
Town of Arlington, MA
Redevelopment Board

Agenda & Meeting Notice
December 7, 2020

 
 

This meeting is being held remotely in accordance with the Governor’s March 12, 2020 Order
Suspending Certain Provisions of the Open Meeting Law G.L. c. 30A, Section 20. Public
comments will be accepted during the public comment periods designated in the agenda. The
public may email or provide any written comments to jraitt@town.arlington.ma.us by December 7,
2020 at 12:00 p.m. If visual information is provided as part of your correspondence, the Board
requests this by December 4, 2020 at 12:00 p.m.

The Arlington Redevelopment Board will meet Monday, December 7, 2020 at 7:00 PM in the
Join Zoom Meeting with audio and video by using this link and Meeting ID: https://town-

arlington-ma-us.zoom.us/j/92443733067 | Meeting ID: 924 4373 3067 or join by phone by calling:
1-646-876-9923, enter Meeting ID 924 4373 3067 followed by #

1. Docket #3638, 400-402 Massachusetts Avenue *Public Hearing*
7:00 p.m. Board will open public hearing for Special Permit #3638 to review application

filed on October 15, 2020 and supplemented on November 5, 2020, by 400-
402 Mass Avenue, LLC, at 400-402 Massachusetts Avenue, Arlington, MA, in
accordance with the provisions of MGL Chapter 40A § 11, and the Town of
Arlington Zoning Bylaw Section 3.4, Environmental Design Review. The
applicant proposes to establish a mixed-use building with four (4) residential
units and one (1) office unit in an existing building in a B1 Neighborhood
Office District. The opening of the Special Permit is to allow the Board to
review and approve the development under Section 3.4, Environmental Design
Review.
 
• For each public hearing, applicants will be provided 5 minutes for a
presentation.
• DPCD staff will be provided 3 minutes to discuss public hearing memo.
• Members of the public will be provided time to comment.
• Board members will discuss each docket and may vote.

2. Docket #2717, as amended #2905, 23 Broadway *Continued Public Hearing*
7:30 p.m. Board will continue public hearing for Special Permit #2717 as amended by

Docket #2905 to review application filed September 3, 2020 by Eskar, LLC, 9
Wildwood Rood, Middleton, MA, in accordance with the provisions of MGL
Chapter 40A § 11, and the Town of Arlington Zoning Bylaw Section 3.4,
Environmental Design Review. The applicant proposes to establish a
marijuana retail establishment at 23 Broadway Arlington, MA in the B2A Major
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Business District. The reopening of the Special Permit is to allow the Board to
review and approve the development under Section 3.4, Environmental Design
Review.
 
• For each public hearing, applicants will be provided 5 minutes for a
presentation.
• DPCD staff will be provided 3 minutes to discuss public hearing memo.
• Members of the public will be provided time to comment.
• Board members will discuss each docket and may vote.

3. Meeting Minutes (10/19/20, 10/22/20, 10/26/20)
8:15 p.m. Board will review and may vote to approve meeting minutes.

4. 2021 Meeting Schedule
8:20 p.m. Board will review and approve six month meeting schedule for 2021

5. Open Forum
8:25 p.m. Except in unusual circumstances, any matter presented for consideration of

the Board shall neither be acted upon, nor a decision made the night of the
presentation. There is a three minute time limit to present a concern or
request. Meeting participants will not have access to video.

6. Adjourn
Adjourn – estimated at 8:45 p.m. 
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Town of Arlington, Massachusetts

Docket #3638, 400-402 Massachusetts Avenue *Public Hearing*

Summary:
7:00 p.m. Board will open public hearing for Special Permit #3638 to review application filed on

October 15, 2020 and supplemented on November 5, 2020, by 400-402 Mass Avenue, LLC,
at 400-402 Massachusetts Avenue, Arlington, MA, in accordance with the provisions of MGL
Chapter 40A § 11, and the Town of Arlington Zoning Bylaw Section 3.4, Environmental
Design Review. The applicant proposes to establish a mixed-use building with four (4)
residential units and one (1) office unit in an existing building in a B1 Neighborhood Office
District. The opening of the Special Permit is to allow the Board to review and approve the
development under Section 3.4, Environmental Design Review.
 
• For each public hearing, applicants will be provided 5 minutes for a presentation.
• DPCD staff will be provided 3 minutes to discuss public hearing memo.
• Members of the public will be provided time to comment.
• Board members will discuss each docket and may vote.

ATTACHMENTS:
Type File Name Description
Reference
Material

EDR_Public_Hearing_Memo_Docket_3638_400-
402_Mass_Ave_11-19-20.pdf

EDR Public Hearing Memo Docket
3638 400-402 Mass Ave

Reference
Material Application_Materials_Submitted_11-5-20.pdf Application Materials Submitted 11-5-20

Reference
Material Application_Materials_Submitted_10-15-20.pdf Application Materials Submitted 10-15-

20
Reference
Material

400-402_Mass_Ave_ZBA_Decision_dated_6-23-
20.pdf

400-402 Mass Ave ZBA Decision dated
6-23-20

Reference
Material

Docket_#2306_400-
402_Mass_Ave_Decision_date_4-9-1980.pdf

Docket #2306 400-402 Mass Ave
Decision date 4-9-1980-
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Town of Arlington, Massachusetts 

Department of Planning & Community Development 
730 Massachusetts Avenue, Arlington, Massachusetts 02476 

 

Public Hearing Memorandum 
The purpose of this memorandum is to provide the Arlington Redevelopment Board and public with technical 
information and a planning analysis to assist with the regulatory decision-making process.  
 

To:  Arlington Redevelopment Board 
 
From:   Jennifer Raitt, Secretary Ex Officio 
 
Subject:  Environmental Design Review, 400-402 Massachusetts Ave, Arlington, MA 

Docket #3638 
 
Date:   November 19, 2020 

 

I. Docket Summary 
 

This is an application by 400-402 Mass Avenue, LLC to establish a mixed-use building with 
four (4) residential units and (1) office unit in an existing building at 400-402 
Massachusetts Avenue. The opening of Special Permit Docket #3633 will allow the Board 
to review and approve the development in the B1 Neighborhood Office District under 
Section 3.4 Environmental Design Review (EDR).  
 
A 1980 Zoning Board of Appeals (ZBA) decision was issued relative to this property which 
limited the number of residential units on the property to two (2) with one (1) onsite 
parking space per dwelling unit. The Special Permit decision also conditioned the entrance 
to the basement office be from the front of the building with an open stairway leading 
down from the front inside entrance and clearly marked as to how to enter the basement 
office. 
 
One June 23, 2020, the ZBA issued a decision (attached) amending the 1980 decision. The 
ZBA found that it would be appropriate for the ARB to evaluate the application under 
Environmental Design Review as the ARB is the Special Permit Granting Authority for the 
site and proposed use. The ZBA decided that if the ARB grant a special permit after finding 
that all applicable review criteria are met then the four conditions of the 1980 Special 
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Permit would be withdrawn. If the ARB does not grant a special permit, then the 1980 
conditions would stand. 
 
The Applicant does not propose any exterior changes to the existing building. Based on 
the information presented in the application materials, the Applicant is seeking review by 
the ARB in order to convert office space into dwelling units. If there are any exterior 
changes proposed, including signage, the Applicant must seek a Certificate of 
Appropriateness from the Arlington Historic Districts Commission due to being located 
within the Avon Place Historic District. 
 
Materials submitted for consideration of this application: 

 Application for EDR Special Permit including dimensional and parking information, 
dated October 15, 2020 and updated November 7, 2020; 

 Narrative and impact statement dated October 15, 2020 and updated November 
7, 2020; 

 LEED Considerations, prepared by Lagrasse Yanowitz & Feyl, dated October 15, 
2020 and updated November 7, 2020; 

 Building Façade Photos, dated October 15, 2020 and updated November 7, 2020; 

 Existing Floor Plans, prepared by Lagrasse Yanowitz & Feyl, dated January 14, 
2020; and 

 Proposed Floor Plans, prepared by Lagrasse Yanowitz & Feyl, dated May 28, 2020. 

 
II. Application of Special Permit Criteria (Arlington Zoning Bylaw, Section 3.3) 
 

1. Section 3.3.3.A.  
 The use requested is listed as a Special Permit in the use regulations for the 

applicable district or is so designated elsewhere in this Bylaw. 
  

The use is allowed in the B1 Neighborhood Office District with a Special Permit under 
the jurisdiction of the ARB due to its location on Massachusetts Avenue. The Board 
can find that this condition is met. 
 

2. Section 3.3.3.B.  
 The requested use is essential or desirable to the public convenience or welfare. 
 

The Master Plan recommends supporting commercial areas by encouraging new 
redevelopment, including residential and commercial uses, in and near commercial 
corridors. This building is located in the Arlington Center commercial district and in 
close proximity to amenities located on Massachusetts Avenue. The corridor is served 
by transit and the site by existing infrastructure. This project will provide a net 
increase of two residential units. The Board can find that this condition is met. 
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3. Section 3.3.3.C.   
 The requested use will not create undue traffic congestion or unduly impair 

pedestrian safety. 
 

The proposed use will not create undue traffic congestion or unduly impair pedestrian 
safety. The Board can find that this condition is met. 

 
4. Section 3.3.3.D.   

The requested use will not overload any public water, drainage or sewer system or 
any other municipal system to such an extent that the requested use or any 
developed use in the immediate area or in any other area of the Town will be 
unduly subjected to hazards affecting health, safety, or the general welfare. 

 
The proposed use will not overload any municipal systems. The Board can find that 
this condition is met. 

 
5. Section 3.3.3.E. 
 Any special regulations for the use as may be provided in the Bylaw are fulfilled. 
 

All such regulations are fulfilled. 
 

6. Section 3.3.3.F.  
The requested use will not impair the integrity or character of the district or 
adjoining districts, nor be detrimental to the health or welfare. 

 
The proposed use does not impair the integrity or character of the B1 district or 
adjoining districts and will not be detrimental to health or welfare. The Board can find 
that this condition is met. 

 
7. Section 3.3.3.G.  

The requested use will not, by its addition to a neighborhood, cause an excess of the 
use that could be detrimental to the character of said neighborhood. 

 
The proposed use will not be in excess or detrimental to the character of the 
neighborhood. The Board can find that this condition is met.  

 

III. Environmental Design Review Standards (Arlington Zoning Bylaw, 
Section 3.4) 

 
1. EDR-1 Preservation of Landscape  

 The landscape shall be preserved in its natural state, insofar as practicable, by 
minimizing tree and soil removal, and any grade changes shall be in keeping with the 
general appearance of neighboring developed areas. 
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There are no exterior changes proposed. Existing landscaping at the front of the 
building and along the Avon Place sidewalk will remain. The Board can find that this 
condition is met. 

 
2. EDR-2 Relation of the Building to the Environment 

  Proposed development shall be related harmoniously to the terrain and to the use, 
scale, and architecture of the existing buildings in the vicinity that have functional or 
visible relationship to the proposed buildings. The Arlington Redevelopment Board 
may require a modification in massing so as to reduce the effect of shadows on the 
abutting property in an R0, R1 or R2 district or on public open space. 

 
The existing building is situated in a stretch of Massachusetts Avenue in Arlington 
Center that is zoned B1. Within this district there are: two mixed-use buildings of 
residential and office space; a funeral home; two two-family dwellings; a three-family 
dwelling; and a single-family dwelling. The proposed mix of office space and 
residential space is consistent with the current uses in this B1 district. With no exterior 
changes to the existing building at 400-402 Massachusetts Avenue, there will be no 
change to the existing architectural pattern along this stretch of Massachusetts 
Avenue. The Board can find that this condition is met. 

 
3. EDR-3 Open Space 

 All open space (landscaped and usable) shall be so designed as to add to the visual 
amenities of the vicinity by maximizing its visibility for persons passing by the site or 
overlooking it from nearby properties. The location and configuration of usable 
open space shall be so designed as to encourage social interaction, maximize its 
utility and facilitate maintenance. 

 
 The existing open space remains as there are no exterior changes to the existing 

structure. The site includes 864 square feet of landscaped open space and zero square 
feet of usable open space. The Board can find that this condition is met. 

 
4. EDR-4 Circulation  

With respect to vehicular and pedestrian and bicycle circulation, including 
entrances, ramps, walkways, drives, and parking, special attention shall be given to 
location and number of access points to the public streets (especially in relation to 
existing traffic controls and mass transit facilities), width of interior drives and 
access points, general interior circulation, separation of pedestrian and vehicular 
traffic, access to community facilities, and arrangement of vehicle parking and 
bicycle parking areas, including bicycle parking spaces required by Section 6.1.12 
that are safe and convenient and, insofar as practicable, do not detract from the use 
and enjoyment of proposed buildings and structures and the neighboring 
properties. 
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The Applicant is proposing six parking spaces on site, and is requesting a parking 
reduction per Section 6.1.5. The parking requirement for the building is as follows: 
 

Parking Requirement 

  

  
Zoning Requirement 

Total Parking 
Required 

Office Space 630 sf 1/500 sf* 0 

Residential 
3 one-bed 
1 two-bed 

1.15 spaces per one-bed 
1.5 spaces per two-bed 5 spaces 

        

Total Parking  6 spaces 

Section 6.1.5 Reduction Not necessary 

Total Parking Provided 6 spaces 

* First 3,000 sf of non-residential space in mixed-use projects is exempt. 

 
Because the first 3,000 square feet of mixed-use buildings is exempt from the parking 
requirement (Section 6.1.10.C.), providing six parking spaces is consistent with the 
requirements of Section 6.1 and a parking reduction under Section 6.1.5 is not 
necessary. However, the Transportation Demand Management (TDM) Plan is 
accepted and should be implemented. The TDM Plan includes providing covered 
bicycle parking and storage, providing an electric charging station, and installing a 
shower in the office unit. While these items seem appropriate for the proposal, the 
Applicant should clarify the following: specify if a shower is proposed; identify where 
the EV charger will be installed; and provide details on how the covered bicycle 
storage will be provided, including the number of short- and long-term bicycle parking 
spaces per Section 6.1.12(A).  
 
Providing tandem (stacked) parking is allowed per the bylaw and the parking spaces 
appear to be sized appropriately. The Applicant should provide additional information 
on how the six parking spaces will be assigned to limit conflicts among the building 
tenants. 
 
The vehicle parking spaces and overall site circulation may be constrained. The 
stacked parking on the side entry aisle appears narrow and the side exit aisle also 
appears narrow. Compact parking spaces may be recommended and additional safety 
measures installed onsite to accommodate vehicles and pedestrians on the property.  

 
5. EDR-5 Surface Water Drainage  

Special attention shall be given to proper site surface drainage so that removal of 
surface waters will not adversely affect neighboring properties or the public storm 
drainage system. Available Best Management Practices for the site should be 
employed, and include site planning to minimize impervious surface and reduce 
clearing and re-grading. Best Management Practices may include erosion control and 
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stormwater treatment by means of swales, filters, plantings, roof gardens, native 
vegetation, and leaching catch basins. Stormwater should be treated at least 
minimally on the development site; that which cannot be handled on site shall be 
removed from all roofs, canopies, paved and pooling areas and carried away in an 
underground drainage system. Surface water in all paved areas shall be collected in 
intervals so that it will not obstruct the flow of vehicular or pedestrian traffic and 
will not create puddles in the paved areas. 

 
In accordance with Section 3.3.4., the Board may require from any applicant, after 
consultation with the Director of Public Works, security satisfactory to the Board 
to insure the maintenance of all stormwater facilities such as catch basins, 
leaching catch basins, detention basins, swales, etc. within the site. The Board 
may use funds provided by such security to conduct maintenance that the 
applicant fails to do. 

 
The Board may adjust in its sole discretion the amount and type of financial 
security such that it is satisfied that the amount is sufficient to provide for any 
future maintenance needs. 

 
No stormwater controls are present on the site, and the proposal does not trigger the 
addition of additional controls. However, stormwater from the roof appears to sheet 
flow off the property and the Applicant could investigate ways to better control and 
mitigate flow before it reaches the street. 

 
6. EDR-6 Utilities Service 

Electric, telephone, cable TV, and other such lines of equipment shall be 
underground. The proposed method of sanitary sewage disposal and solid waste 
disposal from all buildings shall be indicated. 

  
There will be no changes to the existing utility service infrastructure as a result of this 
proposal. The Board can find that this condition is met. 

 
7. EDR-7 Advertising Features 

The size, location, design, color, texture, lighting and materials of all permanent 
signs and outdoor advertising structures or features shall not detract from the use 
and enjoyment of proposed buildings and structures and the surrounding 
properties. 
 
The application materials do not include any information about new signage at the 
building, nor does the application indicate whether the existing office signage will be 
removed. Final signage plans will need to be submitted, reviewed, and approved by 
the ARB and the Historic Districts Commission as this property is located in the Avon 
Place Historic District. 
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8. EDR-8 Special Features 
Exposed storage areas, exposed machinery installations, service areas, truck loading 
areas, utility buildings and structures, and similar accessory areas and structures 
shall be subject to such setbacks, screen plantings or other screening methods as 
shall reasonably be required to prevent their being incongruous with the existing or 
contemplated environment and the surrounding properties. 

 
The application materials do not provide any information about how solid waste and 
recycling will be screened and maintained. The photos provided with the application 
materials show totes placed along the building rear. The Applicant should provide 
either a closed and screened area at the building rear or space within the building for 
waste and recycling. 

 
9. EDR-9 Safety  

With respect to personal safety, all open and enclosed spaces shall be designed to 
facilitate building evacuation and maximize accessibility by fire, police and other 
emergency personnel and equipment. Insofar as practicable, all exterior spaces and 
interior public and semi-public spaces shall be so designed to minimize the fear and 
probability of personal harm or injury by increasing the potential surveillance by 
neighboring residents and passersby of any accident or attempted criminal act. 

 
The existing building provides safe and convenient access into and around the 
property. The Board can find that this condition is met. 

 
10. EDR-10 Heritage  

With respect to Arlington's heritage, removal or disruption of historic, traditional or 
significant uses, structures or architectural elements shall be minimized insofar as 
practical whether these exist on the site or on adjacent properties. 
 
Based on the information presented in the applicant materials, there are no proposed 
exterior changes to the existing building. If there are any exterior changes proposed, 
including signage, the Applicant must seek a Certificate of Appropriateness from the 
Arlington Historic Districts Commission due to being located within the Avon Place 
Historic District. The Board can find that this condition is met. 

 
11. EDR-11 Microclimate 

With respect to the localized climatic characteristics of a given area, any 
development which proposes new structures, new hard surface, ground coverage or 
the installation of machinery which emits heat, vapor or fumes shall endeavor to 
minimize insofar as practicable, any adverse impacts on light, air and water 
resources or on noise and temperature levels of the immediate environment. 

 
There are no proposed changes that would affect the microclimate. The Board can 
find that this condition is met. 
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12. EDR-12 Sustainable Building and Site Design  
Projects are encouraged to incorporate best practices related to sustainable sites, 
water efficiency, energy and atmosphere, materials and resources, and indoor 
environmental quality. Applicants must submit a current Green Building Council 
Leadership in Energy and Environmental Design (LEED) checklist, appropriate to 
the type of development, annotated with narrative description that indicates how 
the LEED performance objectives will be incorporated into the project. 

 
A LEED checklist was not provided, but a memo from Lagrasse Yanowitz & Feyl 
provides an overview of the sustainable building practices that will be incorporated as 
part of the renovation. The Board can find that this condition is met. 
 

IV. Findings 

 
1. The proposed project is approved under Section 3.4, Environmental Design 

Review. 
 

V. Conditions 
 

1. The final design and sign plans shall be subject to the approval of the Arlington 
Redevelopment Board or administratively approved by the Department of 
Planning and Community Development. Any substantial or material deviation 
during construction from the approved plans and specifications is subject to the 
written approval of the Arlington Redevelopment Board 
 

2. Any substantial or material deviation during construction from the approved plans 
and specifications is subject to the written approval of the Arlington 
Redevelopment Board.  
 

3. The Board maintains continuing jurisdiction over this permit and may, after a duly 
advertised public hearing, attach other conditions or modify these conditions as it 
deems appropriate in order to protect the public interest and welfare. 

 
4. Snow removal from all parts of the site, as well as from any abutting public 

sidewalks, shall be the responsibility of the owner and shall be accomplished in 
accordance with Town Bylaws. 
 

5. Trash shall be picked up only on Monday through Friday between the hours of 
7:00 am and 6:00 pm. All exterior trash and storage areas on the property, if any, 
shall be properly screened and maintained in accordance with the Town Bylaws. 

 
6. All utilities serving or traversing the site (including electric, telephone, cable, and 

other such lines and equipment) shall be underground. 
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7. Upon the issuance of the building permit the Applicant shall file with the 

Inspectional Services Department and the Police Department the names and 
telephone numbers of contact personnel who may be reached 24 hours each day 
during the construction period. 
 

8. Any final building signage will be reviewed and approved by the Arlington Historic 
Districts Commission, Department of Planning and Community Development, and 
Inspectional Services. 

 
9. The Final Transportation Demand Management Plan shall be submitted for review 

and approval by the Department of Planning and Community Development. 
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400-402 Massachusetts Avenue 
Arlington, MA 

 
Environmental Impact Statement 

 
The property located at 400-402 Massachusetts Avenue contains 4,756 

square feet+/- and is in a B1 zone which zone is defined in Section 5.5 - Business 

Districts section of the Zoning Bylaw and at 5.5.1, Subsection A. 

The definition in the Zoning Bylaw for a property located in a B1 zone is as 

follows:   

“B1: Neighborhood Office District. In the Neighborhood Office 
District, the predominant uses include one- and two-family dwellings, 
houses with offices on the ground floor, or office structures which are 
in keeping with the scale of adjacent houses. Primarily located on or 
adjacent to Massachusetts Avenue, this district is intended to 
encourage preservation of small-scale structures to provide contrast 
and set off the higher-density, more active areas along the Avenue. 
Mixed-use buildings without retail space are allowed in this district. 
The Town discourages uses that would detract from the desired low 
level of activity, consume large amounts of land, or otherwise 
interfere with the intent of this Bylaw.” 
 

 The property was the subject of a 1980 Zoning Hearing and Decision which 

provided that there be no more than two (2) apartments developed on the site 

and that there would be at least one on-site parking space per dwelling unit to be 

set aside for apartment tenants and that the entrance to the basement space be 

from the front of the building with an open stairway leading down from the inside 

entrance and clearly marked as to how to enter the basement. 

 The Petitioner’s representative has now filed a Petition to Amend the 

Special Permit in accordance with the new mixed-use bylaw which applies in an 

B1 zone requesting that the building be allowed to have one (1) office unit and 
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four (4) residential units in accordance with plans submitted to the Zoning Board 

and which are also being submitted to the Arlington Redevelopment Board 

(hereinafter “ARB”) at this time.  

 While the 1980 Zoning Decision limited the number of apartments in the 

buildings to two (2) under the mixed-use bylaw and in accordance with the 

provisions Section 3.4, further Section 3.4.4 of the Zoning Bylaw, the ARB has the 

jurisdiction with respect to any work or changes to be made to the existing 

building and in exercising its jurisdiction the ARB is to follow certain standards in 

reviewing Petitioner’s plans in accordance with a portion of the language of 

Section 3.4.4 which states the following: 

“The Standards are intended to provide a frame of reference for the 
Applicant in the development of site and building plans as well as a method 
of review for the review authority.  They shall not be regarded as inflexible 
requirements and they are not intended to discourage creativity, invention 
and innovation.” 
 
The property is located in a mixed-use area directly across from the main 

Arlington Fire Station, within steps of the heart of Arlington Center with its 

significant retail uses, but at the fringe of that area at a point where there is a 

transition to more residential uses, including a number of apartment buildings, 

smaller mixed-use offices and residential buildings as well as commercial buildings 

such as the commercial building located at 397 Massachusetts Avenue, across 

from the Fire Station. 

Petitioner does not propose changes to the exterior of the building but 

rather seeks to maintain the mixed-use history of the building with respect to its 

plans. 
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The proposed use comports comfortably with the language contained in the 

definition of the neighborhood office district contained in the Zoning Bylaw as the 

proposed use will provide contrast and set off the higher-density, more active 

areas along the Massachusetts Avenue and further would not detract from a low-

level of activity with respect to the use. 

The total gross floor area (GFA) would remain the same with respect to 

Petitioner’s plans and the property is nonconforming with respect to the Zoning 

Bylaw lot size, floor area ratio, lot area per dwelling, front, side yard depths, 

useable open space and parking space minimum requirements contained in the 

Bylaw. 

As a result of the increase in the requested number of residential units from 

two (2) to four (4), the proposal would increase the nonconformity with respect to 

the lot area per dwelling unit by reducing it from 2032 square feet per unit to 921 

square feet per unit. 

Petitioner also proposes to increase the two (2) parking spaces currently 

located at the property from two (2) to six (6), while the required parking spaces 

would be 6.1 parking spaces as set forth within the substance of the Zoning Bylaw 

with respect to the proposed use which requires Petitioner to request a reduction 

with respect to the parking requirements contained in the Zoning Bylaw. 

Accordingly, Petitioner is prepared in accordance with Section 6.1.5, further 

subsection C of the Zoning Bylaw to comply with the provisions of the 

Transportation Demand Management (TDM) conditions contained in subsection C 

as follows: 

(1) Provide covered bicycle parking and storage; 

(2) Provide an electric charging station; and 
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(3) Installation of a shower in the office unit. 

The Zoning of Board Appeals in a decision dated June 23, 2020 unanimously 

voted that in light of the fact that the Petitioner’s proposal invokes the jurisdiction 

of Section 3.4 of the Zoning Bylaw under Environmental Design Review, that the 

ARB can review the proposal in accordance with the criteria of Sections 3.3.3 and 

3.4 and if the ARB approves Petitioner’s proposal then that decision would be the 

controlling decision with respect to Petitioner’s mixed-use proposal, but if the 

proposed Petition was not approved by the ARB, then the 1980 Special Permit 

Zoning Board of Appeals conditions would remain in effect. 

The Members of the Zoning Board went on to find that the 1980 Special 

Permit issued by the Zoning Board which allowed for two (2) apartments and one 

(1) office on the site and which also made provision for parking spaces for the 

dwelling units would essentially be superseded by the decision of the ARB since 

the Zoning Board in any event would not have the authority to issue a Special 

Permit under Environmental Design Review as that jurisdiction was solely the 

authority of the ARB. 

In summary, the relief sought by Petitioner is for conversion of the property 

from two (2) residential units and one (1) business units into four (4) residential 

dwelling units and one (1) business unit. 

The permit applied for requires relief from the following sections of the 

Zoning Bylaw: 

1.  Section 6.1.5, (C) – Transportation Management relief; 

2. Section 3.4. Environmental Design Review;  

3. Section 5.3.16 – Yards and setbacks for lots adjoining a street or public 

open space; and 
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4. Mixed-use amendment to the zoning bylaw. 

Petitioner has addressed the standards of Section 3.4 of the Zoning Bylaw 

as follows: 

1. The landscaped opened space which is presently 864 square feet+/- will 

remain at 864+/- square feet while zoning would require 555 square 

feet+/-. 

2. The exterior of the building will not change as all the changes will be 

interior changes. 

3. The useable open space which is 0 will remain at 0 with respect to 

Petitioner’s proposed interior plans to the building. 

4. Traffic circulation will remain unchanged with one-way traffic in and out 

to the parking spaces which are located to the rear of the building. 

5. The surface water drainage will remain unchanged. 

6. There will be no changes to the utility service to the property. 

7. Petitioner will, in all likelihood, discuss any advertising features with 

respect to the proposal with the Planning Department and would expect 

that any proposal made could be dealt with administratively by the 

Planning Department. 

8. There will be no new machinery installed at the building. 

9. All opened and closed spaces at the building will remained unchanged. 

10. Petitioner has submitted a LEED’s report of LAGRASSE YANOWITZ & FEYL 

with respect to LEED considerations with respect to the proposal as a 

part of its submission to the ARB. 
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One Elm Square, Andover, MA 01810  //  978.470.3675 

 

 

400 MASS AVE – LEED CONSIDERATIONS  

The improvements at 400-402 Massachusetts Avenue will look to incorporate the items below per 

‘LEED_v4.1_Residential_BD_C_Multifamily_Homes’ to support the sustainable building practices 

goal in Arlington, MA. 

LOW EMITTING MATERIALS 

These materials are to be integrated to reduce concentrations of chemical contaminants that can 
damage air quality, human health, productivity, and the environment. Some of these building 
materials are as follows: 

-Paints and Coatings  

At least 75% of all paints and coatings, by volume or surface area, are to meet the VOC emissions 
evaluation AND 100% meet the VOC content evaluation.   

-Adhesives and Sealants  

At least 75% of all adhesives and sealants, by volume or surface area, are to meet the VOC emissions 
evaluation AND 100% meet the VOC content evaluation  

-Flooring  

At least 90% of all flooring materials (carpet, ceramic, vinyl, rubber, engineered, solid wood, 
laminates), by cost or surface area, is to meet the VOC emissions evaluation OR inherently non 
emitting sources criteria, OR salvaged and reused materials criteria.   

INDOOR AIR QUALITY   

The LEED objective is to establish better quality indoor air in the building after construction and 
during occupancy. Before each dwelling unit is occupied, air cleaning, a flush-out with a recirculating 
HEPA Air Filtration Device, and air testing in the unit to Demonstrate that 10 micron particles do not 
exceed 8 µg/m3 should be performed. 

ACCESS TO QUALITY TRANSIT 

Functional entry is located within ¼ mile walking distance to existing bus stop.  

ENVIRONMENTALLY PREFERABLE PRODUCTS 

At least 70% of each new compliant building component (floor covering, insulation, 
framing/structural systems, drywall, doors cabinets, countertops and/or interior trim), by weight or 
volume, will aim meet one of the requirements below: 

The product contains at least 25% reclaimed material, including salvaged, refurbished, or reused 
materials. For renovation projects, existing components are considered reclaimed. Wood by-
products can be counted as reclaimed material. These include items from secondary manufacturers; 
felled, diseased, or dead trees from urban or suburban areas; orchard trees that are unproductive 
and cut for replacement; and wood recovered from landfills or water bodies.  

The product contains at least 25% postconsumer or 50% pre consumer content. 
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One Elm Square, Andover, MA 01810  //  978.470.3675 

 

 

 

Wood products must be Forest Stewardship Council (FSC) Certified, or USGBC-approved equivalent.  

Bio-based materials. Bio-based products must meet the Sustainable Agriculture Network’s 
Sustainable Agriculture Standard.  Bio-based raw materials must be tested using ASTM Test Method 
D6866 and be legally harvested, as defined by the exporting and receiving country. Exclude hide 
products, such as leather and other animal skin material.  

Concrete that consists of at least 30% fly ash or slag used as a cement substitute.   

Extended producer responsibility. Products purchased from a manufacturer (producer) that 
participates in an extended producer responsibility program or is directly responsible for extended 
producer responsibility.   

WATER USE REDUCTION  

The project will seek to reduce aggregate water consumption by 20% from the baseline for each 
new fixture (toilets, showerheads, dishwashers, etc.) 

