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The_Arlington Heights Neighborhood Action Plan was
prepared by the Metropolitan Area Planning Council
in 2019. This plan included recommendations related
to zoning, design standards, parking, wayfinding,
streetscape improvements, placemaking at the
MBTA-owned Arlington Heights Busway, and other
local regulations with the goal of identifying how the
corridor could reach its full potential to accommodate
additional business opportunities and housing units,
including mixed-use developments.

Soon after the plan was published and a Heights Neighborhood Action Plan
Implementation Committee was formed, the COVID-19 pandemic disrupted
the plan’s implementation efforts. When efforts resumed in 2024, a new
survey was called for given the lapse in time since community engagement
had taken place. A new online survey was created and distributed from
February through March of 2025. A total of 1,239 responses were collected.
This is a report summarizing the findings from this survey.

A new online survey was created and distributed from February through
March of 2025. The survey was distributed through town social media, the
town newsletter and website and shared through community groups and
communication channels. A total of 1,239 responses were collected. This is a
report summarizing the findings from this survey.
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We thank all who took the time to complete the survey.

For questions regarding the survey or Heights Action Plan contact Economic
Development Coordinator, Katie Luczai (kluczai@town.arlington.ma.us).

Department of Planning and Community Development
781-316-3090
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THE NEIGHBORHOOD

A note about percentages
All percentages are rounded up to the highest whole number.

What is your relationship with the Arlington
Heights neighborhood?

The majority (70%) of respondents live in the Arlington Heights neighborhood.
Respondents also reported living elsewhere in Arlington or East Lexington,
shopping frequently in Arlington Heights, house hunting or having a house under
contract in Arlington Heights or having a family connection to the neighborhood.

How long have you lived or worked in Arlington Heights?

The survey reveals that a significant proportion of respondents (over 30%) have a long-
term connection with Arlington Heights, having lived or worked there for more than 20
years. The next largest group has been in the area more recently, for 1-5 years (around
20%), followed by those with 6-10 years of experience (around 15%) and 10-15 years
(around 13%). Smaller percentages represent those who have been in Arlington Heights
for 16-20 years or less than a year, with the smallest fraction not living or working in the
town.

Less than 1 I 3.96%

year

1-5 years 19.48%

6-10 years - 13.80%
10-15 years 15.55%
16-20 years 10.54%

More than 20
years
| do not Live
or work in I 2.68%
Arlington
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THE NEIGHBORHOOD

What do you do when you visit Arlington
Heights?

Respondents could choose all applicable activities.

More than 80% of visitors come to the Heights to dine at one of the eateries. Close to 78%
go shopping while 71% visit to get a type of service completed such as dry cleaning or
mailing a package. Lesser common activities included dropping children off at childcare
(9%) and going to work (3%).

Other answers included walking and biking through the neighborhood, visiting open
spaces, visiting friends, Door Dashing/picking up takeout, partaking in public art, taking
public transportation, and attending chorus.

How do you get to the Heights?

Respondents could choose all applicable modes of transportation.

The overwhelming majority of people drive to the Heights at 90%, followed by walking or
running at 67%. People also bicycle (28%) and take public transportation (19%). Only 2%
of respondents take a rideshare to the area.

What do you like most about Arlington Heights?
What are its greatest strengths?

This was an Open-ended question. 1,084 responses were provided.

In sum, Arlington Heights is a ‘15-minute neighborhood’, offering a bit of everything for
everyone. Above all else, people appreciate the variety of small, local businesses that
make up the fabric of Arlington Heights, as well as its friendly people. There is a strong
sense of community and ‘small-town feel’ that respondents believe are the neighborhood’s
biggest strengths. The area is walkable and accessible via the Minuteman Bikeway. The
Roasted Granola café and Trader Joe’s grocery store were mentioned a statistically
significant number of times. Proximity to bus stops, homes, and schools as a means of
convenience were important factors. Several people noted that unlike other parts of
Arlington, the Heights is quaintly historic, closer to nature, and offers beautiful views.
Respondents also expressed appreciation for the seasonal public art displays in the
windows along Massachusetts Avenue.
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THE NEIGHBORHOOD

What do you think is missing in Arlington
Heights? Are there critical issues to
address?

