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Introduction STUDY GOALS Medford Square is positioned to leverage a surge of interest in new growth and targeted economic development to invigorate vitality, integrate redevelopment, to expand access to health and cultural resources and to activate a walkable and revitalized city center that provides a concentration of living, working and playing for the city and the surrounding area. The City’s Office of Community Development is working with the Metropolitan Area Planning Council to prepare a Master Plan for Medford Square to guide economic development and physical improvements in the Square. When completed, the Medford Square Master Plan will include a set of goals and strategies that are focused on immediate revitalization actions. The major areas of focus will include economic development and vitality, land use and sense of place, transportation and connectivity and open space and quality of life. The study, which is scheduled for completion in summer of 2017, is funded through District Local Technical Assistance in addition to funding from the Barr Foundation. This effort is part of the Community Compact signed earlier this year with Lieutenant Governor Karyn Polito. The estimated cost of the study is $90,000. The specific goals of the Medford Square Master Plan use the previous efforts as a foundation and starting point. The 2005 Medford Square Master Plan, prepared by Sasaki, included the following goals. They remain relevant today and resonate with much of analyses and community feedback that follows as part of the current planning effort. These goals include:     



Create a single identity for the Square by physically and visually uniting the east and west sides Encourage mixed use vibrancy with culture, retail, office and housing Enhance connections between the river, the retail streets, the surrounding neighborhoods, and regional open space Develop the pedestrian character of the Square by balancing transportation modes Achieve a higher and better use of land and create value for real estate



STUDY AREA GEOGRAPHY Medford Square is the geographic heart of the City of Medford. The Study Area includes the entire area that would most traditionally be considered part of the Square and one area that would not typically be thought of as part of the Square. The Study Area is roughly bounded by Interstate 93 to the east, north on Forest Street to about the Chevalier Theatre, west on High Street to about the Public Library, and south across the Mystic and Route 16 to include the area down to about the intersections of Mystic Street and Main Street with Columbia Road. The Study Area is bisected by the Mystic River and Intervale Brook. The Study Area geography is often understood and engaged by residents as distinct subareas. In order to examine the ways in which the Square could become more unified, the subareas have been identified and in some instances are compared across a number of measures. The three subareas include the East Square, West Square, and South Square. The East and West Square subareas are include the geography most typically considered to be a part of Medford Square. The South Square is not typically considered a part of the Square today, but is very close to the heart of the district, captures the other side of the Mystic River and has long term potential to contribute to the Square in different ways than it does today. The Study Area is depicted in Figure 2. Page 4 Medford Square Master Plan Existing Conditions and Vision Memorandum



STUDY AREA CONTEXT Medford Square is a city center that enjoys significant contextual resources in its surrounding communities and amenities, history and significance, and previous and current improvement efforts. In terms of surrounding communities and amenities, Medford is a northern suburb community of Boston and enjoys easy access to Boston via the Orange Line, bus service, and I-93 highway access. Medford shares the large institutional presence of Tufts University with Somerville and shares regional open space resources, such as the Fells and Mystic River with surrounding communities, such as Winchester, Stoneham, Malden, Arlington and Somerville. Medford Square is rich with history including shipbuilding, events of the American Revolution, the home of famous and historic figures, pop culture contributions, and a strong architectural heritage. Medford Square is also rich with previous and ongoing efforts that have explored improvements and recommendations for revitalization. These efforts span from the 2005 Medford Square Master Plan to the 2016 Mayor’s Economic Development Transition Team, led by Rick Orlando and City Council President Fred Dello Russo. COMMUNITY VISION As part of the existing conditions research performed for Medford Square, approximately 20 interviews with a diverse array of stakeholders were undertaken to better understand the issues, opportunities and shared vision for the Square. This initial understanding was then expanded and affirmed by the approximately 130 attendees of a Medford Square Community Forum in the beginning of September 2016. A detailed record of the feedback from that event can be found in the Appendix to this Memorandum. This community and stakeholder input, combined with the initial analysis frame the following community vision statement for Medford Square. “Medford Square is repositioned to again be the vibrant center of activity that it once was as the historic center of the City. As the heart of the City, Medford Square is an attractive place to go to events, browse shops, eat at restaurants, do business, retain personal and professional services, live, play and convene. The Square is a safe and attractive place to walk and bike and provides a unique pedestrian-oriented city center. The Square embraces the Mystic River as an attractive natural resource and opportunity for recreation and special events. The Square is a steward of its architectural and historic heritage and is a civic, art, and cultural center for City-wide events that couldn’t happen anywhere else.” The following goals are identified to further define actions associated with the vision and frame the strategies and implementation that will be part of the Master Plan: • • • • •



Create a single identity for the Square by physically and visually uniting the east and west sides Encourage mixed use vibrancy with culture, retail, office and housing Enhance connections between the river, the retail streets, the surrounding neighborhoods, and regional open space Develop the pedestrian character of the Square by balancing transportation modes Achieve a higher and better use of the land and create value for real estate



This vision statement is supported by and reflected in the following word cloud in Figure 1, which is one of the results of the Community Forum held in September. Attendees were asked to write a few words that represent their ideal version of Medford Square in the future. All responses were combined in this word cloud diagram. The size of the words reflects the frequency of that word given as a response to this exercise. The word cloud diagram is on the following page.
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Figure 1 Vision Word Cloud based on community input



