
 

     

 

 

 

 

 

 

 

 

_________________________________________________________________________________________ 
 

PUBLIC HEARING MEMORANDUM  

Public Hearing Date:                     July 27, 2021 
Land Use Action Date:                    October 12, 2021 
City Council Action Date: October 18, 2021 
90-Day Expiration Date: October 25, 2021  

     
DATE:  July 23, 2021  
 
TO:  City Council    
   
FROM:  Barney S. Heath, Director of Planning and Development 
  Jen Caira, Deputy Director of Planning and Development 

Neil Cronin, Chief Planner for Current Planning  
     
SUBJECT: Petition #215-21, SPECIAL PERMIT/SITE PLAN APPROVAL to amend Council Order 

#289-18 to remove the appointment only condition, amend the hours of 
operation, to remove the sign plan as a control document and to amend the site 
plan and landscape plan in Ward 2, Newton at 697 Washington Street (Section 23 
Block 19 Lot 01B), 691 Washington Street (Section 23 Block 19 Lot 01A), 681 
Washington Street (Section 23 Block 19 Lot 01) and 2 Court Street (Section 23 
Block 19 Lot 23), containing approximately 16,669 sq. ft. of land in a district zoned 
BUSINESS USE 2. Ref: 7.3.3, 7.4 of the City of Newton Rev Zoning Ord, 2017. 

 

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

 

Preserving the Past    Planning for the Future  

 

 

Ruthanne Fuller 
Mayor 

 

City of Newton, Massachusetts 
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EXECUTIVE SUMMARY 
 

The subject properties at 681, 691, and 697 Washington Street total 16,669 square feet in the 
Business Use 2 zone (the “BU-2 zone”) in Newtonville.  The petitioner obtained a special permit 
(Council Order #289-18) to operate a co-located marijuana establishment in 2018 (Attachment 
A).  The petitioner is seeking to amend Council Order #289-19 to remove the appointment-only 
condition, to amend the site plan, and to amend the signage plans. 
 
The Planning Department engaged Green International Affiliates, Inc. (“Green”) to peer-review 
the petitioner’s transportation memorandum.  Green requested more information concerning 
appointments and customer duration on site to determine whether the surrounding area and 
on-site parking could accommodate any traffic and/or parking impacts that may arise should the 
appointment-only condition be removed.  The Planning Department expects to provide an 
update at the public hearing. 
 
I. SIGNIFICANT ISSUES FOR CONSIDERATION  

When reviewing this request, the City Council should consider whether: 

➢ The site is an appropriate location for the proposed amendments to Council Order 
#289-18 (§7.3.3.1). 

➢ The amendments to Council Order #289-18 as developed and operated will adversely 
affect the neighborhood (§7.3.3.2). 

➢ Access to the site over streets is appropriate for the types and numbers of vehicles 
involved (§7.3.3.3). 

➢ There will be a nuisance or serious hazard to vehicles or pedestrians (§7.3.3.4). 

 

II. CHARACTERISTICS OF THE SITE AND NEIGHBORHOOD 
                                     

A. Neighborhood and Zoning 

The site is located on Washington Street in the BU-2 zone in Newtonville.  The BU-2 
zone continues to the east and west along the northern side of Washington Street 
containing commercial uses to the east and mixed use parcels to the west.  To the 
north are two Multi Residence zones containing single-family as well as multi-family 
uses.  Directly south of the site along Washington Street is a Manufacturing zone 
containing an industrial use, and farther south lies another Multi Residence zone 
containing residences (Attachments B & C). 
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B. Site 

The site consists of three properties under common ownership: 697 Washington 
Street is the westernmost parcel, and is improved with a two-story, 4,480 
commercial structure; 691 Washington Street is the middle parcel consisting of a 
six-stall surface parking facility; and 681 Washington Street is a surface parking 
facility containing 13 stalls with access from Court Street  The parcels function as 
one lot and are treated as such for the purposes of zoning.   

 
 

 
III. PROJECT DESCRIPTION AND ANALYSIS  

 

A. Land Use 

The principal use of the site will remain commercial.    
 

B. Operations  

Council Order #289-18 requires the petitioner to operate the co-located marijuana 
establishment by appointment only.  Council Order #289-18 also limits the hours of 
operation from 10:00 a.m. to 8:00 p.m. Monday through Thursday, from 10:00 a.m. 
to 9:00 p.m. Friday and Saturday and from noon to 6:00 p.m. on Sunday. 
 
