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INTRODUCTION

There are many opportunities and great potential to enhance the quality of life within the Cedar Streer Area.
By solving specific problems created primarily by the impacts of large regional traffic volumes in the area and
by reinforcing the assets of this unique residential and commercial district, the neighborhood can move toward
becoming a place with a stronger local identity and a pedes-
trian ambiance. Concerned citizens, business owners, and the
Town of Wellesley recognize that solutions are needed ro meet
the challenges of reconstructing the interchange of Route 9
and Cedar Streer, 1o correct problems associated with regional
commuter traffic moving through the area, to realize the
potential of the commercial area as a centerpiece for the area,
and to regain the integrity of the area’s exceptional open spaces.
The Cedar Street area — in order to begin the process of '
coordinated and comprehensive improvement — requires an
action plan.

The purpose of The Cedar Street Project - Phase I is the development of a coordinated plan — Land Use Plan
and Neighborhood Design for the Cedar Street Arew — thar addresses design and character, pedestrian conve-
nience and safety, traffic mitigation, appropriate land use
regulation, and open space integrity. This plan carries out the
recommendations of the /994 Comprehensive Plan calling for
derailed studies of each of the commercial areas of Town. It
builds on the direction established in Phase I of this project,
completed in 1999, which produced a Vision Statement for
the Cedar Srreer area

This Plan’s purpose also includes building the foundation for
cooperative action based on continuing involvement and
growing consensus among residents, stakeholders, boards and
commissions as specific projects proceed toward realization.

Planning Structure and Process.

The Cedar Street Praject - Phase II involved the development of a Land Use Plan and Neighborbood Design for
the Cedar Street Area over a seven-month period, culminating in the Final Plan. The Town of Wellesley com-
missioned the plan under the auspices of the Planning Board. The Planning Director and Planning Depart-
ment staff acted as client-side project manager and worked with the consultant ream throughour the process.
In addition, the consultant team met with other Town officials and staff as needed, inciuding the Town
Engineer and the Natural Resources Commission Director.
The Cedar Street Project Steering Commirtee held a series of
scheduled meetings throughout the process with the consultanc
team and provided input and feedback.

Neighborhood residents, business owners and the general
public participated in the process through their representation
on the Steering Committee, in special Stakeholder meetings
and individual phone conversations and in two Public Forums.
The meerings and discussions with the residents, stakeholders,
the Steering Commirttee, and the Planning Board were con-
ducted with the goal of generating a consensus that will lead to
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sction. The meetings were used to present ideas, test alternatives, generate feedback, and arrive at agreement

apout appropriate actions, priorizies, mupnnsibiliti:s, and commitment of resources.

Each of the five main topic areas— Streetscape and Neighborhood Landscape, Pedestrian and Bicycle Access
and Safery, Traffic Mirigation, Land Use and Build-Ourt and Open Space — were addressed in relationship to
the other at each meeting. This simultaneous approach was used to facilitate the creation of a well-integrated
Final Plan. There are multiple benefits in a coordinated approach o the planning and implementation of
strategies and projects for the Cedar Street area. In particular, capiralizing on the interchange reconstruction to
achieve multiple ncighborhood design improvements, including traffic mitigation, pedestrian safery, better
connected open space, and an improvcd commercial area will require a well-integrated strategy thart considers

the full range of impacts and opportunities.

This planning process has been structured around key points for decision making and direction by the Steering

Commireee in guiding the effort as illustrated below.

Wellesley Cedar Street Project - Phase I 162000 |
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Figure —Planning Structure and Process
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Relationship of Plan to Comprehensive Plan.

The Wellesiey Planning Board completed and published their current Comprehensive Plan for the Town in
1994. The plan recommends that derailed studies be done of each of the commercial areas of Town, including
the Cedar S[rt’:“t Area. The current planning process for the Cedar Street area was initiated by that Planning
Board recommendation and is one in a series of specific area plans either completed or underway.