Source: MAPC, wordle.net The 2005 Medford Square Master Plan established a vision and goals for the Square that remain relevant and are worth repeating in comparison to the current vision statement. The previous vision is complementary to the vision statement for the current Master Plan, it was written as: “Medford Square is a classic New England Square, where a mix of uses come together in a compact urban village on the banks of the Mystic River. As a walkable district with transit service and opportunities for people to live, work, and play in a vibrant setting, the Square is at the forefront of the Commonwealth’s smart growth initiative. Building on the heritage of the area, a number of development opportunities exist in the Square that together with civic improvements will reunite the different parts of the Square into a single thriving center that serves as the cultural, civic, and commercial heart of the City of Medford.” The goals that were identified for the 2005 Master Plan are the goals that are highlighted above for the current Master Plan effort. While some progress has been made against those goals over the intervening eleven years, the goals remain relevant to the framing of the vision and actions that are needed today. The original goals are repeated below in the original order in which they appeared. The current goals have been reordered to reflect the priorities identified through the current process. • • • • •



Create a single identity for the Square by physically and visually uniting the east and west sides Encourage mixed use vibrancy with culture, retail, office and housing Enhance connections between the river, the retail streets, the surrounding neighborhoods, and regional open space Develop the pedestrian character of the Square by balancing transportation modes Achieve a higher and better use of the land and create value for real estate



PRIORITIES Many of the priorities expressed by the community are reflected in the Vision Statement. The first priority is to improve the pedestrian and bicycle environment in Medford Square. The Square aspires Page 6 Medford Square Master Plan Existing Conditions and Vision Memorandum



to be a walkable and historic center of activity. However, today many pedestrians feel uncomfortable or unsafe in the Square. The Square is a busy and congested place that currently emphasizes the throughput of vehicles as the top priority. A fundamental shift is required to bring Medford Square into alignment with this priority. The next highest priority is one that everyone that interacts with the Square has mentioned in some way, an effort to renew activity and draw people to want to be there. Almost everyone has said there is no reason to be in the Square, or to stay there when they’ve arrived. Many factors contribute to this sense of attractiveness, draw and belonging – the destinations, the type and mix of businesses, the open spaces, the events, the restaurants – and it all connects back to the first priority as well. This existing conditions memorandum will detail all of the themes and priorities that have emerged through this initial effort, but these two top priorities provide an explanation for the fundamental components of the community vision. STRENGTH, WEAKNESS, OPPORTUNITY, THREAT As an overarching summary of all the sources reviewed, the following Strength, Weakness, Opportunity and Threat (SWOT) analysis reflects the current conditions of Medford Square. If the Medford Square Vision Statement, outlined above is the objective – the following are internal and external factors that either support or obstruct the Square toward advancing that objective. Strength



Weakness



• • • • • •



• • • • •



History, architecture, character Chevalier Community Theatre Active and engaged community Attractive restaurants Mystic River Proximity to Boston and Tufts



Opportunity • • • • • •



Overabundance of traffic No active anchor or destination Very little retail activity Unsafe walking conditions No central civic space



Threat



Expand public art programs Strengthen Chevalier as destination Leverage Mystic River Redevelop underused properties Advance walking and biking Pass-through traffic



• • • •



Competing places – Wellington, Assembly, Davis Sq., Arlington Center Perception and negative impressions Lack of investment Inability to attract variety of businesses
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Figure 2 Medford Square Master Plan Study Area Source: MAPC
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Study Area Facts HISTORY Medford Square is a historic location with origins that span centuries back to 1630. Medford was the fourth oldest English settlement in America and was established as a City in 1892. The location and its significance have always been closely linked to the Mystic River, with the area even originally called “Mistick”. The modern name, Medford, itself is thought to have come from “ford by the meadow” or “Meadford”, referencing the fordable part of the Mystic River just west of Medford Square. The location of the Cradock Bridge was the location of the first toll bridge across the Mystic starting in 1637. It was the only bridge across the Mystic for approximately 150 years and attracted much of the activity north of Boston to the Medford Square area. Medford was a leader in building Clipper Ships and much of that activity occurred on the banks of the Mystic in Medford Square. The City was a center of other 19th century industries including the manufacture of brick, tile, rum and Medford Crackers. Much of the historic settlement patterns of Medford Square are intact today, as seen in the historic image below. High Street, Salem Street, Forest Street and Main Street exist in large part as they were historically laid out. At the time of the image below (mid-19th Century), Medford Square had a rail spur and Terminal off of the Boston and Maine Railroad. Later transportation improvements included a streetcar network that was eventually converted to buses. Also important to highlight in the historic image below is the absence of Interstate 93, constructed in the 1950-60’s and the absence of Route 16. The historic pattern of uses more directly connect to the river and include more buildings along the river.



