Wellesley State Street Master Plan

Memorandum
April 27, 2009
To: Wellesley Planning Board
From: Chris Kluchman, AICP
Larry Bluestone, AIA
Larry Koff, AICP
Re: Wellesley State Street Study: Goals and Alternatives
Purpose

The purpose of this memorandum is to describe the goals for the Study Area as
gathered from the Planning Board and Steering Committee. It also contains three
alternatives for discussion at the Steering Committee’s April 30, 2009 meeting.

1.0 Goals for the State Street Business District

Based upon goals stated in the recently-completed Wellesley Comprehensive Plan,
advice from the Planning Board, and advice from the State Street Master Plan Steering
Committee, a series of goals for the future of the State Street Business District have
emerged.

1. Maintain and strengthen State Street as a local retail service center
Maintain and enhance the State Street Business District as a neighborhood center
to serve neighbors, nearby seniors, high school and middle school students, and
families using the adjacent playing fields on weekdays, evenings, and weekends.
More convenience stores or services appealing to students and families should be
provided — such as ice cream shop, coffee shop, drug store, etc.

2. Create a ‘gateway’ at the Washington / State intersection and a stronger ‘sense of place’
or ‘public focus’.
The State / Washington intersection should be an attractive ‘gateway’ to the State
Street business district, the nearby High School campus, Hunnewell Fields, and
the nearby Middle School campus.

3. Create and maintain a small village-like scale
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New development should be maintained at a pedestrian-oriented village-like
scale — perhaps three stories [the current height limit in the Zoning Ordinance
which is 45 feet or approximately 4 stories].

4. Reinforce State/Washington Street as a convenience oriented neighborhood
Continue the mix of uses including retail, service, institutional. At present, many
students pass through this business district but don’t linger or patronize its
businesses. A better business mix and a ‘gathering place” should be provided.

5. Create a more friendly pedestrian business center environment
Most agree that the neighborhood business district should be made more
pedestrian friendly. Some thought that drive-thru businesses (such as the
Needham Bank) were not conducive to creating the desired pedestrian
environment. Others thought that auto-oriented businesses such as the Mobil
Station and the auto-related uses on the Haskins site were not conducive to a
pedestrian-friendly business center; however, these types of businesses were
neighborhood and town-wide business services that need to be retained here or
somewhere else in town.

6. Investigate pedestrian safety improvements, new sidewalks, and traffic calming measures
Identify safety improvements to allow the safe crossing of busy Route 16 by
neighbors, high school and middle school students, and seniors. Look at
widened sidewalks, particularly at the State St. / Washington St. intersection;
possibly more crosswalks, and a consolidation or relocation of curb cuts to allow
easier and safer access for vehicles trying to enter the Route 16 traffic flow from
various business properties

7. Provide sufficient public and private parking to accommodate commercial and
institutional needs. Relocate parking lots to the side and rear of buildings to
make the lots less visually dominant as seen from Washington Street to help
create the pedestrian-friendly environment.

8. Omn-street bike lanes are desired.

It is not clear that they can be safely provided within the existing width of busy
Washington St. Off-street paths may be the more safe solution.
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2.0 Street Intersection / Gateway / & Other Public (and Private)
Improvements

A series of improvements can be explored within the State Street Business District that
can be implemented together with any or all of the visions outlined below.

1. Create a ‘Gateway’ at the State St. | Washington Street intersection
A ‘gateway’ appearance can be achieved either through landscaping (either
within public rights-of-way and/or on adjacent private property), or through
reduced building front yard setbacks that more closely bring buildings up to the
public sidewalks.

2. Widen sidewalks at intersection as pedestrian refuges
Sidewalks can be widened at the intersection to provide greater areas of
pedestrian refuge from passing cars. (In some cases, a small donation or taking of
private property may be required to achieve this. and still allow required
roadway geometries, sight-lines, and alignments.)

3. Convert the town-owned parking lot on State Street to a Public Parking Lot
Convert the town-owned parking lot - which is now primarily leased to Captain
Marden’s Restaurant - to a public parking lot that serves patrons of the State
Street Business District.

4. Explore creation of new left-turn lane.

5. Improve traffic signal timings, including a safe pedestrian phase

6. Consolidate and / or relocate driveway curb cuts and loading docks
Consolidate curb cuts into fewer curb cuts that can serve more than one business
or property, and / or relocate driveway curb cuts and loading docks to side
streets, where possible, to help minimize ‘friction” between cars attempting to
enter or exit properties and heavy on-street traffic flows on Washington Street /
Route 16.

7. Explore additional crosswalk locations.

8. Encourage or require more generous landscaping within private parking lots.
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9. Explore alternative alignments for the Cross Town Trail through Gravestar’s Star
Market site.

10. Consider improved Signage and identification such as banners.

3.0 Alternative Visions

For purposes of generating discussions about the future of the State Street Business
District, three alternative vision plans were prepared to illustrate options. All of these
options seek to achieve the goals described above. However, the three alternatives
range from minimalist interventions that can be realized in the near-term to more
sweeping changes that may come about over a longer period of time.

Independent of the particular vision or visions ultimately preferred a series of public
improvements can be implemented in the State Street Business District that will fit well
with any of the three alternative visions. [See Section 2.0.]

