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MEMORANDUM
Date: September 3, 2015
To: James Clarke, Planning Director
From: Steven Cecil AIA ASLA
RE: Weymouth Landing Redevelopment Areas: Parking, Site Layout, and
Urban Design
Copies: Eric Schneider, Principal Planner, Weymouth

Emily Innes, The Cecil Group

This memorandum address several planning and development topics associated with the
prospective redevelopment of sites within Weymouth Landing in the block bounded by
Commercial Street and the F.L. Wright Connector. The contents and topics are addressed

in this memorandum and include:

1. Background

2. Summary of Key Findings and Recommendations

3. Review of Parking and Prospective Redevelopment Projects

4. Review of Site Layouts and the Location of an Open Section of Smelt Brook

5. Urban Design of the Proposed GND Realty Trust Development

The figures and tables in this memorandum are provided at the end of this document.




1. Background

The block of land that is the subject of this memorandum is partially within the Town of
Weymouth and partially within the Town of Braintree. The block contains a supply of
public parking (105 spaces) within an improved lot that is within both towns, and is
adjacent to the Weymouth Landing MBTA commuter rail station. The vehicle circulation
and parking layouts also serve to facilitate vehicle access to a number of perimeter parcels

that do not have curb cuts.

The parking lots and some of the private properties are located above a segment of a
waterway known as “Smelt Brook”, which is an underground culvert below the block.
There has been an intent incorporated into planning for the block to uncover a segment
of Smelt Brook so that it would be visible and better promote the migratory fish habitat.
This concept was included in an amendment to the mitigation agreements between the
MBTA and the Town of Weymouth associated with the construction of the commuter

rail station.

The block has been economically underutilized and is being proposed for redevelopment

that would take advantage of its transit orientation.

The owners of several parcels of land in the Weymouth portion of the block (GND Realty
Trust) are planning the redevelopment of their land as a mixed use development. As
currently planned, the project would be dependent upon additional acquisitions to expand
the land under the control to include a parcel that is currently owned by the Catholic
Church. The mixed use development would include housing and ground floor retail space.
The project plans have not been formally submitted to the Town for review and approval,
but are in discussion and are contingent upon finalization of land assembly by the
developers. Concepts for “daylighting” a segment of Smelt Brook have been incorporated

into initial concepts for the redevelopment.

In the Braintree portions of the block, a development team led by Josh Katzen has
submitted plans for a mixed-use housing and retail building, “Landing Apartments”. This
project is seeking key approvals from the Town of Braintree that would allow its
construction. This project would provide underground parking and surface parking and

would occupy some of the land that is currently owned by the Town of Braintree.

Two small buildings with retail uses would remain between the proposed mixed-use
developments. These buildings comprise approximately 5,500 gross square feet of building

area.

Because of the inter-related parking supply and the relationship between the prospective

projects, this evaluation has been undertaken to consider potential issues associated with




the composite projects within the entire block and identify opportunities associated with

coordinating the site design, parking layouts, pedestrian circulation and other topics.
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This memorandum has been prepared by The Cecil Group on behalf of the Weymouth
Redevelopment Authority, and in coordination with the staff of the Department of
Planning & Community Development (James Clarke, Planning Director and Eric
Schneider, Principal Planner). The review of the Weymouth land and projects was based
on documents provided by the Town and the development team, including presentations
prepared for the Town Council’s Economic and Development Committee in December
and subsequent revisions in the concepts prepared in March, 2015. A meeting was held
with the proponents and members of the professional team to discuss the current status of

the project.

As part of the review process, The Cecil Group obtained the current drawings associated
with the Braintree proposal (Landing Apartments) as of June 17, 2015 under review by
the Town. The Cecil Group discussed the status of the project with Braintree’s Christine

Stickney, Director of Department of Planning and Community Development.




2. Summary of Key Findings and Recommendations

Review of Parking and Prospective Redevelopment Projects

The supply of parking spaces that could be provided within private development
and within the adjacent public parking areas that would be associated with the
prospective Braintree projects appears to exceed projected demand within the

Town, with some spaces remaining available for general public parking.