The 1994 Comprebensive Plan makes the following statement: “ Maintaining and enhancing whar we are proud
of, and strenvrhemng our sense of community — these are the central themes of the 1994 Weﬂe.r[gy Comprehen-
sive Pian.” The plan addresses Land Use, Housing, Economic Vitality, Natural and Cultural Resources,
Services and Facilities, Open Space and Recreation, Circulation and Transportation, and includes an Imple-
mentation Program. Each section of the Comprehensive plan contains goals, policies and actions, several of
them reinforced with concept designs and recommended actions in this Land Use Plan and Neighborhood
Design for the Cedar Street Aren. Selected goals with a particularly strong relationship to the issues identified in
the Cedar Streer area are listed below:

. Land Use Goal IL.2: “Protect and enhance the aspects of Wellesley's existing image and character
including the Town's village characrer that most citizens agree epitomize the positive physical
elrsereratihe community — including the rown’s .1“&106 character, arrractive and vital town
centers, artractive neighborhoods and open space”.

. Land Use Goal IL.6: “Preserve and strengthen the appearance of the town’s neighborhoods, and
protect them from adverse influences”,

. Land Use Goal I1.10: “Pay special attention to the entrances to the town on major roadways (gate-

ways) since they represent a visitor’s first impression of the town”.

. Housing Goal IIL.2: "Seek methods of providing a wider range of housing opportunities for people of
diverse income, age and family size”.

. Economic Vitality Goal IV.1: “Enhance the unigue role and characrer of commercial areas within the
town including retail, service, office, wholeszale and industrial uses”.

. Economic Vitality Goal IV.4: “Increase the diversity and virality in the town’s retail areas”.

. Economic Vitality Goal IV.5: “Maintain high standards of design and maintenance in existing and

new commercial devel opments”.

. Economic Vitality Goal IV.7: “Improve the commercial areas at entrances to the Town along major
roadways (gateways)”

° Natural Resources Goal V.1: “Preserve open space for habitar protection and enhancement of com-
munity character”.

. Natural Resources Goal V.2: “Prorect Welleslev's sensirive land, warer and wetlands resources, and
restore those resources that have been degraded or impaired”.

° Natural Resources Goal V.3: “Prevent damage to narural resources and human health from hazardous
materials and elements”.

® Narural Resources Goal V.9: “Maintain up-to-date information about We llesley’s natural resources, ro
assist In resource management .

* Open Space and Recreation Goal VIL. 2: “Maintain and enhance Wellesley's public open space areas
and recreation faciliries”.

» Open Space and Recreation Goal VII. 4: “Provide opporrunities for safe and enjovable walking and
bicycie access throughout the town”.

Cedar Street Land Use and Neigborhood Design Plan The Cecil Group with Abend Associates D
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+
. Open Space and Recreation Goal VIL. 5: “Promote the awareness and use of Wellasiey's parks, =
recreation facilities and open spaces”™. s
. Circulation and Transporration Goal VIII.1: “Encourage the expansion of public transportation to o
reduce the dependence on the privare automobile and the resulting traffic”. —

. Circulation and Transportation Goal VII. 4: “Improve safety for automobiles, pedestrians, and
bicycles through roadway and walkway design, signage, speed limits, and other appropriate =
means’. =
=
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-
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EXECUTIVE SUMMARY

is based on a previously developed vision statement for the area. This process was conducted over a nine-

e fs g g o B " . . . w
Lana Use Plan and Neighborkood Design jor the Cedar Street Area is a plan of action for the nsighborhood thar

: . . . ; |
monih period and it produced a level of consensus berween area residents, Town government and Town Boards

and about specific actions thar should be done to realize that vision. The Project Steering Committee, the

Town Planning Office, the Planning Board, and the Natural Resources Commission worked with the consult-

ant team throughout the process to study the opportunities and develop the recommendations.

The plan is an integrated strategy that includes an exploration of options and recommends actions for each of

the following plan components. Recommended actions in the various plan components listed below are
coordinared and they reinforce other components of the plan. The next phase of planning, Phase 3, will
address various aspecrs of taking this action plan from ideas to implementation.

Plan Components

The Streetscape and Neighborhood Design includes specific concepts and recommended actions to en-
hance the visual quality of the area and improve traffic conditions. Aestheric elements include interchange

design, an improved commercial area, tree planting, and enhanced paving and lighting thart strengthen the

; e :
image and memorability of the communiry.