This was an Open-ended question. 1,069 responses were provided.

The top issue to be addressed is pedestrian safety when crossing Massachusetts Avenue
and Park Avenue in Arlington Heights. Respondents have cited this as a cause of feeling

unsafe while navigating the area. Additionally, respondents expressed concern about the

number of vacant storefronts.

The most cited missing elements respondents reported were the return of a post office
branch and additional parking. Respondents stated that the Heights feels dated or ‘stale’
and could benefit from being freshened up. Improvements to widened and repaired brick
sidewalks, vegetation and overall beautification, and additional streetlights were frequent
answers, as was the creation of a public green space.

The business wish list for Arlington Heights included (mentioned times):
« Alibrary branch
« A children’s resale store/thrift store
« Fitness studios
« Fine dining, wine bars, and gastropubs
« Independent coffee shop
« Ice cream shop
« Diverse dining options
« A bookstore
» Specialty stores, boutiques, and gift stores
« Fresh produce/farm store
- Bakery

Respondents hoped for a future for the Heights that included more artistic spaces, more
entertainment, and more nightlife.
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THE NEIGHBORHOOD

What are Arlington Heights' biggest
opportunities for enhancement or improvement?

This was an Open-ended question. 975 responses were provided.

Respondents’ general vision for enhancing Arlington Heights includes several key
improvements aimed at creating a more vibrant and appealing atmosphere. Respondents
desire more public seating and traffic calming measures to improve pedestrian experience,
alongside enhanced aesthetics through the addition of trees, vegetation, and benches. A
stronger connection to the Bikeway is also sought, reflecting a wish to emulate the charm
and character found in neighboring town centers like Lexington, Belmont, or Winchester
Center. Furthermore, there's a recognized need for improved transit connections, an
overall modernization of the area, new businesses, and the creation of more "third spaces"
— community-oriented locations beyond home and work where people can gather and
connect.

Respondents were asked to rank different categories based

on how important they were to them.
Below they are listed by weighted average in order from greatest to
smallest.

NOT LESS | FEEL SOMEWHAT VERY TOTAL WEIGHTED
IMPORTANT IMPORTANT NEUTRAL IMPORTANT IMPORTANT AVERAGE
ABOUT
THIS

Shopping and 0428 0.50% 3.03% 19.33% T6.72%
local 5 5] 36 230 93 1,90 |
businesses
Walkable and 1.93% 3.00% 4.95% 16.20% 73.89%
pedestrian- 23 35 59 193 880 1121 4.57
andjor
bicyclist-
friendly
Open space 363% 9.47% 3% 32.B0% 32.97%

43 n2 250 388 390 1183 342
Community 5.00% 7.62% 19.31% 36.75% 3.33%
gathering space 59 20 228 424 370 1,181 342
Mixed-use 7.64% 6.71% 23.94% 28.20% 32.51%
neighborhood 20 78 282 244 383 1178 372
Public art 6.93% 10.06% 21.64% 39.05% 22.32%

B2 na 256 452 264 1,183 360
Histaric 7.29% 13.47% 23.22% NTE% 24.24%
architecture ar as 159 a4 arse 86 1,180 352
elements
Something else 17.09% 1.76% 41.46% T79% 3.91%

58 165 1] 127 3498 3.36
Housing 12.16% 13.27% 25.85% 25.09% 23.64%
opportunities 143 156 304 29& 278 1176 3.35
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THE NEIGHBORHOOD

What is your vision for Arlington Heights?

This was an Open-ended question. 812 responses were provided.

The prevailing vision for Arlington Heights centers on maintaining a strong sense
of community (the word community having been mentioned 95 times) while
thoughtfully adapting to increasing density. While the Heights was recognized as
already having many strengths, the general theme of respondents’ vision focused
on the future Arlington Heights that built upon existing strengths such as
expansion of local businesses to transform the area into more of a destination than
it may be viewed today. Respondents imagine a more cohesive architectural style
and a deliberate effort to grow by means of adding housing above storefronts and
improving the area’s walkability.