MINIMUM ENERGY PERFORMANCE  

For new dwelling units, heating and cooling systems will look to meet the following equipment 
selection sizing guidelines, or next nominal size:   

Cooling Equipment:  

Single-Speed Compressor: 90-130% of total heat gain  

Two-Speed Compressor: 90-140% of total heat gain  

Variable-Speed Compressor: 90-160% of total heat gain  

Heating Equipment:  
100-140% of total heat loss AND energy performance compliance.  
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LEED v4 for BD+C: Core and Shell

Project Checklist 400 Mass Ave Apartments - Arlington, MA

10/9/2020

Y ? N

Credit 1

0 2 0 20 0 3 0 14
Credit 20 Y Prereq Required

Credit 2 Y Prereq Required

Credit 3 Credit 6

Credit 6 1 Credit 2

1 Credit 6 Credit 2

1 Credit 1 1 Credit Building Product Disclosure and Optimization - Material Ingredients 2

Credit 1 1 Credit 2

Credit Green Vehicles 1

0 5 0 Indoor Environmental Quality 10

0 0 0 11 Y Prereq Required

Y Prereq Required Y Prereq Required

Credit 1 2 Credit 2

Credit 2 3 Credit 3

Credit 1 Credit Construction Indoor Air Quality Management Plan 1

Credit 3 Credit 3

Credit 2 Credit 1

Credit 1

Credit Tenant Design and Construction Guidelines 1 0 0 0 Innovation 6
Credit 5

0 1 0 11 Credit 1

Y Prereq Required

Y Prereq Required 0 0 0 Regional Priority 4

Y Prereq Building-Level Water Metering Required Credit Regional Priority: Specific Credit 1

Credit 2 Credit Regional Priority: Specific Credit 1

1 Credit 6 Credit Regional Priority: Specific Credit 1

Credit 2 Credit Regional Priority: Specific Credit 1

Credit Water Metering 1

0 11 0 TOTALS Possible Points: 110

0 0 0 33 Certified: 40 to 49 points ,   Silver: 50 to 59 points,   Gold: 60 to 79 points,   Platinum: 80 to 110 

Y Prereq Required

Y Prereq Required

Y Prereq Required

Y Prereq Required

Credit 6

Credit 18

Credit 1

Credit 2

Credit 3

Credit 1

Credit 2

Innovation  

LEED Accredited Professional

Daylight

Quality Views

Project Name:

Date:

Materials and Resources

Construction and Demolition Waste Management Planning

Building Life-Cycle Impact Reduction

Construction and Demolition Waste Management 

Minimum Indoor Air Quality Performance

Environmental Tobacco Smoke Control

Building Product Disclosure and Optimization - Sourcing of Raw Materials

Building Product Disclosure and Optimization - Environmental Product

Declarations

Integrative Process

Location and Transportation

Low-Emitting Materials

Minimum Energy Performance

Indoor Water Use Reduction

Cooling Tower Water Use

Heat Island Reduction

Storage and Collection of Recyclables

Light Pollution Reduction

Enhanced Indoor Air Quality Strategies

Bicycle Facilities

Construction Activity Pollution Prevention

LEED for Neighborhood Development Location

Sensitive Land Protection

High Priority Site

Enhanced Refrigerant Management

Green Power and Carbon Offsets

Outdoor Water Use Reduction

Indoor Water Use Reduction

Water Efficiency

Fundamental Refrigerant Management

Enhanced Commissioning

Demand Response

Outdoor Water Use Reduction

Energy and Atmosphere

Optimize Energy Performance

Advanced Energy Metering

Fundamental Commissioning and Verification

Building-Level Energy Metering

Renewable Energy Production

Sustainable Sites

Site Development - Protect or Restore Habitat

Open Space

Rainwater Management

Surrounding Density and Diverse Uses

Access to Quality Transit

Reduced Parking Footprint

Site Assessment
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Town of Arlington, Massachusetts

Docket #2717, as amended #2905, 23 Broadway *Continued Public Hearing*

Summary:
7:30 p.m. Board will continue public hearing for Special Permit #2717 as amended by Docket #2905 to review

application filed September 3, 2020 by Eskar, LLC, 9 Wildwood Rood, Middleton, MA, in accordance with
the provisions of MGL Chapter 40A § 11, and the Town of Arlington Zoning Bylaw Section 3.4,
Environmental Design Review. The applicant proposes to establish a marijuana retail establishment at 23
Broadway Arlington, MA in the B2A Major Business District. The reopening of the Special Permit is to allow
the Board to review and approve the development under Section 3.4, Environmental Design Review.
 
• For each public hearing, applicants will be provided 5 minutes for a presentation.
• DPCD staff will be provided 3 minutes to discuss public hearing memo.
• Members of the public will be provided time to comment.
• Board members will discuss each docket and may vote.

ATTACHMENTS:
Type File Name Description

Reference
Material Updated_Memo_to_ARB_re_Docket_#2717_amended_by_2905_11-18-20_2.pdf

Updated Memo
to ARB re
Docket #2717
amended by
2905 11-18-20

Reference
Material Updated_Plans_for_12-7-20_Hearing.pdf

Updated Plans
for 12-7-20
Hearing

Reference
Material Letter_to_Jennifer_Raitt_re_23_Mass_Avenue_-_Eskar_11-04-20.pdf

Letter to
Jennifer Raitt re
23 Mass Ave -
Eskar 11-30-20

Reference
Material TAC_Review_of_Transportation_Impact_Assessment_11-20-20.pdf

TAC Review of
Transportation
Impact
Assessment 11-
20-20

Reference
Material Response_to_TAC_Comments_-_Eskar_11-30-20.pdf

Response to
TAC Comments
- Eskar 11-30-
20

Reference
Material

Final_EDR_Public_Hearing_Memo_Docket_2717_amended_by_2905_Eskar_23_Broadway_09-
30-20.pdf

Final EDR
Public Hearing
Memo Docket
2717 amended
by 2905 Eskar
23 Broadway 9-
30-20

Reference
Material Combined_Application_Materials_Received_for_10-05-20_Hearing.pdf

Combined

Application
Materials
received for 10-
5-20 Hearing

Reference
Material LEED_Memo_and_Scorecard.pdf

LEED Memo
and Scorecard
9-30-20
Correspondence
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Reference
Material Correspondence_received_from_J._Berson_093020_re_Docket_2717_23_Broadway.pdf

Correspondence
received from J.
Berson 9-30-20
re Docket #2717
23 Broadway
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Town of Arlington, Massachusetts 

Department of Planning & Community Development 
730 Massachusetts Avenue, Arlington, Massachusetts 02476 

 

Public Hearing Memorandum - Update 
The purpose of this memorandum is to provide the Arlington Redevelopment Board and public with technical 
information and a planning analysis to assist with the regulatory decision-making process.  
 
To:  Arlington Redevelopment Board 
 
From:   Jennifer Raitt, Secretary Ex Officio 
 
Subject:  Environmental Design Review, 23 Broadway, Arlington, MA 

Docket #2717, as amended by Docket #2905 
 
Date:   November 18, 2020 

 

This memo is provided as an update to the last memo provided on September 30, 2020. The 
following items have been updated pursuant to this application: 

• Letter to Jennifer Raitt, dated November 4, 2020, including a memo from Vanasse & 
Associates, dated October 22, 2020; 

• First Floor Construction Plan, dated June 16, 2020, with no update date, prepared 
by AEPMI 

• Broadway Elevation Metal Screen Wall, prepared by AEPMI; 
• Broadway Elevation Window Film Options, prepared by AEPMI;  
• Site Plan, dated July 12, 2020, and updated October 16, 2020, prepared by Bohler, 

including showing ADA access route; and 
• Memo from Vanasse & Associates, Inc. responding to the Transportation Advisory 

Committee memo, dated November 30, 2020. 
 

These items address the following items discussed by the Board: 
• Window Treatments on the Broadway elevation; 
• Selection of glass block wall at entry; 
• Signage on the building and in parking lot; 
• Interior bicycle parking; 
• Exit drive onto Sunnyside Avenue; and 
• Loading dock usage. 
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The Transportation Advisory Committee (TAC) reviewed the application and provided a memo 
dated November 20, 2020; their comments are attached. The applicant’s response to 
comments from TAC is also provided. 
 
With regard to the Board’s request to provide a parking and queuing plan, an updated LEED 
scorecard, a determination that the exit stairs onto Broadway are accommodated on private 
property, and the feasibility of providing a shower or changing room and a breakroom, the 
updated materials do not address these items. While the memo from Vanasse & Associates, 
provides an overview of logistics, the applicant will still need to have the Arlington Police 
Department (APD) review these plans as part of the Memorandum of Understanding the 
operator will enter into with the APD. 
 
The applicant should provide a more detailed update regarding any of the above items at the 
continued hearing. 
 
Should the Board make a decision on the EDR application, the following findings and conditions 
are recommended: 
 
Findings 
 

1. The ARB finds that the proposed marijuana retailer meets the standards for Marijuana 
Uses as identified in Section 8.3. 
 

General Conditions 
 

1. The final design, sign, exterior material, landscaping, and lighting plans shall be subject 
to the approval of the Arlington Redevelopment Board at the time when future 
operators are identified. Any substantial or material deviation during construction from 
the approved plans and specifications is subject to the written approval of the Arlington 
Redevelopment Board 
 

2. Any substantial or material deviation during construction from the approved plans and 
specifications is subject to the written approval of the Arlington Redevelopment Board.  
 

3. The Board maintains continuing jurisdiction over this permit and may, after a duly 
advertised public hearing, attach other conditions or modify these conditions as it deems 
appropriate in order to protect the public interest and welfare. 
 

4. Snow removal from all parts of the site, as well as from any abutting public sidewalks, 
shall be the responsibility of the owner and shall be accomplished in accordance with 
Town Bylaws. 
 

5. Trash shall be picked up only on Monday through Friday between the hours of 7:00 am 
and 6:00 pm. All exterior trash and storage areas on the property, if any, shall be properly 
screened and maintained in accordance with the Town Bylaws. 

73 of 405



Docket #2717, as amended by Docket #2905 
23 Broadway 

Page 3 of 3 
 

3 
 

 
6. Upon the issuance of the building permit the Applicant shall file with the Inspectional 

Services Department and the Police Department the names and telephone numbers of 
contact personnel who may be reached 24 hours each day during the construction period. 

Special Conditions 
 

1. The Applicant shall work with the Arlington Police Department and Town Counsel to 
execute a Memorandum of Understanding (MOU) to coordinate efforts with a goal of 
minimizing and eliminating impacts on the neighborhood surrounding the facility at 23 
Broadway. Consultation with the Department of Planning and Community Development 
shall occur to ensure that the MOU is responsive to any decision. 
 

2. The Applicant shall be responsible for the cost of any police details provided by the 
Arlington Police Department to oversee circulation of vehicles and pedestrians. 
 

3. Queuing shall be prohibited along any public right-of-way on Sunnyside Avenue and 
Broadway. 
 

4. As part of the Annual Sales Report provided to the Town of Arlington, the Applicant shall 
report how customers and patients arrive at the establishment. 
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ACCESSIBLE PARKING CRITERIA
(STANDARD SPACE- 8'x18' W/ 5' ACCESS AISLE)
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NO CHANGE
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N.T.S.

36"

47
"

56.38"

Ø 2.38"

BIKE RACK

2X Ø .25" X 12.75"
ANCHOR RODS

"DO NOT ENTER" SIGN

WHITE BAR

WHITE LETTERS

R5-1 SIGN

1/4" x 1/2" LG. PIN
HD. BOLTS WITH
NUTS & LOCK
WASHERS

30"

30
"

7'-
0"

 A
BO

VE
 G

RO
UN

D RED CIRCLE

WHITE
BACKGROUND

N.T.S.

ALL EXISTING TREES, SHRUBS, AND

LANDSCAPED AREAS SHALL BE

PRUNED/CLEANED UP

SITE PLAN NOTES
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AIR ENTRAINED OR PER LOCAL CODE WITH #4

BARS X 12" O.C. EACH WAY
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"
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12" GRANULAR BASE COURSE
(MASSDOT M2.01.07)
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SITE
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BICYCLE PARKING REQUIREMENTS

RETAIL AND SERVICE USE REQUIRES 0.60 SPACES PER 1,000 SF OF GROSS FLOOR AREA.
- 3,985 SF x 0.6 / 1,000 = 2.4 SPACES REQUIRED
- 6 SPACES PROVIDED

NOTE: BICYCLE RACKS SHALL ACCOMMODATE A BICYCLE AT LEAST 6 FT. IN LENGTH AND
2 FT. WIDE.

ALL SIGNS TO CONFORM TO MUTCD

STANDARDS AND REGULATIONS

10,890 SF

110.85 FT

36.6%

1.9 FT

46.7 FT

22.6 FT

18 SPACES

(9'x18')

- MAJOR BUSINESS (B2A) ZONING DISTRICT

29.5 FT

10%

15 SPACES

- RETAIL DISPENSARY REQUIRES A SPECIAL PERMIT

1. PROPERTY LINE INFORMATION DEPICTED ON THIS PLAN IS TAKEN FROM "ZONING
SITE PLAN", PREPARED BY WOO & WILLIAMS, DATED 03/10/89 AND IS NOT THE RESULT
OF AN ACTUAL FIELD SURVEY.

2. TOPOGRAPHIC INFORMATION DEPICTED ON THIS PLAN IS BASED ON ARLINGTON GIS
AND IS NOT THE RESULT OF AN ACTUAL FIELD SURVEY.

3. BUILDING LOCATIONS DEPICTED ON THIS PLAN IS TAKEN FROM "ZONING SITE PLAN",
PREPARED BY WOO & WILLIAMS, DATED MARCH 10, 1989 AND IS NOT THE RESULT OF
AN ACTUAL FIELD SURVEY.

4. THE PERMANENT STRUCTURES DEPICTED HEREIN ARE APPROXIMATELY LOCATED
ON THE GROUND AS SHOW.

5. PLAN CONTENTS ARE THE RESULT OF A COMPILATION OF THE ABOVE REFERENCES
SOURCES AND VARIOUS RECORD AND NON-RECORD INFORMATION, AS WELL AS A
VISUAL OBSERVATION CONDUCTED BY BOHLER ON AUGUST 17, 2020. THIS PLAN IS
NOT THE RESULT OF AN ACTUAL FIELD SURVEY.

6. THE PURPOSE OF THIS PLAN IS TO DEPICT THE SITE IN A GENERAL NATURE AND
INDICATE THE PROPOSED CHANGE IN USE ONLY.
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Arlington Transportation Advisory Committee

Date: November 20, 2020.
To: Arlington Redevelopment Board.
From: TAC Executive Committee.
Subject: Review of Proposed Eskar Marijuana Dispensary Traffic Impact Assessment

Memorandum

At the request of Erin Zwirko of the Department of Planning and Community 
Development, the TAC Executive Committee has prepared this review of the Traffic 
Impact Assessment (TIA) for the proposed Eskar Marijuana dispensary for the ARB. 
The comments presented below have not been reviewed or approved by the full 
TAC membership.  The following are the Executive Committees comments on the 
TIA and the proposed site plan: 

1. The TAC Executive Committee concurs with the overall recommendations of the 
TIA to implement the following recommendations:

a. Access to the Project will continue to be provided by way of one entrance-
only driveway along Broadway and one exit-only driveway onto Sunnyside
Avenue.

b. The adoption of a comprehensive Transportation Demand Management 
(TDM) strategy. 

c. Development of an Opening Conditions Operations Plan in cooperation 
with the Arlington Police Department.

Each of these recommendations includes several detailed recommendations.  
The Executive Committee recommends that the developer provide signage and 
pavement marking designating the exit driveway on Sunnyside Avenue as right-
turn only in accordance with DPW requirements (add this to the Access to the 
Project Recommendations).  This will help eliminate any additional traffic through
the Sunnyside neighborhood.  The traffic analysis assumed all exiting traffic 
would turn right. 

2. The Executive Committee's has two major concerns with the analyses provided 
in the TIA:

a. The TIA uses standard Institute of Transportation Engineers (ITE) trip 
generation rates for projecting traffic volumes from the proposed project.  
However, If possible the report should be using trip generation data from 
dispensary sites in Massachusetts as was done in the final TIA for the 
Apothca dispensary. This is because the ITE data are based on a small 
number of data points from two western states with wide variations of trip 
production.  The transportation consultant also could consider using an 
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Arlington Transportation Advisory Committee
To: ARB Page 2.
Subject: Review of Proposed Eskar Marijuana Dispensary TIA.
Date: November 20, 2020.

additional source of trip generation data from a firm called Spack 
Consulting.

b. On Figure 7, it does not appear that all the projected project-generated 
trips have been added correctly to the No-Build trips.  The Build trips 
should be recalculated and the intersection level of service analysis rerun 
with the correct volumes.  The Build volumes may also need to be 
recalculated based on the issue described above regarding use of the ITE 
trip generation rates.  The conclusions of the report should be modified as 
appropriate based on the reanalysis.

3. The Executive Committee concluded that following major factors in the TIA 
analyses are appropriate for the Existing, No-Build and Build Conditions:

a. Analysis of only the weekday evening peak hour, assuming the dispensary
is not open during the morning peak hour.

b. Adjustment of traffic volume counts taken in June of this year by 2.05 to 
account for lower volumes due to the effect of the COVID-19 pandemic.  
The adjustment was based on the ratio of the 2016 traffic volume on 
Broadway west of Alewife Brook Parkway (increased by 1.02 for growth in 
traffic to 2020) to the June 2020 volume on Broadway east of Sunnyside 
Ave.  

c. Use of a future design year of 2027.
d. Use of an annual growth rate of 0.05 percent over seven years for a total 

adjustment of 4.0 percent for background traffic based on existing traffic 
growth trends in the region.

e. Including traffic that would be generated by proposed new development in 
the area of the project in future No-Build traffic volumes.

f. Distribution of project generated traffic based on the distribution of existing
traffic in the area.  

4. The following discrepancies were found in the report.  They should be corrected 
and the requested clarifications should be included in the final TIA.

a. Column 3 in Table 1 is incorrectly labeled as Main St at Clarks Rd.  It 
should read Broadway at Sunnyside Ave.  Please confirm the data are 
correct for that location.

b. The footnote on Table 2 should be corrected to refer to the appropriate 
ITE land use.

c. The discussion of Table 4 on the bottom of page 17 incorrectly states that 
volume increases from No-Build to Build are anticipated to be 1.2 percent 
or less during the Saturday midday peak-hour.  The percent increase on 
Broadway east of Sunnyside Ave is shown in the table as 90 vehicles or 
8.6 percent.  The table does not include the volume increase on Broadway
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Arlington Transportation Advisory Committee
To: ARB Page 3.
Subject: Eskar Traffic Impact Assessment Review.
Date: November 20, 2020.

east of Sunnyside Ave in the evening peak hour.  This information should 
be included in Table 4. 

d. The discussion of Table 5 on page 18 incorrectly states that “the available 
lines of sight for motorists exiting onto Sunnyside Avenue in both 
directions exceed the recommended minimum sight distance”.  The 110' 
sight distance reported to the south is less than the stated minimum of 
155' shown in Table 5.  It is also not indicated if that sight distance 
calculation considers the two street trees and two parked cars on the 
street between the driveway and Broadway.  This may not be a significant 
issue based on the projection of all traffic exiting the driveway turning right
and this memorandum’s recommendation of restricting the driveway to 
right turns only. 

e. The Parking section starting on page 25 does not indicate the expected 
Saturday or weekday parking demand, or the parking requirements in the 
Town's zoning bylaw. The Parking section should reference both ITE 
parking demand (or similar sites in Massachusetts) and the zoning bylaw. 
Also, it does not indicate how employee parking will be addressed. The 
TIA should show how the rideshare spaces in front of the building would 
be signed and marked. This would require Select Board approval. The TIA
should clarify if the project will pay for the signing and marking.

TAC Executive Committee:
  Howard Muise, Chair.
  Jeff Maxtutis, Vice Chair.
  Shoji Takahashi, Secretary.
Dan Amstutz, Senior Transportation Planner, DPCD.
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Town of Arlington, Massachusetts 

Department of Planning & Community Development 
730 Massachusetts Avenue, Arlington, Massachusetts 02476 

 

Public Hearing Memorandum 
The purpose of this memorandum is to provide the Arlington Redevelopment Board and public with technical 
information and a planning analysis to assist with the regulatory decision-making process.  
 
To:  Arlington Redevelopment Board 
 
From:   Jennifer Raitt, Secretary Ex Officio 
 
Subject:  Environmental Design Review, 23 Broadway, Arlington, MA 

Docket #2717, as amended by Docket #2905 
 
Date:   September 30, 2020 

 
I. Docket Summary 
 

This is an application by Michael Aldi and Michael Hunnewell for Eskar Arlington, LLC to 
establish a marijuana retailer at 23 Broadway within the B2A Major Business District. The 
Special Permit is to allow the Board to review and approve the proposed project, under 
Section 3.4, Environmental Design Review, and Section 8.3, Standards for Marijuana 
Uses. 
 
The Town of Arlington adopted zoning amendments to address the sale of marijuana 
products to adults during Special Town Meeting on December 5, 2018. The zoning 
amendments created new definitions, new use categories, and standards. The standards 
include the buffers that are required from kindergarten through grade twelve public and 
private schools, public libraries, and town-owned playgrounds and recreational facilities. 
Additionally, the standards required a 2,000-foot distance between other recreational or 
medical facilities. Finally, the standards limited the number of marijuana retailers within 
Arlington to three. 
 
In May 2019, the Select Board opened a process through which the Board would 
determine which operators would be awarded a Host Community Agreement. Eskar 
applied with the intent to open marijuana retail establishment at 23 Broadway. The site 
was deemed compliant with the Zoning Bylaw. The Town awarded Eskar a Host 
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Community Agreement. In addition to seeking the EDR Special Permit from the ARB, Eskar 
will need to apply for an Operating Permit from the Arlington Board of Health.  
 
Materials submitted for consideration of this application: 

• Application for EDR Special Permit,  
• Existing Conditions dates August 19, 2020 
• Site Plan dated August 19, 2020; 
• First Floor Construction Plan dated June 16, 2020; 
• Broadway Elevation Wall Sign dated June 16, 2020; 
• Traffic Impact Analysis dated July 17, 2020; 
• Eskar Security Policies and Procedures;  
• Eskar Parking Exhibit dated August 19, 2020; 
• Eskar Parking Agreement dated June 24, 2020; and, 
• Memo on LEED practices and checklist dated June 19, 2020. 

 
II. Application of Special Permit Criteria (Arlington Zoning Bylaw, Section 3.3) 
 

1. Section 3.3.3.A.  
 The use requested is listed as a Special Permit in the use regulations for the 

applicable district or is so designated elsewhere in this Bylaw. 
  

The Applicant proposes a marijuana retail establishment. Within the B2A Major 
Business District, marijuana uses require a Special Permit. The type of use specifically 
triggers the Environmental Design Review Special Permit from the Redevelopment 
Board per Section 3.4.2. The Board can find that this condition is met. 
 

2. Section 3.3.3.B.  
 The requested use is essential or desirable to the public convenience or welfare. 
 

Arlington, voted “yes” on the 2016 ballot question related to adult-use marijuana 
meaning the community supported adult-use marijuana. Although the ballot 
question passed statewide in 2016, the state had only established a process for 
reviewing and licensing medical marijuana treatment centers but not for how to 
process and administer new recreational facilities. While Massachusetts 
municipalities awaited regulations from the state, Arlington adopted a temporary 
moratorium in order to plan for future zoning amendments. Once regulations were 
issued, Arlington formed a Marijuana Study Group to help draft zoning amendments 
for a Special Town Meeting in December 2018. Town Meeting adopted zoning 
regulations that would regulate retail marijuana establishments and medical 
marijuana treatment centers. 
 
Following the desire of the community, the zoning amendments allowed both 
recreational and medical establishments along major corridors, in commercial 
centers, and accessible by public transportation. The zoning amendments placed 
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appropriate buffers from certain land uses and schools on the use and limited the 
density of this type of use within the community.  
 
The location of this marijuana retailer meets the requirements of the zoning 
amendments and acts on the majority vote of Arlington in 2016 regarding 
recreational use of marijuana. The Board can find this condition met. 
 

3. Section 3.3.3.C.   
 The requested use will not create undue traffic congestion or unduly impair 

pedestrian safety. 
 

The Traffic Impact Analysis provided by the Applicant seems to consider the likely 
demand for a well-situated marijuana retailer. Further detailed discussion is provided 
under the Environmental Design Review criterion 4. 
 
The analysis suggests that the available on-site parking and on-street parking can 
accommodate potential customer demand. However, without a better analysis of how 
to best utilize the project site to handle parking and customer queueing, the proposed 
use may create traffic congestion and impair pedestrian safety and accessibility both 
on site and on adjacent roadways. 
 
The Applicant should provide a Parking and Queue Management Plan that clearly 
indicates how the property will be utilized and how all traffic will be managed. This 
also requires consultation and regular meetings with the Arlington Police Department 
(APD) and codified in a Memorandum of Understanding between the retailer and the 
APD.  

 
4. Section 3.3.3.D.   

The requested use will not overload any public water, drainage or sewer system or 
any other municipal system to such an extent that the requested use or any 
developed use in the immediate area or in any other area of the Town will be 
unduly subjected to hazards affecting health, safety, or the general welfare. 

 
With proper security and management as provided, the proposed use should not 
unduly subject the immediate area to hazards affecting health, safety, or the general 
welfare of the immediate area. Because no cultivation or processing will be taking 
place onsite, this establishment will not demand more water or sewer usage than any 
other business. On site changes do not indicate any changes or impact on existing 
drainage systems. The Board can find this condition met. 

 
5. Section 3.3.3.E. 
 Any special regulations for the use as may be provided in the Bylaw are fulfilled. 
 

Section 8.3, Standards for Marijuana Uses, applies to this use. The project site is 
outside of any required buffers from certain land uses and is beyond 2,000 feet from 
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any other marijuana retailer or medical marijuana treatment center. The Board can 
find that this condition is met. 
 

6. Section 3.3.3.F.  
The requested use will not impair the integrity or character of the district or 
adjoining districts, nor be detrimental to the health or welfare. 

 
The December 2018 Special Town Meeting adopted regulations for marijuana 
establishments including allowing the use to be established in the B2A Village 
Business District. The proposed location at 23 Broadway is located outside of any 
buffers around land uses as adopted by the Special Town Meeting as well. The 
Cannabis Control Commission has stringent requirements regarding the operation 
of marijuana establishments including modest signage and prohibiting the visibility 
of product from outside of the establishment and on-site consumption of product. 
The Board can find that this condition is met.   
 

7. Section 3.3.3.G.  
The requested use will not, by its addition to a neighborhood, cause an excess of the 
use that could be detrimental to the character of said neighborhood. 

 
The use will not be in excess or detrimental to the character of the neighborhood. 
Additionally, should this establishment be approved by this Board and other local 
permitting authorities and the Cannabis Control Commission, the Zoning Bylaw 
applies a 2,000-foot density buffer around this property. Therefore, future marijuana 
retailers or medical marijuana treatment centers will not be able to cluster within East 
Arlington business districts. Apothca has just opened in the Heights, and beyond 
Arlington, the nearest operating retail establishments in Newton and Brookline. 
(There are medical dispensaries in Cambridge and Somerville.) The Board can find that 
this condition is met.  
 

III. Environmental Design Review Standards (Arlington Zoning Bylaw, 
Section 3.4) 

 
1. EDR-1 Preservation of Landscape  

 The landscape shall be preserved in its natural state, insofar as practicable, by 
minimizing tree and soil removal, and any grade changes shall be in keeping with the 
general appearance of neighboring developed areas. 
 
The existing site condition is primarily impervious. There is an elevated landscaped 
buffer between the parking lot and the adjacent Lahey Health parking lot. There is 
some internal landscaping as well. The landscaped buffer between the two properties 
will remain in place, but some small but established shrubs adjacent to the building 
will be removed to install bicycle racks.  
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There appears to be limited opportunities to install additional landscaping on the site. 
The Board can find this condition met. 

 
2. EDR-2 Relation of the Building to the Environment 

  Proposed development shall be related harmoniously to the terrain and to the use, 
scale, and architecture of the existing buildings in the vicinity that have functional or 
visible relationship to the proposed buildings. The Arlington Redevelopment Board 
may require a modification in massing so as to reduce the effect of shadows on the 
abutting property in an R0, R1 or R2 district or on public open space. 
 
The proposed marijuana retailer will be established in an existing East Arlington 
building. There are no additions proposed to the existing building, although a new exit 
will be installed on the Sunnyside Avenue side and a delivery access point will be 
installed in the alcove off the drive aisle where a remote teller previously existed for 
the bank. The Board can find that this condition is met. 

 
3. EDR-3 Open Space 

 All open space (landscaped and usable) shall be so designed as to add to the visual 
amenities of the vicinity by maximizing its visibility for persons passing by the site or 
overlooking it from nearby properties. The location and configuration of usable 
open space shall be so designed as to encourage social interaction, maximize its 
utility and facilitate maintenance. 

 
The landscaped open space requirement is 10% for this permitted use. There is no 
usable open space requirement for a non-residential use. The proposal will not 
increase the amount of landscaped open space on the site. The amount of landscaped 
open space appears to have been unchanged since the building was constructed. The 
Board can find that this condition is met. 

 
4. EDR-4 Circulation  

With respect to vehicular and pedestrian and bicycle circulation, including 
entrances, ramps, walkways, drives, and parking, special attention shall be given to 
location and number of access points to the public streets (especially in relation to 
existing traffic controls and mass transit facilities), width of interior drives and 
access points, general interior circulation, separation of pedestrian and vehicular 
traffic, access to community facilities, and arrangement of vehicle parking and 
bicycle parking areas, including bicycle parking spaces required by Section 6.1.12 
that are safe and convenient and, insofar as practicable, do not detract from the use 
and enjoyment of proposed buildings and structures and the neighboring 
properties. 

  
Eskar will lease access to 12 of the 16 parking spaces on site from the building owner, 
which is one more than is required by the Zoning Bylaw: 
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Parking Requirement 

Use 
Square 
Footage 

Zoning 
Requirement Total Parking Required 

Retail 3,238 sf 1/300 sf* 11 spaces 
Total Parking Available to Eskar  12 

 
There is on-street parking on Broadway; the spaces are unmarked. The applicant has 
also suggested formalizing three taxi/rideshare spaces in front of the building on 
Broadway. The 87 bus is available on Broadway, and more connections are available in 
Somerville on the opposite side of Alewife Brook Parkway. Broadway is also a short 
walk from Mass Ave where connections to multiple bus routes and T locations are 
available. 
 
The Traffic Impact Analysis provided by the Applicant shows an increase in trips to the 
property in comparison to the existing use, which has not been in operation as a bank 
for a number of years. The trip generation analysis found that there will be 66 total 
weekday peak p.m. trips with an average of 760 weekday trips. The analysis also 
found that there will be 109 total Saturday mid-day peak trips with an average of 778 
Saturday trips. In general, the analysis found that the daily increase of trips on 
Broadway would have a minimal impact on area intersections studied. 
 
The Traffic Impact Analysis does describe that the first month of operation will be 
appointment only in order to reduce peak traffic issues, and during the initial six to 
twelve months, staff will monitor lines as concierge/security to maintain order. 
Appointment based visits to the establishment will by its nature control any queuing, 
but the application materials still lack a clear description of how customer queuing 
and parking will be controlled at this establishment. Although Arlington has already 
seen one adult-use establishment open in the Heights, this location in Arlington may 
attract a larger customer base from Somerville and Cambridge, where recreational 
dispensaries have been slow to open. 
 
The project location has the benefit of capacity in the on-street parking spaces on 
Broadway. Although the application materials do not estimate the average length of 
visits, it does appear that the availability of on-site, off-street parking and on-street 
parking can accommodate the flow of customers. However, once the appointment-
based system transitions to a non-appointment system, it appears that there is not 
enough queuing space in the floor plan, and the applicant should consider how 
queuing will happen outside within the parking lot without impeding building access. 
 
The Applicant should provide a more critical analysis of parking and queue demands: 
 
1. The Applicant should consider providing off-site parking for employees in order to 

fully utilize the on-site parking for customers. It should also be noted that the sight 
lines for vehicles exiting the property onto Sunnyside Avenue are extremely 
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limited, so frequent departures from the parking lot may cause conflicts between 
pedestrians and exiting vehicles. 
 

2. Conversely, the Applicant could consider not using the on-site, off-street parking 
for customers due to the availability of on-street parking and use the rear parking 
lot for employee parking and queue management.  

 
3. There may be a need to identify off-site parking for employees regardless of how 

the on-site parking is utilized. The Applicant should investigate options for long-
term employee parking.  

 
4. Related to bicycle parking, in Section 6.1.12(H), it appears that the applicant is 

requested that the long-term bicycle parking be converted to short-term bicycle 
parking. Six bicycle parking spaces will be provided in an area where small shrubs 
are currently located against the building. The style of bike rack proposed is one 
that is discouraged in the Bicycle Parking Guidelines and should be rethought. The 
application materials did indicate that the employees would be allowed to bring 
their bicycles into the building 

 
The Applicant should be required to develop a Parking and Queue Management Plan 
that outlines how the facility will address parking and queue management once the 
above questions are answered. This Plan should be developed in coordination with 
the Arlington Police Department and the Department of Planning and Community 
Development. In addition to developing the Plan, there should be regular meetings to 
assess how parking and queueing is being handled. 
 

