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Parking is a Land Use

Use: The purpose or activity that property is used
1. Principal Use: The main or primary purpose
2. Accessory Use: A use that is incidental and 

related to a principal use and on the same lot.

Vehicle Parking Principal Use Category [Exclusive]
• Commercial Parking Facility (Specific Type)

A parking lot or structure providing short- or long-
term parking to the general public for a fee.

Vehicle Parking Accessory Use Category
Any storage, for a limited period of time, of 
operable motor vehicles

Parking uses occupy space

Zoning in Somerville



Residence Districts (Yellow/Orange) 
• Cottages & Houses can become 

Triple Deckers or more

Mid-Rise Districts (Purples)
• 1-2 story can become 3-6 stories 

(MR3-MR6)

Commercial Districts (Blue & Red)
• 1-2 story can become 3-6 stories 

(Fab, CC, CI)

Zoning in Somerville



Planning in Somerville



Nearly every lot has latent but inherent development 
potential

Infill and large-scale redevelopment can propose 
new parking

Parking maximums exist within ¼ & ½ mile of transit; 
there is no ban anywhere in the city 

People generate trips
Parking encourages trips by motor vehicle

New neighbors and new co-workers bring new trips

OSPCD Staff and the Review Boards mitigate motor 
vehicle trips when reviewing permit applications 
through mobility management and permit conditions

Trip Mitigation in Somerville



Fabrication District

4 stories, 60 feet

Primarily Manufacturing

5 % ACE Space

No Civic Space

No Parking Maximum

Surface parking 
prohibited (must be 
structured)

Potential Build:
1.2 Million sf. (in Yellow)

Existing Base Zoning Entitlements



R&D District

4 stories, 60 feet

R&D + Manufacturing

10% ACE Space

No Civic Space

No Parking Maximum

Surface parking 
prohibited (must be 
structured)

Potential Build:
1.2 Million sf. (in Yellow)

Proposed Base Zoning Entitlements



Purpose

Control automobile trips to 50% or less

Permits
• Master Plans 
Buildings
• >50,000 sf of commercial floor space
• >20 dwelling units
• >50 employees across multiple tenants
Uses
• Non-Residential Uses 50+ employees
• Commercial Parking Facilities
• Lodging with 50+ rooms

Plan compliance is a required permit condition
Annually updated; monitoring & reporting required
Trip reduction targets established after 2 years

Existing Mobility Management

Example Programs & Services 

Large Commercial Use
• On-site Transportation Coordinator
• Posted Information
• Distributed Information
• Qualified Transportation Fringe Benefits
• Guaranteed Ride Home Program
• Annual Mobility Educational Meeting

Commercial Parking Facility
• Posted Information
• Preferential Parking for Carpool/Van-pool



MPD Overlay AI Subarea

7-12 stories, 130-200 feet

Primarily R&D with some 
Manufacturing

8% ACE Space w/ specifics

10% Civic Space

750 Parking Maximum

Underground Parking 
Required

Potential Build:
1.4M - 1.5M sf. (in Yellow)

Proposed Overlay Zoning







Master Planned Development (MPD) Overlay District
Arts & Innovation Sub-Area

Parking Maximum 
• 750 motor vehicle parking spaces

Responsive Parking Controls
• Planning Board required to regulate the number of 

off-street parking spaces using a parking demand 
model

• Planning Board required to impose permit 
conditions to mitigate any individual or cumulative 
on-site or off-site transportation impacts 

Mobility Management
Block 1
• Control motor vehicle trips to 40% or less initially 

and to 25% after two (2) years of occupancy
Block 2, Block 3, & Block 4
• Control motor vehicle trips to 25% or less. 

Monitoring & Reporting
Monthly
• Commercial parking facility parking utilization
• Pickup, drop-off, & deliveries to properties
Quarterly
• Travel behavior of residents and employees. 

Enhanced Parking & Mobility Controls



Master Planned Development (MPD) Overlay District
Arts & Innovation Sub-Area

Mult-Step Review Process

Step 1: Master Plan Special Permit

Step 2: Site Plan Approval 
• Streets
• Civic Spaces
• Buildings

Phase 1 (Block 1)
• Pre-application meetings conducted concurrently with Master Plan meetings
• Permit applications submitted simultaneously with the Master Plan Special Permit application

Development Review Process



Master Plan Special Permit

A discretionary Special Permit

Must be compliant with zoning and consistent with SomerVision/UDF

Planning Board can deny, but not without a reasonable basis, by ignoring facts, or by 
misinterpreting or misrepresenting relevant information

Judge the qualitative characteristics of a proposed master plans relating to:
• SomerVision & UDF goals
• Street network & street design
• Balance of uses
• Utility impacts
• Phasing
• Parking