The Pedestrian and Bicycle Access and Safety Plan is based on the goal of safe and pleasant movement
around the neighborhood and across Cedar Screer and Roure 9. Sidewalks and crosswalks are viewed as a

connected network and analyzed in the context of interchange redesign. Safe access to residenrial areas,

chools, employers, and services are addressed with infrastrucrure changes at key intersecrions and school

crossings to provide neighborhood protection.

The Traffic Mitigation Program recommends actions that balance the need for traffic movement witch local
access and pedestrian safery to enhance the quality of life for the neighborhood. Regional through traffic

volume is analyzed and traffic calming proposals appropriate to area conditions and local objectives are

described to address problem situations.

The Land Use and Build-out Program identifies incomparible land uses in the area and new development
opportunity areas and redevelopment areas with the goal of future land uses chat are an asset to the neigh-
borhood and the Town. Future commercial land use scenarios are analyzed for waffic impacts, compatibility
with current land uses, and goals for the area. It examines commercial development potential associated

with the various interchange redesign options being studied and recommends actions for zoning incentives

and guidelines to direct future growth to ensure compatibilicy with the neighborhood.

The Open Space Management Structure establishes strategies for open space and habirac areas of the Cedar

Street area, identifying methods for protection and enhancement. Management issues, including access

points, carrying capacity, level of protection, and maintenance are addressed to insure the future of these
resources and the environmental quality of the neighborhood. It includes recommended actions for further

defining this treasured asset and important character element toward the goals of long term qualiry of life

and neighborhood viabilicy.

The Implementation Framework looks to the next step for each of the recommended acrions, establishes
priorities and a sequence for implementation and identifies the lead agency in implementation.

Cedar Street Land Use and Neigborhood Design Plan The Cecil Group with Abend Associates
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Key Plan Concepts
1. Cedar Street - Establishing Neighborhood Characrer and Identiry.

2. ‘Cedar Center - Transtorming the Neighborhood Commercial Area,

(§5]

‘Crossroads Interchange’ - A Design to Benefit the Neighborhood.

4, DPedestrian Safery - Taming the Regional Traffic.

A4

Integrated Open Space - Fully Appreciating the Natural Resources.

TR s
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Key Plan Concepr 1. Cedar Street - Ectai?lisr{'?z'ng Netehborbood Character and Identiry.

- P ) ; GG < . .
Cedar Strecr moves north-south connecting and defining the enrire neighborhood. This plan proposes

Cig
o

strengthening its qualities by move away from its role as a regional trafiic conduit and strengthening its role

as a residential and pedestrian streer. Traffic mitigation measures, pedestrian safery improvemenrts and design

emphasis at key intersections and gareways are recommended to accomplish this. Tree and hedge planting,
special paving, ligh fixtures and other improvements can transform the street and impact the entire neigh-

borhood

No plarting en west side of
park. agliow cpen view from
road and sidewalk o Little

League Feld

Evergreen shrubs and s
soreen spons lelds fron
residental neighoorhooa

ies at intersections
neighbornoods

Ecology’ Parks

Re-claim open space ic be
added to Town Forest as a
result of the re<design of Cedar
Strect interchange

‘parks
velooment and re-design
of Cedar street, ‘o aliow space for
bznches and snade trees

Fall Galoways
Fait specimens at
neigntorhicod cemarpigce

‘Cedar Center’
Evergreen trees and shrubs for | .
stricture in the winter landscape, - —
wild flowers and grasses in full
bicom summer and falf

‘Pocke: parks

New developmant and re-
Gesign of Czdar Shresl 1o alfow
space for benches and shade
frees

Cedar Street Gateway
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Kev Plan Concept 2. ‘Cedar Center’ - Transforming the Neighborbood Conumercial Area.

The commercial area at the intersecrion of Cedar Street and Foure 9 can be envisioned as a viral mixed-uee
neighborhood center that is well designed, integrated with its surroundings, and that better serves the
surrounding residents. We can expect the marker appeal of the area to improve based on the design and
reconstruction of the interchange and the redevelopment that occurs. In order to ensure thar this transfor-
mation takes place in a way that benefits the neighborhood. a zoning overlay is recommended. combined
with design guidelines for buildings and sites. In addition, opportunities for new development thar incorpo-

rates a richer mix of uses and employs site design fearures should be pursued to act as 2 demonstration
project and to infuse new life into the area.

