-90 and I-95 were reviewed in order to get an accurate 

representation of seasonal traffic volumes in the region.  Based on the review, traffic volumes in August are 

approximately 0.3-percent higher than average-month conditions.  To present a conservative analysis, the traffic 

volumes were not reduced to reflect average month conditions.  The seasonal adjustment factors are included in the 

Attachments. 

The 2018 counts were also adjusted to represent the 2019 Existing conditions based on a historical growth rate 

described in detail later in this Memorandum.  The resulting 2019 Existing traffic volume networks for the weekday 

morning and weekday evening peak hours are provided in the Attachments to this memorandum. 

Public Transportation 

Public transportation in Newton and the surrounding area is provided by the Massachusetts Bay Transportation 

Authority (MBTA).  The nearest public transit to the Site is MBTA bus route 59, which travels down Walnut Street.  The 

nearest bus stops to the site are located on Walnut Street on either side of the intersection with Beacon Street, 

approximately 400-500 feet east of the Site.  Route 59 travels between Watertown Square in Watertown and Needham 
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Junction in Needham.  Connections are provided to the Needham Line and the Worcester Line of the commuter rail at 

Needham Junction and Newtonville, respectively, and to the Green Line at Newton Highlands.  Route 59 operates 

seven days a week and service is provided approximately every 30-40 minutes during peak hours. 

The Site is also located within proximity to the D branch of the MBTA’s Green Line.  The D branch of the Green Line 

connects Newton with Brookline and Boston and travels from Riverside in Newton to Government Center in 

Downtown Boston.  The nearest stops to the Site on the D branch of the Green Line are Newton Highlands, 

approximately 2/3 of a mile south of the Site on Walnut Street, and Newton Centre, approximately 3/4 of a mile east 

of the Site on Union Street.  Service is provided approximately every six-to-eight minutes during peak hours. 

Public transportation route maps and schedules are provided in the Attachments to this memorandum.  While ample 

public transportation is provided near the Site, to present a conservative analysis, no credit was taken for residents 

arriving and departing via public transportation. 

Crash Summary 

A detailed crash analysis was conducted to identify potential vehicle accident trends and/or roadway deficiencies in 

the traffic study area.  The most current vehicle accident data for the traffic study area intersections were obtained 

from MassDOT for the years 2013 to 2017.  The MassDOT database is comprised of crash data from the Massachusetts 

Registry of Motor Vehicles (RMV) Division primarily for use in traffic studies and safety evaluations.  Data files are 

provided for an entire city or town for an entire year, though it is possible that some crash records may be omitted 

either due to individual crashes not being reported, or the city crash records not being provided in a compatible 

format for RMV use. 

Crash rates are calculated based on the number of accidents at an intersection and the volume of traffic traveling 

through that intersection on a daily basis.  Rates that exceed MassDOT’s average for accidents at intersections in the 

MassDOT district in which the town or city is located could indicate safety or geometric issues for a particular 

intersection.  For our study area, the calculated crash rates for the study area intersections were compared to 

MassDOT’s District 6 (The MassDOT district for Newton) average.  The current MassDOT average crash rates for 

signalized and unsignalized intersections in District 6 are 0.71 crashes per million entering vehicles and 0.52 crashes 

per million entering vehicles, respectively.  In other words, on average, 0.71 crashes occurred per million vehicles 

entering signalized intersections, and 0.52 crashes occurred per million vehicles entering unsignalized intersections 

throughout District 6. 

A summary of the study area intersections vehicle accident history based on the available RMV data is presented in 

Table 2 and the detailed crash data is provided in the Attachments to this memorandum. 

As shown in Table 2, none of the study area intersections had calculated crash rates above the MassDOT District 6 

average crash rates.  The majority of crashes that occurred at the study area intersections were angle collisions 

resulting in property damage only.  None of the crashes resulted in fatal injuries.  Crashes involving non-motorists 

(bike, pedestrian) occurred at the intersections of Beacon Street at Walnut Street (three crashes), and Beacon Street at 

Beaconwood Road / East 1129 Beacon Street Driveway (three crashes). 
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Table 2 Vehicular Crash Data (2013 - 2017) 

 

Beacon St  

at Walnut St 

Beacon St at 

Walgreens Dwy/ 

Hair Studio Dwy 

Beacon St  

at East  

Site Dwy 

Beacon St  

at West  

Site Dwy 

Beacon St at 

Townhouses Dwy/ 

Citizens Bank Dwy 

Beacon St at 

Beaconwood Rd/ 

Commercial Dwy 

Signalized? Yes No No No No No 

MassDOT Average Crash Rate 0.71 0.52 0.52 0.52 0.52 0.52 

Calculated Crash Rate 0.66 0.21 0.00 0.00 0.00 0.33 

Exceeds Average? No No No No No No 

       
Year       

2013 1 1 0 0 0 1 

2014 5 0 0 0 0 2 

2015 5 2 0 0 0 1 

2016 6 1 0 0 0 2 

2017 9 0 0 0 0 0 

Total 26 4 0 0 0 6 

Yearly Average 5.2 0.8 0.0 0.0 0.0 1.2 

       
Collision Type       

Angle 12 0 0 0 0 2 

Head-on 1 1 0 0 0 0 

Rear-end 7 1 0 0 0 1 

Sideswipe, opposite direction 0 1 0 0 0 0 

Sideswipe, same direction 5 1 0 0 0 0 

Single Vehicle Crash 1 0 0 0 0 2 

Not reported 0 0 0 0 0 1 

       
Severity       

Fatal Injury 0 0 0 0 0 0 

Non-Fatal Injury 6 0 0 0 0 4 

Property Damage Only 20 4 0 0 0 2 

Not Reported 0 0 0 0 0 0 

       
Time of day       

Weekday ,7:00 AM - 9:00 AM 0 0 0 0 0 0 

Weekday, 4:00 – 6:00 PM 0 0 0 0 0 0 

Saturday 11:00 AM – 2:00 PM 0 0 0 0 0 0 

Weekday, other time 22 3 0 0 0 6 

Weekend, other time 4 1 0 0 0 0 

       
Pavement Conditions       

Dry 21 4 0 0 0 5 

Wet 4 0 0 0 0 0 

Snow 1 0 0 0 0 0 

Not reported 0 0 0 0 0 1 

       
Non-Motorist (Bike, Pedestrian) 3 0 0 0 0 3 
Source:  Crash data was obtained from MassDOT Crash Portal, Accessed October 2019. 
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Highway Safety Improvement Program 

In addition to calculating the crash rate, study area intersections should also be reviewed in the MassDOT’s Highway 

Safety Improvement Program (HSIP) database.  An HSIP-eligible cluster is one in which the total number of 

“equivalent property damage only“1 crashes in the area is within the top 5% of all clusters in that region.  Being HSIP-

eligible makes the location eligible for FHWA and MassDOT funds to address the identified safety issues at these 

locations.  As part of this effort, VHB reviewed this database and found that the intersection of Beacon Street at 

Walnut Street is listed as an HSIP-eligible bicycle cluster.  