Source: Medford Public Library – Historical Maps Page 9 Medford Square Master Plan Existing Conditions and Vision Memorandum



Other notable historic connections to Medford and Medford Square include significant historic figures, popular culture contributions and contemporary luminaries. Local resident, James Pierpont, wrote the song “Jingle Bells” in a tavern on High Street. Another local resident, Lydia Child, wrote a poem that is now the song “Over the River and Through the Woods”. Fannie Farmer was a local resident and author of a popular cookbook and Amelia Earhart lived in Medford for a short time. Medford was also home to Michael Bloomberg, former Mayor of New York City, businessman and philanthropist, and the American author Paul Theroux, also grew up in Medford. Another historic image of Medford Square, below, highlights the intact heritage of the Square, with many defining buildings and architectural features that remain today. The historic image also reflects two of the priorities today – the Square as a destination and as a walkable place. At the time of the photograph (mid-20th century), the uses in the Square were more prominent as city-wide destinations, including retail such as Frank’s Department Store. The historic photograph also highlights the very large central intersection of Salem, High, Forest and Riverside and how unfriendly it appeared to pedestrians even in an era of less traffic. Many current improvements, such as the Century Bank plaza, have done much to reduce the large undefined intersection depicted.



Source: Digital Commonwealth OTHER RELEVANT STUDIES The history of Medford Square includes its most recent history of studies and plans. As port of this Master Plan, the previous relevant studies have been reviewed to create a firm foundation for the current plan and to also highlight previous recommendations that remain relevant or that were not accomplished through previous implementation efforts. The previous relevant studies include: •



Shaping Medford: Community Conversations to Guide our Economic Future, Mayor Stephanie Burke’s Business and Economic Development Committee (BEDC), July 2016 Page 10 Medford Square Master Plan Existing Conditions and Vision Memorandum



• • • • • • • • • •



Bicycle Infrastructure Master Plan: Guidelines and Recommendations for Medford, Massachusetts, Medford Bicycle Advisory Commission, March 2016 Mayor’s Transition Team – Cultural Affairs and Recreation Report and Priority Recommendations, Mayor Stephanie Burke’s Transition Team, 2016 Envision Medford, Medford Community Coalition, 2016 City of Medford Open Space & Recreation Plan Update, Weston & Sampson, 2011 Medford Square Garage Feasibility Study, MassDevelopment, Utile, Nelson\Nygaard, October 2010 Mystic River Master Plan, Department of Conservation and Recreation (DCR), November 2009 The Lower Mystic Corridor Strategy: Working Together to Achieve the Full, BRA, Chelsea, Everett, Malden, Medford, Somerville, MAPC, June 2009 Medford Square and the Mystic River: Reconnection, Revitalization, Redevelopment, MIT DUSP, Fall 2006 The Mystic River Greenway, MIT DUSP, November 2006 Medford Square Master Plan, Sasaki, June 2005



EVALUATION OF PREVIOUS MASTER PLAN Given the foundational nature of the 2005 Medford Square Master Plan, a more in depth analysis of its recommendations has been part of the existing conditions analysis. As discussed, it appears that many of the goals of the community remain relevant from the 2005 Master Plan. However, the context for the plan has changed dramatically since the time of its writing. One other notable difference is the Study Area geography, with the current Master Plan including the South Square area around Main Street and Mystic Avenue south of the River. The previous Master Plan was focused on development opportunities, civic realm, access and transportation, retail positioning, guidelines for development, and implementation. The highest priority for implementation was identified to advance development through the issuance of a developer’s request for proposal (RFP) and identification of funding for the first phase of public improvements. The most notable accomplishment of implementation from the previous Master Plan was the realignment of Clippership Drive to expand riverfront amenity and access. The transformative redevelopment which was a major focus of the previous master plan and a priority for implementation has not come to fruition. Little progress was made relative to the actions outlined to unlock private development through an RFP process. The slow progress was then completely stopped by the lack of redevelopment activity as a result of the Great Recession of 2009. Relative to the emerging themes of the current planning process, it appears that clear actions need to be identified with a broad collection of responsible parties that include the City, land owners, business owners, cultural organizations, the State and others. The Master Plan should not be overly dependent on large investments to unlock the future vision, but should frame both modest and incremental improvements and transformative improvements that can all build to the same vision for the Square. A new process and set of actions that more deliberately build momentum for the Square would be an improvement over the previous Master Plan. Page 11 Medford Square Master Plan Existing Conditions and Vision Memorandum



STAKEHOLDER INTERVIEWS In order to better understand the current conditions, dynamics and expectations for Medford Square, a series of interviews were conducted to supplement the baseline information gleaned from the previous relevant studies. The interviews were immensely helpful and the process owes gratitude to the time that each individual took to share thoughts about the Square. Diverse and varied points of view were sought through the collection of interviews, the following is the list of interviews that have been conducted as of the writing of this memorandum: • • • • • • • • • • • • • • • • • • • •



Patrick Bibbins, Chair, Medford Bicycle Advisory Commission Officer Carl Brooks, Traffic, Medford Police Department Jeff Buxbaum, WalkMedford Rocco Dirico, Director Community Relations, Tufts University Janet Donnelly, Executive Director, Medford Chamber of Commerce Allie Fiske, Cultural Liaison, Mayor’s Office, City of Medford Rosie Gill, President, Medford Farmers Market Sharon Hepburn, Owner, Mystic Coffee Roaster Alicia Hunt, Director of Energy and Environment, City of Medford Peter Kerger, Foreman, Water and Sewer Department, City of Medford Brian Kerins, Commissioner, Department of Public Works, City of Medford Cassandra Koutalidis, City Engineer, Engineering Division, City of Medford Syrah McGivern, WalkMedford Michael Nestor, Foreman, Parks Division, City of Medford Dave Proctor, Superintendent, Water and Sewer Department, City of Medford Gary Roberts, Chair, Medford Arts Council Barbara Rubel, Director of Community Relations/President, Tufts/Medford Chamber Mark Shea, Assistant City Engineering, Engineering Division, City of Medford Laurel Siegel, President, Coalition for Arts, Culture, and a Healthy Economy (CACHE) Stephen Tenaglia, Foreman, Public Works Highway Division, City of Medford