The Braintree project as proposed considered several parking spaces that would
be partially in Weymouth as part of the supply of spaces to support the demand
for the project (7 spaces). The evaluation performed as part of this review
concludes that the demand can be satisfied without relying on the spaces that are

partly in Weymouth.

The prospective GND Realty Trust development in Weymouth would produce
a demand that is slightly above the total supply of parking that could be provided
on its site and in the adjacent Weymouth town parking. A balance between
demand and supply could be achieved by slightly reducing the development area,

or by slightly increasing the amount of parking in the Town parking lot.

If the pump station at the edge of the existing Town lot can be cost effectively
relocated then new paving and restriping could add up to 12 additional parking
spaces in the Weymouth public parking area. This would not require any changes

in the proposed layout of the parking for the Braintree lot and project.

Weymouth should review and consider the best method for providing supporting
parking spaces for redevelopment on the block. Methods could include lease and
use agreements, assistance by the proponents in the costs of moving the existing
pump station and reconfiguring the parking areas, revisions in zoning, or other

mechanisms.

To the extent the Town anticipates allocating some of the parking spaces in its
control to support redevelopment, it will need to confirm that the MBTA will
not opt to conserve Town-controlled parking spaces for commuter rail needs as
provided for in a mitigation agreement between the Town and the MBTA. The
spaces would be used to support the transit-oriented development, which would

fulfill another aspect of the same agreement.

Review of Site Layouts and the Location of an Open Section of Smelt Brook

Unless the Town can reach a prompt agreement with the Town of Braintree and

the developer of the Landing Apartments, locating an open section of Smelt




Brook might best be accomplished entirely within Weymouth in conjunction

with the redevelopment of the GND Realty Trust.

Urban Design of the Proposed GND Realty Trust Development

The scale of the project and the probable supply of feasible parking solutions will
result in three stories of new construction, which is an appropriate and consistent

scale with the context of Weymouth Landing.

It would be desirable to remove the ground-level vehicle passageway in the
concept design, although there may be several reasons that would support

retaining it as a feature of the project.

The site plan should emphasize the use of the side yard, Smelt Brook feature and

pedestrian connection to enhance the public access and amenities for the entire

block.

The preliminary architectural concepts suggest a positive, traditional and well-

scaled approach to the design of the buildings.




3. Parking and Prospective Redevelopment Projects

The Cecil Group examined the implications for prospective parking supplies and parking
demand associated with the redevelopment of substantial portions of the block. This

included consideration of the specific impacts on the parking spaces within Weymouth.

Existing Public Parking Supply

Of the 105 existing public parking spaces on the block, the majority (86) are within the
Town of Braintree. Of the remaining spaces, 14 are entirely within Weymouth and 5 are
split by the town boundary within the current layout. The layout of the parking lot
includes access to adjacent private parcels that do not have curb cut access. The existing

layout is indicated in Figure 1.

Relationship between Composite Parking Demand and Supply

The Cecil Group evaluated the composite demand and supply for both the Braintree
project and the prospective Weymouth project to establish whether there will be adequate
capacity to serve each of the projects within their respective town jurisdictions. As
described in the analysis below, the prospective supply of spaces appears to exceed
projected demand within each town, with some spaces available for general public parking.
This conclusion is associated with potential reconfiguration of the parking areas as

described below.

Braintree Project

The analysis considered the parking demand as calculated by the proponents, and prepared
an alternative scenario using independent parking demand estimates assembled by The
Cecil Group. The calculations included a small factor for estimated shared use that would
occur for some spaces. The proposed parking layout for the Braintree project is included

in Figure 2. The calculations are contained in Table 1.

Using either approach, the estimated parking demand for the project is slightly less than
the combination of on-site and adjacent public parking spaces that would be within
Braintree. There would be a small net amount of parking — between 6 and 10 spaces —
that could be available for general public use for other destinations in the area. In addition,
the revised striping would result in 7 spaces that would be partially in both communities.