5. EDR-5 Surface Water Drainage  
Special attention shall be given to proper site surface drainage so that removal of 
surface waters will not adversely affect neighboring properties or the public storm 
drainage system. Available Best Management Practices for the site should be 
employed, and include site planning to minimize impervious surface and reduce 
clearing and re-grading. Best Management Practices may include erosion control and 
stormwater treatment by means of swales, filters, plantings, roof gardens, native 
vegetation, and leaching catch basins. Stormwater should be treated at least 
minimally on the development site; that which cannot be handled on site shall be 
removed from all roofs, canopies, paved and pooling areas and carried away in an 
underground drainage system. Surface water in all paved areas shall be collected in 
intervals so that it will not obstruct the flow of vehicular or pedestrian traffic and 
will not create puddles in the paved areas. In accordance with Section 3.3.4., the 
Board may require from any Applicant, after consultation with the Director of 
Public Works, security satisfactory to the Board to insure the maintenance of all 
stormwater facilities such as catch basins, leaching catch basins, detention basins, 
swales, etc. within the site. The Board may use funds provided by such security to 
conduct maintenance that the Applicant fails to do. The Board may adjust in its 
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sole discretion the amount and type of financial security such that it is satisfied 
that the amount is sufficient to provide for any future maintenance needs. 

 
It does not appear that there are any existing drainage systems on the site. The 
application materials indicate that no stormwater management will be added to the 
site. There may be an opportunity for the Applicant to incorporate low-impact 
development techniques to contribute to the on-site infiltration of stormwater. 

 
6. EDR-6 Utilities Service 

Electric, telephone, cable TV, and other such lines of equipment shall be 
underground. The proposed method of sanitary sewage disposal and solid waste 
disposal from all buildings shall be indicated. 

  
There will be no cultivation or processing of marijuana at this proposed facility. 
Existing utility systems will be reused. Solid waste of non-marijuana material will be 
disposed of through a private contract. Any solid waste will be stored inside. Solid 
waste containing marijuana material must be disposed of properly in compliance with 
the Cannabis Control Commission’s regulations. The application materials do not 
indicate how Eskar plans to handle solid waste pickup or solid waste containing 
marijuana material. 

 
7. EDR-7 Advertising Features 

The size, location, design, color, texture, lighting and materials of all permanent 
signs and outdoor advertising structures or features shall not detract from the use 
and enjoyment of proposed buildings and structures and the surrounding 
properties. 
 
The application materials include a proposed wall sign that measures approximately 
19.5 square feet. The application materials indicate that the sign will be individual 
stainless steel letters anchored to the wall. The individual letters will be halo 
illuminated. A wall sign of this size and design is in compliance with the sign 
regulations in this District. The Board can find this condition met.  
 

8. EDR-8 Special Features 
Exposed storage areas, exposed machinery installations, service areas, truck loading 
areas, utility buildings and structures, and similar accessory areas and structures 
shall be subject to such setbacks, screen plantings or other screening methods as 
shall reasonably be required to prevent their being incongruous with the existing or 
contemplated environment and the surrounding properties. 
 
There are no such special features proposed for the site. The Board may want 
additional information regarding deliveries and the storage of non-marijuana solid 
waste. To reduce noise from deliveries or from solid waste removal, the Board may 
request information on anti-idling measures and time of day restrictions to ensure 
that these services do not impact the surrounding residential properties. 
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9. EDR-9 Safety  
With respect to personal safety, all open and enclosed spaces shall be designed to 
facilitate building evacuation and maximize accessibility by fire, police and other 
emergency personnel and equipment. Insofar as practicable, all exterior spaces and 
interior public and semi-public spaces shall be so designed to minimize the fear and 
probability of personal harm or injury by increasing the potential surveillance by 
neighboring residents and passersby of any accident or attempted criminal act. 

 
As noted in the application materials, security is important to Eskar, and surveillance 
cameras will be installed within the building and on the site per the requirements of 
the Cannabis Control Commission. Existing light fixtures in the parking lot will be 
upgraded to be full cut off LED fixtures to provide illumination. The Board can find this 
condition met. 
 

10. EDR-10 Heritage  
With respect to Arlington's heritage, removal or disruption of historic, traditional or 
significant uses, structures or architectural elements shall be minimized insofar as 
practical whether these exist on the site or on adjacent properties. 
 
The existing structure is not listed on the Inventory of Historically or Architecturally 
Significant Properties in the Town of Arlington nor is it under the jurisdiction of the 
Arlington Historical Commission. As such, the site contains no historic, traditional or 
significant uses, structures or architectural elements. The Board can find that this 
condition is met.  
 

11. EDR-11 Microclimate 
With respect to the localized climatic characteristics of a given area, any 
development which proposes new structures, new hard surface, ground coverage or 
the installation of machinery which emits heat, vapor or fumes shall endeavor to 
minimize insofar as practicable, any adverse impacts on light, air and water 
resources or on noise and temperature levels of the immediate environment. 

 
There are no proposed changes that will impact the microclimate. The Board can find 
that this condition is met. 
 

12. EDR-12 Sustainable Building and Site Design  
Projects are encouraged to incorporate best practices related to sustainable sites, 
water efficiency, energy and atmosphere, materials and resources, and indoor 
environmental quality. Applicants must submit a current Green Building Council 
Leadership in Energy and Environmental Design (LEED) checklist, appropriate to 
the type of development, annotated with narrative description that indicates how 
the LEED performance objectives will be incorporated into the project. 

 
The application materials include a LEED Checklist for Retail. The proposed project 
does not score highly on the LEED Checklist, but notes that public transportation will 
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be encouraged, bicycle racks will be available, interior and exterior LED light fixtures 
will be installed, low-emitting materials will be used in the renovation. These are 
reasonable measures for an existing building where no changes to the exterior and 
limited changes to the interior by a building tenant are proposed. The Board can find 
that this condition is met. 
 

IV. Conditions 
 

General 
 

1. The final design, sign, exterior material, landscaping, and lighting plans shall be 
subject to the approval of the Arlington Redevelopment Board at the time when 
future operators are identified. Any substantial or material deviation during 
construction from the approved plans and specifications is subject to the written 
approval of the Arlington Redevelopment Board 
 

2. Any substantial or material deviation during construction from the approved plans 
and specifications is subject to the written approval of the Arlington 
Redevelopment Board.  
 

3. The Board maintains continuing jurisdiction over this permit and may, after a duly 
advertised public hearing, attach other conditions or modify these conditions as it 
deems appropriate in order to protect the public interest and welfare. 

 
4. Snow removal from all parts of the site, as well as from any abutting public 

sidewalks, shall be the responsibility of the owner and shall be accomplished in 
accordance with Town Bylaws. 
 

5. Trash shall be picked up only on Monday through Friday between the hours of 
7:00 am and 6:00 pm. All exterior trash and storage areas on the property, if any, 
shall be properly screened and maintained in accordance with the Town Bylaws. 

 
6. Upon the issuance of the building permit the Applicant shall file with the 

Inspectional Services Department and the Police Department the names and 
telephone numbers of contact personnel who may be reached 24 hours each day 
during the construction period. 
 

Special Conditions 
 

1. The Applicant shall work with the Arlington Police Department and Town Counsel 
to execute a Memorandum of Understanding (MOU) to coordinate efforts with a 
goal of minimizing and eliminating impacts on the neighborhood surrounding the 
facility at 23 Broadway. Consultation with the Department of Planning and 
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Community Development shall occur to ensure that the MOU is responsive to any 
decision. 
 

2. The Applicant shall be responsible for the cost of any police details provided by 
the Arlington Police Department to oversee circulation of vehicles and 
pedestrians. 
 

3. Queueing shall be prohibited in any public right-of-way on Sunnyside Avenue and 
Broadway. 

 
4. As part of the Annual Sales Report provided to the Town of Arlington, the 

Applicant shall report how customers and patients arrive at the establishment. 
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LEED v4 for ID+C: Retail 
Project Checklist

Y ? N

2 Credit 2

8 8 20 18 5 7 4 Indoor Environmental Quality 16
18 Credit 18 Y Prereq Minimum Indoor Air Quality Performance Required 

8 Credit 8 Y Prereq Environmental Tobacco Smoke Control Required 

7 Credit 7 3 Credit Enhanced Indoor Air Quality Strategies 3

1 Credit 1 3 Credit Low-Emitting Materials 3

2 Credit 2 1 Credit Construction Indoor Air Quality Management Plan 1

2 Credit Indoor Air Quality Assessment 2

1 Credit Thermal Comfort 1

0 0 0 Water Efficiency 12 2 Credit Interior Lighting 2

Y Prereq Required 3 Credit Daylight 3
Credit 12 1 Credit Quality Views 1

0 0 38 Energy and Atmosphere 38
Y Prereq Required 0 0 6 Innovation 6
Y Prereq Required 5 Credit Innovation  5

Y Prereq Required 1 Credit LEED Accredited Professional 1

5 Credit 5

25 Credit 25

2 Credit 2 0 4 0 Regional Priority 4
3 Credit 3 1 Credit Regional Priority: Specific Credit 1

1 Credit 1 1 Credit Regional Priority: Specific Credit 1

2 Credit 2 1 Credit Regional Priority: Specific Credit 1

1 Credit Regional Priority: Specific Credit 1

5 9 0 Materials and Resources 14 18 28 70 TOTALS Possible Points: 110
Y Prereq Required Certified: 40 to 49 points,  Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80+

Y Prereq Required 

1 Credit 1

5 Credit 5

2 Credit 2

2 Credit 2

NOTES: Eskar will encourage the use of the two-way bus stop located within 200 feet of the customer entrance. Employess will be re-
embursed for use of public transportation. The bus schedule will be made available to customers and employees within the establishment 
. Eskar will make bicycle storage racks available for both customers and employees.

NOTES: Low-Emitting materials including adhesives, paints, wall coverings will be specified. All new lighting 
fixtures will be energy efficient LED.

Arlington Cannabis R  
29-Jun-20

Bicycle Facilities

Reduced Parking Footprint

LEED for Neighborhood Development Location

Integrative Process

Location and Transportation

Surrounding Density and Diverse Uses

Access to Quality Transit

Indoor Water Use Reduction

Advanced Energy Metering

Indoor Water Use Reduction

Fundamental Commissioning and Verification 

Minimum Energy Performance

Fundamental Refrigerant Management

Enhanced Commissioning

Optimize Energy Performance 

Green Power and Carbon Offsets

Construction and Demolition Waste Management Planning

Renewable Energy Production

Long-Term Commitment

Interiors Life-Cycle Impact Reduction

Storage and Collection of Recyclables

Building Product Disclosure and Optimization - Sourcing of Raw Materials 

Building Product Disclosure and Optimization - Environmental Product Declarations

Enhanced Refrigerant Management
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EXECUTIVE SUMMARY 

Vanasse & Associates, Inc. (VAI) has prepared this Transportation Impact Assessment (TIA) in order to 
evaluate potential traffic impacts associated with the proposed marijuana dispensary to be located at 
21 Broadway, in Arlington, Massachusetts (the “Project”).  This study evaluates the following specific areas 
as they relate to the Project: i) access requirements; ii) potential off-site improvements; and iii) safety 
considerations; and identifies and analyzes existing and future traffic conditions, both with and without the 
Project. 
 
 
PROJECT DESCRIPTION 
 
The development entails the construction of a 3,000± square foot (sf) marijuana dispensary to be located at 
21 Broadway in Arlington, Massachusetts.  The Project site encompasses approximately 11,000± sf of land 
that is bounded by commercial properties to the north and west, Sunnyside Avenue to the east, and 
Broadway to the south.  The Project site currently contains 7,600± sf of office space and a vacant 3,000± 
sf bank which will be renovated to accommodate the Project.  The remaining office space will remain 
unaltered.  The existing site provides a total of approximately 16 parking spaces, of which 12 spaces are 
allocated for the dispenasry.  Access to the Project will continue to be served by way of one (1) entrance-
only driveway along Broadway and one (1) exit-only driveway onto Sunnyside Avenue. 
 
 
EXISTING CONDITIONS 
 
A comprehensive field inventory of traffic conditions on the study area roadways was conducted in 
June 2020.  The field investigation consisted of an inventory of existing roadway geometrics, traffic 
volumes, and operating characteristics, as well as posted speed limits and land use information within the 
study area.  The study area for the Project contains the major roadways that provide access to the Project: 
Broadway and Sunnyside Avenue, as well as the intersections which are expected to accommodate the 
majority of Project-related traffic. 
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Existing Traffic Volumes 
 
In order to determine existing traffic-volume demands and flow patterns within the study area, manual 
turning movement counts (TMCs) and vehicle classification counts were conducted on 
Thursday, June 11, 2020, during the weekday evening (4:00-6:00 PM) and on Saturday, June 13, 2020, 
during the Saturday midday (11:00 AM-2:00 PM) peak periods at the Broadway at Sunnyside Avenue 
intersection.  In order to account for the reduction in traffic volumes caused by the travel restrictions enacted 
due to COVID-19, TMCs conducted at the Route 16 at Broadway intersection conducted on 
Tuesday, October 16, 2016, during the weekday evening peak periods were seasonally adjusted and grown 
to represent theoretical average-month 2020 traffic volumes.  Based on this comparison, the TMCs 
conducted in June 2020 were found to be approximately 48.8% lower than anticipated.  The June 2020 
counts were increased by a factor of 2.05 to provide a conservative estimate of roadway operating 
conditions.  Historic Saturday midday peak period TMCs were not available at the Route 16 at Broadway 
intersection. 
 
Additionally, traffic volumes for full occupancy of the existing office space were generated using 
information available from the Institute of Transportation Engineers (ITE)1 for the appropriate land use and 
were assigned onto the study area roadway network based on the existing traffic patterns within the study 
area. 
 
A review of the peak-period traffic counts indicates that the weekday evening peak hour generally occurs 
between 4:30 and 5:30 PM with the Saturday midday peak hour generally occurring between 
12:45 and 1:45 PM. 
 
Motor Vehicle Crash Data 
 
Motor vehicle crash data was acquired from the Massachusetts Department of Transportation (MassDOT) 
Safety Management/Traffic Operations Unit for the most recent five-year period available (2013 through 
2017) in order to examine motor vehicle crash trends occurring within the study area.  The intersection of 
Route 16 at Broadway experienced the highest frequency of accidents over the five-year review period with 
a total of 50 accidents reported at the intersection, averaging 10.0 accidents per year.  The majority of 
accidents involved property damage only (32 out of 50), occurred on dry pavement (42 out of 50), during 
daylight (26 out of 50), and involved angle type collisions (31 out of 50).  The intersection of Route 16 at 
Broadway was found to have a motor vehicle crash rate above the MassDOT average for the District in 
which the Project is located (District 4).  No fatalities were reported at any of the study area intersections 
over the five year period reviewed.  In addition, the Highway Safety Improvement Program (HSIP) database 
was reviewed.  The intersection of Route 16 at Broadway is listed as a HSIP cluster in the most recent 
(2015-2017) HSIP cluster listing.  The Broadway at Sunnyside Avenue intersection is not listed as an HSIP 
location and has a crash rate below the MassDOT average. 
 
 
FUTURE CONDITIONS 
 
Traffic volumes within the study area were projected to 2027, which reflects a seven-year planning horizon 
consistent with state traffic study guidelines.  The future condition traffic-volume projections incorporated 
identified specific developments by others expected to be complete by 2027, as well as general background 
traffic growth as a result of development external to the study area and presently unforeseen projects.  
Anticipated project-generated traffic added to these future conditions reflect 2027 Build conditions with 
the Project. 

 
1Trip Generation, 10th Edition; Institute of Transportation Engineers; Washington, DC; 2017. 
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Background Traffic Growth 
 
Traffic-volume data compiled by MassDOT from permanent count stations and historic traffic counts in 
the area were reviewed in order to determine general background traffic growth trends.  Based on this data, 
it was determined that traffic volumes within the study area have fluctuated over the past several years.  In 
order to be consistent with previous traffic studies in the area, a 0.5 percent per year compounded annual 
background traffic growth rate was used in order to account for future traffic growth and presently 
unforeseen development within the study area. 
 
Specific Development by Others 
 
The Town of Arlington and the City of Somerville were contacted in order to determine if there are any 
planned or approved specific development projects within the area that would have an impact on future 
traffic volumes at the study intersections.  Based on these discussions, three (3) projects were identified in 
the immediate area of the project site, including a Mixed-Use Development at 11 Sunnyside Avenue, a 
Proposed Residential Development at 34 North Street, and a Hotel at 1154 Broadway. 
 
As mentioned, the Project site formerly accomodated a 3,000 sf bank which is currently vacant.  Traffic 
volumes associated with the reoccupation of the vacant 3,000 sf bank have been generated using 
information available from the ITE2 for the appropriate land use and were assigned onto the study area 
roadway network. 
 
Planned Roadway Improvements 
 
The Town of Arlington Engineering Department was contacted in order to determine if there were any 
planned roadway improvement projects expected to be completed within the study area.  Based on these 
discussions, no improvements are planned beyond general maintenance. 
 
No-Build Traffic Volumes 
 
The 2027 No-Build weekday morning and evening peak-hour traffic-volume networks were developed by 
applying the 0.5 percent per year compounded annual background traffic growth rate to the 2020 Existing 
peak-hour traffic volumes and then adding the traffic volumes associated with the identified specific 
development projects by others. 
 
Site-Generated Traffic Volumes 
 
The proposed project entails the construction of a 3,000 sf marijuana dispensary.  In order to develop the 
traffic characteristics of the Project, trip-generation statistics published by the Institute of Transportation 
Engineers (ITE)3 for a similar land use as that proposed were used.  The ITE Land Use Code (LUC) LUC 
882, Marijuana Dispensary was used to develop the traffic characteristics of the proposed 3,000 sf 
marijuana dispensary. 
 
The proposed 3,000 sf marijuana dispensary will generate approximately 66 vehicle trips (33 entering and 
33 exiting) during the weekday evening peak-hour and 109 vehicle trips (51 entering and 58 exiting) during 
the Saturday midday peak-hour.  It should be noted that the typical opening traffic flow volumes can be 
higher for the first few months after opening. 

 
2Ibid 
3Ibid 1. 
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Trip Distribution and Assignment 
 
The directional distribution of the site-generated trips to and from the proposed development were 
determined based on a review of existing travel patterns at the study area intersections.  In summary, 
80 percent will arrive and depart the site to/from Broadway to the east, and 20 percent will arrive and depart 
the site to/from Broadway to the west. 
 
 
TRAFFIC OPERATIONS ANALYSIS 
 
In order to assess the impact of the proposed marijuana dispensary on the roadway network, traffic 
operations analyses were performed at the study intersections under 2020 Existing, 2027 No-Build and 
2027 Build conditions.  The addition of site-related traffic will result in a measurable, but not a significant, 
impact on overall operations at the study area intersections. 
 
 
PARKING 
 
In order to determine the availability of public parking in the vicinity of the Project site, a parking demand 
survey was performed on-street along Broadway between the Somerville City Line and Cleveland Street.  
On-street parking is provided along Broadway adjacent to the site and consists of approximately 62 spaces.  
The on-street parking is unmetered and designed for shorter stays and is restricted to one-hour parking only.  
The overall peak parking demand period in the vicinity of the project was found to occur between 
2:30-3:30 PM peak period with 56 available parking spaces.  Based upon this data it can be concluded that 
there is sufficient availability of on-street parking spaces in the area in addition to the 12 spaces on-site. 
 
 
RECOMMENDATIONS 
 
A transportation improvement program has been developed that is designed to provide safe and efficient 
access to the Project and address the unique characteristics of marijuana dispensaries study.  The following 
improvements have been recommended as a part of this evaluation. 
 
Project Access 
 
Access to the Project will continue to be provided by way of one (1) entrance-only driveway along 
Broadway and one (1) exit-only driveway onto Sunnyside Avenue.  The following recommendations are 
offered with respect to the design and operation of the Project site driveway: 
 

• The exit driveway onto Sunnyside Avenue should be placed under STOP-sign (Manual of Uniform 
Traffic Control Designation R1-1) control, with a painted STOP-bar included.  Do not enter signs 
should be installed facing Sunnyside Avenue. 
 

• Pavement markings reinforcing the one-way operation of the Project driveway should be painted 
within the Project site. 
 

• Illumination should be provided at the driveways. 
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• All signs and other pavement markings to be installed within the Development site shall conform 
to the applicable standards of the current Manual on Uniform Traffic Devices (MUTCD).4 

• Signs and landscaping adjacent to the Project site driveway intersections should be designed and 
maintained so as not to restrict lines of sight. 

 
Transportation Demand Management (TDM) Plan 
 
As is the case with many developments, a major focus of the traffic mitigation plan focuses on the reduction 
of single-occupant vehicles arriving and departing to and from the site.  This is predominantly accomplished 
by developing a comprehensive Transportation Demand Management (TDM) strategy.  The proponent is 
committed to supporting a balanced multimodal transportation plan to serve the employees and patrons of 
the site.  The major features of this TDM plan that support this commitment are as follows: 
 

• Designation of a Transportation Coordinator - The transportation coordinator oversees all 
transportation issues including managing the TDM measures, parking, loading, and service.  The 
marijuana dispensary will have a transportation coordinator. 
 

• Provision of Transit Schedules - Links to the MBTA website will be included on the marijuana 
dispensary website.  In addition, the project proponent will post information regarding public 
transportation services, maps, schedules, and fare information in a central location. 
 

• Bicycling Resources - Secured bicycle spaces will be provided outside the building for patrons. 
 

• Ride Share Accommodations – Accommodations will be provided to encourage the use of 
ride-sharing to facilitate drop-offs and pick-ups.  Three (3) designated uber/lyft/taxi spaces will be 
provided directly in front of the site.  In addition, drop-off and pick-up activity can circulate through 
the site from Broadway to Sunnyside Avenue. 

The project proponent will investigate the implementation of these traffic reduction strategies and will work 
with the Town to implement such programs. 
 
Parking 
 
A total of 16 parking spaces are provided on the site of which 12 spaces are allocated for the proposed 
marijuana dispensary.  The on-street parking supply along Broadway between the Somerville City Line and 
Cleveland Street is 62 spaces, most of which are vacant.  In order to enhance compliance where on-street 
parking regulations, the Project proponent will provide new signage updating and formalizing the existing 
on-street parking regulations along Broadway between the Somerville City Line and Cleveland Street.  
Specific area parking includes: 
 

• Three (3) uber/lyft/taxi reserved spaces in front of the building. 
 

• 52 regulated 1-hour spaces along Broadway between the Somerville City Line and 
Cleveland Street. 

 
Overall, there is adequate parking in the artea to support the Project. 

 
4Manual on Uniform Traffic Control Devices (MUTCD); Federal Highway Administration; Washington, D.C.; 2009 
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OPENING CONDITIONS OPERATIONS PLAN - CUSTOMER MANAGEMENT LOGISTICS 
 
For retail marijuana dispensaries it is essential for a well thought out opening plan developed in consultation 
with local public safety officials.  Elements of the plan include: 
 

• Additional Staff: There will be additional security/concierge specifically focused on managing the 
customers, both internally and on the street along Broadway.  These additional staff members will 
serve as concierge and will not replace the required security and check-in personnel, as required by 
the Massachusetts Cannabis Control Commission (CCC) regulations. 
 

• Appointment Only: For the first month of operation, the Project proponent will require sales be 
by appointment only to reduce any peak traffic issues.  During the initial 6 to 12 months of operation 
there will be additional staff to monitor lines as concierge/security to maintain order in the public 
way. 

 
• Coordinate with Arlington Police: In advance of its opening day the Project proponent will 

coordinate with the Arlignton Police to arrange for the appropriate detail, discuss any proposed 
logistics for customer management and share any industry information the police may find useful. 

 
CONCLUSIONS 
 
The proposed Project will result in a measurable impact but will not have a significant impact on overall 
operations.  With the implementation of the above recommendations, safe and efficient access will be 
provided to the planned development and the proposed development can be constructed with minimal 
impact to the area as designed.  

156 of 405



 

G:\8641 Arlington\Report\1 - TIA 062020.docx 7  

INTRODUCTION 

Vanasse & Associates, Inc.  (VAI) has prepared this Transportation Impact Assessment (TIA) in order to 
evaluate the potential traffic impacts associated with the proposed marijuana dispensary to be located at 
21 Broadway, in Arlington, Massachusetts (the “Project”).  This study evaluates the following specific areas 
as they relate to the Project: i) access requirements; ii) potential off-site improvements; and iii) safety 
considerations; and identifies and analyzes existing and future traffic conditions, both with and without the 
Project. 
 
 
PROJECT DESCRIPTION 
 
The development entails the construction of a 3,000± square foot (sf) marijuana dispensary to be located at 
21 Broadway in Arlington, Massachusetts.  The Project site encompasses approximately 11,000± sf of land 
that is bounded by commercial properties to the north and west, Sunnyside Avenue to the east, and 
Broadway to the south.  The Project site currently contains 7,600± sf of office space and a vacant 3,000± 
sf bank which will be renovated to accommodate the Project.  The remaining office space will remain 
unaltered.  The existing site provides a total of approximately 16 parking spaces, of which 12 spaces are 
allocated for the dispenasry.  Access to the Project will continue to be served by way of one (1) entrance-
only driveway along Broadway and one (1) exit-only driveway onto Sunnyside Avenue. 
 
STUDY METHODOLOGY 
 
This study was prepared in consultation with the Town of Arlington and City of Somerville officials and in 
accordance with the Massachusetts Department of Transportation (MassDOT) Guidelines for 
Transportation Impact Assessment (TIA) Guideline.; and the standards of the Traffic Engineering and 
Transportation Planning professions for the preparation of such reports; and was conducted in three distinct 
stages. 
 
The first stage involved an assessment of existing conditions in the study area and included an inventory of 
roadway geometrics; pedestrian facilities; observations of traffic flow; review of safety characteristics along 
area roadways and collection of peak period traffic counts. 
 
In the second stage of the study, future traffic conditions were projected and analyzed.  Specific travel 
demand forecasts for the Project were assessed along with future traffic demands due to expected traffic 
growth independent of the Project.  A seven-year time horizon was selected for analyses consistent with 
state guidelines for the preparation of TIAs.  The traffic analysis conducted in stage two identifies existing 
or projected future roadway capacity, traffic safety, and site access issues. 
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The third stage of the study presents and evaluates measures to address traffic and safety issues, if any, 
identified in stage two of the study. 
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EXISTING CONDITIONS 

A comprehensive field inventory of existing conditions within the study area was conducted in June 2020.  
The field investigation consisted of an inventory of existing roadway geometrics, pedestrian facilities, 
traffic volumes, and operating characteristics, as well as posted speed limits and land use information for 
the major roadways that provide access to the Project: Broadway and Sunnyside Avenue, as well as the 
intersections which are expected to accommodate the majority of Project-related traffic.  The study area for 
the Project is listed below and graphically depicted in Figure 1. 
 

1. Alewife Brook Parkway (Route 16) at Broadway 
2. Broadway at Sunnyside Avenue 
3. Broadway at the Project Site Driveway 
4. Sunnyside Avenue at the Project Site Driveway 

 
The following describes the study area roadways and intersections: 
 
 
GEOMETRY 
 
Roadways 
 
Broadway 
 
Broadway is an urban principal arterial under local jurisdiction.  Broadway generally runs in an east-west 
direction and provides one travel lane in each direction.  Within the study area, Broadway generally 
provides two 11 to 12-foot wide travel lanes separated by a double-yellow centerline with no marked 
shoulders and parking provided intermittently along both sides.  Sidewalks are provided along both sides 
of Broadway within the study area, with illumination provided by way of streetlights mounted on wood 
poles.  The posted speed limit along Broadway is 25 miles per hour (mph).  Land use within the study area 
consists of the Saint Paul’s Cemetery and residential and commercial properties. 
 
Sunnyside Avenue 
 
Sunnyside Avenue is a local access roadway under local jurisdiction.  Sunnyside Avenue generally runs in 
a north-south direction and provides one travel lane in each direction.  Within the study area, Sunnyside 
Avenue generally provides a 26± foot wide traveled-way with no marked centerline or shoulders provided 
and on-street parking permitted along both sides of the roadway.  Sidewalks are provided along both sides 
of Sunnyside Avenue within the study area, with illumination provided by way of streetlights mounted on 
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wood poles.  A posted speed limit is not provided along Sunnyside Avenue and, as such, the statutory speed 
limit is 25 mph.  Land use within the study area consists of residential and commercial properties. 
 
Intersections 
 
Figure 2 summarizes existing lane use and travel lane widths at the study area intersections as observed in 
June 2020. 
 
 
EXISTING TRAFFIC VOLUMES 
 
In order to determine existing traffic-volume demands and flow patterns within the study area, manual 
turning movement counts (TMCs) and vehicle classification counts were conducted on 
Thursday, June 11, 2020, during the weekday evening (4:00-6:00 PM) and on Saturday, June 13, 2020, 
during the Saturday midday (11:00 AM-2:00 PM) peak periods at the Broadway at Sunnyside Avenue 
intersection.  In order to account for the reduction in traffic volumes caused by the travel restrictions enacted 
due to COVID-19, TMCs conducted at the Route 16 at Broadway intersection conducted on 
Tuesday, October 16, 2016, during the weekday evening peak periods were researched and seasonally 
adjusted and increased to represent theoretical average-month 2020 traffic volumes.  Based on this 
comparison, the TMCs conducted in June 2020 were found to be approximately 48.8% lower than 
anticipated.  The June 2020 counts were increased by a factor of 2.05 to provide a conservative estimate of 
roadway operating conditions.  Historic Saturday midday peak period TMCs were not available at the Route 
16 at Broadway intersection. 
 
Additionally, traffic volumes for full occupancy of the existing office use were generated using information 
available from the Institute of Transportation Engineers (ITE)5 for the appropriate land use and were 
assigned onto the study area roadway network based on the existing traffic patterns within the study area.  
The 2020 Existing weekday evening and Saturday midday peak-hour traffic volumes are graphically 
depicted on Figure 3. 
 
A review of the peak-period traffic counts indicates that the weekday evening peak hour generally occurs 
between 4:30 and 5:30 PM with the Saturday midday peak hour generally occurring between 
12:45 and 1:45 PM. 
 
 
PEDESTRIAN AND BICYCLE FACILITIES 
 
A comprehensive field inventory of pedestrian and bicycle facilities within the study area was undertaken 
in June 2020.  The field inventory consisted of a review of the location of sidewalks and pedestrian crossing 
locations along the study area roadways and at the study area intersections.  As detailed on Figure 2, 
sidewalks exist on one or both sides of all study area roadways.  Within the study area, painted crosswalks 
are provided at the Route 16 at Broadway intersection. 
 
The Alewife Greenway Bike Path traverses the study area in a general north-south direction adjacent to the 
Project site to the east.  This trail provides a connection to the Mystic Valley Parkway to the north and the 
Minuteman Bikeway to the south. 
 
 
  

 
5Ibid 1 
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PUBLIC TRANSPORTATION 
 
Public transportation services are provided within the study area by the Massachusetts Bay Transit 
Authority (MBTA) for Bus service.  Within the study area, the MBTA operates the following service: 
 

 
• Route 87 – Clarendon Hill or Arlington Center - Lechmere Station – Route 87 stops at the 

Broadway at Sunnyside Avenue intersection, adjacent to the project site.  Route 87 provides a 
connection to Arlington Center, Clarendon Hill, Teele Square, Davis Station (MBTA Subway Red 
Line), Union Square, and Lechmere Station (MBTA Subway Green Line).  MBTA bus service 
operates Monday through Friday from approximately 5:07 AM to 1:40 AM, on Saturday from 
5:15 AM to 1:35 AM, and on Sunday from 6:00 AM to 1:33 AM, with 30-minute-or-less headways 
on weekdays and Saturdays and 60-minute-or-less headways on Sundays.  One-way fares for adults 
are $2.00 ($1.70 with a Charlie Card), a $0.85 fare for students with valid ID, and $0.85 fare for 
senior citizens (65 years of age or older) and persons with disabilities.  All MBTA buses are 
handicapped and wheelchair accessible. 