DEMOGRAPHICS In the Medford Square Study Area, the resident population that exists is about 7.5% of the total population of the City, as shown below with the Total Population figures. The pie chart below shows the distribution of age in the Study Area (left) and City of Medford (right). The Study Area skews older as evident by 15% of the population that is 75+, compared to 8% of the citywide population.
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The total number of households in the Study Area is approximately 10% of the total number of households in the City of Medford. The age of the households also skews older with the relative share of the older portions of the pie chart below showing as larger in the Study Area (left) when compared to the City (right). The Study Area includes about 3% of the total housing units in the City.



The total population of the City is increasing and projected to continue that trend. However, the population is not yet returning to its peak of over 65,000 which occurred in the 1960’s. Generally, more residents support the need for more retail, restaurant and service businesses. For a center of activity such as Medford Square, a larger surrounding population reinforces the vitality and ability to support local businesses. A portion of that support is derived from the median household income. The figures below show that the median household income in the Study Area is lower than the median household income city-wide.
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The Study Area is somewhat less diverse than the City with the percentage of White, non-Hispanic population rising from over 75% for the City (right) to over 80% for the Study Area (left).



The positioning of Medford and Medford Square in close proximity to strong job centers has translated into relatively short commutes with over half of the population in both Study Area and City experiencing commute times of 30 minutes or less as shown in the charts below.



BASIC FACTS ABOUT MEDFORD SQUARE Medford Square covers a land area of approximately 100 acres (4,398,800 square feet). This land is divided into 174 parcels with a total lot area of about 53.5 acres within the Study Area. The balance of the total 100 acres is comprised of the Mystic River and the street network. The parcels support 2.37 million square feet of total building area for an assessed value of $245 million. The historic square includes an average year built of 1926 for its buildings. Despite, several taller residential mid-rise buildings, the average building height is a modest 2 stories. Figure 3 below shows these figures broken down by subarea for a relative comparison of the geography of Medford Square that is being used for this study. Page 14 Medford Square Master Plan Existing Conditions and Vision Memorandum



Figure 3 Medford Square’s Distinct Subareas Source: MAPC
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Emerging Themes SUMMARY OF TOPIC AREAS In an effort to assist the definition, sorting and solving of issues in Medford Square the Master Plan is anticipated to be divided into four main topic areas. These topic areas are complementary and together cover the full range of categories that are necessary to be considered as part of revitalization and reinvestment in Medford Square. These four topic areas are outlined below and form the structure of this portion of the existing conditions analysis, focused on emerging themes that define the needs to be addressed through the Master Plan. The themes identified have emerged through the existing conditions analysis, interviews and community discussion, and have been ordered as prioritized by the attendees of the first Community Forum. The themes in bold highlight the highest community priorities. ECONOMIC DEVELOPMENT AND VITALITY • • • •



Renew activity and draw people to be there Rebalance mix of uses and vitality Strengthen identity and destinations Position relative to strong competing places



LAND USE AND SENSE OF PLACE • • • • •



Improve perception and attractiveness Embrace historic assets and liabilities Promote community and communication Unite a Square divided Create synergy between many assets



TRANSPORTATION AND CONNECTIVITY • • • •



Overcome complex roadway network Rebalance busy/crowded streets Redefine heavy vehicle gateways Improve inconvenient and difficult access