The petitioner is seeking to remove the appointment-only condition, and to increase 
the hours of operation from 9:00 a.m. to 9:00 p.m. Monday through Saturday; there 
would be no change to the Sunday hours.  These hours would match the maximum 
hours for marijuana uses stated in the zoning ordinance. 
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C. Building and Site Design  

The petitioner is not proposing any changes to the structure.  The petitioner is 
proposing to construct a patio with landscape screening at the eastern boundary for 
customers to queue.   Additionally, trash receptacles are proposed for the surface 
parking facility accessed from Court Street. The Planning Department is 
unconcerned with the proposed changes to the site and landscape plans. 

INSERT Landscape Plan 

 
D. Transportation 

The petitioners submitted a transportation memorandum, dated April 20, 2021 in 
support of removing the appointment-only condition.  The City’s on-call consultant, 
Green, conducted a peer-review (Attachment D).  Green requested more 
information on operations including, pre-Covid 19 data, recent post-Covid-19 data, 
average duration of customer visits, and requested the parking data separate off-
street from on-street parking stalls.  This information will help determine whether 
the surrounding area and on-site parking could accommodate any traffic and/or 
parking impacts that may arise should the appointment-only condition be removed.  
The petitioner submitted some of this information on Wednesday July 21st, the 
Planning Department will be able to provide an update at the public hearing.   

Green noted the co-located marijuana establishment exceeded the trip projections 
contained in the transportation memorandum that accompanied the 2018 special 
permit application.  Specifically, the appointment data indicates 96 appointments 
were booked during the Friday peak hour on April 9, 2021 and 76 appointments 
were booked during the Saturday peak hour on April 10, 2021 whereas 21 and 36 
trips were projected, respectively.  As such, Green suggests the “Build Condition 
Capacity Analysis” be updated to reflect the current trip generation.   

Green also reviewed the turning movement counts for Court Street which suggested 
few vehicles travelling on Court Street turn into the parking facility.  This coupled 
with observations from a site visit, suggests the Court Street parking facility is 
underutilized.  Green agrees directional signage for the parking facility would 
remove parking from adjacent streets and properties and that removing the 
appointment-only condition would not significantly impact traffic on Court Street.  

E. Signage 

In October of 2014, the petitioner obtained a special permit (Council Order #167-
14) to operate a registered medical dispensary.  The approval included relief to 
install a projecting wall-mounted sign.  As such, any future signs would be required 
to be “consistent” with the approved sign plan, requiring a consistency 
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determination from either the Commissioner of Inspectional Services or the Land 
Use Committee.   
 
In 2020, the petitioner received approval for two wall-mounted signs from the 
Urban Design Commission and received a permit from Inspectional Services to 
install the signs because they complied with the zoning ordinance.  However, the 
signs did not receive a consistency ruling.  The petitioner now seeks to “abandon” 
the relief granted by Council Order #167-14 by removing the projecting wall-
mounted sign from the site.   As a result, the special permit would not include any 
reference to signage; current and future signage would be as of right and would be 
subject to the dimensions of the zoning ordinance. The Planning Department will 
confer with the Law Department as to formally abandoning the relief and will 
provide an update at the public hearing.  In the interim, the petitioner should file a 
notice of such intent with the City Clerk. 
 

IV. TECHNICAL REVIEW  

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

The petitioner is seeking to amend Council Order #289-19 to amend certain 
conditions as well as to remove the sign plan as a control document and to amend 
the approved site and landscape plans. 
 

B. Urban Design Commission 

The petitioner presented the two additional signs to the UDC in October and 
November of 2020.  The UDC unanimously approved the signs subject to relocating 
the wall-mounted sign on the Washington Street façade.  The petitioner revised the 
plans per the UDC’s condition and received a permit on November 24, 2020.  Once 
the relief granted by Council Order #167-14 is removed, all signage will be required 
to comply with the zoning ordinance and will be subject to review and approval by 
the UDC. 

 
V. PETITIONER’S RESPONSIBILITIES 

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

Attachment A: Council Order #289-18 
Attachment B:   Land Use Map 
Attachment C: Zoning Map 
Attachment D: Green Memorandum, dated July 21, 2021 
 
 



Attachment A
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ATTACHMENT B

Land Use Map
Washington St., 697

City of Newton, 
Massachusetts
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Feet

The information on this map is from the Newton 
Geographic Information System (GIS). The City of 

Newton cannot guarantee the accuracy of this 
information. Each user of this map is responsible 

for determining its suitability for his or her intended
purpose. City departments will not necessarily 
approve applications based solely on GIS data. 