Sight Distance 

A sight distance analysis, in conformance with guidelines of the American Association of State Highway and 

Transportation Officials (AASHTO) was performed at the existing unsignalized site driveway intersections along Beacon 

Street.  The proposed Site driveways with the Project in place are anticipated to be located in approximately the same 

locations as the existing Site driveways.  Sight distance considerations are generally divided into two categories:  

Stopping Sight Distance (SSD) and Intersection Sight Distance (ISD).  Stopping Sight Distance (SSD) is the distance 

required for a vehicle approaching an intersection from either direction to perceive, react and come to a complete 

stop before colliding with an object in the road, in this case the exiting vehicle from a driveway.  In this respect, SSD 

can be considered as the minimum visibility criterion for the safe operation of an unsignalized intersection. 

Intersection Sight Distance (ISD) is based on the time required for perception, reaction and completion of the desired 

critical exiting maneuver once the driver on a minor street or driveway approach decided to execute the maneuver. 

Calculation for the critical ISD includes the time to (1) turn left, and to clear the half of the intersection without 

conflicting with the vehicles approaching from the left; and (2) accelerate to the operating speed of the roadway 

without causing approaching vehicles to unduly reduce their speed.  In this context, ISD can be considered as a 

desirable visibility criterion for the safe operation of an unsignalized intersection.  Essentially, while SSD is the 

minimum distance needed to avoid collisions, ISD is the minimum distance needed so that mainline motorists will not 

have to substantially reduce their speed due to turning vehicles.  To maintain the safe operation of an unsignalized 

intersection, ISD only needs to be equal to the stopping sight distance, though it is desirable to meet ISD 

requirements by themselves. 

To calculate the required SSD and ISD at the unsignalized intersections of Beacon Street at the East Site Driveway and 

Beacon Street at the West Site Driveway, the 85th percentile speed along Beacon Street measured by the ATR count 

described above was utilized.  The 85th percentile speed along Beacon Street was observed to be approximately 33 

mph eastbound and 38 mph westbound.  Table 3 summarizes the sight distance analysis and the sight distance 

worksheets are included in the Attachments. 

  

                                                           
1  Equivalent property damage only” is a method of combining the number of crashes with the severity of the crashes based on a weighted 

scale. Crashes involving property damage only are reported at a minimal level of importance, while collisions involving personal injury (or 

fatalities) are weighted more heavily. 
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Table 3 Sight Distance Analysis Summary 

Location 

Stopping Sight Distance (ft) a Intersection Sight Distance (ft) a 

Traveling Required Measured Looking Desired Measured 

Beacon Street at West 

Site Driveway 

Eastbound 230 > 1000 Left 320 > 1000 

Westbound 280 > 1000 Right 420 > 1000 

Beacon Street at West 

Site Driveway 

Eastbound 230 > 1000 Left 320 > 1000 

Westbound 280 > 1000 Right 420 > 1000 

a Based on guidelines established in A Policy on the Geometric Design of Highways and Streets, Sixth Edition, American Association of State 

Highway and Transportation Officials (AASHTO), 2011 for an 85th percentile speed of 33 mph eastbound and 38 mph westbound. 

 

As shown in Table 3, at the unsignalized intersections of Beacon Street and both Site Driveways, the required stopping 

sight distances and the desired intersection sight distances are exceeded in both directions.  It should be noted that 

there is vegetation located between the two driveways that may limit the view, but it is expected that all vegetation 

would be trimmed / replaced with any improvements or redevelopment on Site. 

Future Conditions 

To determine the impacts of the site-generated traffic volumes in the vicinity of the site, future traffic conditions were 

evaluated.  A seven-year horizon (2026) was used for the evaluation consistent with MassDOT TIA requirements. 

Traffic growth on area roadways is a function of the expected land development, environmental activity, and changes 

in demographics.  A frequently used procedure is to identify estimated traffic generated by planned developments 

that would be expected to affect the project study area roadways.  An alternative procedure is to estimate an annual 

percentage increase and apply that increase to study area traffic volumes.  For this evaluation, both procedures were 

used.  The following summarizes this traffic forecasting process. 

Historic Growth 

Traffic studies conducted in the City of Newton and historic count data were reviewed to establish a rate at which 

traffic volumes can be expected to grow.  A review of recent traffic studies indicated that a 0.5-percent per year 

growth rate is appropriate for analysis purposes. 

Planned Developments 

In addition to accounting for background growth, the traffic associated with other planned and/or approved 

developments near the Site was considered.  Based on discussions with the City of Newton, it was determined that 

there is one planned development projects in the vicinity of the site that are likely to influence traffic conditions. 

The only planned development that would have impacts to the study area is a 2,300 sf cannabis dispensary. The 

background development is located at 1158 Beacon Street, approximately 500 feet west of the Project. Fuss & O’Neill 
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completed a traffic memorandum2 that identifies the impacts of the cannabis dispensary. The proposed impacts of the 

planned development to the study area were incorporated into the 2026 No-Build and 2026 Build volume networks.  

Background Transportation Projects 

In assessing future traffic conditions, proposed roadway improvements within the study area were considered.  Based 

on discussions with the City of Newton, there are no transportation projects that would impact the Project study area 

within the seven-year horizon. 

It should be noted that a reconstruction of Beacon Street was recently completed in the vicinity of the Site.  As part of 

the project, the roadway was repaved, sidewalks were reconstructed, and a crosswalk was added across Beacon Street 

west of Beaconwood Road.  All construction related with this project was finished prior to the collection of our traffic 

counts and therefore is included in the 2019 Existing conditions analysis. 

No-Build Traffic Volumes 

The 2026 No-Build traffic volumes were generated by consideration of the above described factors.  The resulting 

2026 No-Build peak hour traffic volume networks are provided in the Attachments. 

Trip Generation 

The proposed redevelopment Project will involve the construction of an approximately 27-unit residential building 

that will replace an existing building on-Site (restaurant building).  To estimate the site-generated traffic, the Institute 

of Transportation Engineers’ (ITE) publication Trip Generation, 10th Edition3 was utilized.  The number of vehicle trips 

generated by the proposed project were estimated based on ITE land use code (LUC) 221 (Mid-Rise Residential).  

Table 4 provides a trip generation summary and the worksheet is included in the Attachments. 

Table 4 New Trip Generation Summary 

Time Period Direction New Residential Trips a 

Weekday Daily Enter 73 

 Exit 73 

 Total 146 

Weekday Morning Enter 2 

 Exit 7 

 Total 9 

Weekday Evening Enter 8 

 Exit 5 

 Total 13 

a Trip generation estimate based on ITE LUC 221 (Mid-Rise Residential) for 27 units 

 

                                                           

2  1158 Beacon Street – Traffic Review Letter, Fuss & O’Neill, 2019. 

3  Trip Generation Manual, 10th Edition, Institute of Transportation Engineers, Washington D.C., 2017. 
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As shown in Table 4, the proposed Project is expected to generate approximately 9 vehicle trips (2 entering/7 exiting) 

during the weekday morning peak hour and approximately 13 vehicle trips (8 entering/5 exiting) during the weekday 

evening peak hour.  As noted previously, to present a conservative analysis no credit was taken for residents that may 

commute via public transit. 