OPEN SPACE AND QUALITY OF LIFE • • •



Prioritize pedestrian and bike environment Highlight the missing Mystic Expand central civic space
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Economic Development and Vitality EXISTING BUSINESS INVENTORY MAPC performed an inventory of existing businesses in the Medford Square Study Area during July and August of 2016. This inventory included all ground floor and upper floor retail and commercial businesses. The full catalog of businesses and locations of businesses is shown below on Figures 5, 6 and 7. The methodology used to perform the business inventory is very straightforward, an initial list and mapping of businesses and business locations was creating using information available online through Google Maps, Google Street View and related searches for Medford Square businesses. This initial list was then verified, amended and corrected in the field with in-person visits to each building in the Study Area and review of building directories. It is possible that a business may have been missed in this process, particularly a new upper story business that may not have been represented on a building directory. However, the existing business inventory is a verified and a relatively complete picture of the businesses operating in the Square today. The overall location of each of the enterprises in Medford Square is shown in Figure 4. EXISTING BUSINESS MIX In addition to better understanding the full complement of businesses in Medford Square, one of the great benefits of the business inventory is defining an accurate understanding of the existing business mix in the Square. Anecdotally, the planning team heard that there was no reason to linger, shop or browse storefronts in the Square. This type of comment is very consistent with the results of the existing business mix analysis. All of the existing business inventory information was classified among (6) six categories of business establishments, including Shoppers Goods, Convenience Goods, Food Service, Personal Services, Professional Services, and Vacant. This classification of existing Medford Square businesses was compared to a typical range of distribution of business types in a successful center. The typical range of distribution has been established using best practice data from both the Urban Land Institute and Nielson Retail Data, combined with MAPC’s experience with cities and towns in the Boston metropolitan region. This comparison shows an imbalance in the types of uses that exist in Medford Square – generally overrepresented by Personal Service and Professional Service categories. This analysis and comparison is represented in the pie charts below, with each sub-area compared to the ideal range for each category. This is combined with the existing business inventory for each subarea in Figures 5, 6, and 7. LIQUOR LICENSES The City of Medford has approximately 55 liquor license applications (all alcohol and wine and malt) for 2016. In the Medford Square Study Area there are approximately 16 establishments with liquor licenses. In 2012, the Medford City Council reduced the number of seats required at a restaurant seeking a full liquor license to 50.
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Figure 4 Commercial and Retail Land Uses in Medford Square
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Figure 5 Existing Business Inventory for the East Square
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Figure 6 Existing Business Inventory for the West Square
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Figure 7 Existing Business Inventory for the South Square
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Figure 8 Current Housing in Medford Square
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Figure 9 Current Municipal, Cultural and Institutional Uses in Medford Square
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Figure 10 Cultural and Recreational Assets of Medford Square
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Land Use and Sense of Place LAND USE MIX The mix of uses in Medford Square is typical of what you may find in historic town centers. It includes a high number of commercial and exempt properties. Exempt properties include municipal uses, other government uses and institutional uses. The Square also includes a sizable portion of residential uses, many of which are substantial residential mid-rise towers. Other uses include a small proportion of light industrial, mixed and vacant properties. The proportion of light industrial uses grows dramatically for the South Square. The East Square has a high proportion of exempt uses. The West Square is more heavily weighted toward commercial uses. One other remarkable aspect of uses in the Square is that the number of mixed-use properties is relatively low. Particularly, given the strength of mixed-use development in walkable centers that is a central feature of many redevelopment projects today. The diagrams below depict the proportion of uses in Medford Square, including (from left to right) overall Medford Square, East Square, West Square and South Square.



The distribution of land uses in the Square is shown below in Figure 11. The Fiscal Year 2016 Tax Rates for the City of Medford are $11.19 for residential property, $21.82 for commercial property, and $21.82 for industrial property (Source: Medford Board of Assessors). Medford approved the Community Preservation Act (CPA) in November 2015. The act directs Medford to establish a Community Preservation Fund (CPF) to be used for open space protection, historic preservation, affordable housing or outdoor recreation. CPA funds are raised through a 1.5% assessment on local property taxes and annual funds received from the statewide Community Preservation Trust Fund. The CPF is overseen by a local Community Preservation Committee (CPC). The Medford Square Master Plan will almost certainly result in recommendations and actions that would be consistent with and appropriate for use of future Community Preservation Act funds. EXISTING ZONING REVIEW AND EVALUATION In the Medford Square Study Area, (7) existing zones regulate the use of land. The physical boundaries of these zones are depicted in Figure 12 below. The (7) existing zones include Commercial 1 (C-1), Commercial 2 (C-2), Industrial (I), General Residence (GR), Apartment 1 (APT-1), Apartment 2 (APT-2), and Single Family 1 (SF-1). The characteristics of those zones are shown in the table below, including use regulations, dimensional requirements and parking regulations. The listing of principal uses does not include all uses listed in the Zoning Ordinance, but focuses on those particularly relevant to the Square. Principle Uses SF-1 Multiple dwelling not over three N stories



GR N



APT-1 Y
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APT-2 Y



C-1 Y



C-2 N



I N



Principle Uses Multiple dwelling not over six stories Hotel not over 50 feet in height Hotel not over 140 feet in height Medical office Professional office Professional office not over 125 feet in height Residential parking area or garage Nonresidential parking area or garage Gasoline service station Retail sales Eating place other than a drive-in Consumer service business



SF-1 N



GR N



APT-1 N



APT-2 Y



C-1 Y



C-2 N



I N



N N N N N



N N N N N



N N SPA N N



N N SPA N N



Y Y Y Y N



Y N Y Y N



N N SPC SPC N



N



SPA



SPA



SPS



Y



Y



Y



N



N



N



N



Y



Y



Y



N N N N



N N N N



N N N N



N N N N



SPC Y Y Y



Y Y Y Y



Y SPC SPC SPC



The dimensional requirements of the zones in the Study Area are listed below: Dimensional Requirements Lot Area (Square feet) Lot Area (Per dwelling unit) Frontage (Feet) Width (Feet) Depth (Feet) Open Space % Gross Floor Area (Landscaped) Open Space % Gross Floor Area (Usable) Yards (Feet) Front Yards (Feet) Side Yards (Feet) Rear Maximum Permitted Lot Coverage (Percent) Maximum Permitted Height (Feet) Maximum Permitted Height (Stories)



