MEMORANDUM
Date 21 November 2004

Business, Economic Development and Planning Group (BEDPG)
PARKING

Scope of Report

Parking Needs – General

Parking Permits

Summary of Parking Reports Available for LBI and LBII Business Districts

· Municipal Parking Study – BSC Group – March 2002.

· The Belmont Center Parking Study Committee.

· Cecil Group, mixed use, parking structure – Pleasant Street in Waverley Square.

· Parking structure for Town Parking Lot, Cushing Square.

Business and Economic Development Planning Group Parking Study
PARKING NEEDS – GENERAL

The impetus to BEDPG study of parking needs in Belmont stems from discussions with the business community, which set a high priority to expand the available parking capacity greatly in the LBI Business Districts to reverse the trend of store front vacancies.  

The lack of adequate parking was given as one of the principal reasons attributed to the high vacancy rate.

Parking relief is most important during the holiday gift purchase period between Thanksgiving Day and Christmas.  This is a special problem that should be addressed annually.

The Fire Station Site Selection Committee recommended that a new fire station be built on about one half of the Belmont Center parking lot on Leonard Street at Alexander Avenue.  The Claflin Street end of the parking lot, under this proposal, shall be retained and expanded for public parking.

If there is a link between an expanded parking capacity base and a vibrant business community, and if the property tax base is also expanded, we may find some relief in the tax base in our community.  Currently less than three percent of the local tax levy is derived from the business community property.  Any increase is important.  However, a robust business community contributes in many wholesome constructive ways.  To obtain these benefits is the BEDPG goal.

PARKING PERMITS

For several years, the Board of Selectman has recognized the need for Town staff and Town business staff parking.  In March of 2003 the Board of Selectman acting through the Highway Department, raised the fee for all day parking in Town parking lots from one dollar to two dollars per day.

At the same time, commuter parking was restricted by making the parking meters in Town Parking lots, inoperable until minutes following the last commuter train had passed through Belmont enroute to Boston.  The operable parking meter day begins at 8:30 a.m.

It may be advanced that the commuter parking trade is important to the business community and therefore it is important to Belmont.  Adequate commuter parking should be a Town goal.

THE MUNICIPAL PARKING STUDY – BSC GROUP – MARCH 2002

The Municipal Parking Study was authorized by the Selectmen to better understand the impact of taking part of the Leonard Street parking lot if a proposed fire station were sited on that land.

The BSC Group noted substantial increases in parking demands since the last previous parking study in 1998.

This parking study addresses only the 3 LBI Business Districts.  The study is based on site data obtained Monday through Friday (a 5 day sampling) of available on-street and off-street parking, including hourly changes throughout each parking day.

Parking need was based on the area of each business area factored to determine parking need, irrespective of business use.  Banking institutions and medical clinics have a higher customer visit base than a bookstore and hair salon.  Also no assessment was made to determine the pedestrian customer participation vs. vehicle arrival customers to factor parking needs.

Identification of peak parking becomes increasingly important due to the fluctuation incident.  There is no current Town policy to address peak parking demand, except the time restriction imposed by parking meters.

The BSC GROUP report concludes that:

· On-street parking is at 85% capacity and that off-street capacity is at 90% capacity.
· Parking stress incident is higher in Belmont Center than in Cushing Square and Waverley Square.

· Peak load parking stress 11:00 a.m. to 1:00 p.m., i.e., the lunch hour peak load is the highest stress load.  It is not general consensus that food service is a principal customer service.  These statistics advise otherwise.  Peaks up to 106% were recorded.

A breakdown of the BSC Group Parking survey is summarized as follows:

BELMONT CENTER

Parking Capacity




Total

Off-street
On street

Belmont Center
848

618

230

Off-Street Parking may be summarized as follows:

Public

Alexander Ave.

  40 spaces



Claflin Street


140


Town Hall


  59 (under construction 45 ±)


Former Elec. Lt. Co.

  20


Police Station


    8





267

Private

Filenes



  62



2 Leonard St.


  34



72 Leonard St.


    6



114 Leonard St.

  14



18 Moore St.


  24



375-383 Concord Ave.
125



380 Concord Ave. (church)
  26



395 Concord Ave.

  30



404 Concord Ave. (church)
  30






351

On-Street Parking may be summarized as follows:

Public

Alexander Ave.

   4



Moore St.


  12



Concord Ave.


  69



Leonard St.


  54



Pleasant St.


  10



Claflin St.


  38



Channing St.


  12



Royal Road


  17



Cross St.


  14






230

Calculated shortfall
125 parking spaces

Permit Parking for all day parking
Town employees parking stickers 20

Business employee parking tickets – 64 out of 70 available parking permit parking tickets were sold.
CUSHING SQUARE



Total

Off-Street

On Street

Cushing Square
457

320


137

Off-Street Parking may be summarized as follows:

Public

Trapelo Rd.


 52

Private

CVS



 39



486-492 Common St.