T S e ey
B e e 7 i

!

ganon Reaa {
Neighberhood |
[ e SR

Minulemar Lane

\ L’j i ES 3 MNew development parcels
Road impact zane
Town Forest \ '—J
\\ gg Reclaimed open space
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§ Kev Plar Concepr 3. ‘Crossroads Interchance’ - A Desion to Benefit the Neighborhood.
{ The deteriorated and sub-standard condition of the interchange infrastructure at Cedar Streer and Roure 9

3 currently influences the function and image of the Cedar Streer area. The redesign and reconstruction of this

interchange by Massachusetts Highway Department will be provide Wellesley with an opportunity to
significantly improve the funcrion and image of the entire surrounding area. It will be important thar the
Town of Wellesley have a level of consensus on what its priorities are for the project and work very closely
with Massachusetes Highway Department to ensure that community’s requirements and plans are carried
out in the new design. Pedestrian access

Special Paving — Y — Special Road Pavement

Textured pavement in 'Pocket Parks™ \ ! This treatment signals a pedestrian

serves as background for trees \ / crossing area. slows traffic. and

and benches b / ‘dresses up’ the gateways to Cedar
N\ Street

Seasonal Landscaping —,

o] @
e - 3%-’\ ( g
~ \ ’/.‘ (_'i\)
Nt o
KX ] .
W0 Look-outs — Lighting

Lighting fixtures accent

the tridge architecture and
provide a distinctive feature
when seen from the highway

Pedestrian lock-outs on the bridge
vy provide a traffic overlogk
Y and a place to view the

3 seasonal landscape

[ s R, By [l Sl [ gl [ S

|+ =S -

N

Cec’a:’ Street
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Kev Plan Concent £. Pedestirian Safety - Taming the Regzo?m[ Tratfic.

Cedar Street, through a series of traffic and padestrian safer improvements, can change its character
becoming more clearly a residential streer and reducing its use as a regional commurer route. Design
changes to the streer such as the addition of a bike lane, signalization of gateway intersections, increased
hedge and tree planting in both the public right-of-way and on private properties, special paving, lighting
and other amenities, will increase the emphasis on local service away from vehicular volume and flow.

Pedestrian Safety Zones
at key intersections

1

el
iea'—oi’o\
Cedar Street intersection with Hasting Street, McLean Road , }ébb\

Hastings

and Hunnewell Strecr
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Kev Plan Concept 5. Inteqrared Open Space - Fully Appreciating the Natural Resorrees,

Unifying the open space resources within the neighborhood and providing increased awareness of their

value is important to the area’s sense of beauty and integricy.

Proposed Access

H Heseton. 7‘ Walkway Connection
Orficy.

Across River and Under Highway
- !
X a Proposed

& Arborway to
the River

G 2y o
MO0 CHARLES RIVER Maintain, Enhance as Habitat Area

%" RESERVATION TTa=eE

<
e
% *
Proposed :1 o5 el o -
Sehefieid Sahool & i
Access to Rpute 178 TS vienesiey Offis Park
Trails Existing il
Ban Road CCess
Housing
Heervard Pligrm
Adr Restlanai -
doarare
Armory

ik (& Hmadch
o R II 2 Asyocistes Drernma — g
; aclalm Open Space res muiand 2
- "! Avaa with Intersection s

~ Reconsiruction

= CONSERVATION RESTRICTED SUN LIFE LAND

= Existing
. Access
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L OVERALL VISION FOR CEDAR STREET AREA

This follewing vision statement has been kept in full view throughout this planning process. It represents =
community consensus and has served as a guidance document o direct the more fucused planning thart has
occurred in this Phase II work. This vision was established for the Cedar Street Area during Phase [- Cedar
Street Project, completed in 1999. The potential of the area and the desired character were developed during the
Phase I worl and have provided a strong basis for the work in this phase — the work of structuring step-by-
step actions that will make the community’s vision a reality. This project focuses on its realization with pro-
posed actions to achieve its paramount objective: neighborhood protection and enhancement.