SF-1



GR



APT-1



APT-2



C-1



C-2



I



10,000 10,000 10,000 10,000 N/A



10,000 10,000



N/A



N/A



N/A



N/A



N/A



N/A



N/A



50 100 100 10%



50 100 100 10%



50 100 100 10%



50 100 100 10%



20 N/A N/A N/A



35 N/A N/A N/A



35 N/A N/A N/A



25%



25%



25%



25%



N/A



N/A



N/A



15 15 15 30%



15 15 15 35%



15 15 15 35%



15 15 15 35%



N/A N/A 15 N/A



15 15 15 50%



15 15 15 50%



25



35



35



125



50



30



30



2.5



3



3



15



4



2



2



REVIEW OF PARKING REQUIREMENTS AND SUPPLY The parking requirements of the zones in the Study Area are based on the use and are listed below:
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Parking Requirement Multiple dwelling – not over 3 stories Multiple dwelling – not over 125 feet Subsidized elderly housing Affordable or subsidized housing



SF-1 2 per DU 2 per DU 0.5 per DU 1.5 per DU



GR 2 per DU 2 per DU 0.5 per DU 1.5 per DU



APT-1 2 per DU 2 per DU 0.5 per DU



APT-2 2 per DU 2 per DU 0.5 per DU



1.5 per DU



1.5 per DU



C-1 2 per DU 2 per DU 0.5 per DU 1.5 per DU



C-2 2 per DU 2 per DU 0.5 per DU 1.5 per DU



I 2 per DU 2 per DU 0.5 per DU 1.5 per DU



HISTORIC ASSETS Medford Square is rich with historic assets. The Square today is much the same square it was a century ago or more in many locations. The richness of historic structures defines the character of the Square and is a significant asset of the City. The historic structures are generally well-maintained and retain many of the details and ornament that adorned the original structures. Medford Square includes 9 structures that have been placed on the National Register of Historic Places. Structures older than 50 years (built in 1966) are eligible for the National Register. A vast majority of the structures in Medford Square are now eligible for the National Register and reflect the significant historic representation of the Square. The district itself is not a registered historic district. The only existing historic district within the vicinity of the Study Area is the Hillside Avenue Historic District on Hillside Avenue north of High Street. The Study Area also includes the home of the Medford Historical Society and Museum, organized in 1896 by concerned citizens from the City of Medford. The historic assets of Medford Square are illustrated below in Figure 13. PARCEL AND SUSCEPTIBILITY TO CHANGE ANALYSIS In terms of future change, the historic assets of the Square should be considered a rare and precious resource that must be protected and strengthened through future investment. While the number of historic resources in Medford Square limit some potential opportunities for redevelopment, a sizeable opportunity does still exist for improvement of the efficiency of land use in the Square. One simple way to determine whether or not a property is being efficiently used it to examine the scale of building on the property. This method does not examine the economic condition of the property or its utility for its owners. For example a surface parking lot may appear to be an inefficient use of the land. However, an owner may charge for that parking and experience significant cash flow from the lot, making the property’s use as parking justifiable from the perspective of the property owner. Setting more dynamic economic considerations aside, if the physical characteristics of a property only are considered, a map for potential change can be developed. Such a map is illustrated below in Figure 14. The map highlights the properties that may present an investment opportunity to use the land more efficiently. These properties share several characteristics. First, none of the properties identified are historic. Second, each of the properties is either a surface parking lot, a single story building, or a two story building. Each of these characteristics determines the relative opportunity for a more efficient use, with a surface parking lot presenting the most opportunity. In a well-functioning city center property market, a surface parking lot should be viewed as a short-term placeholder until a more substantial long term investment is made. Page 27 Medford Square Master Plan Existing Conditions and Vision Memorandum



Figure 11 Current Land Uses in Medford Square
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Figure 12 Current Zoning Districts and Boundaries in Medford Square
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Figure 13 Historic Resources in Medford Square
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Figure 14 Medford Parcels Most Susceptible to Redevelopment
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Transportation and Connectivity CIVIC REALM EXISTING CONDITIONS ANALYSIS About 46% of the total land area of the Medford Square Study Area is part of the civic realm. The civic realm is comprised of the streets, river, riverfront and parkland that are the publicly controlled portions of the Square and is typically serving a purpose for transportation, natural assets, gathering, or other uses. The civic realm is effectively all of the land in the Study Area that is not divided into a parcel, which may be either private or public property. The most prominent feature of the civic realm are the streets. The street network in Medford Square consists of the following primary and secondary streets. Primary Study Area Roadways: •



High Street (A illustrated below), Mystic Valley Parkway (Route 16), Governors Avenue, North Main Street, Forest Street (B illustrated below), Salem Street (C illustrated below), Riverside Avenue (D illustrated below), Clippership Drive, City Hall Mall, South Main Street and Mystic Avenue



Secondary Study Area Roadways: •



Hillside Avenue, Bradlee Road, Ashland Street, River Street, Oakland Street, South Street, Emerson Street, Union Street, Thomas Street, Summer Street, and Columbia Road Page 32 Medford Square Master Plan Existing Conditions and Vision Memorandum