These spaces can be considered as part of a supply for general public use.

The evaluation noted that the Braintree project documents counted parking spaces that
are partly within the boundaries of Braintree and Weymouth as available for supporting
their project needs. The Town of Weymouth should clarify with Braintree that such spaces

should remain available to the general public and must not be allocated to particular uses.




Weymouth Project

The evaluation of the potential Weymouth project considered proposed plans prepared

by the proponents and used an independent evaluation of parking demand provided by
The Cecil Group.

The potential Weymouth project was considered to be a 3-story, mixed use development
that would not rely on below-grade or structured parking. Similar to the Braintree project,
it was assumed that most of the parking would be provided on-site, but that some of the
demand for retail spaces would be accommodated within the Weymouth public parking

areas.

The development program would consist of approximately 36 housing units and 15,000
square feet of retail space. Referring to the layout provided by the proponents, they would
be able to accommodate approximately 59 spaces on land that would be assembled for the

project.

The demand calculations indicate that the available public parking in Weymouth would
be nearly sufficient to support the development, after taking into account efficiencies
associated with shared parking spaces. Using The Cecil Group’s parking factors, the
project would require about 6 more spaces than could be provided within the current
layout of Weymouth. If there is a small reduction in the scale of the development, then

the supply and demand calculations could be balanced.

Alternatively, Weymouth could relocate the existing pump station and provide additional
parking spaces. Three studies were undertaken to consider how this might be
accomplished. The first study (Figure 3) illustrates a concept prepared by Kelly
Engineering, who have prepared the layout plans for the Landing Apartments project in
Braintree. This study layout would result in an additional 6 spaces in Weymouth. The
Cecil Group prepared two other options testing different circulation patterns (Figures 4

and 5). The most advantageous approach would result in a net increase of 12 spaces.

Use of Weymouth Town Parking to Support Redevelopment

The Town’s use of portions of the public parking supply to support ground-level retail
and commercial uses would leverage its land assets to allow private sector redevelopment
to occur that would provide investment, jobs and increased property values to the area.
The provision of the parking would also leverage the transit-oriented development that

the GND Realty Trust project would represent.

Composite Demand and Supply




The Cecil Group’s evaluation of the sites and projects indicates that the parking areas
within each Town could be adequate to support the redevelopment. If the pump station
in Weymouth is relocated and the parking area reconfigured, there would be about 19
spaces available for public parking above the amount required by the redevelopment
projects. This would include a surplus of 6 spaces within the Braintree town lot, 6 spaces
in the Weymouth town lot, and 7 spaces which would be partially within both
communities. If the pump station is not relocated, the surplus would be reduced to about

7 spaces.

MBTA and Public Parking Spaces in Weymouth

Under the terms of the Amendment ro the Mitigation Agreement Concerning the Greenbush
Line (September 10, 2003), the MBTA and the Town agreed to work cooperatively to
develop a mutually acceptable design for additional parking if it were needed, in addition
to that amount that was constructed specifically for the MBTA, which consisted of
approximately 285 spaces on three lots. The construction of the existing public parking

on the block was created to serve such an additional identified need.

In the agreement between the MBTA and Weymouth, the MBTA reserved the right to
require that up to 50 spaces of any additional parking would be set aside for commuter
rail parking, although it would remain owned and operated by the Town. To date, the
MBTA has not made such a request, and only 19 public spaces have been created that are

either within or partially within the Town’s ownership.

The same agreement also establishes an expectation that the Town would promote Transit
Oriented Development Principles in the area through its land use policies and zoning, so

that the area will become a destination for transit-oriented development (Section 5.1.1)

To the extent the Town may anticipate allocating some of the parking spaces in its control
to facilitate the GND Realty Development, it will need to confirm that the MBTA will
not opt to conserve Town-controlled parking spaces for commuter rail needs, so that the

spaces can be used to support the transit-oriented development.