 
 
MOTOR VEHICLE CRASH DATA 
 
Motor vehicle crash data was acquired from the Massachusetts Department of Transportation (MassDOT) 
Safety Management/Traffic Operations Unit for the most recent five-year period available (2013 through 
2017) in order to examine motor vehicle crash trends occurring within the study area.  The data is 
summarized by intersection, type, and severity, and is presented in Table 1. 
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Table 1 
MOTOR VEHICLE CRASH DATA SUMMARYa 

 

 
Scenario 

 
Alewife Brook 

Parkway at 
Broadway 

(Signalized) 

Main Street at 
Clarks Road 

(Unsignalized) 
 
Year: 
 2013 
 2014 
 2015 
 2016 
 2017 
 Total 

 
 

8 
7 
6 

16 
13 
50 

 
 

0 
2 
2 
0 
0 
4 

 
Averageb 
Crash Ratec 
Significantd 

 
10.00 

0.83 
Yes 

 
0.80 
0.19 

No 
 
Type: 
 Angle 
 Rear-End 
 Head-On 
 Sideswipe 
 Fixed Object 
 Pedestrian/Bicyclist 
 Unknown/Other 
 Total 

 
 

31 
7 
3 
5 
3 
1 

  0 
50 

 
 

1 
1 
0 
1 
0 
0 
1 
4 

 
Time of Day: 
 Weekday (Monday through Friday) 
 Saturday 
 Sunday 
 Total 

 
 

32 
12 
  6 
50 

 
 

3 
0 
1 
4 

 
Lighting Conditions: 
 Daylight 
 Dawn/Dusk 
 Dark (lit) 
 Dark (unlit) 
 Unknown 
 Total 

 
 

26 
1 

22 
1 

  0 
50 

 
 

1 
1 
1 
0 
1 
4 

 
Pavement Conditions 
 Dry 
 Wet 
 Snow 
 Ice 
 Slush 
 Unknown(Other) 
 Total 

 
 

42 
5 
1 
2 
0 

  0 
50 

 
 

2 
0 
0 
0 
1 
1 
4 

 
Severity: 
 Property Only 
 Injury Accident 
 Fatal Accident 
 Hit and Run 
 Not Reported (Other) 
 Total 
 

 
 

32 
17 
0 
0 

  1 
50 

 
 

2 
1 
0 
0 
1 
4 

aSource:  MassDOT, 2013 through 2017. 
bAverage crashes over a five-year period. 
cCrash rate per million entering vehicles (MEV). 
dSignalized intersections are significant if the rate is >0.73 crashes per MEV.  Unsignalized 

intersections are significant if the rate is >0.57 crashes per MEV. 
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As summarized in Table 1, the intersection of Route 16 at Broadway experienced the highest frequency of 
accidents over the five-year review period with a total of 50 accidents reported at the intersection, averaging 
10.0 accidents per year.  The majority of accidents involved property damage only (32 out of 50), occurred 
on dry pavement (42 out of 50), during daylight (26 out of 50), and involved angle type collisions (31 out 
of 50).  The intersection of Route 16 at Broadway was found to have a motor vehicle crash rate above the 
MassDOT average for the District in which the Project is located (District 4).  No fatalities were reported 
at any of the study area intersections over the five year period reviewed.  In addition, the Highway Safety 
Improvement Program (HSIP) database was reviewed.  The intersection of Route 16 at Broadway is listed 
as a HSIP cluster in the most recent (2015-2017) HSIP cluster listing.  The Broadway at Sunnyside Avenue 
intersection is not listed as a HSIP location and has a crash rate below the MassDOT average. 
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FUTURE CONDITIONS 

Traffic volumes in the study area were projected to the year 2027, which reflects a seven-year planning 
horizon consistent with State Traffic Study Guidelines.  Independent of the Project, traffic volumes on the 
roadway network in the year 2027 under No-Build conditions include all existing traffic and new traffic 
resulting from background traffic growth.  Anticipated Project-generated traffic volumes superimposed 
upon this 2027 No-Build traffic network reflect the 2027 Build conditions with the Project. 
 
 
FUTURE TRAFFIC GROWTH 
 
Future traffic growth is a function of the expected land development in the immediate area and the 
surrounding region.  Several methods can be used to estimate this growth.  A procedure frequently 
employed estimates an annual percentage increase in traffic growth and applies that percentage to all traffic 
volumes under study.  The drawback to such a procedure is that some turning volumes may actually grow 
at either a higher or a lower rate at particular intersections. 
 
An alternative procedure identifies the location and type of planned development, estimates the traffic to 
be generated, and assigns it to the area roadway network.  This procedure produces a more realistic estimate 
of growth for local traffic.  However, the drawback of this procedure is that the potential growth in 
population and development external to the study area would not be accounted for in the traffic projections. 
 
To provide a conservative analysis framework, both procedures were used, the salient components of which 
are described below. 
 
 
GENERAL BACKGROUND TRAFFIC GROWTH 
 
Traffic-volume data compiled by MassDOT from permanent count stations and historic traffic counts in 
the area were reviewed in order to determine general background traffic growth trends.  Based on this data, 
it was determined that traffic volumes within the study area have fluctuated over the past several years.  In 
order to be consistent with previous traffic studies in the area, a 0.5 percent per year compounded annual 
background traffic growth rate was used in order to account for future traffic growth and presently 
unforeseen development within the study area. 
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SPECIFIC DEVELOPMENT BY OTHERS 
 
The Planning Departments of the Town of Arlington and the City of Somerville were contacted in order to 
determine if there were any projects planned within the study area that would have an impact on future 
traffic volumes at the study intersections.  Based on these discussions, the following projects were 
identified: 

 
• Proposed Mixed-Use Development – 10 Sunnyside Avenue - This project entails the potential 

development of approximately 25 residential units and 10,000 sf of medical-dental offices.  This 
project will be located at 10 Sunnyside Avenue in Arlington, Massachusetts.  Traffic volumes 
associated with this project were obtained using trip-generation information available from the ITE.  
This is based upon information provided by the Town Planning Department and the actual program 
may be different. 
 

• Proposed Residential Development – Clarendon Hill - This project entails the replacement of 216 
existing residential units with 591 residential units.  This project will be located at 34 North Street 
in Somerville, Massachusetts.  The Site Generated volumes were obtained from the respective 
traffic study. 
 

• Proposed Hotel – Broadway Hotel – This project entails the development of a 75-room hotel.  This 
project will be located at 1154 Broadway in Somerville, Massachusetts.  The Site Generated 
volumes were obtained from the respective traffic study. 
 

As mentioned, the Project site formerly housed a 3,000 sf bank which is currently vacant.  Traffic volumes 
associated with the reoccupation of the vacant 3,000 sf bank development have been generated using 
information available from the ITE6 for the appropriate land use and were assigned onto the study area 
roadway network. 
 
No other developments were identified at this time that are expected to result in an increase in traffic within 
the study area beyond the general background traffic growth rate. 
 
 
ROADWAY IMPROVEMENT PROJECTS 
 
The Town of Arlington Engineering Department was contacted in order to determine if there were any 
planned roadway improvement projects expected to be completed within the study area.  Based on these 
discussions, no improvements are planned beyond general maintenance. 
 
 
NO-BUILD TRAFFIC VOLUMES 
 
The 2027 No-Build peak-hour traffic-volume networks were developed by applying the 0.5 percent per 
year compounded annual background traffic growth rate to the 2020 Existing peak-hour traffic volumes 
and then adding the traffic volumes associated with the identified specific development projects by others.  
The resulting 2027 No-Build weekday evening and Saturday midday peak-hour traffic volume networks 
are shown on Figure 4. 
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PROJECT-GENERATED TRAFFIC  
 
The proposed project entails the construction of a 3,000 sf marijuana dispensary.  In order to develop the 
traffic characteristics of the Project, trip-generation statistics published by the ITE7 for a similar land use 
as that proposed were used.  The ITE Land Use Code (LUC) LUC 882, Marijuana Dispensary was used to 
develop the traffic characteristics of the proposed Project. 
 
Trip generation calculations were performed for a typical weekday, a typical Saturday, as well as the 
weekday evening and Saturday midday peak hours, the critical time periods for project-related traffic 
activity.  A summary of the expected vehicle trip-generation is summarized in Table 2. 

 
Table 2 
TRIP GENERATION SUMMARY 
 

 
 
 

Time Period/Direction 

Proposed  
Marijuana 
Dispensary 
(3,000 sf)a 

 
Average Weekday 

 
760 

 
Weekday Evening Peak Hour 
 Entering 
 Exiting 
 Total 

 
 

33 
33 
66 

 
Average Saturday 

 
778 

 
Saturday Midday Peak Hour 
 Entering 
 Exiting 
 Total 
 

 
 

51 
  58 
109 

aBased on ITE LUC 221, Multifamily Housing (Mid-Rise) 
 

 
As shown in Table 2, the proposed 3,000 sf marijuana dispensary will generate approximately 66 vehicle 
trips (33 entering and 33 exiting) during the weekday evening peak-hour and 109 vehicle trips (51 entering 
and 58 exiting) during the Saturday midday peak-hour.  It should be noted that the typical opening traffic 
flow volumes can be higher for the first few months after opening. 
 
 
TRIP DISTRIBUTION AND ASSIGNMENT 
 
The directional distribution of the site-generated trips to and from the proposed development were 
determined based on a review of existing travel patterns at the study area intersections.  The general 
trip-distribution for the proposal is summarized in Table 3 and graphically depicted on Figure 5.  The 
weekday evening and Saturday midday peak-hour traffic volumes expected to be generated by the 
marijuana dispensary were assigned on the study area roadway network as shown on Figure 6. 
 

 
7Ibid 1 
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Table 3 
TRIP-DISTRIBUTION SUMMARY 

 

Roadway 

 
Direction 
(To/From) 

Percentage  
(To/From) 

 
Broadway 
Broadway 
Alewife Brook Parkway 
Alewife Brook Parkway 

 
East 
West 
North 
South 

 
15% 
20% 
30% 
35% 

TOTAL  100% 
   

 
 
FUTURE TRAFFIC VOLUMES - BUILD CONDITION 
 
The 2027 Build condition networks consist of the 2027 No-Build traffic volumes, with the proposed 
3,000 sf marijuana dispensary site-generated traffic replacing the potential 3,000 sf bank site-generated 
traffic.  The 2027 Build weekday evening and Saturday midday peak-hour traffic volume networks are 
graphically depicted on Figure 7. 
 
A summary of peak-hour projected traffic-volume increases external to the study area that is the subject of 
this assessment is shown in Table 4.  These volumes are based on the expected increases from the Project. 
 
Table 4 
PEAK HOUR TRAFFIC-VOLUME INCREASES 
 

 
 
 

Location/Peak Hour 2027 No-Build 2027 Build 

Traffic Volume 
Increase Over 

No-Build 

Percent 
Increase Over 

No-Build 
 
Broadway, east of Alewife Brook Parkway: 
 Weekday Evening 

 
 

997 

 
 

1,002 

 
 

5 

 
 

0.5% 
 
Broadway, east of Sunnyside Avenue: 
 Saturday Midday 

 
 

1,041 

 
 

1,131 

 
 

90 

 
 

8.6% 
 
Broadway, west of the Project Site Driveway: 
 Weekday Evening 
 Saturday Midday 

 
 

1,065 
1,002 

 
 

1,072 
1,014 

 
 

7 
12 

 
 

0.7% 
1.2% 

 
Alewife Brook Parkway, north of Broadway: 
 Weekday Evening 

 
 

2,111 

 
 

2,120 

 
 

9 

 
 

0.4% 
 
Alewife Brook Parkway, south of Broadway: 
 Weekday Evening 

 
 

2,123 

 
 

2,132 

 
 

9 

 
 

0.4% 
     

 

 
As shown in Table 4, in comparison to future No-Build conditions, project-related traffic increases are 
projected to range between 5 to 9 vehicles during the weekday evening peak-hour, with traffic percent 
increases ranging from 0.4 percent to 0.7 percent; and are anticipated to be 1.2 percent or less during the 
Saturday midday peak-hour. 

173 of 405



Peak Hour Traffic Volumes

Not To Scale Figure 7
2027 Build

WEEKDAY EVENING PEAK HOUR (4:30 - 5:30 PM)

Transportation Impact Assessment - Proposed Marijuana Dispensary  - Arlington  Massachusetts

N

SATURDAY MIDDAY PEAK HOUR (12:00 - 1:00 PM)

Vanasse &
Associates inc

ARLINGTON
SOMERVILE

16

ARLINGTON
SOMERVILE

16

SITE

SITE

174 of 405

AutoCAD SHX Text
Copyright    2020 by VAi.  All Rights Reserved.

AutoCAD SHX Text
c

AutoCAD SHX Text
584

AutoCAD SHX Text
25

AutoCAD SHX Text
42

AutoCAD SHX Text
458

AutoCAD SHX Text
25

AutoCAD SHX Text
70

AutoCAD SHX Text
BROADWAY

AutoCAD SHX Text
SUNNYSIDE AVENUE

AutoCAD SHX Text
173

AutoCAD SHX Text
812

AutoCAD SHX Text
143

AutoCAD SHX Text
345

AutoCAD SHX Text
76

AutoCAD SHX Text
52

AutoCAD SHX Text
233

AutoCAD SHX Text
22

AutoCAD SHX Text
295

AutoCAD SHX Text
153

AutoCAD SHX Text
876

AutoCAD SHX Text
24

AutoCAD SHX Text
ALEWIFE BROOK PARKWAY

AutoCAD SHX Text
BROADWAY

AutoCAD SHX Text
555

AutoCAD SHX Text
17

AutoCAD SHX Text
44

AutoCAD SHX Text
447

AutoCAD SHX Text
28

AutoCAD SHX Text
85

AutoCAD SHX Text
SUNNYSIDE AVENUE

AutoCAD SHX Text
ALEWIFE BROOK PARKWAY

AutoCAD SHX Text
572

AutoCAD SHX Text
10

AutoCAD SHX Text
43

AutoCAD SHX Text
432

AutoCAD SHX Text
61

AutoCAD SHX Text
53

AutoCAD SHX Text
609

AutoCAD SHX Text
7

AutoCAD SHX Text
27

AutoCAD SHX Text
456

AutoCAD SHX Text
67

AutoCAD SHX Text
41

AutoCAD SHX Text
54

AutoCAD SHX Text
60

AutoCAD SHX Text
Total

AutoCAD SHX Text
Out

AutoCAD SHX Text
In

AutoCAD SHX Text
51

AutoCAD SHX Text
109

AutoCAD SHX Text
58

AutoCAD SHX Text
Trips

AutoCAD SHX Text
Office

AutoCAD SHX Text
4

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
113

AutoCAD SHX Text
53

AutoCAD SHX Text
60

AutoCAD SHX Text
Dispensary

AutoCAD SHX Text
Trips

AutoCAD SHX Text
Total

AutoCAD SHX Text
Trips

AutoCAD SHX Text
Marijuna

AutoCAD SHX Text
Existing

AutoCAD SHX Text
Total

AutoCAD SHX Text
Out

AutoCAD SHX Text
In

AutoCAD SHX Text
33

AutoCAD SHX Text
66

AutoCAD SHX Text
33

AutoCAD SHX Text
Trips

AutoCAD SHX Text
Office

AutoCAD SHX Text
9

AutoCAD SHX Text
8

AutoCAD SHX Text
1

AutoCAD SHX Text
75

AutoCAD SHX Text
34

AutoCAD SHX Text
41

AutoCAD SHX Text
Dispensary

AutoCAD SHX Text
Trips

AutoCAD SHX Text
Total

AutoCAD SHX Text
Trips

AutoCAD SHX Text
Marijuna

AutoCAD SHX Text
Existing



 

G:\8641 Arlington\Report\1 - TIA 062020.docx 18  

 
SIGHT DISTANCE EVALUATION 
 
Sight distance measurements were performed at the Project site driveway intersection with 
Sunnyside Avenue in accordance with American Association of State Highway and Transportation 
Officials (AASHTO)8 requirements.  In brief, Stopping Sight Distance (SSD) is the distance required by a 
vehicle traveling at the design speed of a roadway, on wet pavement, to stop prior to striking an object in 
its travel path.  In accordance with AASHTO and MassDOT standards, at a minimum, sufficient stopping 
sight distances must be provided at an intersection.  Table 5 presents the measured sight distances at the 
site driveway. 
 

Table 5 
SIGHT DISTANCE MEASUREMENTSa 
 

 Required Minimum (Feet)a 

Intersection/Sight Distance Measurement 25 MPH 30 MPH 35 MPH Measured 
 
Sunnyside Avenue at the Project Site Driveway 
  Looking to the north from the Project Site Driveway 
  Looking to the south from the Project Site Driveway 

 
 

155 
155 

 
 

200 
200 

 
 

250 
250 

 
 

500+ 
110b 

     
aRecommended minimum values obtained from A Policy on Geometric Design of Highways and Streets, 7th Edition; American Association 

of State Highway and Transportation Officials (AASHTO); 2018. 
bClear line of sight provided to Broadway. 

 
 
As can be seen in Table 5, the available lines of sight for motorists exiting onto Sunnyside Avenue in both 
directions exceed the recommended minimum sight distance to function in a safe manner based on the 
appropriate approach speeds. 
 
  

 
8A Policy on Geometric Design of Highway and Streets, 7th Edition; American Association of State Highway and Transportation 

Officials (AASHTO); Washington D.C.; 2018. 
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TRAFFIC OPERATIONS ANALYSIS 

Measuring existing and future traffic volumes quantifies traffic flow within the study area.  To assess quality 
of flow, roadway capacity, and vehicle queue analyses were conducted under Existing, No-Build, and Build 
traffic volume conditions.  Capacity analyses provide an indication of how well the roadway facilities serve 
the traffic demands placed upon them, with vehicle queue analyses providing a secondary measure of the 
operational characteristics of an intersection or section of roadway under study. 
 
 
METHODOLOGY 
 
Levels of Service 
 
A primary result of capacity analyses is the assignment of level-of-service to traffic facilities under various 
traffic-flow conditions.9  The concept of level-of-service is defined as a qualitative measure describing 
operational conditions within a traffic stream and their perception by motorists and/or passengers.  A 
level-of-service definition provides an index to quality of traffic flow in terms of such factors as speed, 
travel time, freedom to maneuver, traffic interruptions, comfort, convenience, and safety. 
 
Six levels of service are defined for each type of facility.  They are given letter designations from A to F, 
with level-of-service (LOS) A representing the best-operating conditions and LOS F representing congested 
or constrained operating conditions. 
 
Since the level-of-service of a traffic facility is a function of the traffic flows placed upon it, such a facility 
may operate at a wide range of levels of service, depending on the time of day, day of week, or period of 
year. 

 
9The capacity analysis methodology is based on the concepts and procedures presented in the Highway Capacity Manual; 

Transportation Research Board; Washington, DC; 2010. 
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Signalized Intersections 
 
The six levels of service for signalized intersections may be described as follows: 
 

• LOS A describes operations with very low control delay; most vehicles do not stop at all. 

• LOS B describes operations with relatively low control delay.  However, more vehicles stop 
than LOS A. 

• LOS C describes operations with higher control delays.  Individual cycle failures may begin to 
appear.  The number of vehicles stopping is significant at this level, although many still pass 
through the intersection without stopping. 

• LOS D describes operations with control delay in the range where the influence of congestion 
becomes more noticeable.  Many vehicles stop, and individual cycle failures are noticeable. 

• LOS E describes operations with high control delay values.  Individual cycle failures are 
frequent occurrences. 

• LOS F describes operations with high control delay values that often occur with over-
saturation.  Poor progression and long cycle lengths may also be major contributing causes to 
such delay levels. 

Levels of service for signalized intersections were calculated using the Percentile Delay Method 
implemented as a part of the Synchro™ 10 software as required by MassDOT.  The Percentile Delay 
Method assesses the effects of signal type, timing, phasing, and progression; vehicle mix; and geometrics 
on “percentile” delay.  Level-of-service designations are based on the criterion of percentile delay per 
vehicle and is a measure of: i) driver discomfort; ii) motorist frustration; and iii) fuel consumption; and 
includes a uniform delay based on percentile volumes using a Poisson arrival pattern, an initial queue move-
up time, and a queue interaction delay that accounts for delays resulting from queues extending from 
adjacent intersections.  Table 6 summarizes the relationship between level-of-service and percentile delay 
and uses the same numerical delay thresholds as the HCM method.  The tabulated percentile delay criterion 
may be applied in assigning level-of-service designations to individual lane groups, to individual 
intersection approaches, or to entire intersections. 
 
 

Table 6 
LEVEL-OF-SERVICE CRITERIA 
FOR SIGNALIZED INTERSECTIONS 

 
 
 

Level of Service 

 
Percentile Delay  

Per Vehicle (Seconds) 
 

A 
B 
C 
D 
E 
F 

 

 
<10.0 

10.1 to 20.0 
20.1 to 35.0 
35.1 to 55.0 
55.1 to 80.0 

>80.0 
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Unsignalized Intersections 
 
The six levels of service for unsignalized intersections may be described as follows: 

 
• LOS A represents a condition with little or no control delay to minor street traffic. 

• LOS B represents a condition with short control delays to minor street traffic. 

• LOS C represents a condition with average control delays to minor street traffic. 

• LOS D represents a condition with long control delays to minor street traffic. 

• LOS E represents operating conditions at or near capacity level, with very long control delays to minor 
street traffic. 

• LOS F represents a condition where minor street demand volume exceeds the capacity of an approach 
lane, with extreme control delays resulting. 

The levels of service of unsignalized intersections are determined by the application of a procedure 
described in the 2010 Highway Capacity Manual.10  Level of service is measured in terms of average control 
delay.  Mathematically, control delay is a function of the capacity and degree of saturation of the lane group 
and/or approach under study and is a quantification of motorist delay associated with traffic control devices 
such as traffic signals and STOP signs.  Control delay includes the effects of initial deceleration delay 
approaching a STOP sign, stopped delay, queue move-up time, and final acceleration delay from a stopped 
condition.  Definitions for level of service at unsignalized intersections are also given in the 2010 Highway 
Capacity Manual.  Table 7 summarizes the relationship between level of service and average control delay 
for two-way stop-controlled and all-way stop-controlled intersections. 
 
 

Table 7 
LEVEL-OF-SERVICE CRITERIA FOR 
UNSIGNALIZED INTERSECTIONSa 
 

Level-of-Service by Volume-to-Capacity Ratio 
Average Control Delay 
(Seconds Per Vehicle) v/c ≤ 1.0 v/c > 1.0 

 
A 
B 
C 
D 
E 
F 
 

 
F 
F 
F 
F 
F 
F 

 
≤10.0  

10.1 to 15.0 
15.1 to 25.0  
25.1 to 35.0 
35.1 to 50.0 

>50.0 

aSource: Highway Capacity Manual; Transportation Research Board; Washington, DC; 2010; 
page 19-2. 

 
 

 
10Highway Capacity Manual; Transportation Research Board; Washington, DC; 2010. 
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ANALYSIS RESULTS 
 
Level-of-service and vehicle queue analyses were conducted for 2020 Existing, 2027 No-Build and 
2027 Build conditions for the intersections within the study area.  The results of the intersection capacity 
and vehicle queue analyses are summarized for the signalized intersection in Table 8 and for the 
unsignalized intersections in Table 9 with the detailed analysis results presented in the Appendix.  The 
following is a summary of the level-of-service and delay analyses for the intersections within the study 
area: 
 
Signalized Intersections 
 
Route 16 at Broadway 
 
Under all conditions, this signalized intersection will operate at an overall LOS F during weekday evening 
peak hour.  The project impact on queues and delays are projected to be minimal. 
 
Unsignalized Intersections 
 
Broadway at Sunnyside Avenue 
 
Under 2020 Existing conditions, the critical movements at this unsignalized intersection operate at LOS C 
during the weekday evening and Saturday midday peak hours.  Under 2027 No-Build conditions, the critical 
movements are expected to operate at LOS D during the weekday evening and Saturday midday peak hours.  
Under 2027 Build conditions, the critical movements are expected to degrade to LOS E during the weekday 
evening peak-hour and to remain at LOS D during the Saturday midday peak-hour.  Vehicle queues at this 
intersection were shown to range from 0 to 3 vehicles during the peak periods. 
 
Broadway at the Project Site Driveway 
 
Under all conditions, the critical movements at this intersection are expected to operate at LOS A with 
negligible vehicle queuing during the weekday evening and Saturday midday peak hours. 
 
Sunnyside Avenue at the Project Site Driveway 
 
Under all conditions, the critical movements at this intersection are expected to operate at LOS A with 
negligible vehicle queuing during the weekday evening and Saturday midday peak hours. 
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Table 8 
SIGNALIZED INTERSECTION LEVEL-OF-SERVICE SUMMARY 
 

 
Signalized Intersection/Peak Hour 

 
2020 Existing 2027 No-Build 2027 Build  

 
V/Ca 

 
Delayb 

 
LOSc 

Queue d 

Avg/95th  
 

V/C 
 

Delay 
 

LOS 
Queue 

Avg/95th 
 

V/C 
 

Delay 
 

LOS 
Queue 

Avg/95th 
 
Route 16 at Broadway 
 Weekday Evening: 
  Broadway EB LT 
  Broadway EB TH RT 
  Broadway WB LT TH RT 
  Route 16 NB LT TH RT 
  Route 16 SB LT TH RT 
   Overall 

 
 
 

4.46 
1.20 
1.11 
1.11 
1.02 

-- 

 
 
 

>80.0 
>80.0 
>80.0 
>80.0 

73.7 
>80.0 

 
 
 

F 
F 
F 
F 
E 
F 

 
 
 

386/495 
458/626 
235/348 
523/661 
521/660 

-- 

 
 
 

4.93 
1.33 
1.19 
1.33 
1.15 

-- 

 
 
 

>80.0 
>80.0 
>80.0 
>80.0 
>80.0 
>80.0 

 
 
 

F 
F 
F 
F 
F 
F 

 
 
 

431/544 
543/713 
262/377 
634/773 
610/750 

-- 

 
 
 

5.02 
1.35 
1.20 
1.37 
1.16 

-- 

 
 
 

>80.0 
>80.0 
>80.0 
>80.0 
>80.0 
>80.0 

 
 
 

F 
F 
F 
F 
F 
F 

 
 
 

440/553 
554/726 
265/381 
650/788 
616/756 

-- 
             

aVolume-to-capacity ratio. 
bControl (signal) delay per vehicle in seconds. 
cLevel-of-Service. 
dQueue length in feet. 
NB = northbound; SB = southbound; EB = eastbound; WB = westbound; LT = left-turning movements; TH = through movements; RT = right-turning movements.  
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Table 9 
UNSIGNALIZED INTERSECTION LEVEL-OF-SERVICE AND VEHICLE QUEUE SUMMARY 
 

 
Unsignalized Intersection/ 

Peak Hour/Movement 

 
2020 Existing 

 
2027 No-Build 

 
2027 Build 

 
Demanda 

 
Delayb 

 
LOSc 

Queue 
95th 

Percentile 
 

Demand 
 

Delay 
 

LOS 

Queue 
95th 

Percentile 
 

Demand 
 

Delay 
 

LOS 

Queue 
95th 

Percentile 
 
Broadway at Sunnyside Avenue 
  Weekday Evening: 
  Broadway EB LT TH 
  Broadway WB TH RT 
  Sunnyside Ave SB LT RT 
 Saturday Midday: 
  Broadway EB LT TH 
  Broadway WB TH RT 
  Sunnyside Ave SB LT RT 

 
 
 

583 
444 

32 
 

545 
413 

32 

 
 
 

0.3 
0.0 

20.6 
 

0.2 
0.0 

19.0 

 
 
 

A 
A 
C 

 
A 
A 
C 

 
 
 

0 
0 
1 

 
0 
0 
1 

 
 
 

609 
487 

82 
 

572 
469 

78 

 
 
 

0.4 
0.0 

31.1 
 

0.3 
0.0 

26.4 

 
 
 

A 
A 
D 

 
A 
A 
D 

 
 
 

0 
0 
2 

 
0 
0 
2 

 
 
 

609 
500 

95 
 

572 
491 
113 

 
 
 

0.4 
0.0 

35.1 
 

0.3 
0.0 

34.7 

 
 
 

A 
A 
E 

 
A 
A 
D 

 
 
 

0 
0 
3 

 
0 
0 
3 

 
Broadway at the Project Site Driveway 
 Weekday Evening: 
  Broadway EB LT TH 
  Broadway WB TH RT 
 Saturday Midday: 
  Broadway EB LT TH 
  Broadway WB TH RT 

 
 
 

583 
429 

 
545 
404 

 
 
 

0.0 
0.0 

 
0.0 
0.0 

 
 
 

A 
A 

 
A 
A 

 
 
 

0 
0 

 
0 
0 

 
 
 

612 
467 

 
577 
446 

 
 
 

0.0 
0.0 

 
0.1 
0.0 

 
 
 

A 
A 

 
A 
A 

 
 
 

0 
0 

 
0 
0 

 
 
 

616 
483 

 
582 
475 

 
 
 

0.1 
0.0 

 
0.1 
0.0 

 
 
 

A 
A 

 
A 
A 

 
 
 

0 
0 

 
0 
0 

 
Sunnyside Avenue at the Project Site 
Driveway 
 Weekday Evening: 
  Project Site Driveway EB LT RT 
  Sunnyside Avenue NB TH 
  Sunnyside Avenue SB TH 
 Saturday Midday: 
  Project Site Driveway EB LT RT 
  Sunnyside Avenue NB TH 
  Sunnyside Avenue SB TH 

 
 
 
 

8 
48 
24 

 
2 

33 
30 

 
 
 
 

8.5 
0.0 
0.0 

 
8.5 
0.0 
0.0 

 
 
 
 

A 
A 
A 

 
A 
A 
A 

 
 
 
 

0 
0 
0 

 
0 
0 
0 

 
 
 
 

28 
67 
54 

 
25 
61 
53 

 
 
 
 

8.7 
0.0 
0.0 

 
8.7 
0.0 
0.0 

 
 
 
 

A 
A 
A 

 
A 
A 
A 

 
 
 
 

0 
0 
0 

 
0 
0 
0 

 
 
 
 

41 
67 
54 

 
60 
61 
53 

 
 
 
 

8.7 
0.0 
0.0 

 
8.8 
0.0 
0.0 

 
 
 
 

A 
A 
A 

 
A 
A 
A 

 
 
 
 

0 
0 
0 

 
0 
0 
0 

             
aVolume-to-capacity ratio. 
bControl (signal) delay per vehicle in seconds. 
cLevel-of-Service. 
dQueue length in vehicles. 
NB = northbound; SB = southbound; EB = eastbound; WB = westbound; LT = left-turning movements; TH = through movements; RT = right-turning movements. 
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PARKING 

In order to determine the availability of public parking in the vicinity of the Project site, a parking demand 
survey was performed on the on-street parking spaces along Broadway between the Somerville City Line 
and Cleveland Street.  Based upon the field survey a total of approximately 62 parking spaces are available 
in the immediate vicinity of the site. 
 
  
PARKING SUPPLY 
 
On Street 
 
On-street parking is provided along Broadway adjacent to the site and consists of approximately 62 spaces.  
The on-street parking is unmetered and designed for shorter stays and is restricted to one-hour parking only. 
 
 
PARKING DEMAND OBSERVATION 
 
In order to ascertain the availability of parking demand, a survey of on-street parking spaces adjacent to the 
site was completed on Saturday, June 2, 2020 between the hours of 11:00 AM and 5:00 PM.  The parking 
demand observations were performed in 30-minute intervals and consisted of an inventory of vacant spaces 
available within each parking area during the observation periods.  A summary of the vacant spaces is 
presented on Figure 8 and Table 10.  
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Parking Supply = 62 Spaces
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Table 10 
PARKING DEMAND OBSERVATIONS 
 

Saturday Start Time 
Vacant Space 
observation 

11:00 AM 56 
11:30 AM 57 
12:00 PM 60 
12:30 PM 58 
1:00 PM 57 
1:30 PM 57 
2:00 PM 58 
2:30 PM 56 
3:00 PM 56 
3:30 PM 58 
4:00 PM 58 
4:30 PM 58 
5:00 PM 58 

Parking Capacity 
 

62 
 

aBased on counts conducted by VAI, Saturday, June 6, 2020. 
 
 
As can be seen in Table 10, the overall peak parking demand period in the vicinity of the project was found 
to occur between 2:30– 3:30 PM peak period with 56 available parking spaces.  Based upon this data it can 
be concluded that there is sufficient availability of parking spaces in the area and there is additional parking 
available outside this immediate area.  It is acknowledged that the parking survey was conducted during 
the COVID-19 impact period but overall it is our opinion that adequate area parking does exist. 
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CONCLUSIONS AND RECOMMENDATIONS 

VAI has prepared this TIA in order to evaluate potential traffic impacts associated with the proposed 
marijuana dispensary located at 21 Broadway in Arlington, Massachusetts (the “Project”).  This study was 
prepared in accordance with the Massachusetts Department of Transportation (MassDOT) Guidelines for 
Transportation Impact Assessment (TIA) Guideline.; and was conducted pursuant to the standards of the 
Traffic Engineering and Transportation Planning Professions for the preparation of such reports.  Based on 
the results of this study, the following can be concluded: 
 

• Based on trip-generation statistics published by the ITE, the proposed marijuana dispensary will 
generate approximately 66 vehicle trips (33 entering and 33 exiting) during the weekday evening 
peak hour and 109 vehicle trips (51 entering and 58 exiting) during the Saturday midday peak hour. 