 13



Palfrey St. Church

 20



40-42 Trapelo Rd.

 20



52-54 Trapelo Rd.

 10



85-100 Trapelo Rd.

 14



Horne Road


 30



Miscellaneous Parking
122






268

On-Street Parking may be summarized as follows:

Public

Common St.


 41



Trapelo Rd.


 47



Willow St.


 13



Linden St.


   8



Cushing Ave.


 11



Horne Rd.


 10



Williston Rd.


   7






137

Calculated short fall 126 parking spaces.

Permit parking for all day parking

Monthly parking tickets sold for business employees Jan 2002 – 64.  Maximum available 65.

Overnight parking needs are noted in Cushing Square.

WAVERLEY SQUARE




Total

Off-Street
On-Street

Waverley Square

500

410

90

Off-Street Parking may be summarized as follows:

Public

Waverley Square 
40

Private

Shaw’s Market
235



Church


  28



Bank


  35



Miscellaneous

  72





370

On-Street Parking may be summarized as follows:

Public

Trapelo Rd.

  51



Church St.

  14



Thayer Rd.

  10



White St.

    4



Lexington St.

  11





  90

Calculated surplus – 3 parking spaces

Parking Permits

31 tickets out of 33 available monthly all day parking permits were sold in January 2002.

The BSC Group Report recognizes that there are few common parking generators that apply in a linear application with equal weight across the profile of each business center.  The walking distance from residential catchment areas, as related to high density residential land uses creates this variable application.

The report observes that the zoning bylaw perimeters may have generated an overestimated parking need for Cushing Square (126 additional parking spaces needed) and then discusses how some of the uncertainty has evolved from a general text rather than on-site survey determination of need.

The commuter public transportation activity deserves notice.  The report lists 148 and 146 passengers boarded the trains at Belmont Center and Waverley Square respectively and that full utilization of this public service will not be fully utilized until adequate parking is provided.

BELMONT CENTER PARKING STUDY

The Belmont Center Parking Committee (BCPC) was appointed by the Board of Selectmen (BoS) in the Fall of 2002.  At that time the Alexander Avenue Parking lot had become the recommended site for a new fire station in Belmont Center and the reconstruction operations for the Town Hall Annex and the School Committee building excluded most of the parking spaces at the Town Hall site for public parking.

The BCPC was composed of approximately equal numbers of residential and business representation.

The task charged by the BoS was to find economical ways to increase the number of parking spaces in Belmont Center.  Whereas the BSG Group reported a parking deficit of 125 parking spaces in March of 2002, the BCPC reported a parking deficit of 192 parking spaces in March of 2003.  The 192 space deficit does not include parking space loses due to the use of part of the Alexander Avenue site for a fire station.

The Committee recommended the closure of Claflin Street as a public way at the Town parking lot, and that the area of the street be added to the Town parking lot.

The final layout extends a short distance into the landscaped area of Filene’s parking lot at the owner’s approval.  18 parking spaces shall be gained by this action.

No substantial parking increase shall be added to the parking space count without and until a parking structure is built.  Sketches of the inclusion of Claflin Street as part of the Town parking lot together with a parking garage structure by this Committee are attached at the end of this memorandum.

The Town Meeting in April of 2004 approved the closure of Claflin Street and the construction cost of $216,000 to complete the reconstruction of the Town parking lot accordingly.  The owner of the Filene’s parking lot, Locatelli Properties, shall contribute an additional $80,000 for this project.

THE CECIL GROUP MIXED USE STUDY FOR WAVERLEY SQUARE – MARCH 2004

This study is part of a pilot study for Transit Orientated Development (TOD) established in January of 2003, following the inauguration of Governor Rommey in January of 2003.  Belmont, Malden, Revere and Woburn were the first four communities selected for this pilot study Malden, Revere, and Woburn completed the study.  Belmont did not.

One presentation by the Cecil group to the Board of Selectmen appeared to focus on high density land use with a principal focus of air rights construction over the railroad tracks.  The presentation appears not to have considered:
· The visual concerns of local residents for high rise, high density construction.

· The initial cost of bridging the railroad right of way, superimposed on general construction costs, and the MBTA participation, if any, in this extra cost.

· The total loss of the only town square green space in Belmont – lost to 100% building coverage of the central triangle in Cushing Square.

· The loss of residential properties on Thayer Road should air right properties be pursued behind these properties for access.

The pay back proposed was the utilization of the largest site development remaining in Belmont.

Unfortunately this pilot study was not opened up to the public hearing process except in the presentation to the Board of Selectmen.  Public concerns and needs were not utilized in the report, i.e.,

· Potential civic and economic development.

· Mixed use.

· Density

· Parking

· Applicable Smart Growth Development - Chapter 40R.

This report recommends that we reopen the Pilot Study Report and to include historical supporting data currently being generated by a separate committee identifying the historical significance to the development of the “Waverley Oaks Trail”.