Development Review Process

Master Plan

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040



Site Plan Approval

An administrative permit

Must be compliant to zoning and consistent with SomerVision/UDF 

Can be denied only if:
• Missing application information (incompleteness)
• Permit conditions would not ensure compliance
• An intractable problem intrusive to the needs of the public cannot be 

adequately mitigated

MPD Overlay AI Subarea
• Planning Board required to regulate the number of off-street parking 

spaces using a parking demand model
• Planning Board required to impose permit conditions to mitigate any 

individual or cumulative on-site or off-site transportation impacts 

Development Review Process



Block 1 

Development Review
• Fall 2025
• Concurrent with Master Plan
• 250 spaces commercial parking facility

Construction
• 2.5 years estimate ground-breaking to occupancy
• January 2026 – July 2028
• No new trips during this time period

Development Review Process

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040



Block 2 

Development Review
• Fall 2028 (estimated)
• 200 space commercial parking facility
• Block 1 just starting to be occupied

• Trips: 40% mode share

Construction
• 2.5 years estimate ground-breaking to occupancy
• January 2029 – July 2031
• No trips from block 2 during this time period

Development Review Process

Use of Existing Parking
New Parking Spaces

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040



Block 3

Development Review
• Fall 2031 (estimated)
• 200 space commercial parking facility
• Block 1 with have 2 years of occupancy 

• Trips: 25% mode share
• Block 2 just starting to be occupied

• Trips: 25% mode share

Construction
• 4 year estimate ground-breaking to occupancy
• January 2031 – July 2035
• No trips from block 3 during this time period

Development Review Process

Use of Existing Parking
New Parking Spaces

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040



Block 4

Development Review
• Fall 2035 (estimated)
• 200 space commercial parking facility
• Block 1

• Trips: 25% mode share
• Block 2 

• Trips: 25% mode share
• Block 3 just starting to be occupied

• Trips: 25% mode share

Construction
• 3 year estimate ground-breaking to occupancy
• January 2036 – July 2038
• No trips from block 4 during this time period

Development Review Process

Use of Existing Parking
New Parking Spaces

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040



Site Plan Approvals

Permit Validity
• 3 years to exercise each permit

Mobility Management Planning in perpetuity
• Annual updates required 
• Monthly reporting of parking use
• Monthly reporting of pickup, drop-off, deliveries
• Quarterly reporting of resident & employee travel behavior

Conditions
• Can be easily correlated with performance indicators and timelines agreed to in CBA

Intermittent Years & the Future

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040



Development Review Process -
Transportation



• Somerville Zoning Ordinance specifically aims to 
ensure that 75% of trips associated with new 
development to be made via transit, walking and 
bicycling.

• Prior to Planning Board review, large projects are 
required to submit:
• Transportation Impact Study (TIS)

• Transportation Access Plan (TAP)
• Mobility Management Plan (MMP)

• Planning Board may apply conditions to project 
approvals to mitigate transportation impacts
• Staff recommendations to Planning Board flow from 

these required analyses and documents

How does transportation impact review work today?

Transportation 
Impact Study 

(TIS)

Transportation 
Access Plan 

(TAP)

Mobility 
Management 
Plan (MMP)



Transportation Impact Study (TIS)

What is it?

• An analysis of existing conditions, a model of future conditions, and a 
discussion of potential mitigation strategies

When is it required?
• All large projects must prepare a TIS at the Master Plan level
• Projects cannot reach Planning Board without completed TIS
• Updates can be required at Site Plan Approval level if necessary or if 

development program changes

How is it prepared?
• Somerville's standards closely resemble those used in Boston, Cambridge, 

and at MassDOT, but are customized for Somerville
• Scope must be approved by Mobility prior to data collection
• Scope approval includes:

• Development program size and land uses
• Data collection types, locations, and dates
• Scope of vehicle, pedestrian, bike, and transit analyses
• Analysis scenarios to be included (Existing, Future Build, Build with Mitigation, etc.)
• Proposed trip generation and parking study methodologies
• Proposed mode split for trips, typically matching census tract commute data

Required Documentation - TIS

https://s3.amazonaws.com/somervillema-live/s3fs-public/somerville_TIS-standards.pdf
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Example of Required Documentation - TIS

Required Elements of a TIS

Existing Conditions Data
• Motor vehicle traffic
• Pedestrian/bicycle traffic

• Bus ridership

Estimated Trip Generation
• Estimate daily trips for full proposed buildout
• Apply mode share based on existing Census data for neighborhood
• Distribute new trips across street network based on Census data

Modelled Impacts to Transportation System
• Add peak hour vehicle trips to existing peak hour traffic by intersection
• Estimate queue lengths / time delay at intersections

• Add peak hour transit trips to existing transit services

Example: 495 Columbia Street (2021)
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• The Mobility Division recommends conditions to the 
Planning Board intended to mitigate the impacts of the 
generation of new automobile trips associated with a 
new development.