.
CITY OF NEWTON, MASSACHUSETTS
Mayor - Ruthanne Fuller
GIS Administrator - Douglas Greenfield

Map Date: July 23, 2021
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ATTACHMENT C

Zoning Map
Washington St., 697

City of Newton, 
Massachusetts
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Mayor - Ruthanne Fuller
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T R A N S P O R T A T I O N   |   S T R U C T U R A L   |   W A T E R  R E S O U R C E S   |   C I V I L / S I T E  
O f f i c e s  i n  M a s s a c h u s e t t s  a n d  R h o d e  I s l a n d  

July 21, 2021 

Mr. Neil Cronin 
Chief Planner 
Planning and Development Department 
Newton City Hall 
1000 Commonwealth Ave 
Newton, MA 02459 

Subject: Transportation Peer Review –  
 Recreational Marijuana Use 
 697 Washington Street  

 Newton, Massachusetts   

Dear Mr. Cronin: 

On behalf of the City of Newton (the City), Green International Affiliates, Inc. (Green) is submitting this letter 
report of the findings from our engineering peer review of the application package for the recreational 
marijuana use on Washington Street. The Applicant seeks to remove the appointment-only restriction that 
has been in place since October 2018 per City Council Order #289-18. The scope of our review included a 
review of the traffic assessment as it relates to parking at the site and to local traffic circulation at and near 
the site. The project is before the City Council for approval. 

This review included an examination of the following documents submitted in support of the proposed 
project: 

 Technical Memorandum titled “Traffic Assessment, Garden Remedies, Inc. – 697 Washington 
Street, Newton, MA”, prepared by Fuss & O’Neill, dated April 20, 2021. 

 Supporting Statement titled “Amendment to Special Permit (Council Order #289-18), 697, 691, 
681 Washington Street; 2 Court Street – Garden Remedies, Inc,” prepared by Prince Lobel, dated 
May 12, 2021. 

 PowerPoint Presentation titled “Garden Remedies Update – Appointment Only Removal,” 
prepared by Garden Remedies, Inc. 

 Recorded Council Order titled “#289-18, 687 Washington St., Amending #167-14,” prepared by 
the City of Newton City Council, dated October 1, 2018. 

 
In addition to the above documents, Green visited the project site and the surrounding roadways on June 
24, 2021, to gain a better understanding of the existing conditions and the context of the proposed project. 
Our review evaluated the documents for consistency with typical industry practice for traffic studies, the 
City of Newton’s regulations and general bylaws, and Americans with Disabilities Act (ADA) and 
Massachusetts Architectural Access Board (AAB) design standards. 

On June 25, 2021, Green contacted Garden Remedies to request the following data that is needed to 
complete our review: 

 Appointment data from pre-COVID conditions (last 30 days of first 90 days per council order), with 
a breakdown of appointments booked in advance versus on site. 

Attachment D
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 Appointment data from post-COVID conditions (most recent 30 days) 

 Average duration of visits 

 Parking occupancy data separating parking lots from on-street parking 

While we are waiting for this data to be provided, Green offers the following comments resulting from our 
initial review of the above documents: 

April 2021 Traffic Assessment Memorandum 
1. Footfall counts were performed at Garden Remedies on Friday, March 19, 2021, from 3:30 to 7:30 

PM and Saturday, March 20, 2021, from 2:00 to 6:00 PM. Customer counts were also performed at 
Seed, a nearby dispensary, on Friday, March 26, 2021, from 4:00 to 6:00 PM and Saturday, March 
27, 2021, from 2:00 to 4:00 PM. Garden Remedies served 74 total customers during the Friday peak 
hour and 57 customers during the Saturday peak hour. Seed served 44 customers during the Friday 
peak hour and 36 customers during the Saturday peak hour. 

Based on the appointment data provided, 96 customers booked appointments during the Friday 
peak hour and 76 customers booked appointments during the Saturday peak hour on April 9 and 
10, 2021. As stated in the initial traffic study by VHB dated May 31, 2018, a marijuana dispensary 
the size of Garden Remedies is expected to generate 21 entering and 21 exiting trips during the 
weekday evening peak hour, and 36 entering and 36 exiting trips during the Saturday midday peak 
hour using ITE trip generation rates. The appointment data provided shows that the dispensary 
generates significantly more trips than were originally projected. Please update the Build Condition 
capacity analysis to reflect the higher trip generation experienced under current conditions.  In 
addition, data regarding appointments versus walk-in customers is needed to determine whether 
there will be a substantial increase in customers relative to the current condition and if additional 
analysis would be needed for that scenario. Please refer to the previous request for data. 