Existing Site-Generated Trips 

The Site is currently used as overflow parking for the nearby Whole Foods Market.  Under proposed conditions, 

overflow parking for the Whole Foods Market will no longer be allowed and the vehicles that currently park on Site 

will need to park either at the Whole Food Market itself or at a new satellite location.  Traffic generated by the use of 

the Site as a satellite parking location was determined during the peak hours based on the TMCs conducted at Beacon 

Street and the Site driveways.  Table 5 below displays the net new trips that will be generates on-Site with the removal 

of the satellite parking-generated trips.  

Table 5 Net New Trip Generation Summary 

Time Period Direction New Residential Trips a Satellite Parking Trips b Net New Site Trips 

Weekday Morning Enter 2 - 7 - 5 

 Exit 7 - 1 6 

 Total 9 - 8 1 

Weekday Evening Enter 8 - 1 7 

 Exit 5 - 5 0 

 Total 13 - 6 7 

a Trip generation estimate based on ITE LUC 221 (Mid-Rise Residential) for 27 units 

b Trip generation based on Turning Movement Counts conducted at Site driveways. 

 

As shown in Table 5, the Site under the proposed conditions is expected to generate approximately 1 net new vehicle 

trip (-5 entering/6 exiting) during the weekday morning peak hour and approximately 7 net new vehicle trips (7 

entering/0 exiting) during the weekday evening peak hour.  The 2026 Build condition traffic volume networks assume 

that all existing satellite parking-generated trips in the future will be directed to the Whole Foods Market parking lot 

and were redistributed within study area accordingly. 

In addition to the Site being used as a satellite parking location for the Whole Foods Market, it also supports an 

approximately 6,059 sf building that formerly housed a restaurant.  ITE trip generation guidelines were consulted to 

determine the amount of traffic a new restaurant would generate if the existing building on-Site were to be re-

occupied with a new tenant.  Based on ITE land use code 932 (High-Turnover (Sit-Down) Restaurant), a new restaurant 

on-Site would generate approximately 60 vehicle trips (33 entering/27 exiting) during the weekday morning peak hour 

and approximately 59 vehicle trips (37 entering/22 exiting) during the weekday evening peak hour.  The trip 

generation calculations for the potential re-occupancy of the existing Site are included in the Attachments.   

The expected rates that would be generated by a new restaurant opening in the existing building on-Site are over four 

times rates that are expected to be generated by the 27-residential units in the redevelopment.  However, to present a 

conservatively worst-case analysis, no trip credit was taken for the potential re-occupancy of the existing Site.   



Ref:  14319.00 

December 31, 2019 

Page 11 
 

  

 

 

 

 

 

\\vhb\gbl\proj\Wat-TS\14319.00\docs\memos\1114 Beacon Street TIA Final December 2019.docx  
 

Trip Distribution 

The directional distribution of the traffic approaching and departing the Site is a function of population densities, the 

location of employment opportunities, existing travel patterns, and the efficiency of the roadway system.  Trips made 

from and to the Site during the peak hours are expected to be predominantly home-to-work and work-to-home trips 

in the weekday morning and weekday evening peak hours, respectively.  Accordingly, the trip distribution for the 

proposed Project has been derived based on 2010 U.S. Census data.  Table 6 summarizes the trip distribution.  A 

figure displaying the trip distribution and detailed trip distribution calculations are provided in the Attachments. 

Table 6 Trip Distribution 

Travel Route 

Direction 

(from/to) 

Percent Site 

Traffic 

Beacon Street East 30% 

Beacon Street West 30% 

Walnut Street North 25% 

Walnut Street South 15% 

Total  100% 

 

Build Traffic Volumes 

The project-related traffic volumes shown in Table 5 are assigned to the study area roadway network based on the trip 

distribution patterns shown in Table 6 and added to the 2026 No-Build peak hour traffic volume networks to develop 

the 2026 Build peak hour traffic volume networks.  The 2026 Build peak hour traffic volume networks and the 

Site-generated traffic volume networks are provided in the Attachments. 

Parking Analysis 

The Project is proposed to have 50 parking spaces on Site for the 27 residential units, which corresponds to a parking 

rate of 1.85 spaces per residential unit.  The City of Newton Zoning Ordinance (Section 5.1.4) provides a broad 

guideline with two (2) parking spaces for each dwelling unit as the starting point for apartments.  However, the 

Ordinance provides the Board of Aldermen the ability to grant a special permit to reduce the parking provided to 1.25 

spaces per unit “if circumstances warrant such modification.”  Table 7 summarizes the Newton zoning requirements: 

Table 7 Newton Zoning Requirements 

Provision Spaces per unit Spaces indicated 

Per Zoning Code 2.00 54 

By Special Permit 1.25 34 

 

Hence, the Newton Zoning Ordinance could allow as few as 34 parking spaces and might require as many as 54 

parking spaces. 
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Newton Zoning Requirements Vs. ITE Parking Generation 

The Institute of Transportation Engineers’ publication Parking Generation 5th Edition4 is widely used in the traffic 

engineering industry.  ITE has compiled data from comparable suburban multi-family apartments across the country.  

Table 8 shows a comparison between the Newton zoning requirements and ITE’s observed 85th-percentile demand. 

Table 8 Newton Zoning Requirements vs. ITE Parking Generation Projections (27 Units) 

 Spaces per Unit Total Spaces 

Newton Zoning Requirement 2.00 54 

ITE Parking Generation Projections a 1.47 40 

a Based on ITE Parking Generation, 5th Edition, Land Use Code 221 (Mid-rise Apartments), 85th-percentile demand for 27 units. 

 

As shown in Table 8, based on the Newton Zoning Ordinance, the parking requirement is two spaces per dwelling 

unit, which would require 54 spaces for the proposed project.  In contrast, the 85th-percentile parking demand at 

similar residential developments studied by ITE experienced a demand of only 1.47 spaces per unit, which would 

require a supply of approximately 40 spaces for the proposed project. As stated previously, the Project is proposed to 

have 50 parking spaces on Site. 

Current Market Trends 

While the zoning requirements for parking in most cities and towns have remained unchanged in recent years, shifts 

in the housing market as well as the demographics, needs, and desires of current renters have led to a trend of lower 

parking demand at multifamily developments.  In a recent memorandum prepared by Stantec in May 20145 and 

submitted to the City of Newton, they cite studies by Byrne McKinney & Associates, Inc. showing that the current 

market in the Boston region shows a demand between 1.25 and 1.50 spaces per unit, depending on location.  This 

trend is due in part to young professionals opting to not own a car or couples opting to own a single car and 

choosing to live in communities that have pedestrian and bicycle amenities and a strong connection to public transit.  

Widespread acceptance of car sharing (ZipCar, Enterprise) and ridesharing (Uber, Lyft) will tend to dampen enthusiasm 

for car ownership.  With increased fuel costs and a heightened environmental consciousness, mode splits are trending 

away from reliance on automobiles.  Furthermore, with advances in technology, some young professionals prefer to 

use electronics like smartphones, tablets, and laptops on their commute instead of driving.  Alternatively, these 

advances in technology have made it far more common for people to work from home. Based on these current trends, 

parking requirements outlined in the zoning code of many cities and towns overstate the actual parking needs of 

today’s multi-family apartments and are adding unnecessary cost and inadvertently contributing to greater 

unaffordability.   