Respondents generally envision the future of Arlington Heights as a vibrant,
mixed-use corridor where people can live, work, shop, and play, feeling safe
walking and biking. A consensus among respondents sees the future Arlington
Heights as a place that authentically reflects the town's diverse and forward-
thinking spirit, offering a wider variety of goods and a more charming and
engaging atmosphere with ample gathering spaces.
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BUILDING FEATURES

Building Heights
What building height would you like to see in the Arlington Heights

Business District?
Multiple answers could be selected.

Two Stories

(A) One story

(B} Two stories

{C) Three

stories

(D} Faur
stories

(E) Five or
more stories

100% Three Stories

0% 10% 2036 309% 40% 50% 609 TO% BO% 9096

B ul Id In g S etbac kS Mixed-use setback
What types of building setbacks do you most prefer? G
Multiple answers could be selected.

| am opentoa
combination of
sethack...

Vegetated
setback

Mixed-use
setbhack

Wider sidewal k
sethack

Mo setback I
0%
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BUILDING FEATURES

Building Step Backs

Would you be in support of taller buildings if they were
required to include a step back? Typically, a step back
requires that any portion of a building above a certain
height is further pushed-in towards the center of the
property, potentially decreasing building shadows.

Example image provided.

Yes

Mo

0% 10% 20% 0% 0% B0%  60% T 0% a0t 1009

What tradeoffs would you accept to increase
opportunities for more businesses in the Heights?

Most respondents would be willing to tradeoff taller buildings or having smaller, but
newer commercial spaces if it would increase opportunities for more businesses.
Multiple answers could be selected.

Taller
buildings BB:00
Smaller/MNewer
commercial
spaces

59.00%

Private
greenapaces

41.37%

More
beautification/
Less sidewalk

30.14%

Reduced parking 28.49%

Reduced

greenspace 17.99%

0% 10% 209 30% 40% 50% 60% TO% B0% 0%  100%
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BUSINESS USES

Are you satisfied with the selection of
businesses located in Arlington Heights?

Respondents are generally satisfied with the selection of businesses offered in the Heights.

Very satisfied 6.44%

Meither
satisfied nor 29.16%
dizsatizfied
Dissatisfied - 21.58%

Very
dissatisfied I 2.70%
10%

0%

20% 30% 40 B0% 0% T 0% atte  100%

Besides the selection of businesses, are there any other
reasons why you do not patronize the businesses in
Arlington Heights?

0% 10% 20% 0% 407% 0% 60% T 0% afte  100%

Yes (please
specify)

There were more than 330 open ended responses were recieved. Reasons included
difficulty parking, feeling unsafe, having easier convenience shopping elsewhere and
having unreliable public transit access.
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BUSINESS USES

Do you think the neighborhood needs a
public, community space?

Yes

Mo 39.37%

0 10% 0% 30% A0 B0% B0% T0% S0% a0 100%

What additions would most entice you to visit Arlington
Heights more frequently or extend your stay?

Multiple answers could be selected.

Mew restaurant

T3.76%
concepts
More di
shops

Improved
local amenities
Improved
L 46.73%
amenities
Entertai
venues
Another
Librar}r branch _ 43:20%
MnrepUbllc _ A2.50%
spaces
More nlghFllfe 40.55%
options

0% 10% 20% 0% 40% 50% 60% T0% 0% a0%  100%

2025 ARLINGTON HEIGHTS SURVEY SUMMARY

10



BUSINESS USES

What do you think of the outdoor dining
parklets in Arlington Heights?

34.46%

It's great and
would like te
see it continue

It could use
some
improvements..,

Idon't like
the ocutdoor 15.15%
dining parklets
Other (please
speclry} - e

0% 10% 209 30% 40% 50% 60% TO% 80% 0%  100%

What other types of businesses are missing in the Heights?

Arts and
cultural
institutions

59.94%

Other (please
specify)

Retail and
personal
services

39.74%

22.01%

Health/fitness 19.34%

Offices 12.39%

Adult care or
childcare

Industrial
uses (i.e. auto I 2.99%

repair)

11.65%

0% 10% 20% 30% 0% 5% G0% Tl B0% 90% 100%

Under ‘Other’, the most popular was more restaurants. As previously mentioned in the
survey, the branch of the Post Office was mentioned here as well as other uses mentioned
in the quesion regarding what is missing in Arlington Heights.
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PARKING METERS @

Are you in favor of adding parking meters in
Arlington Heights if the revenue generated would be
used to beautify and make capital improvements in
the Heights?