In the Study Area, control over the civic realm is generally divided among the City of Medford and the Commonwealth of Massachusetts through the Department of Transportation (MassDOT) and Department of Conservation and Recreation (DCR). The City has control over City streets, portions of riverfront and other public open spaces and influence over other portions of the civic realm. MassDOT has control over the state routes in the Study Area including Mystic Valley Parkway (Route 16). DCR has control over the river and riverfront edges and paths. PEDESTRIAN NETWORK The pedestrian network is comprised of the sidewalks, marked pedestrian crossings, pedestrian paths, plazas and footbridges in the Study Area. The pedestrian network in the Study Area is continuous and uninterrupted. While an uninterrupted pedestrian network is important to establishing the right and presence of pedestrians in the Square, it may not provide enough emphasis on the priority of pedestrians, relative to competing vehicular uses of the civic realm. Other elements that contribute to the pedestrian network and prioritization of the pedestrian in the Square include the signal timing at intersections, signage and visual cues to alert motorists to pedestrians, curb location, turning radii, and intersection geometry. Each of these elements could be improved at specific locations. Unsignalized, marked mid-block pedestrian crossings on Salem Street, High Street and Riverside Avenue would benefit from enhanced alerts and visibility. The central intersection at Salem, High, Forest, and Riverside has issues with signal timing and the long crossing distances for pedestrians, often only allowing pedestrians to travel as far as the central median where they must wait in the middle of fast moving vehicles for the next cycle of the light. The pedestrian network also includes the width of the sidewalks, the landscape and amenities provided on the sidewalk and the strategic expansion of sidewalk areas for seating, plazas or other pedestrian amenities. The primary streets have sidewalk widths between 8 and 9 feet. The existing amenities typically included in that width today are street lights, parking meters, street trees, trash receptacles and signage. Occasionally, the sidewalk is also trying to accommodate outdoor seating for restaurants. The 8 to 9 feet width may not be adequate to support all of these needs in a busy and active Square. While street trees do exist sporadically in the Square, additional landscaping would be an enhancement to the attractiveness of the pedestrian environment. REGIONAL BICYCLE CIRCULATION AND ACCESS EVALUATION The Medford Square Study Area currently includes minimal bicycle infrastructure with no lane markings, sharrows, and few public bike racks. In 2016, the Medford Bicycle Advisory Commission prepared the Bicycle Infrastructure Master Plan: Guidelines and Recommendations for Medford, Massachusetts. The plan identifies that Medford Square is an important location to improve the bicycle network and access within the City and region. Salem Street, High Street, Riverside Ave., Main Street, Mystic Ave. Forest Street, Governors Avenue, and City Hall Mall have all been identified in the Master Plan as street segments in need of bicycle infrastructure and Complete Streets reconfigurations. Another key aspect of regional bicycle connectivity to Medford Square is the so-called Clippership Connection, along the Mystic River. This connection would link the connectivity Page 33 Medford Square Master Plan Existing Conditions and Vision Memorandum



along the Mystic to broad regional resources such as the Minute Man Bike Trail and Assembly Row, and Boston. TRANSIT CIRCULATION AND ACCESS EVALUATION Medford Square is not served directly by subway or fixed rail. The closest rail services to the Study Area are the MBTA Orange Line stations at Assembly Row and Wellington and the Commuter Rail station on the Lowell Line from North Station at West Medford (Zone 1A). The Green Line Extension would provide a station, College Avenue, which would be closest rail access of any now provided. However, Medford Square would not be located within the typical half-mile walkshed of that proposed rail station. Medford Square is well served by MBTA bus routes, including eight routes with service to the Square. These bus routes include 94, 95, 96, 101, 134, 325/326, and 354. The bus services conveniently connect to the Orange Line at Wellington and Sullivan Square, the Red Line at Davis Square, the Commuter Rail at West Medford and Winchester Center and to West Medford and North Medford. Of particular note is the Route 325/326 express bus with direct service to Haymarket in Boston. This direct bus route uses I-93 and has no stops between Medford Square and Boston. This direct bus connection is a unique service that many other centers that lack subway service do not have. The table below summarizes the key ridership and line statistics of the MBTA Bus Routes that serve the Medford Square Study Area: Route



94 95 96 101 134 325 326 354



Total Boardings (Weekday/ Saturday) 1,596/ 728 1,881/ 936 2,192/ 1,364 4,767/ 2,397 2,149/ 1,357 305/ None 436/ None 728/ None



AM Peak/Base Vehicles (#)



4/1



Headway (Minutes)



PM Peak/Base Vehicles (#)



Headway (Minutes)



3/1



5/-



22/ 48 20/ 30 22/ 48 10/ 32 60/ 60 20/-



3/-



20/ 48 20/ 30 20/ 48 12/ 15 60/ 60 15/-



4/-



12/-



4/-



6/1



25/ 90



6/1



3/2 3/2 9/2 2/2



3/2 3/2 6/3 2/2



Late Service Weekend (Vehicles; Sat Peak (Vehicles; Headways) Headways) 1; 50 1; 50 None



None



1; 50



2; 50



1; 60



2; 35



1; 60



1; 60



None



None



15/-



None



None



25/ 90



None



None



Source: MBTA 2014 Bluebook 14th Addition VEHICULAR CIRUCLATION AND ACCESS EVALUATION Vehicular access to Medford Square is a dominant physical feature of the Study Area. The eastern edge of the Study Area includes the elevated overpass of Interstate 93. The southern edge of the Mystic River includes the elevated overpass of Route 16. Page 34 Medford Square Master Plan Existing Conditions and Vision Memorandum