Empirical Data 

To supplement the ITE projections and the observations made in other recent studies, parking counts were conducted 

at two comparable apartment complexes in Newton: 

 

                                                           

4 Parking Generation, 5th Edition, Institute of Transportation Engineers, Washington D.C., 2019. 
5 Parking at 135 Wells Avenue, May 21, 2014, prepared by Stantec Urban Group 
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 Avalon at Newton Highlands 

 Avalon at Chestnut Hill 

Parking demand for each of these sites was documented between 9 PM and 12 AM on Tuesday October 14, 2014 and 

Wednesday October 15, 2014.  These specific count times for each site were chosen to represent peak occupancy 

when most, if not all, residents would be at home and their vehicle(s) would be parked on site.  The counts are 

summarized in Table 9 below and are provided in the Attachments of this memorandum. 

Table 9 Observed Parking Demand 

Location 

Number of  

Occupied Units 

Observed Parking 

Demand (vehicles) 

Existing Parking 

Demand Ratio 

Avalon at Newton Highlands (Newton) 288 372 1.29 

Avalon at Chestnut Hill (Newton) 202 239 1.18 

Average   1.24 

 

As shown in Table 9, the observed parking demand at the two existing facilities ranged from 1.18 to 1.29.  In addition, 

the observed demand at the two Avalon projects is comparable to the 1.26 spaces per dwelling unit at the 180-unit 

Arborpoint at Woodland Station, which was reported to the City of Newton by Byrne McKinney & Associates, Inc. as 

part of the 135 Wells Avenue project.  The level of demand observed is consistent with the current market trends and 

using a simple average would suggest a proposed parking ratio of 1.24, or 31 parking spaces, on the 1114 Beacon 

Street project.   

As noted previously, the proponent is proposing a parking supply of 46 spaces, which corresponds to a parking ratio 

of 1.70 spaces per residential unit.  Based on the data presented above, the parking supply will meet the Newton 

zoning requirements without the need for a special waiver and is expected to be more than what is likely to be 

necessary for the number of residential units on-Site. 

Parking Demand Management 

As discussed previously, current trends in the multifamily market are showing lower parking demands, particularly in 

areas with access to public transit.  Another contributor to this trend is the implementation of parking demand 

management practices on site.  The following parking demand management strategies play an important role in 

reducing overall parking needs: 

 Ridesharing: Services such as Uber, Lyft, and taxis are increasing in popularity, particularly among young 

professionals.  These services reduce the need for car ownership for occasional use.  A designated (signed) area 

will be provided for these services along the internal driveway loop on-Site. 

 Transit Access: Inherently, proximity to transit will reduce residents’ reliance on automobiles, particularly for 

commuting.  This positive impact can be expanded with enhancements such as posting and distributing transit 

schedules and maps as well as providing strong pedestrian/bicycle connections to nearby transit stops.  Transit 

opportunities will be posted in common areas.  In addition, the petitioner will access the feasibility of having 

interactive display of real time transit opportunities in common areas to assist commuters. 
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 Unbundling of Parking Cost: Property managers at multifamily developments are increasingly employing this 

practice, which gives residents the option to pay separately for their parking needs.  Residents could potentially 

save money on their monthly rent if, for example, they need no parking or only one space.  The proponents are 

studying different parking charge scenarios to signal to tenants the true cost of vehicle ownership and encourage 

reduced car ownership. 

 Bicycle Parking: Presence of secure bicycle storage on site provides residents with the convenient opportunity to 

bike to work or to transit stops without the burden or inconvenience of having to store their bicycles in their 

apartment.  The proponent will provide secure bicycle storage for 27 bicycles in a designated bike room within the 

building. 

Traffic Operations Analysis 

To assess quality of flow, intersection capacity analyses were conducted with respect to 2019 Existing, 2026 No-Build, 

and 2026 Build traffic volume conditions.  Capacity analyses provide an indication of how well the roadway facilities 

serve the traffic demands placed upon them.  Roadway operating conditions are classified by calculated levels-of-

service. 

Level of Service Criteria 

Level–of-service (LOS) is the term used to denote the different operating conditions that occur on a given roadway 

segment under various traffic volume loads.  It is a qualitative measure that considers a number of factors including 

roadway geometry, speed, travel delay, freedom to maneuver, and safety.  Level-of-service provides an index to 

operational qualities of a roadway segment or an intersection.  Level-of-service designations range from A to F, with 

LOS A representing the best operating conditions and LOS F representing the worst operating conditions. 

For this study, capacity analyses were completed for the signalized and unsignalized intersections within the study 

area using Synchro traffic analysis software.  Level-of-service designation is reported differently for signalized and 

unsignalized intersections.  For signalized intersections, the analysis considers the operation of each lane or lane 

group entering the intersection and the LOS designation is for overall conditions at the intersection.  For unsignalized 

intersections, the analysis assumes that traffic on the mainline is not affected by traffic on the side streets.  The LOS is 

only determined for left-turns from the main street and all movements from the minor street. 

The evaluation criteria used to analyze the signalized study area intersection in this traffic study is based on the 

percentile-delay method (SYNCHRO results).  The evaluation criteria used to analyze the unsignalized study area 

intersections is based on the 2010 Highway Capacity Manual (HCM)6.   

Intersection Capacity Analysis 

Levels-of-service analyses were conducted for the 2019 Existing, 2026 No-Build, and 2026 Build conditions for the 

study area intersections.  Tables 10 and 11 summarize the capacity analyses for the signalized and unsignalized 

intersections, respectively.  The capacity analyses worksheets are included in the Attachments to this memorandum. 

  

                                                           

6 Highway Capacity Manual, Transportation Research Board, Washington D.C., 2010. 
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The Beacon Inclusionary Housing Plan 

1114 Beacon Street, Newton, MA (the “Subject Property”) 

February 21, 2020 

This document is submitted in connection with the Special Permit Application to the City of 
Newton by 1114 Beacon Street LLC (the “Developer”) for the Subject Property.  The Developer 
has engaged LDS Consulting Group, LLC of 233 Needham Street, Newton, MA to assist with 
this matter.   

The Subject Property will be the new construction of a 27-unit, four story condominium 
ownership building over parking at 1114 Beacon Street on a 51,745 square foot lot.  As 
proposed, the Subject Property will include 27 new residential ownership units. The Subject 
Property includes 5 one-bedroom units, 16 two-bedroom units and 3 three-bedroom units in a 
four-story multi-family elevator building and 3 two-bedroom, three level town house units. All 
24 apartment flat units will be handicapped accessible and adaptable. The development will 
have 46 underbuilding parking spaces and four surface parking spaces. The garage will have 
two HP van accessible parking spaces. Each income restricted unit will be assigned one parking 
space at no cost. All remaining parking spaces will be sold to unit owners. The building will 
offer a package delivery/mailroom, a designated bicycle storage room that can accommodate 27 
bicycles and EV charging capabilities and a roof terrace. 