• The Traffic Impact Study guidelines require that property 
owners propose mitigation measures appropriate to the 
project’s size and impact, which are evaluated, modified, 
and improved as needed.

• Project-related deterioration in vehicle Level of Service 
metrics are typically addressed not by 
expanding vehicular capacity, but instead by 
improvements to pedestrian, bicycle, and/or transit 
facilities in  the project area and by a comprehensive 
Mobility Management Program to reduce, spread out, 
modify, or otherwise mitigate vehicular trips.

• Improvements to mitigate existing deficiencies identified 
in the bicycle and pedestrian analysis, particularly those 
abutting the development site and along major 
pedestrian and bicycle routes of access to and from the 
development site, are often required. 

Automobile Trip Mitigation

Example: 74 Middlesex Avenue mitigation required by Planning Board (2025)



Required Documentation - TAP

https://s3.amazonaws.com/somervillema-live/s3fs-public/city-of-somerville-tap-standards.pdf

Transportation Access Plan (TAP)

What is it?
• A proposal for multimodal access at a development site, 

including  illustrative site plans and a technical narrative

When is it required?
• All large projects must prepare a TAP at the Master Plan level and at 

the Site Plan Approval level
• Projects cannot reach Planning Board without completed TAP

How is it prepared?

• Somerville's standards require:
• Overall illustrative site plan

• Pedestrian access plan

• Equitable access plan

• Motor vehicle parking and loading plan (including delivery, garbage trucks)

• Bicycle parking plan

• Vehicle movement plan

• TAP must be consistent with Somerville Zoning Ordinance
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Example of Required Documentation - TAP

Transportation Access Plan (TAP)

What is it?
• A proposal for multimodal access at a development site, 

including  illustrative site plans and a technical narrative

When is it required?
• All large projects must prepare a TAP at the Master Plan level and at 

the Site Plan Approval level
• Projects cannot reach Planning Board without completed TAP

How is it prepared?

• Somerville's standards require:
• Overall illustrative site plan

• Pedestrian access plan

• Equitable access plan

• Motor vehicle parking and loading plan (including delivery, garbage trucks)

• Bicycle parking plan

• Vehicle movement plan

• TAP must be consistent with Somerville Zoning Ordinance
Example: 249 Elm Street (2022)
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Required Documentation - MMP

Mobility Management Plan (MMP)

What is it?
• A plan for programs and services that a developer will use to 

discourage automobile use in the proposed development

When is it required?
• All large projects must prepare an MMP at the Master Plan level, at the 

Site Plan Approval level, and for each large commercial tenant
• Projects cannot reach Planning Board without approved MMP

How is it prepared?
• Somerville's standards require:

• Benchmarking mode share to reflect Census data for the neighborhood
• Commitments to reach SomerVision mode share targets for 2030 and 2040
• Annual data collection and reporting on mode share
• Common plan elements include: reducing parking supply; charging 

market rate for parking; unbundling parking from leases; providing free 
transit passes; providing free bikeshare passes; providing shuttle 
services; providing guaranteed ride home programs

• Staff may apply additional conditions to an approval

• Approved MMP gets incorporated into Planning Board decision and 
recorded at Middlesex Registry of Deeds

https://s3.amazonaws.com/somervillema-live/s3fs-public/mmp-mpsp-submittal-requirements.pdf
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Example of Required Documentation - MMP

Mobility Management Plan (MMP)

What is it?
• A plan for programs and services that a developer will use to 

discourage automobile use in the proposed development

When is it required?
• All large projects must prepare an MMP at the Master Plan level, at the 

Site Plan Approval level, and for each large commercial tenant
• Projects cannot reach Planning Board without approved MMP

How is it prepared?
• Somerville's standards require:

• Benchmarking mode share to reflect Census data for the neighborhood
• Commitments to reach SomerVision mode share targets for 2030 and 2040
• Annual data collection and reporting on mode share
• Common plan elements include: reducing parking supply; charging 

market rate for parking; unbundling parking from leases; providing free 
transit passes; providing free bikeshare passes; providing shuttle 
services; providing guaranteed ride home programs

• Staff may apply additional conditions to an approval

• Approved MMP gets incorporated into Planning Board decision and 
recorded at Middlesex Registry of Deeds

Example: 375 Harold Cohen Way (2024)



Example of Required Documentation - MMP

Example: 375 Harold Cohen Way (2024)