4. Site Layout and the Location of an Open Section of Smelt Brook

The Cecil Group investigated the implications of the proposed redevelopment on the
block with the provision of an open section of Smelt Brook. Various siting options are

illustrated in Figure 6.

e  Original Planned Location — The original planned location for this improvement
was within an island of the public parking. However, it was not constructed, and

the Town of Weymouth deferred from advancing this environmental enhancement.

e Location A — This location would be within the Town of Braintree in an area of
landscaping and walkways. Assuming that the dumpster and accessway for the
Landing Apartments were relocated, a layout in this location could be pursued.
However, Weymouth has retained the responsibility for advancing this
environmental enhancement, and an agreement with the property owner and the

Town of Braintree would be required to advance this concept.

e Location B — This location has similar attributes to Location A, with the exception
that it would span the boundary between the two Towns. An agreement with the
property owner and the Town of Braintree would be required to advance this

concept.

e Location C — This location is similar to that illustrated by the GND Realty Trust.
One-half of the open section would be within Weymouth, and one-half within
Braintree. The new open section would be near the sidewalk and visible to
pedestrians. However, there are no current plans to redevelop the property and
building on the Braintree side of the town boundary. Although it is theoretically
possible to build one-half of the improvements within Weymouth, there are many
practical problems with this approach. These include providing adequate drainage
capacity with the initial construction and constructing a waterway adjacent to an

existing building and its foundation.

e Location D — This location would be entirely within Weymouth on the GND
Realty Trust site, with a setback from the property line, town boundary and from
the adjacent building. This location could be linked to the sidewalk and be part
of an open space and pedestrian connection linking the parking areas, the MBTA
station, and the Commercial Street sidewalk. This location is also compatible with
the footprint of the proposed building in the GND Realty Trust concept

drawings.
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Unless the Town can reach a prompt agreement with the Town of Braintree and the
developer of the Landing Apartments, Location D may be the most practical approach to

siting an open section of Smelt Brook.
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5. Urban Design of the Proposed GND Realty Trust Development

The following observations are based on concept drawings prepared by the proponent and
provided to The Cecil Group by the Town. These are concept-level drawings and do not
represent formal proposals, but are a reasonable basis for preliminary comments and

recommendations.

Project Scale

As described in the evaluation of parking for a mixed-use development, the scale of the
project will be limited by the amount and type of parking as well as the urban design goals

of the community.

A redevelopment program of about 15,000 square feet of retail on the ground floor and
about 36 housing units on two upper levels represents an appropriate balance of surface
parking, building footprint and building height in the context of Weymouth Landing.
Provision of additional parking below grade or in a parking deck are likely to be cost

prohibitive in view of the site dimensions and below-grade conditions.

The resulting 3-story height is consistent with transit-oriented development goals and with
the scale of traditional buildings that compose historic commercial districts like

Weymouth Landing.

Site Design and Landscape Architecture

As illustrated by the GND Realty Trust professional team, the redevelopment would
consist of a building lining the east side of Commercial Street, with a wide opening at the
ground level which would serve as a vehicle accessway while providing covering for several
parking spaces and the lobby for the living units. Portions of the site along the Town line
are illustrated with a landscaped open space and an open section of Smelt Brook. The
balance of the site would be dedicated to a parking area, with a circulation connection to

the public parking areas.

An accepted urban design principal for building massing and facades in commercial areas
is to provide a continuous “street wall” of activated space along the sidewalks of public
streets, and relegate vehicle traffic and curb cuts to the sides or rear of property. The
accessway, as shown will create a gap in the street wall. Public parking will be accessible
from the sides and rear of the property through the network of connected parking lots

illustrated in this memorandum.

There appear to be at least two reasons for the proponent’s current design. Regarding the
vehicle accessway, the proponents have suggested that this vehicle entrance would be

important to provide convenient access to parking for businesses on the ground level. The
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review of the building massing and development program suggests an additional reason.
As noted elsewhere in this memorandum, the current program for the ground level retail
and upper level housing create a parking demand that is generally balanced with the
amount of surface parking reasonably available within the development parcels and on
adjacent Town land. If the footprint of the retail components were enlarged, the parking

demand could exceed site capacities.