The following sets forth the Developer's proposed Inclusionary Housing Plan in accordance 
with the City's Inclusionary Zoning Ordinance, Section 5.11 of the Zoning Ordinances (the 
"Ordinance"). 

As required by Section 5.11.4 of the Ordinance, the total number of inclusionary units in a 
proposed development is based on the total number of new units proposed.  For ownership 
developments of 21+ units, the Developer will set aside as inclusionary units no fewer than 15% 
of the total units as tier one units income restricted to households earning at or below 80% of 
area median income(“AMI)  and no fewer than 2.5% of all new units as tier two units income 
restricted to households earning at or below 110% of AMI. The affordable units will consist of: 

Table 1 
Inclusionary Units 

AMI Unit Bedrooms Size 
80% 101 1 1,028 
80% 201 2 1,413 
80% 103 3 1,700 

110% 205 1 1,184 
110% 302 2 1,529 
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The approximate size of these units and location of the affordable units are set forth on the 
attached plan prepared by Nunes Trabucco Architects dated October 29, 2019 and attached as 
“Exhibit 1”. It is its intent to comply with all Fair Housing Rules and Regulations and evenly 
disburse the affordable units throughout the building. In addition, all units, whether they are 
market or affordable, will have the same basic finishes. We have attached as Exhibit 2 the basic 
unit finishes. 

The next charts set forth the current income limits by level of affordability as set forth by HUD 
for the City of Newton which is located in the 2019 Boston-Cambridge-Quincy HUD area 
(“BCQ”). 

Table 2 
BCQ 80% AMI 2019 Income Limits 

1-person $62,450

2-person $71,400

3-person $80,300

4-person $89,200

5-person $96,250

6-person $103,500

BCQ 110% AMI 2019 Income Limits 

1-person $91,300

2-person $104,280

3-person $117,350

4-person $130,350

5-person $140,800

6-person $151,250

The purchase price based on today’s interest rates, real estate taxes today and the homeowner 
association fees which will cover the costs of insurance and common area maintenance as well 
as domestic water and sewer and are estimated to be:  

Inclusionary Units 
AMI Unit Bedrooms Size PP HOA 
80% 101 1 1,028  $   234,500   72 
80% 201 2 1,413  $  263,700   81 
80% 103 3 1,700  $   292,800   90 

110% 205 1 1,184  $   342,400  105 
110% 302 2 1,529  $   386,800  119 
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See Exhibit 3 for compete purchase price calculations. Purchase prices will be reviewed and 
approved as part of the Local Action Unit (LAU) application and Regulatory Agreement.  

It is the intent of the Developer that the Inclusionary Housing Units be qualified as “Local 
Action Units” pursuant to the requirements of the Comprehensive Permit Guidelines of DHCD, 
and therefore will take all steps necessary to make them eligible to be counted on the City of 
Newton Subsidized Housing Inventory.   

In accordance with Section 5.11.9.B.4, to the extent allowed by the Massachusetts Department of 
Housing and Community Development (“DHCD”), the Developer will set aside 70% of the IZ 
units as local preference units.    

Local preference shall be given for qualified applicants: 
1. Any qualified applicants who fall within any of the following equally weighted

categories:
a. Individuals or families who live in the City;
b. Households with a family member who works in the City, has been hired to

work in the City, or has a bona fide offer of employment in the City; and
c. Households with a family member who attends public school in the City.

Preferences for dwelling units having features that are designed, constructed, or modified to be 
usable and accessible to people with visual, hearing, or mobility disabilities shall be given to 
qualified applicants in the following order:  

1. First Preference shall be given to households that include a family member needing the
features of the unit and having preference under one or more of the three categories
listed above (Section 5.11.9.C.2);

2. Then to households that include a family member needing the features of the unit but
that do not have a preference under one of the three categories listed in Section
5.11.9.C.2.; and

3. Then to households having preference under one or more of the three categories listed in
Section 5.11.9.C.2.

No less than six months prior to the issuance the first certificate of occupancy, the Developer 
shall finalize the attached Affirmative Fair Marketing and Resident Selection Plan and have it 
approved by DHCD. The Developer agrees to execute and record a covenant with the 
Middlesex South Registry of Deeds that limits the rental of affordable units to eligible 
households in accordance with Section 5.11.9.G.2.   

The Developer also agrees to provide an annual compliance report to the City of Newton's 
Director of Planning and Development.   
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I. Overview 
 
The 1114 Beacon Street project (the “Proposed Project”) includes the proposed demolition 
of the existing building, formerly a restaurant, and a replacement with a new residential 
building.  The proposed building will include 27 residential units over a below grade 
parking garage. The residential structure will include 59,087 square feet of living space. 
The proposed project also includes 4 surface parking spaces and 46 subsurface parking 
spaces.  
 
The Proposed Project will be designed and constructed under the guidelines of the U.S. 
Green Building Council’s (USGBC) Leadership in Energy and Environmental Design for 
Homes Version 4 (LEED H v4) rating system. The buildings will meet or exceed the 
requirement of “LEED certifiability” at the Gold level. The following is an outline of the 
preliminary LEED compliance strategy for this project. 

II. LEED Homes v4 Scorecard – The Beacon 
 
New Ecology, Inc. (NEI) has reviewed the preliminary project scope for The Beacon and 
understands the credit summary presented in Table 1 to be reasonable and achievable – 
the subsequent narrative identifies the project’s current approach to compliance with all 
checklist prerequisites and applicable, optional credits. Attached in Appendix A, please find 
the official preliminary checklists for the Proposed Project. 
 
Table 1: LEED Homes v4 Summary Scorecard 

Category 
Yes 
Points 

Maybe 
Points 

Integrative Process 2 0 
Location and Transportation 12.5 1.5 
Sustainable Sites 4 1 
Water Efficiency 5 2 
Energy and Atmosphere 15 5 
Materials and Resources 4.5 1 
Indoor Environmental Quality 11.5 1.5 
Innovation 3 2 
Regional Priority 3 1 
Total Points 60.5 15 
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III. Narrative for LEED Credits – The Beacon 
 
The Projects will fulfill all the prerequisites for all categories. 
 
Note: Only credits that will be pursued by the Project are discussed below; credits that will 
not be pursued are not included. 
 

A. Integrative Process 
IP Integrative Process 2 points 
In compliance with credit requirements, the project will complete the following tasks:  

• A preliminary Energy Model: during the schematic design phase, the team will 
model the project’s design and assess potential strategies associated with the site 
conditions, the extensive massing and required building orientation, the basic 
envelope design, lighting levels within the regularly occupied spaces, the thermal 
comfort ranges of the occupants, the plug and process load needs, and the 
programmatic and operational parameters of the building. All iterations and 
results will be documented and shared with the design team prior to final design 
decisions. 

• A preliminary Water-Use systems Analysis: also during the schematic design 
phase, the team will explore methods of reducing potable water loads within the 
building as well as any potable water required for irrigation of the building site 
and process water necessary for equipment within the building. 

• Integrative project team: As part of the design process, the project will assemble 
and involve a project team to meet three criteria. The team will include members 
from at least three of the following specialties: architecture, MEP, Building Science 
or Civil Engineering. The team members will be involved in at least three of these 
phases: Schematic Design, LEED planning, Preliminary Design, Design 
Development, Final Design, Construction. The project team will meet at least once 
a month.  