PARKING STRUCTURE AND OFFICE BUILDING PROPOSED FOR CUSHING SQUARE

Developer Mr. William Skelley meet with the BEDPG earlier this year (2004) to discuss a concept for a parking structure above the Town parking lot in Cushing Square.  The proposal depended economically on the inclusion of a third level designated as office space.

This proposal is worth noting because the pressure for higher density land use will no doubt continue to address the Town as property values continue to rise.

The dialogue included the inclusion of more commercial space on the street level.

Further study will no doubt include the consolidation of all off-street parking in this block, and the inclusion of two residential properties on Horne Road, which abut the Town parking lot.

To date, no study has identified programs to compel Town action for a parking structure in Cushing Square.

No action has been taken to date on Developer Skelley’s proposal.

BEDPG PARKING STUDY
BEDPG has recognized the Board of Selectmen’s decision not to include parking study activity, in the business study areas assigned to BEDPG, which may be considered similar to that of Town committees charged with specific tasks affecting parking needs in Belmont Center.

The BEDPG parking activity has therefore pursued a broader more general task orientation, and to address study areas not assigned to other committees.

BEDPG concludes its report with a Belmont Center Parking analysis, incorporating the Town Meeting action to close part of Claflin Street as a public way, noted above.

BELMONT CENTER PARKING ANALYSIS
Trusting that the objectives of the Belmont Center Parking Committee have been met by the action of the Belmont Town Meeting of April 2004, and that the recommendation by that Committee recognizes that the need for parking exceeds the capacity of surface parking, this memorandum explores an open ended concept to satisfy those needs.

OBJECTIVES

· To provide a vision where by an RFP may be written by the Selectmen requiring the successful developer who acquires ownership of the existing Belmont Center fire station, to agree to construct, at his expense, a new parking structure on the Belmont Center Town parking lot.  And that the operation of this parking structure shall not be performed by the Town of Belmont.

· The action of the Town Meeting in April of 2004 increased the available depth of the Town parking lot, to include the existing sidewalk on the Easterly side of Claflin Street, or a portion of that sidewalk, which greatly improves the parking efficiency of the northerly end of the parking lot.

     It shall be appropriate to obtain an accurate survey of the parking lot.  This 
     parking analysis herein submitted, is based on the Town Atlas Plot Plan, which 
     is the only information available for this study.  The Atlas data appears to be 
     consistent with that used by the Belmont Center Parking Committee.

· The proposed plan envisions the use of a ramp scaled down to permit parking along the entire length of the ramp.  The limitations of the area of the parking lot suggests that land should not be set aside for a ramp that does not allow for parking along its length.

· To envision a Phase I parking structure, which reduces the vertical height of the structure to its least visual impact.  Because it is required to set foundation footings at least 48” below the exterior grade for frost penetration in this area, the design for parking envisions a down-ramp, which drops 3’-6” below the existing grade, but does not incur additional cost for below grade construction.  The height of the parapet at the northerly end of the parking structure will therefore be 9 feet above the existing grade.

The ramp continues up the full height of the upper level of the parking structure, which is 10 feet above the existing grade plus a 3 ½ foot high parapet = 13 ½ feet (only) above grade.  Each succeeding levels (if any) will add 9’-0” to each of the above grade dimensions noted above.

· An important objective for business growth is to remove the parking cap for parking in Belmont Center, to encourage and gain the confidence of well funded business interests to invest in Belmont Center.

BELMONT CENTER PARKING ANALYSIS

This analysis includes a parking structure and the surface parking of Claflin Street, together with the off-street surface parking.










Phase I - **


Claflin St. parking


55*


49


Off-Street parking


62 Existing

63


Parking lot


          156*


Garage Parking



Ground Level





109



Upper Level(s) ea.

______

150

Total




273


371

Recommendations

· The Town be not engaged in the parking business.

· That the parking structure be financed and operated by (a) private business organization(s).  Tie this recommendation to the sale of the Belmont Center Fire Station.

· The Town will provide a rent free (or low rent) lease to a developer for 30 years, with provision for continuation.

· Include some provision for free parking (or business subsidized parking) for a month prior to Christmas, each year.

· Monthly permits for:

    Town Employees
    Business Staff
    Commuters

· Explore Monday thru Friday public parking in privately owned parking lots, primarily church parking lots.

· Create zoned parking meter fees.  As the walking distance increase from the center of each business center, the parking fee conversely decreases.

· Authorized a new parking study in LBI and LBII Districts, - a seven day week study.

· Continue to explore ways to increase parking capacity in Cushing Square and Waverley Square.

· Revisit the Waverley Square Pilot study for Transit Orientated Development.

End of Memorandum

Enclosures:

· BEDPG recommendation for a Parking Structure

· BCPC recommendation to include a portion of Claflin Street to the Town Parking Lot – SK-11a

· BCPC study for a parking structure for Town Parking Lot in Belmont Center
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