It would be preferable from an urban design perspective to remove this gap by rearranging
the ground floor and configuration of the upper floors as the design proceeds from its
current conceptual level. If this cannot be practically achieved within the constraints of
the site, then special attention should be placed on the design of the covered passageway
so that the paving, lighting and other design elements are attractive and support the
pedestrian-level experience. This should include an improved sidewalk connecting to
Commercial Street, proceeding past the apartment lobby and into the parking areas

beyond.

The landscaped side yard is an opportunity to create the open section of Smelt Brook and
a landscaped pedestrian link between the sidewalk and the parking areas within the entire
block. This would benefit from relocating the proposed dumpster locations for both the
GND Realty Trust project and the Landing Apartments project, replacing these areas with
landscaping and walkways.

The composite site plan recommendations regarding the side yard and parking areas are
illustrated in Figure 7. This diagram considers the site design if the vehicle passageway is

retained.

Architecture

The architectural concepts provided to The Cecil Group suggest massing and materials
that are consistent with the scale and diverse character of the buildings that form the

context for the project. The positive attributes of the design concept include:

e Articulated facade with varied components — The facade sketches include

projecting bays that create a varied scale and an extended retail component on the
ground floor that follows the curved alignment of Commercial Street. These
features tend to reduce the apparent scale of the building and emphasize the
pedestrian scale of the ground floor frontage. The use of awnings and other

features further accentuates the pedestrian environment.

e Traditional architectural elements — The architecture uses classical themes that

are typical of commercial and residential structures associated with historic eras
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relevant to Weymouth Landing. These include a distinction between the lower

levels (“base”), the major building mass (“middle”) and a cornice line (“top”).

Windows and walls - The punctuated windows on the upper levels are consistent

with the residential uses and character of other residential projects in the area.
This approach to window types and layout is also consistent with the proposed

design of the Landing Apartments project.




TABLE 1

Summary of Parking Demand and Supply
Weymouth Landing Projects

Prepared by The Cecil Group

Braintree
Landing Apartment Project

Parking Supply
Parking Spaces According to Proposal = 244 (see note 1)
Parking Spaces According to Proposal, less spaces that are partially within Weymouth = 237 (see note 2)

Project Allocation of
Estimated Allocation of Parking Demand
Parking Demand as based on Similar
Proposed (see note 3) | Projects (see note 4)
Parking
Parking Ratio (per
Ratio (per unit, seats
unit or per |Spaces or per Spaces
Use Area/Units [1000 SF) |Available [1000 SF) |Required
Residential 172 1.24 214 1.25 215
Restaurant (60 seats) 1,800 5.6 10 5 9
Retail 9,686 2.1 20 2.5 24
Subtotal 244 248
Shared Parking Reduction (see note 5) -17 -17
Adjusted Total Parking Demand 227 231
Total Parking Supply within Braintree (see note 2) 237 237
Net Potential General Public Parking Available 10 6

1. Parking supply, Landing Apartments Layout and Zoning Plan 4/17/2015 including spaces that are partly in Weymouth

2. Parking supply as calculated by The Cecil Group which does not include spaces that are partly in Weymouth

3. Based on the proponents' proposal

4. Allocation estimated by The Cecil Group based on similar projects in similar locations
5. Spaces that would be shared among multiple uses at different times of day, equivalent to 10% of the housing units




TABLE 2

Summary of Parking Demand and Supply
Weymouth Landing Projects

Prepared by The Cecil Group

Weymouth
GND Realty Trust Project Concept

Scenario 1
Surface Parking lllustrated on Private Property 59
Potential Available Parking Spaces, Existing Adjacent Town Parking (see note 1) 14
Total Available Surface Spaces 73
Scenario 2
Surface Parking lllustrated on Private Property 59
Potential Available Parking Spaces, Expanded Town Parking (see note 2) 26
Total Available Surface Spaces 85
Project Allocation of
Estimated Allocation of Parking Demand
Parking Demand as based on Similar
Proposed (see note 3) | Projects (see note 4)
Parking