2. The memorandum included the following two study intersections: 

 Washington Street at Court Street 
 Court Street at Site Driveway 

 
Turning movement counts (TMCs) were collected during the weekday evening peak period on 
Thursday, March 11, 2021, from 4:00 PM to 6:00 PM and the Saturday midday peak period on March 
13, 2021 from 11:00 AM to 1:00 PM. During the weekday evening peak hour, one of 29 total vehicles 
traveling southbound on Court Street turned into the Garden Remedies parking lot. During the 
Saturday midday peak hour, four of 40 total vehicles traveling southbound on Court Street turned 
into the Garden Remedies parking lot. This demonstrates that most of the vehicles on Court Street 
are not using Court Street to access the dispensary.  

Green concurs that the vehicles turning right into the Court Street parking lot make up a minority of 
the traffic on Court Street (less than or equal to 10 percent). Green also notes that vehicles turning 
into the parking lot from Court Street may not account for all dispensary-generated traffic on Court 
Street. During our field visit, a customer was observed parking in the Beach Street/ Court Street 
neighborhood. At the time of our visit, nearly all the parking spaces along both Beach Street and 
Court Street were occupied, indicating that there are very few spots available for customers to 
utilize. Due to the COVID-19 pandemic, parking meters on Washington Street were not in operation 
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from the spring of 2020 to July 2021, which led to the on-street spaces being utilized for long-term 
parking. Now that the parking meters have been re-activated, it is expected that parking turnover 
on Washington Street will increase providing additional available spaces. Green concurs that traffic 
on Court Street would not be significantly affected by the removal of the appointment-only 
restriction and no further action is required. 

3. Two on-site parking lots are provided. One parking lot located on Washington provides six parking 
spaces and the other on Court Street provides 13 spaces. Three of the parking spaces in the 
Washington Street parking lot are reserved for medical use patients and two are accessible spaces. 
Metered street parking is also available on both sides of Washington Street. Parking occupancy 
counts at the 19 on-site parking spaces and 14 street parking spaces adjacent to the site were 
conducted on Friday and Saturday. The maximum on-site parking occupancy was 10 of the 19 spaces 
at 3:00 pm on Saturday. For the remainder of the Friday and Saturday study periods, a maximum of 
three spaces were occupied in the Court Street parking lot. 

Green concurs that the Court Street parking lot is underutilized. During our site visit, a maximum of 
four vehicles were parked in this parking lot. All these vehicles were customers who parked for a 
maximum of ten minutes. Customers were observed parking in on-street spaces and in the parking 
lot of Marty’s Fine Wines. Marty’s Fine Wines and most of the on-street spaces utilized by customers 
are located farther from the dispensary than the Court Street lot, indicating that these customers 
are unaware of the Court Street parking lot. Green concurs with the recommendation to install 
signage directing customers to the parking lot. This would minimize the number of customers 
occupying off-site parking spaces and reduce emissions resulting from customers driving around to 
look for parking spaces. It is our opinion that with proper signage directing customers to utilize the 
Court Street parking lot, the on-site parking spaces provided would accommodate the vehicles 
generated by the dispensary. In addition to installing signage, the Applicant should add language to 
their website directing customers to utilize the Court Street parking lot. 

4. Appointment data from the week of April 5, 2021, shows that during the busiest half hour of 
operation, 61% of available appointment slots are booked. The hour with the highest number of 
booked appointments was 5:30 to 6:30 PM on Friday April 9, when 96 appointments were booked. 
The capacity of the parking lot is greater than the existing demand; however, to determine the 
demand, we need the average duration of customer visits. Please refer to the previous request for 
data. 

5. Green reviewed City Council Order #289-18 and found that the dispensary has complied with all 
conditions related to Transportation Demand Management. The initial traffic study by VHB stated 
that the Washington Street parking lot would be used for employees only; however, this lot is 
currently available for customers and no employees were observed parking on-site during our field 
visit. The dispensary subsidizes employee parking at 727 Washington Street, located within walking 
distance of the project site. Overflow employee parking at Richardson Street Municipal Parking Lot 
and Uber rides to and from the lot are also subsidized by the dispensary. By utilizing both on-site 
parking lots for customers, the dispensary has increased the customer parking capacity beyond what 
was originally approved. This reduces the demand for on-street parking near the site. No additional 
information is required. 

If either the City staff or the Applicant’s engineer would like to discuss any of these comments 
further, please feel free to contact me at 978-843-5214. 

        Sincerely, 



Mr. Neil Cronin 
July 21, 2021 
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        Green International Affiliates, Inc. 
 
 
 
        Corinne Tobias, P.E., PTOE 
        Transportation Planning Group 
 

cc:  W. Wong, Green  
 W. Scully, Green  
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