In terms of commuting patterns and mode share, the Study Area has 65.5% ± 8% of commuters drive alone to work. 31.5% ± 9.2% of commuters are “All But Car” (ABC) commuters (which includes anyone who does not drive alone to work, including carpoolers. Note that these estimates should be treated with caution). As a comparison, the City of Medford includes 63.9 ± 2.4% of commuters drive alone to work. 36.1% ± 2.7% of commuters travel to work by modes other than driving alone. 16.5% ± 1.8% of Medford commuters take public transit to work. How do these estimates compare? The differences between the study area and Medford as a whole are NOT statistically significant, so we can’t say at the 90% confidence level whether more commuters who live in the Study Area or Medford as a whole commute to work by driving alone, by ABC modes, or by public transit. All of these estimates are ACS 5-Year Estimates 2010-2014. The study area analysis was done by aggregating the estimates for the three block groups that overlap the study area boundary. Understanding individual transportation choices is very important to increase the attractiveness of Medford Square as a place for non-drivers and in attempting to address the community priorities that have been expressed to enhance the pedestrian environment. Figures 15, 16, 17, 18 and 19 show the characteristics of the roadway, pedestrian, bicycle and transit infrastructure.
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Figure 15 Medford Square Civic Realm
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Figure 16 Medford Square Pedestrian Network
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Figure 17 Medford Square Bicycle Network
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Figure 18 Medford Square Transit Network
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Figure 19 Medford Square Roadway Network
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Open Space and Quality of Life OPEN SPACE NETWORK Although Medford Square is close to the geographic center of the City, it does not have a central civic or open space that functions as a heart of the City for community uses and gathering. In terms of open space and recreational resources, the most significant City resources are outside of the Medford Square Study Area, including the Middlesex Fells, McNally Park, Brooks Park, Royall Park, and Barry Park. The open space illustration on Figure 20 illustrates the location of open space resources in and around the Study Area. The biggest component of the Medford Square open space network is the Mystic River. The Mystic runs through the south side of the Square and defines the back edge of properties on the south of High Street and the south edge of Clippership Drive. Except for brief moments of access or visibility, the River is largely underutilized in the Square. Several projects in the Study area that are underway or recently completed provide important additions and improvement to the open space network in Medford Square. The first is the recently completed Krystle Campbell Memorial Peace Garden. At the corner of Riverside Avenue and Clippership Drive and directly adjacent to the Senior Center. This memorial space provides a new addition to the open space network in Medford Square and another place for sitting, relaxing and reflection. Another current effort is focused on improvements to the public plaza spaces around the Salem Street Burying Ground, particularly at the corner of River Street and Riverside Avenue. The historic Salem Street Burying Ground is a large open space nearly at the center of the Square, but is not useable as a primary civic space. The areas at its perimeter are used as primary civic spaces, but are currently encumbered by an inefficient layout and lack of flexibility. A reimagining of this public space could provide the Square with a new central space of activity.
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Figure 20 Medford Square Open Space Resources
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Your Experiences in the Square It is critical for the Master Plan to be firmly grounded by people’s actual experiences in Medford Square. This is an effort to improve a real place that touches the daily life of many in the community. The existing conditions analysis and an understanding of the emerging themes for the Square are informed by and originate from conversations with Medford Square stakeholders. This includes interviews, both in person and by phone, with approximately twenty stakeholders representing many perspectives on Medford Square. It also includes the direct feedback from approximately 130 attendees at the first Community Forum on September 7th, 2016. Additionally, many visits to Medford Square were undertaken to document conditions, take photographs, eat in restaurants, ride buses, inventory businesses, attend Circle the Square, and observe how Medford Square is and isn’t meeting the needs of the community today. Some highlights from your collective experiences in Medford Square are included below and reflected in the two summary “At A Glance” graphics. A full accounting of the first Community Forum can be found in the Appendix to this Memorandum in the document Medford Square 1st Community Forum: September 7th 2016 Feedback and Input. Below are a collection of quotes from the Community Forum that represent sentiments, good and bad, often repeated about Medford Square: •



Traffic jams and near accidents with pedestrians



•



Lots of vacant spaces – not enough business variety



•



Many of the problems stem from the landlords in the Square



•



Change is perennially discussed, but nothing ever happens



•



Lack of desirable restaurants and nightlife destinations and underutilized Mystic



•



The Square is a cut through, not a destination



•



Parking meters are difficult to use



•



There is nothing to do there



•



Fully utilize Chevalier as an economic and community development opportunity



•



Leverage proximity to Tufts and Boston



•



Create incentives for new businesses and improvement of businesses



•



More green space, live music, outdoor eating spaces



•



Change the flow of traffic through the Square



•



Public art by local residents



•



No dollar stores, pawn shops or banks



•



Clean up the Mystic River
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Appendix: 1st Community Forum Feedback and Input The Master Plan process anticipates directly integrating three broadly inclusive Community Forums as part of the effort to guide the work and receive feedback from stakeholders in Medford Square. The first Community Forum was held on September 7th, 2016. The event was a great public kick-off for this process and attracted enthusiastic and energetic feedback from those in attendance. The meeting attracted about 130 attendees including Representative Paul J. Donato, Representative Christine P. Barber, Mayor Stephanie S. Burke, Medford City Councilors and many residents, business owners and advocates for Medford Square. Much of the content of this Memorandum was presented at the Community Forum. The feedback and input from this meeting has been integrated throughout the Existing Conditions and Vision Memorandum. A full record of the feedback received at that meeting and the results of exercises performed during the meeting are included as part of this Appendix. An image of the flyer used to advertise for the event, as well as, handouts used as part of the event are shown below.
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