Mobility Management Plan (MMP)

What is it?
• A plan for programs and services that a developer will use to 

discourage automobile use in the proposed development

When is it required?
• All large projects must prepare an MMP at the Master Plan level, at the 

Site Plan Approval level, and for each large commercial tenant
• Projects cannot reach Planning Board without approved MMP

How is it prepared?
• Somerville's standards require:

• Benchmarking mode share to reflect Census data for the neighborhood
• Commitments to reach SomerVision mode share targets for 2030 and 2040
• Annual data collection and reporting on mode share
• Common plan elements include: reducing parking supply; charging 

market rate for parking; unbundling parking from leases; providing free 
transit passes; providing free bikeshare passes; providing shuttle 
services; providing guaranteed ride home programs

• Staff may apply additional conditions to an approval

• Approved MMP gets incorporated into Planning Board decision and 
recorded at Middlesex Registry of Deeds



Additional Resources – MMP Catalogue

https://www.somervillema.gov/content/development-review-process

• Approximately 40 Mobility 
Management Plans (MMP) 
associated with projects 
approved by the Planning 
Board have been completed by 
the Mobility Division.

• An MMP consists of a property 
owner's submission as well 
as an approval letter issued by 
the Mobility Division and 
signed by both parties.

• MMP conditions are part of 
Planning Board conditions for 
an approved project

• MMPs are available in a 
searchable catalogue 
which includes links to the full 
plan PDFs.
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Mobility Management – Annual Reporting Results

Project
Address

Approval 
Date

Entered 
Reporting Commercial SF Vehicle 

Parking
Parking 

Ratio
Bicycle 
Parking

101 South St 11/5/2021 Spring 2023 289,000 250 0.86 166

100 Chestnut St 5/20/2021 Fall 2024 200,000 229 1.15 52

Projects currently in MMP Annual Reporting 

Annual Reporting Results

Project 
Address

Reporting 
Cycle

Vehicle 
Mode 
Share

% Site Users 
Response 

Rate

% Building
Occupancy
at time of survey

% Peak 
Garage 

Occupancy

Daily / Monthly 
Parking Rate

101 South St Spring 2023 40.20% 65% ~100% 94% $45 / $350

101 South St Spring 2024 32.20% 60% ~75% 70% $45 / $350

100 Chestnut St Fall 2024 39.1% 64% ~50% 49% $45 / $350



A&I Subarea Zoning: Additional Transportation Elements

Traffic Impact Study
• Parking space cap at 750 spaces overall
• Parking space maximum for individual buildings to be determined by demand model

Transportation Access Plan
• All sidewalks required to be at least 12' in width
• One required thoroughfare between Park Street and Properzi Way
• One require through block plaza between Park Street and Properzi Way, connecting to Tyler St

Mobility Management Plan
• Mode split of 40% required at initial occupancy
• Mode spit of 25% required at full occupancy
• Adjustments to programs and services to be proposed in advance if mode split commitments are not met.
• Monthly reports of parking utilization much be provided
• Quarterly reports of mode split of site users must be provided
• 25% of parking spaces much be electric; remaining 75% must be EV Ready.



A&I Subarea: City/MBTA current safety/access investments

Bus Transit
• Existing Route 109 high-frequency service (Harvard Square to 

Everett & Malden via Union Square, East Somerville, 
& Sullivan) on Washington Street

• Initiated in 2024; ridership has increased 10% 
• ~5 min walk to center of overlay district
• 8 min headways at peak hours
• Every 15 min or better 5am-1am every day

• Existing Route 83 medium frequency service (Porter Square to 
Central Square) on Somerville Ave and Park Street

• 25-30  min headways 6am-10pm every day

• Future Route 96 high frequency service (Union Square to 
Malden Center via Davis Square & Medford/Tufts) on 
Somerville Avenue is planned for implementation ~2028

• <5 min walk to center of overlay district
• 8 min headways at peak hours
• Every 15 min or better 5am-1am every day
 

Pedestrian Accessibility & Safety; Traffic Calming
• Somerville Avenue at Central Street intersection reconstruction 

scheduled for 2025
• Dane Street speed hump installation scheduled for 2025
• Laurel Street speed hump installation scheduled for 2025-2026
  
Bicycle Safety
• Somerville Avenue "quick build" separated bike lanes (Elm 

Street to Bow Street) planned for installation in 2027
• Washington street existing separated bike lanes (Beacon Street 

to Webster Avenue) installed in 2024

Laurel St Speed 
Humps

Dane St
Speed Humps

Intersection 
Improvements

83 Bus

96 Bus

109 Bus

A&I Subarea



Thank you!
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