• Project-related traffic increases in the area are expected to be between 0.4 percent to 0.7 percent 
during the weekday evening peak-hour. 

• The analysis has indicated that the Project will result in minimal impact on motorist delays at the 
study intersections, as compared to future No-Build conditions. 

In consideration of the above, we have concluded that the Project can be accommodated within the confines 
of the existing transportation infrastructure in a safe and efficient manner with the implementation of the 
following recommendations. 
 
 
RECOMMENDATIONS 
 
A transportation improvement program has been developed that is designed to provide safe and efficient 
access to the Project and address any deficiencies identified at off-site locations evaluated in conjunction 
with this study.  The following improvements have been recommended as a part of this evaluation. 
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Project Access 
 
Access to the Project will continue to be provided by way of one (1) entrance-only driveway along 
Broadway and one (1) exit-only driveway onto Sunnyside Avenue.  The following recommendations are 
offered with respect to the design and operation of the Project site driveway: 
 

• The exit driveway onto Sunnyside Avenue should be placed under STOP-sign (Manual of Uniform 
Traffic Control Designation R1-1) control, with a painted STOP-bar included.  Do not enter signs 
should be installed facing Sunnyside Avenue. 
 

• Pavement markings reinforcing the one-way operation of the Project driveway should be painted 
within the Project site. 
 

• Illumination should be provided at the driveways. 
 

• All signs and other pavement markings to be installed within the Development site shall conform 
to the applicable standards of the current Manual on Uniform Traffic Devices (MUTCD).11 

• Signs and landscaping adjacent to the Project site driveway intersections should be designed and 
maintained so as not to restrict lines of sight. 

 
Transportation Demand Management (TDM) Plan 
 
As is the case with many developments, a major focus of the traffic mitigation plan focuses on the reduction 
of single-occupant vehicles arriving and departing to and from the site.  This is predominantly accomplished 
by developing a comprehensive Transportation Demand Management (TDM) strategy.  The proponent is 
committed to supporting a balanced multimodal transportation plan to serve the employees and patrons of 
the site.  The major features of this TDM plan that support this commitment are as follows: 
 

• Designation of a Transportation Coordinator - The transportation coordinator oversees all 
transportation issues including managing the TDM measures, parking, loading, and service.  The 
marijuana dispensary will have a transportation coordinator. 
 

• Provision of Transit Schedules - Links to the MBTA website will be included on the marijuana 
dispensary website.  In addition, the project proponent will post information regarding public 
transportation services, maps, schedules, and fare information in a central location. 
 

• Bicycling Resources - Secured bicycle spaces will be provided outside the building for patrons. 
 

• Ride Share Accommodations – Accommodations will be provided to encourage the use of 
ride-sharing to facilitate drop-offs and pick-ups.  Three (3) designated uber/lyft/taxi spaces will be 
provided directly in front of the site.  In addition, drop-off and pick-up activity can circulate through 
the site from Broadway to Sunnyside Avenue. 

The project proponent will investigate the implementation of these traffic reduction strategies and will work 
with the Town to implement such programs. 
 

 
11Ibid 4. 
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Parking 
 
A total of 16 parking spaces are provided on the site of which 12 spaces are allocated for the proposed 
marijuana dispensary.  The on-street parking supply along Broadway between the Somerville City Line and 
Cleveland Street is 62 spaces, most of which are vacant.  In order to enhance compliance where on-street 
parking regulations, the Project proponent will provide new signage updating and formalizing the existing 
on-street parking regulations along Broadway between the Somerville City Line and Cleveland Street.  
Specific area parking includes: 
 

• Three (3) uber/lyft/taxi reserved spaces in front of the building. 
 

• 52 regulated 1-hour spaces along Broadway between the Somerville City Line and 
Cleveland Street. 

 
Overall, there is adequate parking in the artea to support the Project. 
 
 
OPENING CONDITIONS OPERATIONS PLAN - CUSTOMER MANAGEMENT LOGISTICS 
 
For retail marijuana dispensaries it is essential for a well thought out opening plan developed in consultation 
with local public safety officials.  Elements of the plan include: 
 

• Additional Staff: There will be additional security/concierge specifically focused on managing the 
customers, both internally and on the street along Broadway.  These additional staff members will 
serve as concierge and will not replace the required security and check-in personnel, as required by 
the Massachusetts Cannabis Control Commission (CCC) regulations. 
 

• Appointment Only: For the first month of operation, the Project proponent will require sales be 
by appointment only to reduce any peak traffic issues.  During the initial 6 to 12 months of operation 
there will be additional staff to monitor lines as concierge/security to maintain order in the public 
way. 

 
• Coordinate with Arlington Police: In advance of its opening day the Project proponent will 

coordinate with the Arlignton Police to arrange for the appropriate detail, discuss any proposed 
logistics for customer management and share any industry information the police may find useful. 

 
 
CONCLUSIONS 
 
The proposed Project will result in a measurable impact but will not have a significant impact on overall 
operations.  With the implementation of the above recommendations, safe and efficient access will be 
provided to the planned development and the proposed development can be constructed with minimal 
impact to the area as designed. 
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 1

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Groups Printed- Cars - Trucks
Alewife Brook Parkway

From North
Broadway
From East

Alewife Brook Parkway
From South

Broadway
From West

Start Time Left Thru Right Left Thru Right Left Thru Right Left Thru Right Int. Total

04:00 PM 3 187 28 36 57 8 8 224 45 40 56 13 705

04:15 PM 3 196 23 31 65 4 5 220 42 53 58 8 708

04:30 PM 7 206 26 28 52 8 6 172 32 53 76 13 679

04:45 PM 5 217 22 39 66 5 5 193 41 34 65 12 704

Total 18 806 99 134 240 25 24 809 160 180 255 46 2796

05:00 PM 7 188 40 30 68 7 11 190 36 42 71 16 706

05:15 PM 2 228 35 39 67 5 10 196 43 62 81 11 779

05:30 PM 6 191 33 24 71 4 6 182 40 51 79 6 693

05:45 PM 8 182 22 37 63 7 8 190 32 37 72 13 671

Total 23 789 130 130 269 23 35 758 151 192 303 46 2849

Grand Total 41 1595 229 264 509 48 59 1567 311 372 558 92 5645

Apprch % 2.2 85.5 12.3 32.2 62 5.8 3 80.9 16.1 36.4 54.6 9  

Total % 0.7 28.3 4.1 4.7 9 0.9 1 27.8 5.5 6.6 9.9 1.6

Cars 41 1595 229 264 504 48 59 1567 311 372 550 92 5632

% Cars 100 100 100 100 99 100 100 100 100 100 98.6 100 99.8

Trucks 0 0 0 0 5 0 0 0 0 0 8 0 13

% Trucks 0 0 0 0 1 0 0 0 0 0 1.4 0 0.2

Accurate Counts
978-664-2565
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 2

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Entire Intersection Begins at 04:45 PM

04:45 PM 5 217 22 244 39 66 5 110 5 193 41 239 34 65 12 111 704

05:00 PM 7 188 40 235 30 68 7 105 11 190 36 237 42 71 16 129 706

05:15 PM 2 228 35 265 39 67 5 111 10 196 43 249 62 81 11 154 779
05:30 PM 6 191 33 230 24 71 4 99 6 182 40 228 51 79 6 136 693

Total Volume 20 824 130 974 132 272 21 425 32 761 160 953 189 296 45 530 2882

% App. Total 2.1 84.6 13.3  31.1 64 4.9  3.4 79.9 16.8  35.7 55.8 8.5   

PHF .714 .904 .813 .919 .846 .958 .750 .957 .727 .971 .930 .957 .762 .914 .703 .860 .925

Cars 20 824 130 974 132 269 21 422 32 761 160 953 189 293 45 527 2876

% Cars 100 100 100 100 100 98.9 100 99.3 100 100 100 100 100 99.0 100 99.4 99.8

Trucks 0 0 0 0 0 3 0 3 0 0 0 0 0 3 0 3 6

% Trucks 0 0 0 0 0 1.1 0 0.7 0 0 0 0 0 1.0 0 0.6 0.2
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 3

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Each Approach Begins at:

04:30 PM 04:45 PM 04:00 PM 05:00 PM
+0 mins. 7 206 26 239 39 66 5 110 8 224 45 277 42 71 16 129

+15 mins. 5 217 22 244 30 68 7 105 5 220 42 267 62 81 11 154
+30 mins. 7 188 40 235 39 67 5 111 6 172 32 210 51 79 6 136

+45 mins. 2 228 35 265 24 71 4 99 5 193 41 239 37 72 13 122

Total Volume 21 839 123 983 132 272 21 425 24 809 160 993 192 303 46 541

% App. Total 2.1 85.4 12.5  31.1 64 4.9  2.4 81.5 16.1  35.5 56 8.5  

PHF .750 .920 .769 .927 .846 .958 .750 .957 .750 .903 .889 .896 .774 .935 .719 .878

Cars 21 839 123 983 132 269 21 422 24 809 160 993 192 300 46 538

% Cars 100 100 100 100 100 98.9 100 99.3 100 100 100 100 100 99 100 99.4

Trucks 0 0 0 0 0 3 0 3 0 0 0 0 0 3 0 3

% Trucks 0 0 0 0 0 1.1 0 0.7 0 0 0 0 0 1 0 0.6
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 4

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Groups Printed- Cars
Alewife Brook Parkway

From North
Broadway
From East

Alewife Brook Parkway
From South

Broadway
From West

Start Time Left Thru Right Left Thru Right Left Thru Right Left Thru Right Int. Total

04:00 PM 3 187 28 36 56 8 8 224 45 40 53 13 701

04:15 PM 3 196 23 31 65 4 5 220 42 53 57 8 707

04:30 PM 7 206 26 28 51 8 6 172 32 53 76 13 678

04:45 PM 5 217 22 39 66 5 5 193 41 34 64 12 703

Total 18 806 99 134 238 25 24 809 160 180 250 46 2789

05:00 PM 7 188 40 30 67 7 11 190 36 42 70 16 704

05:15 PM 2 228 35 39 66 5 10 196 43 62 80 11 777

05:30 PM 6 191 33 24 70 4 6 182 40 51 79 6 692

05:45 PM 8 182 22 37 63 7 8 190 32 37 71 13 670

Total 23 789 130 130 266 23 35 758 151 192 300 46 2843

Grand Total 41 1595 229 264 504 48 59 1567 311 372 550 92 5632

Apprch % 2.2 85.5 12.3 32.4 61.8 5.9 3 80.9 16.1 36.7 54.2 9.1  

Total % 0.7 28.3 4.1 4.7 8.9 0.9 1 27.8 5.5 6.6 9.8 1.6

Accurate Counts
978-664-2565
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 5

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Entire Intersection Begins at 04:45 PM

04:45 PM 5 217 22 244 39 66 5 110 5 193 41 239 34 64 12 110 703

05:00 PM 7 188 40 235 30 67 7 104 11 190 36 237 42 70 16 128 704

05:15 PM 2 228 35 265 39 66 5 110 10 196 43 249 62 80 11 153 777
05:30 PM 6 191 33 230 24 70 4 98 6 182 40 228 51 79 6 136 692

Total Volume 20 824 130 974 132 269 21 422 32 761 160 953 189 293 45 527 2876

% App. Total 2.1 84.6 13.3  31.3 63.7 5  3.4 79.9 16.8  35.9 55.6 8.5   

PHF .714 .904 .813 .919 .846 .961 .750 .959 .727 .971 .930 .957 .762 .916 .703 .861 .925
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 6

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Each Approach Begins at:

04:30 PM 04:45 PM 04:00 PM 05:00 PM
+0 mins. 7 206 26 239 39 66 5 110 8 224 45 277 42 70 16 128

+15 mins. 5 217 22 244 30 67 7 104 5 220 42 267 62 80 11 153
+30 mins. 7 188 40 235 39 66 5 110 6 172 32 210 51 79 6 136

+45 mins. 2 228 35 265 24 70 4 98 5 193 41 239 37 71 13 121

Total Volume 21 839 123 983 132 269 21 422 24 809 160 993 192 300 46 538

% App. Total 2.1 85.4 12.5  31.3 63.7 5  2.4 81.5 16.1  35.7 55.8 8.6  

PHF .750 .920 .769 .927 .846 .961 .750 .959 .750 .903 .889 .896 .774 .938 .719 .879

 Alewife Brook Parkway 

 B
ro

a
d

w
a

y 
 B

ro
a

d
w

a
y 

 Alewife Brook Parkway 

Right
123 

Thru
839 

Left
21 

In - Peak Hour: 04:30 PM
983 

R
ig

h
t

2
1

 
T

h
ru

2
6

9
 

L
e

ft
1

3
2

 

In
 - P

e
a

k H
o

u
r: 0

4
:4

5
 P

M
4

2
2

 

Left
24 

Thru
809 

Right
160 

In - Peak Hour: 04:00 PM
993 

L
e

ft
1

9
2

 
T

h
ru3
0

0
 

R
ig

h
t

4
6

 

In
 -

 P
e

a
k 

H
o

u
r:

 0
5

:0
0

 P
M

5
3

8
 

Cars

Peak Hour Data

North

Accurate Counts
978-664-2565

195 of 405



File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 7

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Groups Printed- Trucks
Alewife Brook Parkway

From North
Broadway
From East

Alewife Brook Parkway
From South

Broadway
From West

Start Time Left Thru Right Left Thru Right Left Thru Right Left Thru Right Int. Total

04:00 PM 0 0 0 0 1 0 0 0 0 0 3 0 4

04:15 PM 0 0 0 0 0 0 0 0 0 0 1 0 1

04:30 PM 0 0 0 0 1 0 0 0 0 0 0 0 1

04:45 PM 0 0 0 0 0 0 0 0 0 0 1 0 1

Total 0 0 0 0 2 0 0 0 0 0 5 0 7

05:00 PM 0 0 0 0 1 0 0 0 0 0 1 0 2

05:15 PM 0 0 0 0 1 0 0 0 0 0 1 0 2

05:30 PM 0 0 0 0 1 0 0 0 0 0 0 0 1

05:45 PM 0 0 0 0 0 0 0 0 0 0 1 0 1

Total 0 0 0 0 3 0 0 0 0 0 3 0 6

Grand Total 0 0 0 0 5 0 0 0 0 0 8 0 13

Apprch % 0 0 0 0 100 0 0 0 0 0 100 0  

Total % 0 0 0 0 38.5 0 0 0 0 0 61.5 0

Accurate Counts
978-664-2565
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 8

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Entire Intersection Begins at 04:00 PM

04:00 PM 0 0 0 0 0 1 0 1 0 0 0 0 0 3 0 3 4
04:15 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 1

04:30 PM 0 0 0 0 0 1 0 1 0 0 0 0 0 0 0 0 1

04:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 1

Total Volume 0 0 0 0 0 2 0 2 0 0 0 0 0 5 0 5 7

% App. Total 0 0 0  0 100 0  0 0 0  0 100 0   

PHF .000 .000 .000 .000 .000 .500 .000 .500 .000 .000 .000 .000 .000 .417 .000 .417 .438
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 9

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Each Approach Begins at:

04:00 PM 04:30 PM 04:00 PM 04:00 PM
+0 mins. 0 0 0 0 0 1 0 1 0 0 0 0 0 3 0 3

+15 mins. 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1

+30 mins. 0 0 0 0 0 1 0 1 0 0 0 0 0 0 0 0

+45 mins. 0 0 0 0 0 1 0 1 0 0 0 0 0 1 0 1

Total Volume 0 0 0 0 0 3 0 3 0 0 0 0 0 5 0 5

% App. Total 0 0 0  0 100 0  0 0 0  0 100 0  

PHF .000 .000 .000 .000 .000 .750 .000 .750 .000 .000 .000 .000 .000 .417 .000 .417
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 10

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Groups Printed- Bikes  Peds
Alewife Brook Parkway

From North
Broadway
From East

Alewife Brook Parkway
From South

Broadway
From West

Start Time Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Exclu. Total Inclu. Total Int. Total

04:00 PM 0 0 0 7 0 1 0 3 0 1 0 8 0 1 0 1 19 3 22

04:15 PM 0 0 0 7 0 2 0 3 0 0 0 9 0 1 0 2 21 3 24

04:30 PM 0 0 0 11 0 0 0 2 0 0 0 3 0 1 0 4 20 1 21

04:45 PM 0 0 0 3 0 0 0 1 0 0 0 6 0 0 0 2 12 0 12

Total 0 0 0 28 0 3 0 9 0 1 0 26 0 3 0 9 72 7 79

05:00 PM 0 0 0 8 0 0 0 2 0 0 0 3 0 1 0 1 14 1 15

05:15 PM 0 0 0 6 0 0 0 1 0 0 0 5 0 1 0 1 13 1 14

05:30 PM 0 0 0 9 0 0 0 5 0 0 0 10 0 0 0 1 25 0 25

05:45 PM 0 0 0 7 0 1 0 0 0 0 0 6 0 2 0 2 15 3 18

Total 0 0 0 30 0 1 0 8 0 0 0 24 0 4 0 5 67 5 72

Grand Total 0 0 0 58 0 4 0 17 0 1 0 50 0 7 0 14 139 12 151

Apprch % 0 0 0 0 100 0 0 100 0 0 100 0    

Total % 0 0 0  0 33.3 0  0 8.3 0  0 58.3 0  92.1 7.9

Accurate Counts
978-664-2565
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 11

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Entire Intersection Begins at 04:00 PM

04:00 PM 0 0 0 0 0 1 0 1 0 1 0 1 0 1 0 1 3
04:15 PM 0 0 0 0 0 2 0 2 0 0 0 0 0 1 0 1 3

04:30 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 1

04:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Total Volume 0 0 0 0 0 3 0 3 0 1 0 1 0 3 0 3 7

% App. Total 0 0 0  0 100 0  0 100 0  0 100 0   

PHF .000 .000 .000 .000 .000 .375 .000 .375 .000 .250 .000 .250 .000 .750 .000 .750 .583
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Peak Hour Begins at 04:00 PM
 
Bikes  Peds

Peak Hour Data
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File Name : 18610001
Site Code : 18610001
Start Date : 10/18/2016
Page No : 12

N/S Street : Alewife Brook Parkway
E/W Street: Broadway
City/State  : Somerville, MA
Weather    : Cloudy

Alewife Brook Parkway

From North

Broadway

From East

Alewife Brook Parkway

From South

Broadway

From West

Start Time Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total

Left Thru Right
App. Total Int. Total

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1

Peak Hour for Each Approach Begins at:

04:00 PM 04:00 PM 04:00 PM 05:00 PM
+0 mins. 0 0 0 0 0 1 0 1 0 1 0 1 0 1 0 1

+15 mins. 0 0 0 0 0 2 0 2 0 0 0 0 0 1 0 1

+30 mins. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

+45 mins. 0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 2
Total Volume 0 0 0 0 0 3 0 3 0 1 0 1 0 4 0 4

% App. Total 0 0 0  0 100 0  0 100 0  0 100 0  

PHF .000 .000 .000 .000 .000 .375 .000 .375 .000 .250 .000 .250 .000 .500 .000 .500
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 1

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Cars - Trucks
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Thru Right Left Thru Int. Total
04:00 PM 1 1 41 4 4 57 108
04:15 PM 3 2 42 0 2 65 114
04:30 PM 1 1 55 4 3 74 138
04:45 PM 3 1 43 3 1 65 116

Total 8 5 181 11 10 261 476

05:00 PM 0 2 45 2 5 60 114
05:15 PM 3 1 43 4 1 75 127
05:30 PM 0 1 50 1 0 54 106
05:45 PM 2 0 45 2 0 47 96

Total 5 4 183 9 6 236 443

Grand Total 13 9 364 20 16 497 919
Apprch % 59.1 40.9 94.8 5.2 3.1 96.9  

Total % 1.4 1 39.6 2.2 1.7 54.1
Cars 13 9 358 20 16 489 905

% Cars 100 100 98.4 100 100 98.4 98.5
Trucks 0 0 6 0 0 8 14

% Trucks 0 0 1.6 0 0 1.6 1.5

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:30 PM

04:30 PM 1 1 2 55 4 59 3 74 77 138
04:45 PM 3 1 4 43 3 46 1 65 66 116
05:00 PM 0 2 2 45 2 47 5 60 65 114
05:15 PM 3 1 4 43 4 47 1 75 76 127

Total Volume 7 5 12 186 13 199 10 274 284 495
% App. Total 58.3 41.7  93.5 6.5  3.5 96.5   

PHF .583 .625 .750 .845 .813 .843 .500 .913 .922 .897
Cars 7 5 12 183 13 196 10 270 280 488

% Cars 100 100 100 98.4 100 98.5 100 98.5 98.6 98.6
Trucks 0 0 0 3 0 3 0 4 4 7

% Trucks 0 0 0 1.6 0 1.5 0 1.5 1.4 1.4

Accurate Counts
978-664-2565
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 2

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

 Sunnyside Ave 
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Peak Hour Begins at 04:30 PM
 
Cars
Trucks

Peak Hour Data

North

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

04:00 PM 04:30 PM 04:30 PM
+0 mins. 1 1 2 55 4 59 3 74 77

+15 mins. 3 2 5 43 3 46 1 65 66
+30 mins. 1 1 2 45 2 47 5 60 65
+45 mins. 3 1 4 43 4 47 1 75 76

Total Volume 8 5 13 186 13 199 10 274 284
% App. Total 61.5 38.5  93.5 6.5  3.5 96.5  

PHF .667 .625 .650 .845 .813 .843 .500 .913 .922
Cars 8 5 13 183 13 196 10 270 280

% Cars 100 100 100 98.4 100 98.5 100 98.5 98.6
Trucks 0 0 0 3 0 3 0 4 4

Accurate Counts
978-664-2565

203 of 405
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 4

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Cars
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Thru Right Left Thru Int. Total
04:00 PM 1 1 40 4 4 57 107
04:15 PM 3 2 42 0 2 63 112
04:30 PM 1 1 55 4 3 73 137
04:45 PM 3 1 41 3 1 65 114

Total 8 5 178 11 10 258 470

05:00 PM 0 2 44 2 5 59 112
05:15 PM 3 1 43 4 1 73 125
05:30 PM 0 1 49 1 0 53 104
05:45 PM 2 0 44 2 0 46 94

Total 5 4 180 9 6 231 435

Grand Total 13 9 358 20 16 489 905
Apprch % 59.1 40.9 94.7 5.3 3.2 96.8  

Total % 1.4 1 39.6 2.2 1.8 54

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:30 PM

04:30 PM 1 1 2 55 4 59 3 73 76 137
04:45 PM 3 1 4 41 3 44 1 65 66 114
05:00 PM 0 2 2 44 2 46 5 59 64 112
05:15 PM 3 1 4 43 4 47 1 73 74 125

Total Volume 7 5 12 183 13 196 10 270 280 488
% App. Total 58.3 41.7  93.4 6.6  3.6 96.4   

PHF .583 .625 .750 .832 .813 .831 .500 .925 .921 .891

Accurate Counts
978-664-2565
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 5

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

 Sunnyside Ave 
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Peak Hour Begins at 04:30 PM
 
Cars

Peak Hour Data

North

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

04:00 PM 04:30 PM 04:30 PM
+0 mins. 1 1 2 55 4 59 3 73 76

+15 mins. 3 2 5 41 3 44 1 65 66
+30 mins. 1 1 2 44 2 46 5 59 64
+45 mins. 3 1 4 43 4 47 1 73 74

Total Volume 8 5 13 183 13 196 10 270 280
% App. Total 61.5 38.5  93.4 6.6  3.6 96.4  

PHF .667 .625 .650 .832 .813 .831 .500 .925 .921

Accurate Counts
978-664-2565

206 of 405



File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 6

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 7

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Trucks
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Thru Right Left Thru Int. Total
04:00 PM 0 0 1 0 0 0 1
04:15 PM 0 0 0 0 0 2 2
04:30 PM 0 0 0 0 0 1 1
04:45 PM 0 0 2 0 0 0 2

Total 0 0 3 0 0 3 6

05:00 PM 0 0 1 0 0 1 2
05:15 PM 0 0 0 0 0 2 2
05:30 PM 0 0 1 0 0 1 2
05:45 PM 0 0 1 0 0 1 2

Total 0 0 3 0 0 5 8

Grand Total 0 0 6 0 0 8 14
Apprch % 0 0 100 0 0 100  

Total % 0 0 42.9 0 0 57.1

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:45 PM

04:45 PM 0 0 0 2 0 2 0 0 0 2
05:00 PM 0 0 0 1 0 1 0 1 1 2
05:15 PM 0 0 0 0 0 0 0 2 2 2
05:30 PM 0 0 0 1 0 1 0 1 1 2

Total Volume 0 0 0 4 0 4 0 4 4 8
% App. Total 0 0  100 0  0 100   

PHF .000 .000 .000 .500 .000 .500 .000 .500 .500 1.00

Accurate Counts
978-664-2565

208 of 405



File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 8

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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Peak Hour Begins at 04:45 PM
 
Trucks

Peak Hour Data

North

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

04:00 PM 04:45 PM 05:00 PM
+0 mins. 0 0 0 2 0 2 0 1 1

+15 mins. 0 0 0 1 0 1 0 2 2
+30 mins. 0 0 0 0 0 0 0 1 1
+45 mins. 0 0 0 1 0 1 0 1 1

Total Volume 0 0 0 4 0 4 0 5 5
% App. Total 0 0  100 0  0 100  

PHF .000 .000 .000 .500 .000 .500 .000 .625 .625

Accurate Counts
978-664-2565
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 9

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 10

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Bikes  Peds
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Peds Thru Right Peds Left Thru Peds Exclu. Total Inclu. Total Int. Total
04:00 PM 0 0 3 1 0 0 0 0 1 4 1 5
04:15 PM 0 0 4 1 0 0 0 2 0 4 3 7
04:30 PM 0 0 5 0 0 0 0 2 0 5 2 7
04:45 PM 0 0 1 3 0 0 0 0 0 1 3 4

Total 0 0 13 5 0 0 0 4 1 14 9 23

05:00 PM 1 0 4 0 0 0 0 1 0 4 2 6
05:15 PM 0 0 2 1 0 0 0 3 0 2 4 6
05:30 PM 0 0 6 0 0 0 0 0 0 6 0 6
05:45 PM 0 0 4 0 1 0 0 2 0 4 3 7

Total 1 0 16 1 1 0 0 6 0 16 9 25

Grand Total 1 0 29 6 1 0 0 10 1 30 18 48
Apprch % 100 0 85.7 14.3 0 100    

Total % 5.6 0  33.3 5.6  0 55.6  62.5 37.5

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:30 PM

04:30 PM 0 0 0 0 0 0 0 2 2 2
04:45 PM 0 0 0 3 0 3 0 0 0 3
05:00 PM 1 0 1 0 0 0 0 1 1 2
05:15 PM 0 0 0 1 0 1 0 3 3 4

Total Volume 1 0 1 4 0 4 0 6 6 11
% App. Total 100 0  100 0  0 100   

PHF .250 .000 .250 .333 .000 .333 .000 .500 .500 .688

Accurate Counts
978-664-2565
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File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 11

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

 Sunnyside Ave 

 B
ro

a
d

w
a

y 
 B

ro
a

d
w

a
y 

Right
0 

Left
1 

InOut Total
0 1 1 

R
ig

h
t0
 

T
h

ru4
 

O
u

t
T

o
ta

l
In

7
 

4
 

1
1

 

L
e

ft
0

 
T

h
ru

6
 

T
o

ta
l

O
u

t
In

4
 

6
 

1
0

 

Peak Hour Begins at 04:30 PM
 
Bikes  Peds

Peak Hour Data

North

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

04:15 PM 04:00 PM 04:30 PM
+0 mins. 0 0 0 1 0 1 0 2 2

+15 mins. 0 0 0 1 0 1 0 0 0
+30 mins. 0 0 0 0 0 0 0 1 1
+45 mins. 1 0 1 3 0 3 0 3 3

Total Volume 1 0 1 5 0 5 0 6 6
% App. Total 100 0  100 0  0 100  

PHF .250 .000 .250 .417 .000 .417 .000 .500 .500

Accurate Counts
978-664-2565

212 of 405



File Name : 86410001
Site Code : 86410001
Start Date : 6/11/2020
Page No : 12

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 1

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Cars - Trucks
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Thru Right Left Thru Int. Total
11:00 AM 2 1 50 3 2 49 107
11:15 AM 4 2 54 0 2 50 112
11:30 AM 1 1 45 2 2 56 107
11:45 AM 4 0 43 2 1 58 108

Total 11 4 192 7 7 213 434

12:00 PM 0 0 47 0 2 56 105
12:15 PM 3 2 57 0 0 54 116
12:30 PM 1 2 35 0 2 51 91
12:45 PM 1 4 43 4 1 75 128

Total 5 8 182 4 5 236 440

01:00 PM 4 2 47 1 2 54 110
01:15 PM 3 0 44 5 3 55 110
01:30 PM 1 0 56 0 0 76 133
01:45 PM 5 4 42 2 1 48 102

Total 13 6 189 8 6 233 455

Grand Total 29 18 563 19 18 682 1329
Apprch % 61.7 38.3 96.7 3.3 2.6 97.4  

Total % 2.2 1.4 42.4 1.4 1.4 51.3
Cars 29 18 536 19 18 657 1277

% Cars 100 100 95.2 100 100 96.3 96.1
Trucks 0 0 27 0 0 25 52

% Trucks 0 0 4.8 0 0 3.7 3.9

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 12:45 PM

12:45 PM 1 4 5 43 4 47 1 75 76 128
01:00 PM 4 2 6 47 1 48 2 54 56 110
01:15 PM 3 0 3 44 5 49 3 55 58 110
01:30 PM 1 0 1 56 0 56 0 76 76 133

Total Volume 9 6 15 190 10 200 6 260 266 481
% App. Total 60 40  95 5  2.3 97.7   

PHF .563 .375 .625 .848 .500 .893 .500 .855 .875 .904
Cars 9 6 15 177 10 187 6 253 259 461

% Cars 100 100 100 93.2 100 93.5 100 97.3 97.4 95.8
Trucks 0 0 0 13 0 13 0 7 7 20

% Trucks 0 0 0 6.8 0 6.5 0 2.7 2.6 4.2

Accurate Counts
978-664-2565
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 2

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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Peak Hour Begins at 12:45 PM
 
Cars
Trucks

Peak Hour Data

North

Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

12:15 PM 12:45 PM 12:45 PM
+0 mins. 3 2 5 43 4 47 1 75 76

+15 mins. 1 2 3 47 1 48 2 54 56
+30 mins. 1 4 5 44 5 49 3 55 58
+45 mins. 4 2 6 56 0 56 0 76 76

Total Volume 9 10 19 190 10 200 6 260 266
% App. Total 47.4 52.6  95 5  2.3 97.7  

PHF .563 .625 .792 .848 .500 .893 .500 .855 .875
Cars 9 10 19 177 10 187 6 253 259

% Cars 100 100 100 93.2 100 93.5 100 97.3 97.4
Trucks 0 0 0 13 0 13 0 7 7

Accurate Counts
978-664-2565
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 4

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Cars
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Thru Right Left Thru Int. Total
11:00 AM 2 1 47 3 2 47 102
11:15 AM 4 2 53 0 2 50 111
11:30 AM 1 1 44 2 2 52 102
11:45 AM 4 0 42 2 1 56 105

Total 11 4 186 7 7 205 420

12:00 PM 0 0 46 0 2 53 101
12:15 PM 3 2 54 0 0 49 108
12:30 PM 1 2 34 0 2 51 90
12:45 PM 1 4 37 4 1 73 120

Total 5 8 171 4 5 226 419

01:00 PM 4 2 47 1 2 53 109
01:15 PM 3 0 40 5 3 54 105
01:30 PM 1 0 53 0 0 73 127
01:45 PM 5 4 39 2 1 46 97

Total 13 6 179 8 6 226 438

Grand Total 29 18 536 19 18 657 1277
Apprch % 61.7 38.3 96.6 3.4 2.7 97.3  

Total % 2.3 1.4 42 1.5 1.4 51.4

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 12:45 PM

12:45 PM 1 4 5 37 4 41 1 73 74 120
01:00 PM 4 2 6 47 1 48 2 53 55 109
01:15 PM 3 0 3 40 5 45 3 54 57 105
01:30 PM 1 0 1 53 0 53 0 73 73 127