• A Design Charrette: The project team as defined above will conduct a one full-day 
workshop to establish project goals. This meeting will happen no later than the 
design development phase and preferably during schematic design.  

 

B. Location and Transportation 
LT Floodplain Avoidance  Required 
The project is located in FEMA Zone X an “Area of minimal flood hazard” which meets the 
LEED prerequisite standard for floodplain avoidance.  
 
LT Site Selection: Previously Developed 4 yes points 
The project is located on a previously developed lot which satisfies the credit conditions. 
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LT Site Selection: Infill Development 2 yes points 
Since the project is located on Beacon Street where more than 75% of the surrounding 
land within a ½ mile is already developed (excluding public parks and water bodies), it 
earns 2 LEED points for infill development.  
 
LT Site Selection: Open Space 1 yes point 
The project is located within a short walk (0.3 miles) of Cold Spring Park, meeting the 
credit requirement of providing access to ¾ of an acre of open space within a 1/2 mile of 
the project and earning the project 1 point. 
 
LT Site Selection: Street Network 1 yes point 
The project is located in an area with an extensive street and sidewalk network. Maps for 
the area show an intersection density of 230 intersections per square mile, exceeding the 
90 intersections per mile requirement for this point. 
 
LT Site Selection: Bicycle Network and 
Storage 

1 maybe point 

The project team will include indoor bike storage spaces at a one-to-one ratio with one 
bicycle space for each unit. The project is also within 200 yards of a bicycle network. The 
project team will explore counting this point in the “Innovation” category, as the 
maximum number of points have already been earned for the location and 
transportation “Site Selection” credit category.  
 
LT Compact Development 3 yes points 
The project team is proposing unit density above 20 dwelling units per acre of land, 
earning the project 2 points.   
 
LT Community Resources 1.5 yes points, 0.5 maybe points 
The Beacon units are within a ½ mile walking distance of a number of community 
resources including a supermarket, a library, a pharmacy and a number of outdoor 
recreation spaces. The number of community resources within a short walk will earn the 
project 1.5 points, and possibly an additional ½ point.  
 
LT Access to Transit 1 maybe point 
The project site is located next to MBTA bus routes 59 and 52. The 59 bus route has 49 
weekday trips and an average of 17 weekend day trips. Bus route 52 has 35 daily 
weekday trips and no weekend service. The project team will investigate other public 
transit options with weekend service within 0.5 miles in order to earn 1 point.   
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C. Sustainable Sites 
SS Construction Activity Pollution 
Prevention 

Required 

The project’s construction documents will include a Soil Erosion and Sedimentation 
Control Plan.  A Stormwater Pollution Prevention Plan (SWPPP) will also be developed 
for the site in accordance with the requirements for the US EPA’s Construction General 
Permit. These documents will be used to demonstrate compliance with this prerequisite. 
 
SS No Invasive Plants Required 
The project will complete and document an assessment of the planting plan for the 
project to ensure that no invasive plant species are introduced. The general contractor 
will also submit documentation to certify that no invasive plants were installed as part of 
the project.  
 
SS Heat Island Reduction 1 yes point 
The project will utilize high albedo materials for hardscapes onsite, including both 
nonroof and roof installations. All installed materials will meet LEED requirements for 
either initial or three-year Solar Reflectance Index values. In addition, trees will be 
planted in order to shade hardscaped area. The project team will set a goal that more 
than 50% of the hardscape area is either shaded by trees (after 10 years of growth) or 
covered in high albedo material earning 1 point.  
 
SS Rainwater Management  2 yes points 
The project team anticipates that retaining and infiltrating stormwater onsite will be 
possible by using green infrastructure and low-impact development.   
 
SS Nontoxic pest control 1 yes point, 1 maybe point 
The project will make use of nontoxic pest control strategies onsite. Below grade, solid 
concrete walls will be used which will prevent pest entry. All external penetrations, 
joints, edges and entry points will be sealed and corrosion proof screens will be installed 
on all openings greater than 6mm. The project team will investigate opportunities to 
make further use of nontoxic pest control strategies on the project in order to earn 
another possible point. In addition, an integrated pest management policy that includes 
guidance for residents on pesticide use, housekeeping, and prompt reporting of pest 
problems will be implemented. This policy will be included in the resident/building 
manager education manual.  
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D. Water Efficiency 
WE Water Metering Required 
The project will comply with the requirements of this credit by installing a water meter 
for the building. 
WE Total Water Use 5 yes points, 2 maybe points 
The project will reduce demand for potable water at least 30% below the aggregate 
water consumption baseline through high efficiency fixtures within living spaces– this 
design will surpass the minimum requirement for 10% reduction with a possible goal of 
a 40% reduction for an additional 2 points.  The design will specify WaterSense labeled 
fixtures and the following flow rates: 

• Shower: 1.5 GPM, 
• Bath Lavatory: 0.5 GPM, and 
• Toilet: 0.8 GPF 

EPA ENERGY STAR appliances will be used in units with the following consumption 
rates: 

• Clothes Washer: IWF of 4.3 or less  
• Dishwasher: 3.5 GPL or less 

 
 

E. Energy and Atmosphere 
EA Minimum Energy Performance Required 
The project will meet this prerequisite, as well as the Massachusetts Stretch Energy Code 
by constructing a HERS energy model that scores 55 or lower on average. The 
preliminary HERS energy models for the 4 “worst case” units, or the units expected to 
have the highest energy consumption, show an average HERS score of 55.  
In addition, the project team will complete the following: 

• Duct leakage testing will be conducted to ensure that ducts are sealed to the 
required standard. Duct leakage testing will be conducted at the project midpoint 
and at project closeout based on appropriate sampling protocol.  

• A commissioning agent will be hired by the owner to carry out fundamental 
commissioning of the HVAC system.  

• A thermal enclosure inspection will be conducted and an inspection checklist 
completed.  

• An operations and maintenance manual, binder, or CD will be provided to all 
individuals or organizations responsible for maintenance on the project in the 
Resident Green Guide. A minimum one-hour walkthrough of the building will be 
conducted.  

• The architect for the project will include in the construction drawings air sealing 
details including methods and materials. An air barrier sheet and a 
compartmentalization sheet showing the continuity of fire and smoke barriers 
around each apartment will be included as well.   

 
EA Energy Metering Required 
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The project will include a building-level energy meter as well as unit level submeters for 
all energy consumption including electricity. 
 
EA Education of Building Manager Required 
The project team will provide the building manager and owners with an operations and 
maintenance manual that includes information about the building’s green features.  
EA Annual Energy Use 13 yes points, 5 maybe points 
Considering the average HERS rating of 55 and factoring in the Home Size Adjuster (HSA) 
per LEED requirements the project team expects to earn 13 points for EA Annual Energy 
Use. The project will also meet the Massachusetts Stretch Energy Code and the team will 
explore additional strategies in order to reduce energy use further. 
 
EA Efficient Hot Water Distribution System 2 yes points 
The project will include a fully insulated Domestic Hot Water (DHW) system with a 
minimum insulation level of R-4 on all DHW piping in order to earn 2 points.  
 