0% 10%: 200 30 400 B0e  60% T 0% 900 100%

Are you in favor of adding parking meters in East
Arlington if the revenue generated would be used to
beautify and make capital improvements in East
Arlington?

37.96%

Mo
0% 10%% 20% 30% 409 B0% 60% T a0 afe  100%
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40 PARK AVE,
50/60 LOWELL ST

Background

As one of the largest potential sites for future redevelopment, the Arlington Heights
Neighborhood Action Plan (2019) recommended that this site be re-zoned as a
Planned Unit Development.

Existing Industrial

Image used for iflustrafive purposes only.

What elements would you be interested in seeing here?

Multiple answers could be selected.

Restaurants,
retail, or 80.15%
other public...

Green spaces

i.e. park, T73.07%
walking path
HDUSinE _ T

Additional

parking for 43.38%

public use

Childcare - 18.01%
Preservation
of Industrial 16.91%
USES

0% 10°% 20% 0% 40 50 60% T0% B0% 0% 100%
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40 PARK AVE,
50/60 LOWELL ST

How do you imagine the Minuteman Bikeway
and Mill Brook being integrated with this
development?

The Minuteman Bikeway is one of the area's favorite amenities. Currently, the Bikeway is
only accessible via the Park Avenue and Trader Joe's staircases.

Mill Brook is a two-and-a-half mile waterbody that begins at the Arlington Reservoir and
empties into Lower Mystic Lake. The Brook is both covered and exposed throughout
Arlington and has periodically been proposed as a linear park.

While considering the future of Arlington Heights we can imagine how to improve
accessibility and environmental vitality of these community assets.

When answering this question respondents expressed their desire to connect the
property to the Bikeway and Mill Brook and where possible integrate linear park areas
where users can sit or walk. Respondents offered the idea of adding educational signage
and informational way-finding signage as well as improved lighting.

There was general support of the idea of integrating the Minuteman Bikeway and Mill
Brook. Respondents offered Alewife Brook and Somerville Community Path as examples
of what they might envision this property to look like.

Respondents additionally mentioned invasive species removal, adding rain gardens, and
bio-swales and flood management.

Example images used in survey to demonstrate integrating water features and bikeways.
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MBTA HEIGHTS BUS
DEPOT

Background

The underutilized Arlington Heights MBTA Bus Station otherwise known as the Depot or Car
Barn has continuously been a source of frustration for the community. As we work to improve
economic opportunities in Arlington Heights we can think creatively about how this site can be

transformed.

What elements would you be interested in seeing at
this site?

An eatery i.e.
cafe

3
#

53.88%

Green space

A public
amenity i.e.
Library

50.63%

Cultural
amenity

49.55%

46.03%

Retail space

Housing

Information
about MBTA

19.68%

S
2
&

Other (please
specify)

18.32%

Message boards 15.70%

1

0% 10%  20%  30%  40%  50% 60% 0% BO%W  90% 100%

An additional 203 open ended responses were recieved through which 42 respondents offered
parking as a public amenity recommendation. Other ideas included building mixed-use above,
adding public restrooms, a playground, and outdoor performance space.
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WHAT IS NEXT?

The Heights Neighborhood Action Plan Implementation
Committee will use the community response data
provided through the survey to conceptualize a vision of
what residents think Arlington Heights could look like in
the future. This concept will then be brought back to the
public for comment and revision.

After a unified vision has been vetted by the community, the Committee will
return to the recommended actions as stated in the Arlington Heights
Neighborhood Action Plan (2019) by the Metropolitan Area Planning Council
which included recommendations related to zoning, design standards,
parking, wayfinding, streetscape improvements, placemaking at the MBTA-
owned Arlington Heights Busway, and other local regulations with the goal of
identifying how the corridor could reach its full potential to accommodate
additional business opportunities and housing units, including mixed-use
developments. Community engagement will continue to be an ongoing and
active process.

Updates regarding the Heights Neighborhood Action Plan Implementation can
be found on the Heights Neighborhood Action Plan Implementation
Committee website at arlingtonma.gov.

Current zoning map of Arlington Heights (2025). Source: Arlington GIS.
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