Total Volume 9 6 15 177 10 187 6 253 259 461
% App. Total 60 40  94.7 5.3  2.3 97.7   

PHF .563 .375 .625 .835 .500 .882 .500 .866 .875 .907

Accurate Counts
978-664-2565
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 5

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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Peak Hour Begins at 12:45 PM
 
Cars

Peak Hour Data

North

Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

12:15 PM 11:00 AM 12:45 PM
+0 mins. 3 2 5 47 3 50 1 73 74

+15 mins. 1 2 3 53 0 53 2 53 55
+30 mins. 1 4 5 44 2 46 3 54 57
+45 mins. 4 2 6 42 2 44 0 73 73

Total Volume 9 10 19 186 7 193 6 253 259
% App. Total 47.4 52.6  96.4 3.6  2.3 97.7  

PHF .563 .625 .792 .877 .583 .910 .500 .866 .875

Accurate Counts
978-664-2565
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 6

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 7

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Trucks
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Thru Right Left Thru Int. Total
11:00 AM 0 0 3 0 0 2 5
11:15 AM 0 0 1 0 0 0 1
11:30 AM 0 0 1 0 0 4 5
11:45 AM 0 0 1 0 0 2 3

Total 0 0 6 0 0 8 14

12:00 PM 0 0 1 0 0 3 4
12:15 PM 0 0 3 0 0 5 8
12:30 PM 0 0 1 0 0 0 1
12:45 PM 0 0 6 0 0 2 8

Total 0 0 11 0 0 10 21

01:00 PM 0 0 0 0 0 1 1
01:15 PM 0 0 4 0 0 1 5
01:30 PM 0 0 3 0 0 3 6
01:45 PM 0 0 3 0 0 2 5

Total 0 0 10 0 0 7 17

Grand Total 0 0 27 0 0 25 52
Apprch % 0 0 100 0 0 100  

Total % 0 0 51.9 0 0 48.1

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 12:00 PM

12:00 PM 0 0 0 1 0 1 0 3 3 4
12:15 PM 0 0 0 3 0 3 0 5 5 8
12:30 PM 0 0 0 1 0 1 0 0 0 1
12:45 PM 0 0 0 6 0 6 0 2 2 8

Total Volume 0 0 0 11 0 11 0 10 10 21
% App. Total 0 0  100 0  0 100   

PHF .000 .000 .000 .458 .000 .458 .000 .500 .500 .656

Accurate Counts
978-664-2565
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 8

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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Peak Hour Begins at 12:00 PM
 
Trucks

Peak Hour Data

North

Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

11:00 AM 12:45 PM 11:30 AM
+0 mins. 0 0 0 6 0 6 0 4 4

+15 mins. 0 0 0 0 0 0 0 2 2
+30 mins. 0 0 0 4 0 4 0 3 3
+45 mins. 0 0 0 3 0 3 0 5 5

Total Volume 0 0 0 13 0 13 0 14 14
% App. Total 0 0  100 0  0 100  

PHF .000 .000 .000 .542 .000 .542 .000 .700 .700

Accurate Counts
978-664-2565

221 of 405



File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 9

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 10

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear

Groups Printed- Bikes  Peds
Sunnyside Ave

From North
Broadway
From East

Broadway
From West

Start Time Left Right Peds Thru Right Peds Left Thru Peds Exclu. Total Inclu. Total Int. Total
11:00 AM 0 0 5 5 0 0 0 3 0 5 8 13
11:15 AM 0 1 7 1 0 0 0 1 0 7 3 10
11:30 AM 0 0 7 1 0 0 0 3 0 7 4 11
11:45 AM 0 0 8 2 0 0 0 2 0 8 4 12

Total 0 1 27 9 0 0 0 9 0 27 19 46

12:00 PM 0 0 5 2 0 0 0 6 1 6 8 14
12:15 PM 0 0 3 1 0 0 0 5 0 3 6 9
12:30 PM 0 0 8 6 0 2 0 1 0 10 7 17
12:45 PM 0 0 3 1 0 0 0 5 1 4 6 10

Total 0 0 19 10 0 2 0 17 2 23 27 50

01:00 PM 0 0 5 6 0 0 0 5 0 5 11 16
01:15 PM 0 0 3 4 0 1 0 4 1 5 8 13
01:30 PM 0 0 3 3 0 0 0 3 0 3 6 9
01:45 PM 0 0 1 4 0 0 0 2 0 1 6 7

Total 0 0 12 17 0 1 0 14 1 14 31 45

Grand Total 0 1 58 36 0 3 0 40 3 64 77 141
Apprch % 0 100 100 0 0 100    

Total % 0 1.3  46.8 0  0 51.9  45.4 54.6

Sunnyside Ave
From North

Broadway
From East

Broadway
From West

Start Time Left Right App. Total Thru Right App. Total Left Thru App. Total Int. Total
Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 12:30 PM

12:30 PM 0 0 0 6 0 6 0 1 1 7
12:45 PM 0 0 0 1 0 1 0 5 5 6
01:00 PM 0 0 0 6 0 6 0 5 5 11
01:15 PM 0 0 0 4 0 4 0 4 4 8

Total Volume 0 0 0 17 0 17 0 15 15 32
% App. Total 0 0  100 0  0 100   

PHF .000 .000 .000 .708 .000 .708 .000 .750 .750 .727

Accurate Counts
978-664-2565
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 11

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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Peak Hour Begins at 12:30 PM
 
Bikes  Peds

Peak Hour Data

North

Peak Hour Analysis From 11:00 AM to 01:45 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at:

11:00 AM 12:30 PM 12:00 PM
+0 mins. 0 0 0 6 0 6 0 6 6

+15 mins. 0 1 1 1 0 1 0 5 5
+30 mins. 0 0 0 6 0 6 0 1 1
+45 mins. 0 0 0 4 0 4 0 5 5

Total Volume 0 1 1 17 0 17 0 17 17
% App. Total 0 100  100 0  0 100  

PHF .000 .250 .250 .708 .000 .708 .000 .708 .708

Accurate Counts
978-664-2565
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File Name : 864100S1
Site Code : 864100S1
Start Date : 6/13/2020
Page No : 12

N/S Street  : Sunnyside Avenue
E/W Street : Broadway
City/State   : Arlington, MA
Weather     : Clear
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COVID-19 ADJUSTMENT CALCULATIONS 
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Route 16 at Broadway Volumes 
 
Growth; 4 Years at 0.5% = 1.02 
Seasonal Adjustment = 1.00 (Above Average Month Conditions) 
 
Entering from the West: 
 
EB LT = 189 × 1.02 × 1.00 = 192.8 ≈ 193 
EB TH = 296 × 1.02 × 1.00 = 301.9 ≈ 302 
EB RT = 45 × 1.02 × 1.00 = 45.9 ≈ 46 
 
Subtotal = 193 + 302 + 46 = 541 
 
Exiting to the West: 
 
SB RT = 130 130 × 1.02 × 1.00 = 132.6 ≈ 133 
WB TH = 272 × 1.02 × 1.00 = 277.4 ≈ 277 
NB LT = 32 × 1.02 × 1.00 = 32.64 ≈ 33 
 
Subtotal = 133 + 277 + 33 = 443 
 
Total = 𝟓𝟓𝟓𝟓𝟓𝟓 + 𝟓𝟓𝟓𝟓𝟒𝟒 = 𝟗𝟗𝟗𝟗𝟓𝟓 
 
Broadway at Sunnyside Avenue Volumes 
 
Exiting to the East: 
 
EB TH = 274 
SB LT = 7 
 
Subtotal = 274 + 7 = 281 
 
Entering from the East: 
 
WB TH = 186 
WB RT = 13 
 
Subtotal = 186 + 13 = 199 
 
Total = 𝟐𝟐𝟗𝟗𝟓𝟓 + 𝟓𝟓𝟗𝟗𝟗𝟗 = 𝟓𝟓𝟗𝟗𝟒𝟒 
 
 
Covid-19 Growth Factor = 𝟗𝟗𝟗𝟗𝟓𝟓

𝟓𝟓𝟗𝟗𝟒𝟒
= 𝟐𝟐.𝟒𝟒𝟓𝟓 
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Massachusetts Highway Department
Statewide Traffic Data Collection
2019 Weekday Seasonal Factors

Factor Group JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC Axle Factor
R1 1.22 1.14 1.12 1.06 1.00 0.96 0.87 0.85 0.96 0.99 1.04 1.12 0.85
R2 0.95 0.96 0.98 0.97 0.97 0.93 0.97 0.94 0.96 0.90 0.92 0.93 0.96
R3 1.15 1.06 1.07 1.00 0.89 0.88 0.89 0.89 0.95 0.92 1.02 1.01 0.97
R4-R7 1.09 1.09 1.11 1.02 0.96 0.92 0.89 0.89 0.99 0.98 1.09 1.13 0.98
U1-Boston 1.03 1.01 0.98 0.94 0.94 0.92 0.95 0.93 0.94 0.94 0.97 1.04 0.96
U1-Essex 1.09 1.06 1.03 0.99 0.94 0.90 0.88 0.86 0.93 0.94 0.99 1.06 0.93
U1-Southeast 1.06 1.05 1.01 0.97 0.95 0.93 0.93 0.90 0.94 0.94 0.98 1.04 0.98
U1-West 1.19 1.14 1.09 0.95 0.92 0.89 0.89 0.86 0.91 0.95 0.97 1.07 0.84
U1-Worcester 1.02 1.04 0.97 0.94 0.93 0.91 0.95 0.91 0.93 0.92 0.95 1.10 0.88
U2 1.01 1.00 0.94 0.93 0.91 0.89 0.93 0.90 0.90 0.91 0.94 1.02 0.99
U3 1.06 1.03 0.98 0.94 0.93 0.91 0.95 0.91 0.92 0.93 0.97 1.00 0.98
U4-U7 1.01 1.00 0.95 0.92 0.88 0.86 0.92 0.91 0.92 0.94 0.99 1.04 0.99
Rec - East 1.04 1.16 1.12 0.98 0.92 0.88 0.77 0.81 0.94 1.02 1.08 1.12 0.99
Rec - West 1.30 1.23 1.32 1.18 0.95 0.82 0.70 0.69 0.97 0.96 1.16 1.15 0.98

Round off:
0-999 = 10
>1000 = 100

U = Urban
R = Rural

1 - Interstate
2 - Freeway and Expressway
3 - Other Principal Arterial
4 - Minor Arterial
5 - Major Collector
6 - Minor Collector
7 - Local Road and Street

Recreational - East Group - Cape Cod (all towns) including the town of Plymouth south of Route 3A (stations 
7014,7079,7080,7090,7091,7092,7093,7094,7095,7096,7097,7108 and 7178), Martha’s Vineyard and Nantucket.  
Recreational - West Group - Continuous Stations 2 and 189 including stations 
1066,1067,1083,1084,1085,1086,1087,1088,1089,1090,1091,1092,1093,1094,1095,1096,1097,1098,1099,1100,1101,1102,1103,1104,1105,1106,1107,1108,1113,
1114,1116,2196,2197 and 2198. 
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Peak Hour Traffic Volumes

Not To Scale Figure A-1
Existing Office Backfill

WEEKDAY EVENING PEAK HOUR (4:30 - 5:30 PM)

Transportation Impact Assessment - Proposed Marijuana Dispensary  - Arlington  Massachusetts

N
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Institute of Transportation Engineers (ITE)
Trip Generation, 10 th Edition
Land Use Code (LUC) 710 - General Office Building

Average Vehicle Trips Ends vs: 1,000 Square Feet Gross Floor Area
Independent Variable (X): 7.612

AVERAGE WEEKDAY DAILY
T = 9.74 * (X) 
T = 9.74 * 7.612
T = 74.14
T = 74 vehicle trips

with 50% ( 37 vpd) entering and 50% ( 37 vpd) exiting.

WEEKDAY EVENING PEAK HOUR
T = 1.15 * (X)
T = 1.15 * 7.612
T = 8.75
T = 9 vehicle trips

with 16% ( 1 vph) entering and 84% ( 8 vph) exiting.

SATURDAY DAILY
T = 2.21 * (X)
T = 2.21 * 7.612
T = 16.82
T = 18 vehicle trips

with 50% ( 9 vpd) entering and 50% ( 9 vpd) exiting.

SATURDAY MIDDAY PEAK HOUR OF GENERATOR
T = 0.53 * (X) 
T = 0.53 * 7.612
T = 4.03
T = 4 vehicle trips

with 54% ( 2 vpd) entering and 46% ( 2 vpd) exiting.

Confidential Vanasse & Associates, Inc. 710-SF Rates230 of 405
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Route 87 Arlington Center or Clarendon Hill - Lechmere Station

 Serving 
• Teele Square
•	Davis	Station
•	Union	Square,	Somerville
•	Red	Line
•	Green	Line

Effec�ve June 21, 2020
87

Arlington Center or  
Clarendon Hill-
Lechmere Station

Information 617-222-3200 • 1-800-392-6100
(TTY) 617-222-5146 • www.mbta.com

Fare Local Bus Bus + Bus Rapid 
Transit

Bus + Rapid 
Transit

CharlieCard $1.70 $1.70 $2.40 $2.40
CharlieTicket $2.00 $2.00 $2.90 $4.90
Cash-on-Board $2.00 $4.00 $2.90 $4.90
Student/Youth* $0.85 $0.85 $1.10 $1.10
Senior/TAP** $0.85 $0.85 $1.10 $1.10
VALID PASSES: LinkPass ($90.00/mo.); Local Bus ($55/mo.); *Student/Youth LinkPass
 ($30.00/mo.); **Senior/TAP LinkPass ($30/mo.); and express bus, commuter rail, and 
  boat passes.
FREE FARES: Children 11 and under ride free when accompanied by an adult; Blind 
Access CharlieCard holders ride free and if using a guide, the guide rides free.
 * Requires Student CharlieCard or Youth CharlieCard.  Student CharlieCards are available
  to students through par�cipa�ng middle schools and high schools.  Youth CharlieCards
        are available through community partners in the Boston metro area.  Visit
  www.mbta.com/youthpass for details.
 ** Requires Senior/TAP CharlieCard, available to Medicare cardholders, seniors 65+, 
  and persons with disabili�es.

+ +

Schedule Change
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Weekday
Inbound Inbound InboundOutbound Outbound Outbound

87 87 87

Route 87
Arlington Ctr or Clarendon Hill - Lechmere Sta.

SundaySaturday

All buses are accessible to persons with disabilities

Spring & Summer 2020 Holidays
4/20: see Weekday; 5/25: see Sunday

7/3: see Saturday; 7/4: see Sunday
     
     

Lv/Arrive
Clarendon

Hill

  Lv/Arrive
  Clarendon

Hill

Arrive
Davis

Station

Arrive
Davis

Station

Arrive
Davis

Station

Arrive
Davis

Station

Arrive
Davis

Station

Arrive
Davis

Station

Arrive
Clarendon

Hill

Arrive
Clarendon

Hill

Arrive
Clarendon

Hill

Leave
Arlington
Center

Leave
Arlington
Center

Leave
Clarendon

Hill

Leave
Lechmere 

Station

Leave
Lechmere 

Station

Leave
Lechmere 

Station

Arrive
Lechmere 

Station

 Arrive
 Lechmere 

 Station

Arrive
Lechmere 

Station

Arrive
Arlington
Center

Arrive
Arlington
Center

w - Waits for last trolley to arrive at Lechmere Station. 

Fares on map side.

     ..... 5:15A  5:18A  5:29A 
     ..... 5:45  5:48  5:59 
 6:10A  6:15  6:18  6:33 
 6:40  6:45  6:48  7:03 
 7:10  7:15  7:18  7:33 
 7:40  7:45  7:48  8:03 
 8:10  8:15  8:18  8:38 
 8:40  8:45  8:48  9:08 
 9:10  9:15  9:19  9:38 
 9:40  9:45  9:49  10:13
 10:10 10:15 10:19 10:43
 10:35 10:40 10:44 11:08
 11:07 11:12 11:16 11:42
 11:35 11:41 11:45 12:14P

 12:00N 12:06P 12:10P 12:39P
 12:25P 12:31 12:35 1:03 
 12:50 12:56 1:00  1:27 
 1:15  1:20  1:23  1:50 
 1:41  1:46  1:49  2:16 
 2:06  2:11  2:14  2:41 
 2:31  2:36  2:39  3:06 
 2:56  3:01  3:04  3:31 
 3:21  3:26  3:29  3:56 
 3:46  3:51  3:54  4:21 
 4:11  4:16  4:19  4:46 
 4:36  4:41  4:44  5:11 
 5:01  5:06  5:09  5:35 
 5:26  5:31  5:34  6:00 
 5:51  5:56  5:59  6:25 
 6:16  6:21  6:24  6:50 
 6:45  6:50  6:53  7:17 
 7:22  7:26  7:29  7:52 
 7:57  8:01  8:04  8:27 
    ..... 8:40  8:43  9:00 
    ..... 9:20  9:23  9:39 
    ..... 9:57  10:00 10:16
    ..... 10:32 10:35 10:51
    ..... 11:07 11:10 11:24
    ..... 11:40 11:43 11:57
    ..... 12:20A 12:23A 12:35A
    ..... 12:55 12:58 1:10 

   5:38A  5:50A  5:54A  5:58A 
   6:10  6:22  6:26  6:30 
   6:40  6:54  6:58  7:02 
   7:10  7:24  7:28  7:32 
   7:40  7:54  7:58  8:02 
   8:10  8:24  8:28  8:33 
   8:41  8:57  9:02  9:07 
   9:11  9:27  9:32  9:37 
   9:35  9:54  10:00 10:05
 10:00 10:19 10:25 10:30
 10:20 10:40 10:46 10:52
 10:50 11:10 11:16 11:22
 11:16 11:36 11:42 11:48
 11:42 12:02 12:08P 12:14P

 12:07P 12:27P 12:33P 12:39P
 12:32 12:52 12:58 1:04 
 12:57 1:17  1:23  1:29 
   1:22  1:42  1:48  1:54 
   1:47  2:07  2:13  2:19 
   2:12  2:32  2:38  2:44 
   2:37  2:57  3:03  3:09 
   3:02  3:22  3:28  3:34 
   3:27  3:47  3:53  3:59 
   3:52  4:12  4:18  4:24 
   4:17  4:37  4:43  4:49 
   4:42  5:02  5:08  5:14 
   5:07  5:27  5:33  5:39 
   5:32  5:51  5:57  6:03 
   5:55  6:14  6:20  6:26 
   6:18  6:37  6:43  6:49 
   6:47  7:06  7:12  7:18 
   7:22  7:41  7:47  7:53 
   8:05  8:23  8:29  .....
   8:50  9:07  9:13  .....
   9:30  9:46  9:52  .....
 10:05 10:21 10:27 .....
 10:40 10:55 11:01 .....
 11:15 11:28 11:34 .....
 11:50 12:03A 12:08A .....
 12:30A 12:40 12:45 .....
   w 1:20  1:30  1:35  .....

 6:00A  6:03A  6:16A 
 7:00  7:03  7:16 
 8:00  8:03  8:16 
 8:55  8:58  9:11 
 9:28  9:32  9:49 
 10:05 10:09 10:26
 10:45 10:49 11:08
 11:25 11:29 11:53

 12:05P 12:09P 12:33P
 12:45 12:49 1:13 
 1:25  1:29  1:53 
 2:05  2:08  2:30 
 2:45  2:48  3:10 
 3:25  3:28  3:50 
 4:05  4:08  4:30 
 4:45  4:48  5:10 
 5:25  5:28  5:50 
 6:05  6:08  6:30 
 6:45  6:48  7:10 
 7:25  7:28  7:43 
 8:05  8:08  8:23 
 8:45  8:48  9:03 
 9:25  9:28  9:45 
 10:05 10:08 10:22
 10:45 10:48 11:02
 11:20 11:23 11:37
 11:55 11:58 12:12A
 12:25A 12:28A 12:42
 12:55 12:58 1:12 

 6:38A  6:51A  6:57A 
 7:38  7:51  7:57 
 8:38  8:51  8:57 
 9:34  9:47  9:53 
 10:14 10:30 10:37
 10:54 11:12 11:19
 11:34 11:53 12:00N

 12:14P 12:33P 12:40P
 12:54 1:13  1:20 
 1:34  1:53  2:00 
 2:14  2:33  2:40 
 2:54  3:13  3:20 
 3:34  3:53  4:00 
 4:13  4:33  4:40 
 4:53  5:13  5:20 
 5:34  5:54  6:01 
 6:14  6:31  6:38 
 6:55  7:12  7:19 
 7:36  7:50  7:57 
 8:16  8:30  8:37 
 8:55  9:09  9:16 
 9:35  9:49  9:56 
 10:15 10:28 10:32
 10:50 11:03 11:07
 11:30 11:43 11:47
 12:00M 12:11A 12:15A
 12:35A 12:46 12:50
 w 1:18  1:29  1:33 

     ..... 5:07A  5:10A  5:24A 
     ..... 5:26  5:29  5:43 
     ..... 5:49  5:52  6:06 
     ..... 6:08  6:11  6:25 
 6:17A  6:24  6:27  6:50 
 6:33  6:40  6:43  7:06 
 6:49  6:57  7:01  7:24 
 7:06  7:14  7:18  7:48 
 7:19  7:27  7:33  8:10 
 7:34  7:43  7:50  8:27 
 7:53  8:02  8:09  8:46 
 8:12  8:21  8:28  9:04 
 8:31  8:40  8:47  9:24 
 8:50  8:59  9:03  9:36 
 9:10  9:17  9:21  9:49 
 9:32  9:37  9:40  10:08
 9:56  10:01 10:04 10:32
 10:19 10:24 10:27 10:55
 10:45 10:50 10:53 11:21
 11:15 11:20 11:23 11:51
 11:45 11:50 11:53 12:21P
 
 12:20P 12:25P 12:28P 12:56
 12:50 12:55 12:58 1:26 
 1:20  1:25  1:28  1:56 
 1:50  1:55  1:58  2:26 
 2:15  2:20  2:23  2:50 
 2:34  2:39  2:43  3:09 
 2:53  2:58  3:02  3:28 
 3:15  3:20  3:24  3:50 
 3:39  3:44  3:48  4:14 
 3:59  4:04  4:08  4:34 
 4:19  4:24  4:28  4:54 
 4:39  4:44  4:48  5:18 
 5:07  5:12  5:17  5:47 
 5:35  5:40  5:45  6:15 
 5:57  6:02  6:07  6:35 
 6:22  6:27  6:31  6:54 
 6:45  6:50  6:54  7:17 
 7:20  7:25  7:29  7:52 
 7:50  7:55  7:58  8:21 
     ..... 8:25  8:28  8:46 
     ..... 8:55  8:58  9:16 
     ..... 9:25  9:28  9:46 
     ..... 9:55  9:58  10:16
     ..... 10:25 10:28 10:46
     ..... 10:55 10:58 11:16
     ..... 11:25 11:28 11:42
     ..... 12:00M 12:02A 12:16A
     ..... 12:30 12:32 12:46
     ..... 1:00  1:02  1:16 

 5:29A  5:40A  5:45A      .....
 5:52  6:03  6:08  6:14A 
 6:23  6:34  6:39  6:45 
 6:34  6:45  6:50  6:56 
 6:54  7:10  7:16  7:22 
 7:13  7:30  7:39  7:47 
 7:31  7:49  7:58  8:06 
 7:50  8:08  8:17  8:25 
 8:09  8:27  8:36  8:44 
 8:29  8:47  8:56  9:03 
 8:49  9:06  9:14  9:21 
 9:16  9:34  9:42  9:49 
 9:43  10:01 10:09 10:16
 10:09 10:27 10:35 10:42
 10:38 10:56 11:04 11:11
 11:07 11:25 11:33 11:40
 11:40 11:58 12:06P 12:13P

 12:10P 12:28P 12:36 12:43
 12:35 12:53 1:01  1:08 
 1:05  1:23  1:31  1:38 
 1:35  1:53  2:01  2:08 
 2:05  2:23  2:31  2:38 
 2:34  2:55  3:05  3:12 
 2:58  3:19  3:29  3:36 
 3:17  3:38  3:48  3:55 
 3:36  3:57  4:07  4:14 
 3:56  4:17  4:27  4:34 
 4:21  4:42  4:55  5:02 
 4:42  5:04  5:17  5:24 
 5:04  5:26  5:39  5:46 
 5:26  5:48  6:01  6:08 
 5:52  6:14  6:27  6:34 
 6:21  6:43  6:53  7:00 
 6:41  7:00  7:10  7:17 
 7:03  7:21  7:31  7:38 
 7:29  7:43  7:52  7:59 
 7:57  8:13  8:21        .....
 8:25  8:41  8:49        .....
 8:55  9:11  9:19        .....
 9:25  9:40  9:47        .....
 9:55  10:09 10:16        .....
 10:25 10:39 10:46        .....
 10:55 11:06 11:13        .....
 11:25 11:36 11:43        .....
 11:55 12:06A 12:13A      .....
 12:25A 12:36 12:43        .....
 12:55 1:06  1:13        .....
 w 1:22  1:33  1:40        .....
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MASSDOT CRASH RATE WORKSHEETS AND HIGH CRASH LOCATION MAPPING 
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 CITY/TOWN : Somerville COUNT DATE : Nov-16

 DISTRICT : 4 UNSIGNALIZED : SIGNALIZED : X

~  INTERSECTION  DATA  ~

 MAJOR STREET : Alewife Brook Parkway

 MINOR STREET(S) : Broadway

↑
North

PEAK HOUR VOLUMES

1 2 3 4 5

NB SB EB WB

972 994 576 433 2,975
 

0.090 33,056

50 # OF 
YEARS : 5

AVERAGE # OF 
CRASHES PER YEAR ( 

A ) :
10.00

0.83 RATE  = ( A * 1,000,000 )                          
(  V  * 365 )

Comments :  Above Statewide and District Crash Rates
Project Title & Date: Proposed Marijuana Dispensary

TOTAL # OF CRASHES :

CRASH RATE CALCULATION :

INTERSECTION  CRASH  RATE  WORKSHEET

INTERSECTION
DIAGRAM

(Label Approaches)

APPROACH :
Total Peak 

Hourly 
Approach 
Volume

DIRECTION :

PEAK HOURLY 
VOLUMES (PM) :

" K "  FACTOR : INTERSECTION ADT ( V ) = TOTAL DAILY 
APPROACH VOLUME :
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 CITY/TOWN : Arlington COUNT DATE : Jun-20

 DISTRICT : 4 UNSIGNALIZED : X SIGNALIZED :

~  INTERSECTION  DATA  ~

 MAJOR STREET : Broadway

 MINOR STREET(S) : Sunnyside Avenue

↑
North

PEAK HOUR VOLUMES

1 2 3 4 5

SB EB WB

24 583 443 1,050
 

0.090 11,667

4 # OF 
YEARS : 5

AVERAGE # OF 
CRASHES PER YEAR ( 

A ) :
0.80

0.19 RATE  = ( A * 1,000,000 )                          
(  V  * 365 )

Comments :  Below Statewide and District Crash Rates
Project Title & Date: Proposed Marijuana Dispensary

APPROACH :
Total Peak 

Hourly 
Approach 
Volume

DIRECTION :

PEAK HOURLY 
VOLUMES (PM) :

" K "  FACTOR : INTERSECTION ADT ( V ) = TOTAL DAILY 
APPROACH VOLUME :

TOTAL # OF CRASHES :

CRASH RATE CALCULATION :

INTERSECTION  CRASH  RATE  WORKSHEET

INTERSECTION
DIAGRAM

(Label Approaches)

236 of 405



GeoDOT Map

Esri, HERE, Garmin, (c) OpenStreetMap contributors, and the GIS user

2015-2017 HSIP Cluster

6/23/2020, 10:25:55 AM
0 0.06 0.110.03 mi

0 0.09 0.180.04 km

1:4,514

MassDOT
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GENERAL BACKGROUND TRAFFIC GROWTH 
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 36  
Clarendon Hill Redevelopment 

CLARENDON HILL REDEVELOPMENT 

C.  FUTURE NO-BUILD CONDITIONS 
 

C1. 2026 No-Build Traffic Volumes 
 
Traffic volumes in the study area were projected to the year 2026, which reflects a seven-year 
planning horizon from the existing year 2019, consistent with the MassDOT Guidelines. The traffic 
conditions for the year 2026 were examined under No-Build conditions independent of the 
proposed Project, including all existing traffic and new traffic.  
 
Traffic growth on the local roadway network results from multiple factors, most notably land 
development in the immediate area and growth in the surrounding region. Two techniques are 
typically used in combination to estimate this growth. The first technique identifies planned and 
permitted developments in the vicinity of the study area and assigns estimated traffic generated 
by the proposed developments to the study area network. The second technique applies an annual 
percentage increase in traffic growth to all traffic volumes under study. This practice accounts for 
traffic growth due to regional developments beyond the study area or developments that may be 
proposed but are not yet permitted. Both methods were used and summed together with the 
existing traffic counts to define the “No-Build” traffic volumes for this study. The “No-Build” traffic 
volumes for this study are shown in Figure C1.1. 
 
Background Developments 
 
DCI has coordinated with the Planning Board of the City of Somerville and the Central 
Transportation Planning Staff to determine if there are any upcoming projects in the area will have 
an impact on the traffic network. There is one proposed project, a hotel at 1154 Broadway, which 
will add vehicle-trips to the study area. A figure of these trips is attached in Appendix D. 
 
Regional Growth Rate 
 
Based on discussions with the City of Somerville, an annual traffic growth rate of 0.25 percent for 
the area of Somerville that the Project site is located was provided. Due to the location of the 
Project and the lack of rapid transit in the immediate area, it is expected that vehicular traffic in 
this area of Somerville will increase in the future. Therefore, a 0.25 percent annual growth rate 
was applied to project all existing volumes to a seven year design horizon, to the year 2026. 
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BACKGROUND DEVELOPMENT TRAFFIC-VOLUME NETWORKS 
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Mixed-Use Development

Not To Scale Figure A-2
10 Sunnyside Avenue

WEEKDAY EVENING PEAK HOUR (4:30 - 5:30 PM)

Peak Hour Traffic Volumes
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Peak Hour Traffic Volumes

Not To Scale Figure A-3
Clarendon Hill

WEEKDAY EVENING PEAK HOUR (4:30 - 5:30 PM)

Transportation Impact Assessment - Proposed Marijuana Dispensary  - Arlington  Massachusetts

N

SATURDAY MIDDAY PEAK HOUR (12:00 - 1:00 PM)

Vanasse &
Associates inc

ARLINGTON
SOMERVILE

16

ARLINGTON
SOMERVILE

16

SITESITE

SITESITE

243 of 405

AutoCAD SHX Text
Copyright    2020 by VAi.  All Rights Reserved.

AutoCAD SHX Text
c

AutoCAD SHX Text
ALEWIFE BROOK PARKWAY

AutoCAD SHX Text
BROADWAY

AutoCAD SHX Text
ALEWIFE BROOK PARKWAY

AutoCAD SHX Text
SUNNYSIDE AVENUE

AutoCAD SHX Text
BROADWAY

AutoCAD SHX Text
SUNNYSIDE AVENUE

AutoCAD SHX Text
3

AutoCAD SHX Text
8

AutoCAD SHX Text
5



Peak Hour Traffic Volumes

Not To Scale Figure A-4
Broadway Hotel
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Peak Hour Traffic Volumes

Not To Scale Figure A-5
Existing Bank Reoccupancy
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Institute of Transportation Engineers (ITE)
Trip Generation, 10 th Edition
Land Use Code (LUC) 911 - Walk-In Bank

Average Vehicle Trips Ends vs: 1,000 Square Feet Gross Floor Area
Independent Variable (X): 3.000

AVERAGE WEEKDAY DAILY
ITE LUC 911 Weekday Daily Trip Rate = ITE LUC 912 Weekday Daily Trip Rate
ITE LUC 911 Weekday Evening Trip Rate ITE LUC 912 Weekday Evening Trip Rate

(Y) = 100.030
12.13 20.45

T = Y * 3.000
T = 178
T = 178 vehicle trips
with 50% ( 89 vph) entering and 50% ( 89 vph) exiting.