Parking Ratio (per

Ratio (per unit, seats

unit or per[Spaces or per Spaces
Use Area/Units |1000 SF) |Available [1000 SF) [Required
Residential (2 Floors) 36 1.25 45 1.25 45
Retail 15,180 2 31 2.5 38

Subtotal 76 83

Shared Parking Reduction (see note 5) -4 -4
Adjusted Total Parking Demand 72 79
Parking Provided within Private Development 59 59
Net Parking Allocated to Public Spaces 13 20
Parking Available, Scenario 1 14 14
Net Potential General Public Parking Available 1 -6
Parking Available, Scenario 2 26 26
Net Potential General Public Parking Available 13 6

1. Parking spaces available that are entirely within Weymouth and not including spaces that are partly in Braintree

2. Parking spaces that would be available, entirely within Weymouth if the pump station were relocated and parking expanded
3. Based on the proponents' proposal

4. Allocation estimated by The Cecil Group based on similar projects in similar locations

5. Spaces that would be shared among multiple uses at different times of day, equivalent to 10% of the housing units



@ EXISTING CONDITIONS

PUBLIC PARKING SPACES

WEYMOUTH SPACES: 14
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@ PROPOSED COMBINED PROJECT
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jPROPOSED PARKING LAYOUT ALTERNATIVE (BASED ON KELLY ENGINEERING STUDY)
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PRIVATE SPACES: 59

( Suggested par.king.spaces
SPACES PARTIALLY IN BOTH COMMUNITIES / e
PUBLIC SPACES: 6

existing private space and
access to private property,
cannot provide additional

Weymouth Landing Peer Review
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jPROPOSED PARKING LAYOUT ALTERNATIVE (THE CECIL GROUP STUDY OPTION 1)
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jPROPOSED PARKING LAYOUT ALTERNATIVE (THE CECIL GROUP STUDY OPTION 2)
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jALTERNATIVE LOCATIONS OF OPEN SECTION, SMELT BROOK

NOTES:

Original Planned Location - Approximate location is indicated according

to the original design plans, entirely within the Town of Braintree.
Location A - Location would be in proposed landscape and pedestrian
areas, entirely within the Town of Braintree.

Location B - Location would be in potential landscape and pedestrian
areas subject to coordination and changes in both projects, location par-
tially in Braintree, partially in Weymouth.

Location C - Location would be associated with Delegas site plan con-
cepts, with the open sections partially in Weymouth on land they control,

and partially in Braintree on land that Delegas does not control. Because

Weymouth Landing Peer Review

an existing building in Braintree abuts the Town line, phased construc-
tion would be required with a portion constructed in Weymouth initially.
Subsequent portions would be constructed in Braintree associated with
future site redevelopment.

Location D - The open section of Smelt Brook would be entirely within
the Delegas property redevelopment and within the Town of Weymouth,
set back adequately from existing structures in Braintree to avoid costly
construction or the need to expand the open section in the future.

Original Planned

Location
Location A
|'
H Location B
Location D
Location C
EXISTING
BUILDING
COMMERCIAL STREET
The|Cecil Group Figure 6
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~ m RECOMMENDED PROJECT CHANGES

LEGEND:

Sidewalk and patios
Open space
<@----p Open space and pedestrian connection
U Suggested changing area

1 Potential location of open section, Smelt
Brook

Weymouth Landing Peer Review

The |Cecil Group

Proposed dumpster location and
access drive should be relocated

EXISTING
BUILDING

Proposed dumpster

location shou
G
% e

i

COMMERCIAL STREET

Revise this area to add park-
ing spaces and relocate exist-
ing pump station

Figure 7
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August 14, 2015



	Memorandum on Site Layout and Urban Design Final Version
	Parking Calculations Weymouth Table 2
	Revised Figures v2
	Revised Figures
	Weymonth Landing Peer Review figure 6

	Table 1
	Memorandum on Site Layout and Urban Design
	Parking Calculations Braintree Table 1
	Parking Calculations Weymouth Table 2
	Weymonth Landing Memo Figures 1 through 7