 

F. Materials and Resources 
MR Certified Tropical Wood Required 
The project team is committed to designing and building the units with wood that is 
either nontropical, reused or reclaimed, or certified by the Forest Stewardship Council.  
 
MR Durability Management Verification 1 yes point 
The Green Rater from the project team will inspect and verify each measure listed in the 
ENERGY STAR for Homes, Version 3, water management system builder checklist.  
 
MR Environmentally Preferable Products 1.5 yes point, 1 maybe point 
The project will include locally sourced materials where possible. Locally sourced 
aggregate for concrete for the foundation is generally available in the project area, 
earning ½ a point. The project team will also incorporate recycled or reclaimed materials 
which will earn the project an additional 1 point. The project team will explore the 
possibility of incorporating additional recycled materials in order to earn an additional 
point.  
MR Construction and Demolition Waste 
Management 

2 yes points 

The team is committed to reducing construction waste through at least 75% diversion 
including four material streams.  The project team will document the means of meeting 
this diversion target and the details of the end use of recycled materials through the 
Construction and Demolition Waste Management Plan. 

 

G. Indoor Environmental Quality 
EQ Ventilation Required 
The project team is committed to reducing occupant exposure to indoor air pollutants by 
exhausting air to outside and providing ample ventilation with outdoor air. The project 
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will ensure that all ventilation systems meet the LEED requirements by complying with 
Sections 4 through 7 of the ASHRAE 62.1-2010 standard for Acceptable Indoor Air 
Quality in all indoor spaces.  
 
EQ Combustion Venting Required 
The project team is committed to reducing the use of combustion where possible, and 
will take the following steps to improve indoor air quality: 

• Domestic Hot Water (DHW) systems will designed and installed with closed 
combustion, 

• Carbon Monoxide (CO) detectors will be installed on each floor and hard wired, 
with a battery backup.  

• The project will not include any fireplaces or woodstoves inside the building.  
EQ Garage Pollutant Protection Required 
The project will be designed to include the following strategies to reduce occupants’ 
exposure to air pollutants from the parking garage: 

• All air-handling equipment will be placed outside the fire-rated envelope of the 
garage,  

• Carbon Monoxide (CO) detectors will be installed in all rooms adjacent to a 
garage, and all adjoining doors weatherstripped, and penetrations sealed, 

• All floor penetrations above garages will be sealed, 
 
EQ Radon-Resistant Construction Required 
The project is in radon zone 1, therefore the project team will include radon-resistant 
construction techniques as prescribed by the American Association of Radon Scientists 
and Technologists (AARST) in order to comply with this prerequisite.  
 
EQ Air Filtering Required 
Air handling systems used on this project will be equipped with filters meeting or 
exceeding the MERV 8 requirement on all recirculating space conditioning systems. All 
ductwork 10 feet or more in length supplying outdoor air will be filtered by a MERV 6 
filter or higher.  
 
EQ Environmental Tobacco Smoke Required 
In order to limit occupant exposure to tobacco smoke, smoking will be prohibited in all 
common areas of the building. Outdoor smoking areas will be at least 25 feet away from 
any doors, windows or air intakes in order to further limit tobacco smoke exposure; 
these prohibitions will be indicated in all leasing agreements and will be displayed via 
onsite signage.  
 
EQ Compartmentalization Required 
The project team is committed to limiting occupants’ exposure to indoor air pollutants by 
minimizing the air transfer between units. All units will be sealed to meet or exceed the 
compartmentalization requirements set out by the USGBC and effective sealing will be 
demonstrated by a blower door test.  
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EQ Enhanced Ventilation 3 yes points 
The project will include balanced, whole-house ventilation systems including supply and 
exhaust. In order to maximize energy savings, Energy Recovery Ventilation (ERV) 
systems will be used throughout the project and a continuously operating bath fan will 
be included.  
EQ Contaminant Control 0.5 yes points, 0.5 maybe points 
In order to ensure that the indoor spaces are contaminant free, the project will include 
walk off mats at common entryways and primary unit entryways. In addition, the team 
will protect all ductwork after installation, and will explore the feasibility of conducting a 
48 hour full building flush in order to earn an additional ½ point.  
 
EQ Balancing of Heating and Cooling 
Distribution Systems 

2 yes points 

The project team will ensure that supply air flow rates will be within (+/-20%) of 
calculated values from ACCA Manual J. In addition, the project team expects to achieve 
Option 3. Pressure Balancing. This path requires a minimal air pressure differential 
between all bedrooms when the air handler is operating at its highest speed. Pressure 
balancing is worth an additional one point.   
 
EQ Enhanced Compartmentalization 1 yes point 
In order to minimize the exposure of building occupants to indoor air pollutants, the 
project team will minimize the transfer of air between units to a level at or below 
0.15cfm @ 50 pascals of pressure. The project team will verify the air leakage level with a 
blower door test.  
 
EQ Enhanced Combustion Venting 2 yes points 
In order to improve indoor air quality and reduce energy use, the project does not 
include any fireplaces or wood stoves inside the building envelope.  
 
EQ Enhanced Garage Pollutant Protection 1 yes point 
The project team is committed to reducing exposure to pollutants wherever possible. 
Ventilation in the garage space will be sufficient to create a negative pressure compared 
to the adjacent spaces in order to make sure that vehicle emissions are exhausted from 
the garage space. Self-closing doors will be installed and exhaust fans will either be 
operated continuously, or connected to a CO monitor which will trigger the fan.  
 
EQ Low Emitting Products 2 yes points, 1 maybe point 
The project team will specify paints, coatings, adhesives, sealants, and composite wood 
that comply with California Department of Public Health Standard Method V1.1–2010, 
using CA Section 01350, and meet all applicable VOC content requirements.   The team 
will target at least 2 LEED points and may seek an additional LEED point by meeting the 
requirements for all four product categories listed above.  
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H. Innovation 
IN Innovation  2 yes points, 2 maybe points 
The project will seek to achieve at least 2 out of 4 applicable Innovation points, with 2 
additional points possible. Targeted points include: Green Vehicles (as the EV charging 
station standard for this point will be exceeded by meeting the City of Newton charging 
station requirements) and Site Selection. Possible points include Construction Waste 
Management and Acoustic Comfort.  
 
IN LEED Accredited Professional 1 yes point 
Francis Stone, LEED AP, is coordinating the compliance process and LEED certification 
for this project. 

 

I. Regional Priority 
RP Regional Priority 3 yes points, 1 maybe point 
The project will likely meet the threshold for 3 Regional Priority credits: 

• LT Compact Development;  
• SS Rainwater Management; 
• Total Water Use. 

In addition it may be eligible for at least 1 additional Regional Priority credit point: 
• EA Annual Energy Use. 