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC
T = 12.13 * (X)
T = 12.13 * 3.000
T = 36.39
T = 36 vehicle trips

with 44% ( 16 vph) entering and 56% ( 20 vph) exiting.

SATURDAY MIDDAY PEAK HOUR OF GENERATOR
ITE LUC 911 Saturday Midday Trip Rate = ITE LUC 912 Saturday Midday Trip Rate
ITE LUC 911 Weekday Evening Trip Rate ITE LUC 912 Weekday Evening Trip Rate

(Y) = 26.35
12.13 20.45

T = Y * 3.000
T = 46.89
T = 47 vehicle trips
with 51% ( 24 vph) entering and 49% ( 23 vph) exiting.

Y = 59.33

Y = 15.63

Confidential Vanasse & Associates, Inc. 911-SF246 of 405



TRIP-GENERATION CALCULATIONS 
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Institute of Transportation Engineers (ITE)
Trip Generation, 10 th Edition
Land Use Code (LUC) 882 - Marijuana Dispensary

Average Vehicle Trips Ends vs: 1,000 sf of GFA
Independent Variable (X): 3

AVERAGE WEEKDAY DAILY
T = 252.7 * (X)

T = 252.7 * 3
T = 758.10
T = 760.00
T = 760 vehicle trips

with 50% ( 380 vpd) entering and 50% ( 380 vpd) exiting.

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC
T = 21.83 * (X)
T = 21.83 * 3
T = 65.49
T = 66 vehicle trips

with 50% ( 33 vph) entering and 50% ( 33 vph) exiting.

SATURDAY DAILY
T = 259.31 * (X)
T = 259.31 * 3
T = 777.93
T = 778 vehicle trips

with 50% ( 389 vpd) entering and 50% ( 389 vpd) exiting.

SATURDAY MIDDAY PEAK HOUR OF GENERATOR
T = 36.43 * (X)
T = 36.43 * 3
T = 109.29
T = 109 vehicle trips

with 47% ( 51 vph) entering and 53% ( 58 vph) exiting.

Confidential Vanasse & Associates, Inc. 882-SF248 of 405



CAPACITY ANALYSIS WORKSHEETS 
 
Route 16 at Broadway 
Broadway at Sunnyside Avenue 
Broadway at the Project Site Driveway 
Sunnyside Avenue at the Project Site Driveway 
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Route 16 at Broadway 
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2020 Existing Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 207 323 52 135 277 21 34 776 163 20 841 133
Future Volume (vph) 207 323 52 135 277 21 34 776 163 20 841 133
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Lane Width (ft) 11 11 11 11 11 11 10 10 10 10 10 10
Storage Length (ft) 0 125 0 0 0 0 0 0
Storage Lanes 1 1 0 0 0 0 0 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Frt 0.979 0.993 0.975 0.980
Flt Protected 0.950 0.985 0.998 0.999
Satd. Flow (prot) 1745 1783 0 0 3392 0 0 3279 0 0 3299 0
Flt Permitted 0.160 0.717 0.708 0.817
Satd. Flow (perm) 294 1783 0 0 2469 0 0 2326 0 0 2698 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 5 3 21 15
Link Speed (mph) 30 30 30 30
Link Distance (ft) 175 307 364 295
Travel Time (s) 4.0 7.0 8.3 6.7
Peak Hour Factor 0.86 0.86 0.86 0.96 0.96 0.96 0.96 0.96 0.96 0.92 0.92 0.92
Heavy Vehicles (%) 0% 1% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0%
Adj. Flow (vph) 241 376 60 141 289 22 35 808 170 22 914 145
Shared Lane Traffic (%)
Lane Group Flow (vph) 241 436 0 0 452 0 0 1013 0 0 1081 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 11 11 0 0
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.04 1.04 1.04 1.04 1.04 1.04 1.09 1.09 1.09 1.09 1.09 1.09
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Perm NA Perm NA Perm NA Perm NA
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2020 Existing Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

Lane Group Ø9
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Lane Width (ft)
Storage Length (ft)
Storage Lanes
Taper Length (ft)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Right Turn on Red
Satd. Flow (RTOR)
Link Speed (mph)
Link Distance (ft)
Travel Time (s)
Peak Hour Factor
Heavy Vehicles (%)
Adj. Flow (vph)
Shared Lane Traffic (%)
Lane Group Flow (vph)
Enter Blocked Intersection
Lane Alignment
Median Width(ft)
Link Offset(ft)
Crosswalk Width(ft)
Two way Left Turn Lane
Headway Factor
Turning Speed (mph)
Number of Detectors 
Detector Template 
Leading Detector (ft)
Trailing Detector (ft)
Detector 1 Position(ft)
Detector 1 Size(ft)
Detector 1 Type
Detector 1 Channel
Detector 1 Extend (s)
Detector 1 Queue (s)
Detector 1 Delay (s)
Detector 2 Position(ft)
Detector 2 Size(ft)
Detector 2 Type
Detector 2 Channel
Detector 2 Extend (s)
Turn Type
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2020 Existing Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Protected Phases 4 8 2 6
Permitted Phases 4 8 2 6
Detector Phase 4 4 8 8 2 2 6 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0
Total Split (s) 31.0 31.0 26.0 26.0 56.0 56.0 56.0 56.0
Total Split (%) 23.1% 23.1% 19.4% 19.4% 41.8% 41.8% 41.8% 41.8%
Maximum Green (s) 25.0 25.0 20.0 20.0 50.0 50.0 50.0 50.0
Yellow Time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
All-Red Time (s) 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0
Lost Time Adjust (s) 0.0 -2.0 -2.0 -2.0 -2.0
Total Lost Time (s) 6.0 4.0 4.0 4.0 4.0
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None Min Min Min Min
Walk Time (s)
Flash Dont Walk (s)
Pedestrian Calls (#/hr)
Act Effct Green (s) 25.0 27.0 22.0 52.0 52.0
Actuated g/C Ratio 0.19 0.20 0.16 0.39 0.39
v/c Ratio 4.46 1.20 1.11 1.11 1.02
Control Delay 1613.3 158.8 128.3 101.5 73.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 1613.3 158.8 128.3 101.5 73.7
LOS F F F F E
Approach Delay 676.6 128.3 101.5 73.7
Approach LOS F F F E
Queue Length 50th (ft) ~386 ~458 ~235 ~523 ~521
Queue Length 95th (ft) #495 #626 #348 #661 #660
Internal Link Dist (ft) 95 227 284 215
Turn Bay Length (ft)
Base Capacity (vph) 54 363 407 915 1056
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 4.46 1.20 1.11 1.11 1.02

Intersection Summary
Area Type: Other
Cycle Length: 134
Actuated Cycle Length: 134
Natural Cycle: 105
Control Type: Semi Act-Uncoord
Maximum v/c Ratio: 4.46
Intersection Signal Delay: 216.7 Intersection LOS: F
Intersection Capacity Utilization 94.4% ICU Level of Service F
Analysis Period (min) 15
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2020 Existing Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

Lane Group Ø9
Protected Phases 9
Permitted Phases
Detector Phase
Switch Phase
Minimum Initial (s) 5.0
Minimum Split (s) 21.0
Total Split (s) 21.0
Total Split (%) 16%
Maximum Green (s) 19.0
Yellow Time (s) 2.0
All-Red Time (s) 0.0
Lost Time Adjust (s)
Total Lost Time (s)
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0
Recall Mode Ped
Walk Time (s) 13.0
Flash Dont Walk (s) 6.0
Pedestrian Calls (#/hr) 64
Act Effct Green (s)
Actuated g/C Ratio
v/c Ratio
Control Delay
Queue Delay
Total Delay
LOS
Approach Delay
Approach LOS
Queue Length 50th (ft)
Queue Length 95th (ft)
Internal Link Dist (ft)
Turn Bay Length (ft)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Intersection Summary
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2020 Existing Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

~    Volume exceeds capacity, queue is theoretically infinite.
     Queue shown is maximum after two cycles.
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.

Splits and Phases:     1: Alewife Brook Parkway & Broadway

255 of 405



2027 No Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 229 343 72 143 292 22 47 812 173 24 876 148
Future Volume (vph) 229 343 72 143 292 22 47 812 173 24 876 148
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Lane Width (ft) 11 11 11 11 11 11 10 10 10 10 10 10
Storage Length (ft) 0 125 0 0 0 0 0 0
Storage Lanes 1 0 0 0 0 0 0 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Frt 0.974 0.993 0.975 0.979
Flt Protected 0.950 0.985 0.998 0.999
Satd. Flow (prot) 1745 1774 0 0 3392 0 0 3279 0 0 3295 0
Flt Permitted 0.160 0.703 0.627 0.764
Satd. Flow (perm) 294 1774 0 0 2421 0 0 2060 0 0 2520 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 7 3 20 16
Link Speed (mph) 30 30 30 30
Link Distance (ft) 175 307 364 295
Travel Time (s) 4.0 7.0 8.3 6.7
Peak Hour Factor 0.86 0.86 0.86 0.96 0.96 0.96 0.96 0.96 0.96 0.92 0.92 0.92
Heavy Vehicles (%) 0% 1% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0%
Adj. Flow (vph) 266 399 84 149 304 23 49 846 180 26 952 161
Shared Lane Traffic (%)
Lane Group Flow (vph) 266 483 0 0 476 0 0 1075 0 0 1139 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 11 11 0 0
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.04 1.04 1.04 1.04 1.04 1.04 1.09 1.09 1.09 1.09 1.09 1.09
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Perm NA Perm NA Perm NA Perm NA
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2027 No Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

Lane Group Ø9
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Lane Width (ft)
Storage Length (ft)
Storage Lanes
Taper Length (ft)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Right Turn on Red
Satd. Flow (RTOR)
Link Speed (mph)
Link Distance (ft)
Travel Time (s)
Peak Hour Factor
Heavy Vehicles (%)
Adj. Flow (vph)
Shared Lane Traffic (%)
Lane Group Flow (vph)
Enter Blocked Intersection
Lane Alignment
Median Width(ft)
Link Offset(ft)
Crosswalk Width(ft)
Two way Left Turn Lane
Headway Factor
Turning Speed (mph)
Number of Detectors 
Detector Template 
Leading Detector (ft)
Trailing Detector (ft)
Detector 1 Position(ft)
Detector 1 Size(ft)
Detector 1 Type
Detector 1 Channel
Detector 1 Extend (s)
Detector 1 Queue (s)
Detector 1 Delay (s)
Detector 2 Position(ft)
Detector 2 Size(ft)
Detector 2 Type
Detector 2 Channel
Detector 2 Extend (s)
Turn Type
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2027 No Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Protected Phases 4 8 2 6
Permitted Phases 4 8 2 6
Detector Phase 4 4 8 8 2 2 6 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0
Total Split (s) 31.0 31.0 26.0 26.0 56.0 56.0 56.0 56.0
Total Split (%) 23.1% 23.1% 19.4% 19.4% 41.8% 41.8% 41.8% 41.8%
Maximum Green (s) 25.0 25.0 20.0 20.0 50.0 50.0 50.0 50.0
Yellow Time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
All-Red Time (s) 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0
Lost Time Adjust (s) 0.0 -2.0 -2.0 -2.0 -2.0
Total Lost Time (s) 6.0 4.0 4.0 4.0 4.0
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None Min Min Min Min
Walk Time (s)
Flash Dont Walk (s)
Pedestrian Calls (#/hr)
Act Effct Green (s) 25.0 27.0 22.0 52.0 52.0
Actuated g/C Ratio 0.19 0.20 0.16 0.39 0.39
v/c Ratio 4.93 1.33 1.19 1.33 1.15
Control Delay 1819.5 207.4 156.1 188.9 118.2
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 1819.5 207.4 156.1 188.9 118.2
LOS F F F F F
Approach Delay 779.9 156.1 188.9 118.2
Approach LOS F F F F
Queue Length 50th (ft) ~431 ~543 ~262 ~634 ~610
Queue Length 95th (ft) #544 #713 #377 #773 #750
Internal Link Dist (ft) 95 227 284 215
Turn Bay Length (ft)
Base Capacity (vph) 54 363 399 811 987
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 4.93 1.33 1.19 1.33 1.15

Intersection Summary
Area Type: Other
Cycle Length: 134
Actuated Cycle Length: 134
Natural Cycle: 105
Control Type: Semi Act-Uncoord
Maximum v/c Ratio: 4.93
Intersection Signal Delay: 289.6 Intersection LOS: F
Intersection Capacity Utilization 107.6% ICU Level of Service G
Analysis Period (min) 15
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2027 No Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

Lane Group Ø9
Protected Phases 9
Permitted Phases
Detector Phase
Switch Phase
Minimum Initial (s) 5.0
Minimum Split (s) 21.0
Total Split (s) 21.0
Total Split (%) 16%
Maximum Green (s) 19.0
Yellow Time (s) 2.0
All-Red Time (s) 0.0
Lost Time Adjust (s)
Total Lost Time (s)
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0
Recall Mode Ped
Walk Time (s) 13.0
Flash Dont Walk (s) 6.0
Pedestrian Calls (#/hr) 64
Act Effct Green (s)
Actuated g/C Ratio
v/c Ratio
Control Delay
Queue Delay
Total Delay
LOS
Approach Delay
Approach LOS
Queue Length 50th (ft)
Queue Length 95th (ft)
Internal Link Dist (ft)
Turn Bay Length (ft)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Intersection Summary
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2027 No Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

~    Volume exceeds capacity, queue is theoretically infinite.
     Queue shown is maximum after two cycles.
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.

Splits and Phases:     1: Alewife Brook Parkway & Broadway
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2027 Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 233 345 76 143 295 22 52 812 173 24 876 153
Future Volume (vph) 233 345 76 143 295 22 52 812 173 24 876 153
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Lane Width (ft) 11 11 11 11 11 11 10 10 10 10 10 10
Storage Length (ft) 0 125 0 0 0 0 0 0
Storage Lanes 1 0 0 0 0 0 0 0
Taper Length (ft) 25 25 25 25
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Frt 0.973 0.993 0.975 0.978
Flt Protected 0.950 0.985 0.998 0.999
Satd. Flow (prot) 1745 1773 0 0 3392 0 0 3279 0 0 3292 0
Flt Permitted 0.160 0.702 0.609 0.762
Satd. Flow (perm) 294 1773 0 0 2417 0 0 2001 0 0 2511 0
Right Turn on Red Yes Yes Yes Yes
Satd. Flow (RTOR) 7 3 20 17
Link Speed (mph) 30 30 30 30
Link Distance (ft) 175 307 364 295
Travel Time (s) 4.0 7.0 8.3 6.7
Peak Hour Factor 0.86 0.86 0.86 0.96 0.96 0.96 0.96 0.96 0.96 0.92 0.92 0.92
Heavy Vehicles (%) 0% 1% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0%
Adj. Flow (vph) 271 401 88 149 307 23 54 846 180 26 952 166
Shared Lane Traffic (%)
Lane Group Flow (vph) 271 489 0 0 479 0 0 1080 0 0 1144 0
Enter Blocked Intersection No No No No No No No No No No No No
Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right
Median Width(ft) 11 11 0 0
Link Offset(ft) 0 0 0 0
Crosswalk Width(ft) 16 16 16 16
Two way Left Turn Lane
Headway Factor 1.04 1.04 1.04 1.04 1.04 1.04 1.09 1.09 1.09 1.09 1.09 1.09
Turning Speed (mph) 15 9 15 9 15 9 15 9
Number of Detectors 1 2 1 2 1 2 1 2
Detector Template Left Thru Left Thru Left Thru Left Thru
Leading Detector (ft) 20 100 20 100 20 100 20 100
Trailing Detector (ft) 0 0 0 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0 0 0 0
Detector 1 Size(ft) 20 6 20 6 20 6 20 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94 94 94
Detector 2 Size(ft) 6 6 6 6
Detector 2 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0 0.0 0.0
Turn Type Perm NA Perm NA Perm NA Perm NA
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2027 Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

Lane Group Ø9
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Lane Width (ft)
Storage Length (ft)
Storage Lanes
Taper Length (ft)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Right Turn on Red
Satd. Flow (RTOR)
Link Speed (mph)
Link Distance (ft)
Travel Time (s)
Peak Hour Factor
Heavy Vehicles (%)
Adj. Flow (vph)
Shared Lane Traffic (%)
Lane Group Flow (vph)
Enter Blocked Intersection
Lane Alignment
Median Width(ft)
Link Offset(ft)
Crosswalk Width(ft)
Two way Left Turn Lane
Headway Factor
Turning Speed (mph)
Number of Detectors 
Detector Template 
Leading Detector (ft)
Trailing Detector (ft)
Detector 1 Position(ft)
Detector 1 Size(ft)
Detector 1 Type
Detector 1 Channel
Detector 1 Extend (s)
Detector 1 Queue (s)
Detector 1 Delay (s)
Detector 2 Position(ft)
Detector 2 Size(ft)
Detector 2 Type
Detector 2 Channel
Detector 2 Extend (s)
Turn Type
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2027 Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Protected Phases 4 8 2 6
Permitted Phases 4 8 2 6
Detector Phase 4 4 8 8 2 2 6 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 24.0 24.0 24.0 24.0 24.0 24.0 24.0 24.0
Total Split (s) 31.0 31.0 26.0 26.0 56.0 56.0 56.0 56.0
Total Split (%) 23.1% 23.1% 19.4% 19.4% 41.8% 41.8% 41.8% 41.8%
Maximum Green (s) 25.0 25.0 20.0 20.0 50.0 50.0 50.0 50.0
Yellow Time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
All-Red Time (s) 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0
Lost Time Adjust (s) 0.0 -2.0 -2.0 -2.0 -2.0
Total Lost Time (s) 6.0 4.0 4.0 4.0 4.0
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None None Min Min Min Min
Walk Time (s)
Flash Dont Walk (s)
Pedestrian Calls (#/hr)
Act Effct Green (s) 25.0 27.0 22.0 52.0 52.0
Actuated g/C Ratio 0.19 0.20 0.16 0.39 0.39
v/c Ratio 5.02 1.35 1.20 1.37 1.16
Control Delay 1860.8 215.4 158.8 207.9 121.5
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 1860.8 215.4 158.8 207.9 121.5
LOS F F F F F
Approach Delay 802.1 158.8 207.9 121.5
Approach LOS F F F F
Queue Length 50th (ft) ~440 ~554 ~265 ~650 ~616
Queue Length 95th (ft) #553 #726 #381 #788 #756
Internal Link Dist (ft) 95 227 284 215
Turn Bay Length (ft)
Base Capacity (vph) 54 362 399 788 984
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 5.02 1.35 1.20 1.37 1.16

Intersection Summary
Area Type: Other
Cycle Length: 134
Actuated Cycle Length: 134
Natural Cycle: 135
Control Type: Semi Act-Uncoord
Maximum v/c Ratio: 5.02
Intersection Signal Delay: 302.9 Intersection LOS: F
Intersection Capacity Utilization 108.4% ICU Level of Service G
Analysis Period (min) 15
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2027 Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

Lane Group Ø9
Protected Phases 9
Permitted Phases
Detector Phase
Switch Phase
Minimum Initial (s) 5.0
Minimum Split (s) 21.0
Total Split (s) 21.0
Total Split (%) 16%
Maximum Green (s) 19.0
Yellow Time (s) 2.0
All-Red Time (s) 0.0
Lost Time Adjust (s)
Total Lost Time (s)
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0
Recall Mode Ped
Walk Time (s) 13.0
Flash Dont Walk (s) 6.0
Pedestrian Calls (#/hr) 64
Act Effct Green (s)
Actuated g/C Ratio
v/c Ratio
Control Delay
Queue Delay
Total Delay
LOS
Approach Delay
Approach LOS
Queue Length 50th (ft)
Queue Length 95th (ft)
Internal Link Dist (ft)
Turn Bay Length (ft)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Intersection Summary
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2027 Build Weekday Evening Peak Hour
1: Alewife Brook Parkway & Broadway

Lanes, Volumes, Timings Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

~    Volume exceeds capacity, queue is theoretically infinite.
     Queue shown is maximum after two cycles.
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.

Splits and Phases:     1: Alewife Brook Parkway & Broadway
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Broadway at Sunnyside Avenue 
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2020 Existing Weekday Evening Peak Hour
2: Broadway & Sunnyside Avenue

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

Intersection
Int Delay, s/veh 0.9

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 21 562 417 27 20 12
Future Vol, veh/h 21 562 417 27 20 12
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 84 84 75 75
Heavy Vehicles, % 0 1 2 0 0 0
Mvmt Flow 23 611 496 32 27 16
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 528 0 - 0 1169 512
          Stage 1 - - - - 512 -
          Stage 2 - - - - 657 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 1049 - - - 215 566
          Stage 1 - - - - 606 -
          Stage 2 - - - - 519 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1049 - - - 208 566
Mov Cap-2 Maneuver - - - - 208 -
          Stage 1 - - - - 586 -
          Stage 2 - - - - 519 -
 

Approach EB WB SB
HCM Control Delay, s 0.3 0 20.6
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1049 - - - 273
HCM Lane V/C Ratio 0.022 - - - 0.156
HCM Control Delay (s) 8.5 0 - - 20.6
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0.1 - - - 0.5
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2020 Existing Saturday Midday Peak Hour
2: Broadway & Sunnyside Avenue

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20SMEX.syn

Intersection
Int Delay, s/veh 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 12 533 392 21 20 12
Future Vol, veh/h 12 533 392 21 20 12
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 88 88 89 89 63 63
Heavy Vehicles, % 0 3 7 0 0 0
Mvmt Flow 14 606 440 24 32 19
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 464 0 - 0 1086 452
          Stage 1 - - - - 452 -
          Stage 2 - - - - 634 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 1108 - - - 242 612
          Stage 1 - - - - 645 -
          Stage 2 - - - - 532 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1108 - - - 237 612
Mov Cap-2 Maneuver - - - - 237 -
          Stage 1 - - - - 633 -
          Stage 2 - - - - 532 -
 

Approach EB WB SB
HCM Control Delay, s 0.2 0 19
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1108 - - - 308
HCM Lane V/C Ratio 0.012 - - - 0.165
HCM Control Delay (s) 8.3 0 - - 19
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0 - - - 0.6
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2027 No Build Weekday Evening Peak Hour
2: Broadway & Sunnyside Avenue

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

Intersection
Int Delay, s/veh 2.3

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 25 584 445 42 60 22
Future Vol, veh/h 25 584 445 42 60 22
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 84 84 92 92
Heavy Vehicles, % 0 1 2 0 0 0
Mvmt Flow 27 635 530 50 65 24
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 580 0 - 0 1244 555
          Stage 1 - - - - 555 -
          Stage 2 - - - - 689 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 1004 - - - 194 535
          Stage 1 - - - - 579 -
          Stage 2 - - - - 502 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1004 - - - 186 535
Mov Cap-2 Maneuver - - - - 186 -
          Stage 1 - - - - 555 -
          Stage 2 - - - - 502 -
 

Approach EB WB SB
HCM Control Delay, s 0.4 0 31.1
HCM LOS D
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1004 - - - 225
HCM Lane V/C Ratio 0.027 - - - 0.396
HCM Control Delay (s) 8.7 0 - - 31.1
HCM Lane LOS A A - - D
HCM 95th %tile Q(veh) 0.1 - - - 1.8
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2027 No Build Saturday Midday Peak Hour
2: Broadway & Sunnyside Avenue

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27SMNB.syn

Intersection
Int Delay, s/veh 1.9

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 17 555 425 44 57 21
Future Vol, veh/h 17 555 425 44 57 21
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 88 88 89 89 92 92
Heavy Vehicles, % 0 3 7 0 0 0
Mvmt Flow 19 631 478 49 62 23
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 527 0 - 0 1172 503
          Stage 1 - - - - 503 -
          Stage 2 - - - - 669 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 1050 - - - 215 573
          Stage 1 - - - - 612 -
          Stage 2 - - - - 513 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1050 - - - 209 573
Mov Cap-2 Maneuver - - - - 209 -
          Stage 1 - - - - 595 -
          Stage 2 - - - - 513 -
 

Approach EB WB SB
HCM Control Delay, s 0.3 0 26.4
HCM LOS D
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1050 - - - 252
HCM Lane V/C Ratio 0.018 - - - 0.336
HCM Control Delay (s) 8.5 0 - - 26.4
HCM Lane LOS A A - - D
HCM 95th %tile Q(veh) 0.1 - - - 1.4
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2027 Build Weekday Evening Peak Hour
2: Broadway & Sunnyside Avenue

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

Intersection
Int Delay, s/veh 2.9

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 25 584 458 42 70 25
Future Vol, veh/h 25 584 458 42 70 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 84 84 92 92
Heavy Vehicles, % 0 1 2 0 0 0
Mvmt Flow 27 635 545 50 76 27
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 595 0 - 0 1259 570
          Stage 1 - - - - 570 -
          Stage 2 - - - - 689 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 991 - - - 190 525
          Stage 1 - - - - 570 -
          Stage 2 - - - - 502 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 991 - - - 182 525
Mov Cap-2 Maneuver - - - - 182 -
          Stage 1 - - - - 546 -
          Stage 2 - - - - 502 -
 

Approach EB WB SB
HCM Control Delay, s 0.4 0 35.1
HCM LOS E
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 991 - - - 220
HCM Lane V/C Ratio 0.027 - - - 0.469
HCM Control Delay (s) 8.7 0 - - 35.1
HCM Lane LOS A A - - E
HCM 95th %tile Q(veh) 0.1 - - - 2.3
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2027 Build Saturday Midday Peak Hour
2: Broadway & Sunnyside Avenue

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27SMBU.syn

Intersection
Int Delay, s/veh 3.4

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 17 555 447 44 85 28
Future Vol, veh/h 17 555 447 44 85 28
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 88 88 89 89 92 92
Heavy Vehicles, % 0 3 7 0 0 0
Mvmt Flow 19 631 502 49 92 30
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 551 0 - 0 1196 527
          Stage 1 - - - - 527 -
          Stage 2 - - - - 669 -
Critical Hdwy 4.1 - - - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy 2.2 - - - 3.5 3.3
Pot Cap-1 Maneuver 1029 - - - 208 555
          Stage 1 - - - - 596 -
          Stage 2 - - - - 513 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1029 - - - 202 555
Mov Cap-2 Maneuver - - - - 202 -
          Stage 1 - - - - 579 -
          Stage 2 - - - - 513 -
 

Approach EB WB SB
HCM Control Delay, s 0.3 0 34.7
HCM LOS D
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1029 - - - 240
HCM Lane V/C Ratio 0.019 - - - 0.512
HCM Control Delay (s) 8.6 0 - - 34.7
HCM Lane LOS A A - - D
HCM 95th %tile Q(veh) 0.1 - - - 2.7
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Broadway at the Project Site Driveway 
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2020 Existing Weekday Evening Peak Hour
3: Broadway & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

Intersection
Int Delay, s/veh 0

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 0 583 428 1 0 0
Future Vol, veh/h 0 583 428 1 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 634 465 1 0 0
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 466 0 - 0 1100 466
          Stage 1 - - - - 466 -
          Stage 2 - - - - 634 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1095 - - - 235 597
          Stage 1 - - - - 632 -
          Stage 2 - - - - 529 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1095 - - - 235 597
Mov Cap-2 Maneuver - - - - 235 -
          Stage 1 - - - - 632 -
          Stage 2 - - - - 529 -
 

Approach EB WB SB
HCM Control Delay, s 0 0 0
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1095 - - - -
HCM Lane V/C Ratio - - - - -
HCM Control Delay (s) 0 - - - 0
HCM Lane LOS A - - - A
HCM 95th %tile Q(veh) 0 - - - -
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2020 Existing Saturday Midday Peak Hour
3: Broadway & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20SMEX.syn

Intersection
Int Delay, s/veh 0

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 0 545 402 2 0 0
Future Vol, veh/h 0 545 402 2 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 592 437 2 0 0
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 439 0 - 0 1030 438
          Stage 1 - - - - 438 -
          Stage 2 - - - - 592 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1121 - - - 259 619
          Stage 1 - - - - 651 -
          Stage 2 - - - - 553 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1121 - - - 259 619
Mov Cap-2 Maneuver - - - - 259 -
          Stage 1 - - - - 651 -
          Stage 2 - - - - 553 -
 

Approach EB WB SB
HCM Control Delay, s 0 0 0
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1121 - - - -
HCM Lane V/C Ratio - - - - -
HCM Control Delay (s) 0 - - - 0
HCM Lane LOS A - - - A
HCM 95th %tile Q(veh) 0 - - - -
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2027 No Build Weekday Evening Peak Hour
3: Broadway & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

Intersection
Int Delay, s/veh 0

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 3 609 453 14 0 0
Future Vol, veh/h 3 609 453 14 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 3 662 492 15 0 0
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 507 0 - 0 1168 500
          Stage 1 - - - - 500 -
          Stage 2 - - - - 668 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1058 - - - 214 571
          Stage 1 - - - - 609 -
          Stage 2 - - - - 510 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1058 - - - 213 571
Mov Cap-2 Maneuver - - - - 213 -
          Stage 1 - - - - 607 -
          Stage 2 - - - - 510 -
 

Approach EB WB SB
HCM Control Delay, s 0 0 0
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1058 - - - -
HCM Lane V/C Ratio 0.003 - - - -
HCM Control Delay (s) 8.4 0 - - 0
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - -
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2027 No Build Saturday Midday Peak Hour
3: Broadway & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27SMNB.syn

Intersection
Int Delay, s/veh 0.1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 5 572 425 21 0 0
Future Vol, veh/h 5 572 425 21 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 5 622 462 23 0 0
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 485 0 - 0 1106 474
          Stage 1 - - - - 474 -
          Stage 2 - - - - 632 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1078 - - - 233 590
          Stage 1 - - - - 626 -
          Stage 2 - - - - 530 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1078 - - - 231 590
Mov Cap-2 Maneuver - - - - 231 -
          Stage 1 - - - - 622 -
          Stage 2 - - - - 530 -
 

Approach EB WB SB
HCM Control Delay, s 0.1 0 0
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1078 - - - -
HCM Lane V/C Ratio 0.005 - - - -
HCM Control Delay (s) 8.4 0 - - 0
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - -
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2027 Build Weekday Evening Peak Hour
3: Broadway & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

Intersection
Int Delay, s/veh 0.1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 7 609 456 27 0 0
Future Vol, veh/h 7 609 456 27 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 8 662 496 29 0 0
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 525 0 - 0 1189 511
          Stage 1 - - - - 511 -
          Stage 2 - - - - 678 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1042 - - - 208 563
          Stage 1 - - - - 602 -
          Stage 2 - - - - 504 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1042 - - - 206 563
Mov Cap-2 Maneuver - - - - 206 -
          Stage 1 - - - - 595 -
          Stage 2 - - - - 504 -
 

Approach EB WB SB
HCM Control Delay, s 0.1 0 0
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1042 - - - -
HCM Lane V/C Ratio 0.007 - - - -
HCM Control Delay (s) 8.5 0 - - 0
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - -
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2027 Build Saturday Midday Peak Hour
3: Broadway & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27SMBU.syn

Intersection
Int Delay, s/veh 0.1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 10 572 432 43 0 0
Future Vol, veh/h 10 572 432 43 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 11 622 470 47 0 0
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 517 0 - 0 1138 494
          Stage 1 - - - - 494 -
          Stage 2 - - - - 644 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1049 - - - 223 575
          Stage 1 - - - - 613 -
          Stage 2 - - - - 523 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1049 - - - 219 575
Mov Cap-2 Maneuver - - - - 219 -
          Stage 1 - - - - 603 -
          Stage 2 - - - - 523 -
 

Approach EB WB SB
HCM Control Delay, s 0.1 0 0
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1049 - - - -
HCM Lane V/C Ratio 0.01 - - - -
HCM Control Delay (s) 8.5 0 - - 0
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - -
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Sunnyside Avenue at the Project Site Driveway 
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2020 Existing Weekday Evening Peak Hour
4: Sunnyside Avenue & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20PMEX.syn

Intersection
Int Delay, s/veh 0.8

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 8 0 48 24 0
Future Vol, veh/h 0 8 0 48 24 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 9 0 52 26 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 78 26 - 0 - 0
          Stage 1 26 - - - - -
          Stage 2 52 - - - - -
Critical Hdwy 6.42 6.22 - - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - - -
Pot Cap-1 Maneuver 925 1050 0 - - 0
          Stage 1 997 - 0 - - 0
          Stage 2 970 - 0 - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 925 1050 - - - -
Mov Cap-2 Maneuver 925 - - - - -
          Stage 1 997 - - - - -
          Stage 2 970 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.5 0 0
HCM LOS A
 