Alternative 1: Minimal Changes / Renovations and Landscaping

Description: Alternative 1 illustrates a future that attempts to create a more pedestrian-
friendly environment and achieve many of the goals outlined above through relatively
minor interventions. Primary features include:

1. Star Market is renovated at its present location and it remains approximately at
its current size. ‘Boutique’ departments are added to better cater to the student
population and seniors. Such new “boutique” features may include an ice cream
department with outdoor window service. The loading dock is relocated from
Route 16 and is placed at the rear of the store, and, the parking lot exit drive onto
Route 16 is eliminated and converted to a green space.

2. Rite Aide store is renovated and reconfigured.

3. Star Market Parking Lot is relocated behind the Star Market and Rite Aide where it
is less visible from Route 16, and, it is densely landscaped.

4. Most other businesses remain as they are today.
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5.

Washington / State / Kingsbury intersection is realigned, if possible, to include
wider sidewalk areas of pedestrian refuge, and landscaping is increased to create
a more attractive visual ‘gateway’ at all four corners of the intersection (on either
public or private property.)

Alternative 2: A Strengthened Neighborhood Retail Service Center

Description: Alternative 2 illustrates a future that creates a more pedestrian-friendly
environment and strengthens the State Street Business District as a neighborhood retail

service center consisting primarily of one story retail buildings. Primary features

include:

1.
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Star Market relocates to the rear of its property off of State St. / Smith St. and
maintains its current size.

The Washington Street frontage of the Gravestar site is redeveloped into several new
retail shops (including the Rite Aide pharmacy) which more closely adjoin the
Washington Street sidewalk to create a pedestrian walk-in environment.

The Gravestar Parking Lot, which serves both the new Star Market and new
retailers, is relocated behind buildings along Washington Street where it is less
visible, and, it is densely landscaped.

An alternative path for the Cross town Trail through the Gravestar site will be
created which will travel on a sidewalk behind the new retail buildings on
Washington Street to State Street and the Washington / State Street intersection.

The Needham Bank rebuilds to create a larger walk-in bank. Its drive-through
function is eliminated.

The Haskins one-story garage building at the rear of the property at the corner of
Washington St. and Kingsbury is removed and a new retail business is
developed close to the Washington Street sidewalk frontage to create a more
pedestrian walk-in environment. Parking is relocated to the rear of the building.
[This new building could remain an auto repair shop with garage door bays and
parking relocated to the back side of the building.]
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7. Most other businesses remain as they are today.

8. Washington / State / Kingsbury intersection is realigned to include wider sidewalk
areas of pedestrian refuge, and landscaping is increased to create a more
attractive visual ‘gateway’ at all four corners of the intersection (on either public
or private property.)

Alternative 3: A Mixed-Use Neighborhood Village Center

Description: Alternative 3 illustrates a future that creates a more pedestrian-friendly and
more intense mixed-use neighborhood village business center that strengthens the State
Street Business District as a neighborhood retail service center, but which also adds
upper story office (or housing) uses within new 2 or 3 story buildings. Primary features
include:

1. Star Market relocates to the rear of its property off of State St. / Smith Street and
maintains its current size. Office (or housing) uses are built above it in a mixed-
use structure.

2. The Washington Street frontage of the Gravestar site is redeveloped into two new
mixed-use buildings with retail shops and restaurants on the ground floor and
offices in second and third stories above it. These new mixed-use buildings more
closely adjoin the Washington Street sidewalk to create a pedestrian walk-in
environment.

3. A new landscaped Public Gathering Place is created along the Washington Street
edge of the Gravestar site as a ‘gathering” or hang’ space for neighbors, students,
and seniors. This landscaped mini-park will form the public focus of the State
Street village business district.

4. An alternative path for the Cross town Trail through the Gravestar site will be
created which will travel on a sidewalk behind the new mixed-use buildings on
Washington Street and through the new Public Gathering Place described above,
then along Washington Street to the Washington / State Street intersection.

5. The Gravestar Parking Lot, which serves both the new Star Market and new

retailers, is relocated behind buildings along Washington Street where it is less
visible, and, it is densely landscaped.
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6. The Needham Bank rebuilds to create a larger walk-in bank. Its drive-through
function is eliminated.

7. The Haskins one-story garage building at the rear of the property at the corner of
Washington St. and Kingsbury is removed and a two or three story mixed-use
building is developed close to the Washington Street sidewalk to create a more
pedestrian walk-in environment.

8. The Haskins two-story office building is removed and rebuilt as a new mixed-use
building, and parking is relocated to the rear.

9. The Mobil Station site is eventually redeveloped as a two or three story mixed-use
building.

10. Most other businesses remain as they are today.

11. Washington / State / Kingsbury intersection is realigned to include wider sidewalk
areas of pedestrian refuge, and landscaping is increased to create a more
attractive visual ‘gateway’ at all four corners of the intersection (on either public
or private property.)

4.0 New Business Transition Zoning District

The several properties on the south side of Washington Street between Morton Street
and Wellesley Street and the proposed new Senior Center are now de facto professional
businesses, although they are all within the General Residence Zoning District. These
several properties should probably be rezoned as a new transitional business district to
reflect their actual use. If this district is popular, should it be applied along Washington
Street to Sessions Street?
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