 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Preserving the Past    Planning for the Future  
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ZONING REVIEW MEMORANDUM 
 
 
Date: January 2, 2020 
 
To: John Lojek, Commissioner of Inspectional Services 
 
From: Jane Santosuosso, Chief Zoning Code Official 
 Jennifer Caira, Chief Planner for Current Planning 
  
Cc: 1114 Beacon Street, LLC, Applicant 
 Stephen J. Buchbinder, Attorney 

Barney S. Heath, Director of Planning and Development  
 Jonah Temple, Assistant City Solicitor 
 
RE:  Request to allow a 27-unit multi-family dwelling  
 

Applicant:   1114 Beacon Street LLC 

Site:  1114 Beacon Street SBL:  54022 0004 

Zoning: BU2 Lot Area:   51,745 square feet  

Current use: Restaurant and surface parking Proposed use: 27-unit multi-family dwelling 

 
BACKGROUND:  

The property located at 1114 Beacon Street consists of a 51,745 square foot lot improved with a one-
story commercial building constructed in 1940 most recently used as a restaurant. The parcel is 
located in the BU2 zoning district near Four Corners.  The petitioner proposes to raze the existing 
structure and construct a four-story 27-unit multi-family dwelling with 46 below-grade parking stalls 
and four surface stalls. The property will be accessed by two curb cuts, with one driveway a shared 
easement with 1106-1108 Beacon Street to the east.  To construct the project as proposed, the 
petitioner requires a special permit for ground level residential units, as well as relief from various 
dimensional and parking requirements. 
 
The following review is based on plans and materials submitted to date as noted below. 

• Zoning Review Application, prepared by Stephen J. Buchbinder, attorney, submitted 11/1/2019 

• Existing Conditions Site Plan, signed and stamped by Glenn Opcarcik, surveyor, dated 6/12/2015 

Ruthanne Fuller 
Mayor 

 

City of Newton, Massachusetts 

Department of Planning and Development 
1000 Commonwealth Avenue Newton, Massachusetts 02459 

 

 

 

Telephone 
(617) 796-1120 

Telefax 
(617) 796-1142 

TDD/TTY 
(617) 796-1089 

www.newtonma.gov 
 

Barney S. Heath 
Director 
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• Proposed Site and Layout Plan, signed and stamped by Frederic W. King, engineer, dated 10/30/2019 

• Proposed Site Grading Plan, signed and stamped by Frederic W. King, engineer, dated 10/30/2019 

• Architectural Plans and Elevations, signed and stamped by Edward F. Nunes, architect, dated 
10/29/2019 
 
 

ADMINISTRATIVE DETERMINATIONS: 

 
1. The petitioner proposes to raze the existing one-story commercial building and construct a 27-

unit multi-family dwelling with ground floor residential units.  Per section 4.4.1, a special permit is 
required to allow a multi-family dwelling with ground floor residential units in the BU2 zoning 
district. 
 

2. Per section 4.1.2.B.1, a special permit is required for any development in the business districts of 
20,000 square feet or more of new gross floor area.  The petitioner proposes to raze the existing 
±10,000 square foot structure and construct a new 103,500 square foot multi-family dwelling.  
Per section 4.1.2.B.1 a special permit is required for the development of more than 20,000 square 
feet of new gross floor area. 

 
3. The petitioner intends to raze the existing one-story building and construct a four-story multi-

family dwelling with below-grade parking. Per sections 4.1.2.B.3 and 4.1.3, a four-story building 
requires a special permit.   Per that same section 4.1.3, the maximum height allowed at four 
stories is 48 feet.  The petitioners propose a height of 46.15 feet. 

 
4. The existing structure has an existing nonconforming front setback of 0.3 feet, where the lesser of 

the average setback or half the building height is required per section 4.13.  However, in a 
Business district, when the buildings on the abutting lots are set back more than 10 feet, the 
average is determined to be 10 feet.  As such the required front setback is 10 feet.  The petitioner 
proposes a front setback of 6 feet, which while not extending the nonconforming setback, is still 
less than 10 feet that is required. A special permit per sections 4.1.3 and 7.8.2.C.2 is required. 

 
5. Section 4.1.3 allows for a by-right FAR of 1.00 for two stories and by special permit up to 2.00 

with four stories.  The petitioner proposes a four-story structure with an FAR of 1.142.  As a four-
story structure requires a special permit, and the increased FAR is allowed only in a four-story 
structure, a special permit is required per section 4.1.3 to allow an FAR of 1.142 in a four-story 
structure. 

 
6. The required number of parking stalls for a multi-family dwelling is two stalls per unit per section 

5.1.4.A, or 54 total required for this proposal.  The petitioner proposes to construct 50 parking 
stalls to service the 27 dwelling units.  Per section 5.1.13, the petitioner seeks a waiver of four 
stalls to allow for a reduction in the required number of parking stalls from 54 to 50. 

 
7. The petitioner proposes to construct four surface stalls.  Per section 5.1.7.A, no parking may 

locate within any required front or side setback.  The required side setback is half the building 
height, or 23.1 feet.  Two parking stalls are proposed on the western side of the property within 
the 23.1-foot setback.  A special permit per section 5.1.7.A and 5.1.13 is required. 

 



 

 

8. Section 5.1.8.B provides the dimensional requirements for parking stalls.  Per section 5.1.8.B.1, 
the minimum width for a stall is 9 feet wide, and per section 5.1.8.B.2, the minimum depth is 19 
feet.  The petitioner proposes 8 parking stalls with an 18-foot depth.  A special permit is required 
per sections 5.1.8.B.2 and 5.1.13 to reduce the depth requirement for parking stalls. 

 
 

BU2 Zone Required Existing Proposed 

Lot Size 10,000 square feet 51,745 square feet No change 

Setbacks  

• Front  

• West Side 
    BU2 
    MR1 

• East Side (BU2) 

• Rear (MR1) 

 
10 feet 

 
14.8 feet 
23.1 feet 
6.1 feet 

23.1 feet 

 
0.3 feet 

 
73.8 feet 

 
7.5 feet 

106.5 feet 

 
6 feet 

 
15.6 feet 
30.8 feet 

8.3 feet 

43.7 feet 

Building Height 24 feet (by right) 
48 feet (special permit) 

 46.15 feet 

Stories 2 (by right) 

up to 4 (special permit) 

1  4 stories 

Lot Area Per Unit 1,200 square feet N/A 1,917 square feet 

FAR 1.00 (by right) 

2.00 (special permit) 
0.12 1.142 

 

 
 
See “Zoning Relief Summary” below: 

Zoning Relief Required 

Ordinance  Action Required 

§4.4.1 Request to allow a residential use with ground floor units S.P. per §7.3.3 

§4.1.2.B.1 A development of 20,000 square feet or more of new 
gross floor area 

S.P. per §7.3.3 

§4.1.2.B.3 
§4.1.3 

To allow a four-story structure at 46.15 feet in height S.P. per §7.3.3 

§4.1.3 

§7.8.2.C.2 
To alter a nonconforming front setback S.P. per §7.3.3 

§4.1.2.B.3 

§4.1.3 

To allow an FAR of 1.142 in a four-story structure S.P. per §7.3.3 

§5.1.4.A 
§5.1.13 

To waive 4 required parking stalls S.P. per §7.3.3 

§5.1.7.A 
§5.1.13 

To allow parking in the side setback  

§5.1.8.B.2 
§5.1.13 

To waive the minimum stall depth requirements S.P. per §7.3.3 

 

 