Minor Lane/Major Mvmt NBT EBLn1 SBT
Capacity (veh/h) - 1050 -
HCM Lane V/C Ratio - 0.008 -
HCM Control Delay (s) - 8.5 -
HCM Lane LOS - A -
HCM 95th %tile Q(veh) - 0 -
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2020 Existing Saturday Midday Peak Hour
4: Sunnyside Avenue & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 20SMEX.syn

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 2 0 33 30 0
Future Vol, veh/h 0 2 0 33 30 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 2 0 36 33 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 69 33 - 0 - 0
          Stage 1 33 - - - - -
          Stage 2 36 - - - - -
Critical Hdwy 6.42 6.22 - - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - - -
Pot Cap-1 Maneuver 936 1041 0 - - 0
          Stage 1 989 - 0 - - 0
          Stage 2 986 - 0 - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 936 1041 - - - -
Mov Cap-2 Maneuver 936 - - - - -
          Stage 1 989 - - - - -
          Stage 2 986 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.5 0 0
HCM LOS A
 

Minor Lane/Major Mvmt NBT EBLn1 SBT
Capacity (veh/h) - 1041 -
HCM Lane V/C Ratio - 0.002 -
HCM Control Delay (s) - 8.5 -
HCM Lane LOS - A -
HCM 95th %tile Q(veh) - 0 -
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2027 No Build Weekday Evening Peak Hour
4: Sunnyside Avenue & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMNB.syn

Intersection
Int Delay, s/veh 1.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 28 0 67 54 0
Future Vol, veh/h 0 28 0 67 54 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 30 0 73 59 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 132 59 - 0 - 0
          Stage 1 59 - - - - -
          Stage 2 73 - - - - -
Critical Hdwy 6.42 6.22 - - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - - -
Pot Cap-1 Maneuver 862 1007 0 - - 0
          Stage 1 964 - 0 - - 0
          Stage 2 950 - 0 - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 862 1007 - - - -
Mov Cap-2 Maneuver 862 - - - - -
          Stage 1 964 - - - - -
          Stage 2 950 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.7 0 0
HCM LOS A
 

Minor Lane/Major Mvmt NBT EBLn1 SBT
Capacity (veh/h) - 1007 -
HCM Lane V/C Ratio - 0.03 -
HCM Control Delay (s) - 8.7 -
HCM Lane LOS - A -
HCM 95th %tile Q(veh) - 0.1 -
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2027 No Build Saturday Midday Peak Hour
4: Sunnyside Avenue & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27SMNB.syn

Intersection
Int Delay, s/veh 1.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 25 0 61 53 0
Future Vol, veh/h 0 25 0 61 53 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 27 0 66 58 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 124 58 - 0 - 0
          Stage 1 58 - - - - -
          Stage 2 66 - - - - -
Critical Hdwy 6.42 6.22 - - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - - -
Pot Cap-1 Maneuver 871 1008 0 - - 0
          Stage 1 965 - 0 - - 0
          Stage 2 957 - 0 - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 871 1008 - - - -
Mov Cap-2 Maneuver 871 - - - - -
          Stage 1 965 - - - - -
          Stage 2 957 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.7 0 0
HCM LOS A
 

Minor Lane/Major Mvmt NBT EBLn1 SBT
Capacity (veh/h) - 1008 -
HCM Lane V/C Ratio - 0.027 -
HCM Control Delay (s) - 8.7 -
HCM Lane LOS - A -
HCM 95th %tile Q(veh) - 0.1 -
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2027 Build Weekday Evening Peak Hour
4: Sunnyside Avenue & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27PMBU.syn

Intersection
Int Delay, s/veh 2.2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 41 0 67 54 0
Future Vol, veh/h 0 41 0 67 54 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 45 0 73 59 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 132 59 - 0 - 0
          Stage 1 59 - - - - -
          Stage 2 73 - - - - -
Critical Hdwy 6.42 6.22 - - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - - -
Pot Cap-1 Maneuver 862 1007 0 - - 0
          Stage 1 964 - 0 - - 0
          Stage 2 950 - 0 - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 862 1007 - - - -
Mov Cap-2 Maneuver 862 - - - - -
          Stage 1 964 - - - - -
          Stage 2 950 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.7 0 0
HCM LOS A
 

Minor Lane/Major Mvmt NBT EBLn1 SBT
Capacity (veh/h) - 1007 -
HCM Lane V/C Ratio - 0.044 -
HCM Control Delay (s) - 8.7 -
HCM Lane LOS - A -
HCM 95th %tile Q(veh) - 0.1 -
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2027 Build Saturday Midday Peak Hour
4: Sunnyside Avenue & Site Driveway

HCM 2010 TWSC Synchro 10 Report
AJA/Vanasse and Assoc., Inc. 27SMBU.syn

Intersection
Int Delay, s/veh 3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 60 0 61 53 0
Future Vol, veh/h 0 60 0 61 53 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 65 0 66 58 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 124 58 - 0 - 0
          Stage 1 58 - - - - -
          Stage 2 66 - - - - -
Critical Hdwy 6.42 6.22 - - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - - -
Pot Cap-1 Maneuver 871 1008 0 - - 0
          Stage 1 965 - 0 - - 0
          Stage 2 957 - 0 - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 871 1008 - - - -
Mov Cap-2 Maneuver 871 - - - - -
          Stage 1 965 - - - - -
          Stage 2 957 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.8 0 0
HCM LOS A
 

Minor Lane/Major Mvmt NBT EBLn1 SBT
Capacity (veh/h) - 1008 -
HCM Lane V/C Ratio - 0.065 -
HCM Control Delay (s) - 8.8 -
HCM Lane LOS - A -
HCM 95th %tile Q(veh) - 0.2 -
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9/30/2020 webmail.town.arlington.ma.us/WorldClient.dll?Session=Q2CFC5SEUI58Q&View=Message&Print=Yes&Number=93190&FolderID=0

webmail.town.arlington.ma.us/WorldClient.dll?Session=Q2CFC5SEUI58Q&View=Message&Print=Yes&Number=93190&FolderID=0 1/1

From: Julie Berson <julieberson@hotmail.com>
To: "jraitt@town.arlington.ma.us" <jraitt@town.arlington.ma.us>
Date: 09/30/2020 11:30 AM
Subject: Please VOTE NO on permitting a marijuana retail establishment on Broadway in Arlington.

CAUTION: This email originated from outside of the Town of Arlington's email
system. Do not click links or open attachments unless you recognize the REAL
sender (whose email address in the From: line in "< >" brackets) and you know
the content is safe.

Hi Jennifer,

I'm wri�ng to say that as a resident of East Arlington (31 Silk Street) I am
strongly AGAINST a marijuana retail establishment being approved for Broadway.

This is a small neighborhood with lots of children and teenagers.  I believe that a store selling marijuana should
be located in a place that not in the middle of the 
daily life of our kids.  

We don't have liquor stores in our town for a good reason and it should be applied to marijuana stores as well.

Also, it will increase traffic and parking problems in our small neighborhood.  

Please VOTE NO on this proposal.

Thank you.

Best,
Julie Berson
31Silk Street
East Arlington, MA
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Town of Arlington, Massachusetts

Meeting Minutes (10/19/20, 10/22/20, 10/26/20)

Summary:
8:15 p.m. Board will review and may vote to approve meeting minutes.

ATTACHMENTS:
Type File Name Description
Reference
Material Draft_Minutes_ARB_10_19_20.pdf Draft ARB Meeting Minutes 10/19/20

Reference
Material Draft_Minutes_ARB_10_22_20.pdf Draft ARB Meeting Minutes 10/22/20

Reference
Material Draft_Minutes_ARB_10_26_20.pdf Draft ARB Meeting Minutes 10/26/20
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Arlington Redevelopment Board 
October 19, 2020, 7:30 p.m. 

Remote Open Meeting 
Meeting Minutes 

 
This meeting was recorded by ACMi.  
 
PRESENT: Rachel Zsembery (Chair); David Watson; Eugene Benson; Kin Lau; Katie Levine-Einstein 
STAFF: Jennifer Raitt, Director, Planning and Community Development; Erin Zwirko 
 
The Chair opened the meeting at 7:30pm and turned to the first item on the agenda, Docket #3633, 1500 Mass Ave,  
review of application filed July 27, 2020. Presenting for applicant: Attorney Robert DiNessi; Monte French, architect; Emily 
Driscoll, designer; and Darren DeNucci, developer. The new site plan was displayed. 
 
Mr. DiNessi stated the revised plan is compliant with mixed use regulations; an accessible unit was also included, but 
affordable housing unit was not economically feasible. He requested ARB relief with respect to setback, parking, and 
carpooling. 
 
The Chair asked Mr. French to address stair access to the side yard, and he confirmed they would be needed to get from 
side yard to the green space. The Chair then stated her preference for entire ground floor as office space, but for four 
units so as not to trigger the requirement for an accessible unit; this would also address parking issues. She requested 
comments from the Board. 
 
Mr. Lau stated per codes, four or more units would trigger accessibility requirement, but he will leave that to code 
enforcement to decide. He supported entire ground floor as office space. 
 
Ms. Raitt stated per Director of Inspectional Services Michael Byrne, only if a fifth unit were added would the accessibility 
requirement be triggered.  
 
Mr. Lau approved of the new design and asked about casement versus double hung windows. Mr. French confirmed 
double hung.  Mr. Lau suggested adding more vertical trim. He asked if two top levels are condos or rentals; Mr. French 
stated likely rentals. Mr. Lau asked Mr. French to consider possible roof deck, and they discussed a few other details.  
 
Mr. Watson agreed with his colleagues in favor of office space versus accessible units. He asked whether tree plan was 
resolved. Mr. DiNessi stated all trees removed would be replaced. Further tree discussion ensued. Mr. Watson requested 
all tree issues be resolved/approved before moving forward. Mr. DiNessi requested tree plan be left as subsequent to the 
evening's vote. Mr. Watson stated this is open to discussion but disapproved of the removal of mature trees that could 
not be replaced in a mature state. Further discussion ensued. Ms. Raitt offered to post most recent tree warden letter. 
 
Mr. Watson then discussed the TDM plan; he agreed that bicycle and short term parking plans meet bylaw requirements, 
but had further suggestions and stated is open to other suggestions from Board (paid parking, MBTA passes, et al.). 
 
Mr. Benson approved of the proposal and made several suggestions re office space rental, and parking spaces, tree plan, 
and runoff. 
 

Ms. Levine-Einstein approved of the new plan and agreed with first floor office space use. 
 
Mr. Watson asked about restroom placement on the first floor. Mr. French addressed this. Mr. Lau stated that one 
bathroom is enough for the square footage. Discussion followed. 
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Ms. Raitt explained that the plan on screen was earlier iteration showing retail, not office, space on first floor. 
 
The Chair turned the meeting over to the public. 
 
Andreas Kellis, abutter, disapproved of removal of three additional mature trees, requested the board not reward this 
negative business tactic. 
 
Carl Wagner stated the proposed mixed use is not permitted in B1 area. 
 
Don Selzer approved of applicant's open space inclusion but stated the plans do not show access. He also was concerned 
about nonconforming slope. He stated there is no provision for snow displacement. He stated a new four-family is not 
allowable in a B1 district, all others have been grandfathered in. 
 
John Worden clarified that the Master Plan does not call for "more" housing but does call for senior and affordable 
housing. He objected to the Board's breach of trust with Town Meeting regarding mixed use, and proposed turning down 
the plan. 
 
Chris Loreti stated the new plan is not in keeping with character and integrity of the district. He stated that the Board is 
being sued for repeating a similar "past mistake" and objected to issuing a permit for non-permitted use. 
 
The Chair turned the meeting back to the Board and proposed clarifications of civil plans at a future meeting.  
 
Mr. Benson agreed. Mr. Lau approved the plan with revisions, did not see reason to delay it. Mr. Watson requested seeing 
more on the TDM plan, proposed parking is currently not sufficient. Mr. DiNessi stated they are open to either add a 
shower of charge for parking, which would satisfy TDM. Mr. Benson stated this would satisfy David's TDM, not his. Further 
discussion ensued, including possible charging station. Mr. Watson repeated his concerns about resolution of the tree 
issue. Mr. DiNessi stated they would go by the bylaws and the tree warden's decision, and repeated his wish to move on 
the project and have the tree issue be subsequent. The Chair agreed with Mr. DiNessi, but stated her concerns about 
usability of open space. Mr. French stated he could provide an updated plan to show access.  
 
Ms. Raitt stated she could provide other dates for a continuation if needed. The Chair wanted resolution on the civil issues 
and the usable open space prior to voting, but asked if others were ready to vote. Mr. Lau stated he was ready; Mr. 

Benson preferred continuance; Ms. Levine-Einstein was ready to vote; Mr. Watson preferred continuance. Ms. Raitt 
proposed November 2nd. Mr. DiNessi agreed. 
 
The chair listed items to be addressed: usability, access and fencing at rear usable open space; changing windows to 
double hung; adding vertical separation to side facades; possible roof deck or solar panels; driveway drainage;  changing 
accessible unit to office space; possible shower room for offices; electric vehicle charging station; possible parking beyond 
one space; and trees. 
 
Mr. DiNessi asked Mr. Benson what he required per the Transportation Management Act. Mr. Benson replied he asked for 
the charging station; that the lease limit one parking space per tenant; and rear parking be reserved for tenants and not 
offices. Ms. Raitt added including signage for parking regulations. 
 
The Chair requested a motion for November 2nd continuance. Mr. Benson so moved. Mr. Watson seconded. Mr. Lau 
voted no; Mr. Watson voted yes; Mr. Benson voted yes; Ms. Levine-Einstein voted no;  
 
The Chair moved to the next item, Docket #3637, renovation of vacant storefronts at 476 Mass Avenue. 
Chad Cohen, applicant. 
 
Ms. Raitt stated the Arlington Historical Commission has approved the plan.  
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Mr. Cohen stated his intent to replace current storefront with glass front to make it more rentable. Ms. Levine-Einstein 
had no questions. Mr. Lau asked whether only signage is being considered. Ms. Raitt stated the changes are more 
significant. Signage would be reviewed when a tenant appears. Mr. Lau then agreed with Ms. Levine-Einstein and 
approved the change. Mr. Benson agreed, no questions. Mr. Watson also agreed. The Chair requested and got 
confirmation of no signage at goosenecks.  
 
The Chair turned the meeting over to the public. There were no comments or questions. The Chair closed public comment 
and requested motion for approval. Mr. Lau seconded.  
 
Board voted unanimously to approve.  
 
The Chair moved to the next item, presentation of the economic analysis of the industrial zoning districts.  
 
Ms. Raitt introduced the presentation and Ms. Zwerko posted it. Eric Halvorsen of RKG Associates was joined by Emily 
Innes from Harriman to present the draft of their work on proposed zoning.    
 
The Chair turned the meeting over to the Board. Mr. Benson approved but suggested more inclusive definition of "solar 
ready." He also asked whether there would be a conflict in allowing blue, solar, and vegetative roofs at the same time. He 
addressed possible bylaw issues with vertical farming and marijuana growing. 
 
Mr. Watson thanked the presenters and raised his concerns about sufficient bicycle parking in the area. Ms. Levine-
Einstein approved and thanked the presenters. Mr. Lau was concerned that too many requirements might discourage 
growth and suggested transportation/residential options. He mentioned possible incubator spaces to promote long-term 
business growth. Mr. Watson stated the importance of finding the right balance between encouraging development and 
getting the right kind of development. He liked the idea of a possible shuttle service. 
 
Ms. Innes responded Mr. Benson's comments, stating that she would look at different definitions of "solar ready"; that 
vertical farming would be specific to food cultivation; and she would look into possible roof/solar conflicts. 
 
Mr. Halvorsen stated his interest in Mr. Lau's incubator space idea.  
 
The Chair turned the meeting over to the public.  
 
Don Selzer stated that most jobs in Arlington do not pay enough for residents to work and live here, and that Arlington 
should encourage the use of industrial zones for high paying private sector jobs. 
 
John Worden stated that inserting 40B residential into the industrial zone is a terrible idea. He stated that there is a 
footnote of the bylaw that prevents mixed use that may have been removed, which defeats the purpose of the study, and 
goes against what Town Meeting was told by the Finance Committee chair. 
 
Chris Loreti expanded on Mr. Worden's comments regarding footnote D's removal. 
 
Ralph Wilmer stated the draft is not as prescriptive as other zoning bylaws he has seen, and allows developers to choose 
among different options.  
 
Ms. Innes confirmed that footnote D was removed but was replaced by footnote E, which provides additional residential 
restrictions.  
 
The Chair requested next steps from Ms. Raitt and Ms. Zwerko.  Ms. Zwerko stated the Zoning Bylaw Working Group 
would meet first week of November and encouraged additional comments from Board members.  
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The Chair moved onto the public forum. 
 
Don Selzer stated he had requested documents for the 1500 Mass Ave hearing and objected to the long wait time to 
receive, which goes against the Board's rules and regulations. The Chair stated they will address this at a future meeting.  

 
The Chair concluded the agenda items. Ms. Raitt suggested discussing the Board's rules and regulations at the goal setting 
meeting, likely on December 9th, time TBD. She objected to the term "grandfathered" for its racist origins; requested that 
Board members not be referred to as "gentlemen", as there are female participants; and reminded that a variety of 
housing is a major part of the Master Plan. 
 
The Chair requested motion to adjourn. Mr. Lau so moved, Mr. Benson seconded, Board voted unanimously in favor.   
 
Meeting Adjourned.  
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Arlington Redevelopment Board 
October 22, 2020, 7:30 p.m. 

Remote Open Meeting 
Meeting Minutes 

 
This meeting was recorded by ACMi.  
 
PRESENT: Rachel Zsembery (Chair); David Watson; Eugene Benson; Kin Lau; Katie Levine-Einstein 
STAFF: Jennifer Raitt, Director, Planning and Community Development; Erin Zwirko 
 
The Chair opened the meeting at 7:30pm with warrant articles for the Special Town Meeting. The first article was number 
20, zoning bylaw amendment with parking reductions in B3 and B5 district.  
 
Ms. Raitt explained that granting variances due to parking shortages would saturate most of the small developable lots 
along Mass Ave; that they are trying to find alternatives to vehicle use; and the warrant article is consistent with the 
Master Plan. 
 
The Chair opened the meeting to the Board. Ms. Levine-Einstein, Mr. Benson, Mr. Watson, and Mr. Lau supported the 
article.  
 
The Chair turned the meeting to the public. 
 
Chris Loreti stated the Planning memo is misleading and recommended further study. 
 
[Darcy Judney] was concerned about requests for overnight parking waivers and insufficient handicapped parking for 
residential buildings. 
 
The Chair turned the meeting to the Board. 
 
Mr. Benson clarified that the proposed change to the bylaw applies to businesses only, not residential. 
 
The Chair stated it is added as one of the potential options that the Board may consider in addition to the other 
requirements already included.  
 
The Chair moved to the next item, Article 16, open space definitions.  
 
Ms. Raitt stated the intention is to make definitions of open space more usable. 
 
Petitioner Steve Revilak stated the article proposes to change the terms "open space," "open space usable," and "open 
space landscape" but does not propose to change the definitions or associated regulations. 

 
The Chair turned the meeting to the Board. 
 
Ms. Levine-Einstein supported the article, as did Mr. Benson, who also suggested the terms "open space," "open space 
usable," and "open space landscape" be changed to "private open space," "private open space usable," and "private open 
space landscape" be changed across the board, if possible. Ms. Raitt stated she would follow up with Town Counsel. Mr. 
Lau agreed with Mr. Benson, as did Mr. Watson, who favored making the distinction between private and public. 
 
Mr. Revilak supported Mr. Benson's suggestion to use the term "private." 
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The Chair turned the meeting to the public. 
John Worden stated this is a solution in search of a problem and did not see the point in bringing in new definitions. 
 
Patricia Worden stated the article is an attempt to confuse the definition of open space and could be damaging to Town 
Meeting. 
 
Carl Wagner called the article an obfuscation, and its long term goal is to devalue open space for the benefit of density 
and urbanization. 
 
Don Seltzer questioned the sense of burdening Town Meeting with a "semantic quibble" at this time. 
 
Chris Loreti stated Mr. Revilak's article is unnecessary and his changes add to confusion. He stated it is not up to Town 
Counsel but to Moderator to make changes across the board. He suggested the Board vote it down but if not, adopt Mr. 
Benson's recommendations. 
 
Steve Moore asked if "sidewalks" in yard space include public sidewalks. Ms. Raitt clarified that definitions in the zoning 
bylaw would not be changed but pertain to everything within a private lot. Mr. Lau confirmed public sidewalks do not 
count, only spaces within the property line. 
 
Mr. Revilak confirmed Ms. Raitt's statement that the only changes to the definitions are the strikeouts and additions in 
red, and is not proposing further changes. 
 
The Chair turned the meeting to the Board. There were no further comments.  
 
The Chair moved to the next item, Article 17, zoning bylaw amendment, notice of demolition et al., adding a sentence 
requiring Building Inspector approval of applicant compliance.  
 
Ms. Raitt stated this is a wise companion to the "Good Neighbor Agreement" that should be added to the zoning bylaw.  
 
Michael Ruderman, proponent, stated the article was about giving adequate notice to residents as to scope and schedule 
of projects in the area. 
 
Mr. Lau asked Mr. Ruderman whether under this amendment, the Building Department would not be allowed to issue a 
permit unless the good neighbor policy is put in place. Mr. Ruderman answered yes. Mr. Lau supported the article. 
 
Ms. Levine-Einstein supported the article. 
 

Mr. Watson stated the article was unnecessary because such a requirement is already in Article 7. Mr. Benson agreed and 
asked Mr. Ruderman if there were instances of noncompliance. Mr. Ruderman stated that while some neighbors had 
received notice of compliance, others hadn't, and still others could not remember, and that improvements could be made. 
Mr. Benson called it a "belt plus suspenders" scenario, and if this hasn't been a problem since the article was adopted in 
July 2019, he didn't see the need to add it. He also had an issue with the wording. Mr. Ruderman stated he would seek 
examples of noncompliance. 
 
The Chair turned the meeting to the public. 
 
Steve Moore supported "belt and suspenders" because compliance doesn't always go smoothly, and addresses tree 
removal and site prep. 
 
Peter Fiore supported the amendment and described how the Good Neighbor Agreement worked for him. 
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Don Seltzer clarified some dates pertaining to the Good Neighbor Agreement. 
 
Chris Loreti stated the amendment does not add any new compliance requirements but strengthens the ones already in 
place. 
 
The Chair supported the amendment, agreeing with Mr. Moore. 
 
Mr. Lau stated only trees in setbacks require approval before owner removal. Mr. Moore agreed with Mr. Lau. 
 
Mr. Loreti suggested changes to parking in B3 and B5 districts to avoid apartment operators claiming they are operating a 
business, and should allow for Board discretion entirely. 
 
The Chair requested a motion to continue to October 26. Mr. Watson so moved, Mr. Lau seconded. The Board voted 
unanimously in favor.  
 
Meeting adjourned.  
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Arlington Redevelopment Board 
October 26, 2020, 7:30 p.m. 

Remote Open Meeting 
Meeting Minutes 

 
This meeting was recorded by ACMi.  
 
PRESENT: Rachel Zsembery (Chair); David Watson; Eugene Benson; Kin Lau; Katie Levine-Einstein 
STAFF: Jennifer Raitt, Director, Planning and Community Development; Erin Zwirko; Kelly [?] 

 
The Chair opened the meeting at 7:30pm.  Continuation of 10/22, Special Town Meeting warrant articles. 
 
The Chair moved to the first item, Article 19, zoning bylaw amendment, accessory dwelling units. Ms. Raitt reviewed 
allowance of accessory dwelling units in all residential districts and introduced proponent, Barbara Thornton, who 
presented her case that accessory dwelling units would benefit the town. 
 
The Chair turned the meeting to the Board.  
 
Mr. Lau asked whether besides not requiring a special permit, all other rules still apply. Ms. Thornton confirmed no other 
changes. 
 
Mr. Benson asked for clarification re duplex/two family dwelling. Ms. Thornton stated she favored the broadest 
interpretation possible. Mr. Benson asked why the amendment includes four or more rooms; she stated no reason to 
count number of rooms as long as there is kitchen, bathroom, and sleeping area. Mr. Benson asked whether accessory 
dwelling units would be in existing building or could be separate. She favored both. 
 
Mr. Watson stated he was also confused about the number of rooms but did not pursue this. He also questioned accessory 
dwelling units in setbacks. Ms. Thornton stated setbacks are not a problem, but every request would be unique. Mr. 
Watson asked about possible AirBnB abuses. Ms. Thornton stated this would not be a problem. Mr. Watson asked why not 
see how it works and then open it up; Ms. Thornton preferred to start out broadly and narrow if needed. Mr. Watson 
asked Ms. Raitt whether the small number of applications were caused by restrictions; Ms. Raitt stated they were, as well 
as additional research. Mr. Watson asked how many would be built annually; Ms. Thornton stated per Lexington, possibly 
between 66 and 85 to date, which is a big increase. 
 
Mr. Lau stated if new structures are not connected, each would have its own setbacks. 
 
Mr. Benson suggested four issues to consider: short term rental; owner living on property; setbacks; and open space 
requirements. 
 
Ms. Levine-Einstein asked about the town's capacity to manage the applications.  Ms. Thornton she has discussed this with 
the Building Inspector and Fire Chief, who were not concerned about their capacity to respond. 
 
Mr. Watson asked whether an accessory dwelling unit could be 50% of the entire structure; Ms. Thornton replied one-
third. She also stated this would apply to existing garages. 
 
The Chair turned the meeting to the public. 
 
John Worden requested the Chair allow [Wynelle] Evans to present a substitute motion. The Chair stated Ms. Evans was on 
the list.  
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Patrick Hanlon stated the new proposal is stronger and simpler than previous year's. 
 
Patricia Worden called Article 19 a disgrace, ignoring income/racial factors, among others. 
 
Wynelle Evans stated the article lacks protections present in nearby communities and offers no provisions for affordable 
housing. She is submitting a substitute motion. 
 
Steve Revilak spoke in support of the article. 
 
Don Seltzer opposed the article, stating Inspectional Services would not be able to keep up with possible abuses. 
 
Steve Moore spoke in support of the substitute motion and was concerned with tree removal. 
 
Alex [Bagnall] spoke in support of the article as proposed by Ms. Thornton. 
 
Carl Wagner stated Ms. Thornton is mistaken about the article promoting affordability and diversity. 
 
David Pretzer spoke in support of the article. 
 
John Worden stated Arlington is densely populated and needs only to provide affordable housing. He spoke in support of 
Ms. Evans's substitute motion.  
 
Philip Tedesco spoke in support of the article. 
 
JoAnne Preston stated building more housing will not make the price of housing go down, and there should be a stipulation 
that accessory dwelling units be affordable.  
 
Chris Loreti stated accessory dwelling units should require a special permit, which the proposed article would bypass. He 
spoke in support of Ms. Evans's substitute motion. 
 
The Chair turned the meeting to questions from the Board. 
 
Mr. Benson stated an affordability stipulation would result in few if no accessory dwelling units. Mr. Lau agreed. 
 
The Chair moved to the next item, Article 18, zoning bylaw ending single family zoning. Ms. Raitt summarized the article. 
 
The Chair turned the meeting to the petitioner, Ben Rudick.  Steve Revilak presented in his place, proposing 2-family 
housing be permitted in "single family" zones, which is a code for racially restricted housing. He also mentioned other 
benefits from this change. 
 
Mr. Benson asked if there is any research about home values in other communities affected by new 2-family housing. Mr. 
Revilak stated he has not seen any, as ordinances are fairly recent. Mr. Benson gave a historical basis for racist origins of 
zoning. 
 
Mr. Watson stated already 15% of structures in single family zones are not single family, so this is already in place. He 
stated there is no data on the effect of such a ruling in other areas and requested more information. Mr. Revilak brought 
up the examples of San Francisco vs. Seattle. 
 
Ms. Levine-Einstein stated that recent evidence from Minneapolis did not show a massive permitting boom for triplexes, 
possibly indicating that there would not be overwhelming immediate teardown pressure. She also stated data shows that 
increasing the number of units might reduce housing prices. 
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The Chair turned the meeting to the public. 
John Worden asked whether per the zoning bylaw, the petitioner has provided copies of the proposed zoning map change 
to all abutters and affected parties. Ms. Raitt stated this does not apply, since this is a change in the zoning bylaw and not 
the map. Mr. Worden disputed this, and stated this might leave the town open to litigation. He spoke against the proposed 
article. 
 
Patricia Worden urged a no vote, stating that housing prices would be increased by the proposal. 
 
Molly Brady discussed historical redlining in Arlington neighborhoods, and spoke in support of additional housing. 
 
Wynelle Evans stated the article was well intended but would have the opposite effect and counters the Master Plan. 
Housing prices might drop somewhat, but only at the highest price points. 
 
David [Pretzer] spoke in support of the article, and mentioned tree issues. He stated this would not solve Arlington's 
housing problems but could be a positive step forward. 
 
Steve Moore spoke against the article, stating that correlation does not equal causality, a single family home does not 
directly relate to discrimination, and increased density would reduce Arlington's appeal. 
 
Barbara Thornton stated zoning has had a horrific effect on the country and wants to see this remedied. She spoke in 
support of the article.  
 
Jennifer Susse stated if Arlington does nothing under current trends, it will lose affordability and diversity. Adding housing 
might mitigate this. She spoke in support of accessory dwelling units. 
 
Don Seltzer clarified ratio of students per household; Arlington should not be compared to Minneapolis; Arlington is not a 
gated community; and single family homes could be replaced by expensive duplexes. He spoke against Article 18. 
 
Carl Wagner spoke against the article, stating that current zoning is not a problem for racial diversity, but part of the 
solution. He stated per available research, when such changes are made, costs and displacement increase.  
 
Philip Tedesco spoke in support of the article.  
 
JoAnne Preston spoke against the article.  
 
Alex Bagnall spoke in support of the article.  
 
Charles Blandy stated Arlington is no longer affordable anyway, and spoke in support of the article. 
 
Chris Loreti objected to the proponents playing the race card, and stated increased building is really about more tax 
revenue and gentrification. He spoke against the article.  
 
Brian [Rostushia] stated new versus renovated home sales price comparisons were not valid; and that zoning was founded 
on racial segregation. 
 
Steve Moore discussed tree loss. 
 
Jennifer Susse recommended approving the article for further discussion at Town Meeting. She stated she is not as 
concerned about school overcrowding as losing generation diversity. 
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Don Seltzer stated Arlington needs to build 6800 units to make a difference, a 34% increase in the population. Along with 
other towns, this would temper price increases, but not lower them.  
 
JoAnne Preston stated Arlington taxes are too high; she addressed tree loss. She did not see how luxury market rate 
accessory dwelling units would make Arlington more affordable.    
 
Mr. Benson stated he would send his recommended changes to Ms. Raitt. 
 
Chair requested a motion to continue to October 28. Mr. Lau so moved. Seconded. The Board voted unanimously in favor. 
  
Meeting adjourned.  
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Town of Arlington, Massachusetts

2021 Meeting Schedule

Summary:
8:20 p.m. Board will review and approve six month meeting schedule for 2021

ATTACHMENTS:
Type File Name Description
Reference
Material Draft_2021_Meeting_Schedule.pdf Draft 2021 Meeting Schedule
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2021 Meetings 
 
In general, the ARB meets on the 1st and 3rd Monday of the month at 7:00 p.m. 
Meetings are being held remotely in accordance with the Governor’s March 12, 2020 
Order Suspending Certain Provisions of the Open Meeting Law G.L. c. 30A, Section 20. 
If there are no pressing agenda items meetings may be cancelled.   

 
January 4, 2021 
January 25, 2021 
February 1, 2021 
February 22, 2021 
March 1, 2021 
March 15, 2021 
March 29, 2021 
April 5, 2021 
April 26, 2021 (first night of ATM) 
May 3, 2021 (ATM in session) 
May 17, 2021 
June 7, 2021 
June 21, 2021 

 
 

 ARLINGTON REDEVELOPMENT BOARD 
 TOWN HALL  ARLINGTON, MASSACHUSETTS  02476 
 TELEPHONE  781-316-3090 
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