A Vision for the Cedar Street Area

As one walks, cycles, or drives along Cedar Street, one is aware of the collection of diverse home styles and neighbor-
hoods that traverse the corridor Nergnborhood schooks, sidewalbs and local siveets help connecr residents to the larger
community and area businesses. As a pedestrian, one is aware of the natural resource areas that border the corridor,
and feels safe when crossing the roadway to ger 10 schools and other neighborhood locations. Streetscape and [mz‘dsmpf
improvements make ir clear to motorists that they are in a residential aren, one thar is puncruated by stately trees,
Slowering and ornamental shrubs, and clearly defined walkways. These built and narural fearures rernforce that the

corridor is much more than Just a regional connector 1t 15 o high quality residential environment.

[I. PLANNING CONTEXT

The Town of Wellesley is a residential community of 26,600 people, located 10 miles west of Boston. bordered
by the Charles River and Newton on the cast, Needham and Dover on the South, Natick on the West and
Weston on the north. The predominant land use js single-family residential, much of it among the most
expensive in the Boston metropolitan area. The reputation of the school system, the easy access to Boston
along the Massachuserrs Turnpike (I-90), Roure 9 and Highway 128(1-95), the presence of several educarional
institutions including Wellesley College, and the Nesw England village character with its large amounts of
forested open space create this desirability and marker appeal. There is a strong desire among residents to
protect this residential character and contain commercial growth. Continued economic vitality will require
balancing character preservation goals with any new development initiatives.

The town is 6,336 acres, 69% of it zoned residential and 2.5% zoned for business and industrial use, with
13.2% of the Town’s tax base coming from commercial uses. These commercial uses are concentrated along
Roure 128 in the Wellesley Office Park, in the Wellesly Newton Office Park along Walnut Streer and Roure 16,
immediately west of the interchange between 1-95 and Roure 9, at the intersection of Cedar Streer and Route 9
and in the traditional centers of Wellesley Square, Wellesley Hills, Wellesley Lower Falls, and the Fells. The
“villages™ are distinct, one from the other, and offer shops and services thar are unique and thar serve their
surrounding neighborhood There is limited land in these areas thar could support new development. If
existing service areas were redeveloped, meeting the parking requirements in the Zoning By-Laws would resule
in an even lower intensity of development and a very different partern with larger areas for parking and
setbacks and smaller areas for buildings.

Though most of Wellesley’s housing is single family, high-end residential, 4.5% of the housing is subsidized by
state programs. There is a recegnized need for additional housing for senior citizens, students, and for people
with a range of incomes. Though the population is projected to decrease by .5% per year, due primarily to a
reduction in household size, it is estimated in the Wellesley Comprehensive Plan that new residentia) growth over
the next few decades will produce roughly 400 new units of single family housing. The issue of providing
additional affordable and seniors housing as well as apartment housing and the challenge of integrating them
into the single-family neighborhood character have caused controversy.

Cedar Street Land Use and Neigborhood Design Plan The Cecil Group with Abend Associates
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The Cedar Street Area (see graphic pg 8) is the easternmost part of Wellesley, bordered by the Charles River
and Highway 128 on the east. Its pleasant residential streets and large open spaces, including the Town Forest
distinguish it. In addition, it includes several or the major office and commercial arcas menrioned above,
including the relatively intense but isolated Wellesiey Office Park, Harvard Pilgrim and Sun Life Financial, and
their office and other commercial enterprises at the Cedar Srreer and Roure 9 Interchange. These areas provide
substantial support to the tax base of the Town.

Cedar Street runs north south the entire length of the neighborhood, offering the opportunity to unify and
establish an identity. It is divided into distinct segments and its continuiry as a neighborhood unifier disrupted
by the large cloverleaf intersection with Route 9. The open space along the River and the adjacent residential
areas are negatively impacted by Route 128(I-95) and the neighborhood is bisected by Route 9. Route 128(I-
95) is classified as a limited access highway and Roure 9 is classified as a primary arterial. To the detriment of
the neighborhood, Cedar Streer currently functions as a regional sub route and 2 way for commurters to avoid
the congestion on Route 128. Because the area is bordered and transected by major regional highways and
arterials, the environmental quality and image of the residential neighborhood is overwhelmed with through

traffic, while pedestrians and local residents seek a safe and calm environment.

III. THE PLAN TOPICS
A. STREETSCAPE AND NEIGHBORHOOD LANDSCAPE
Background Analysis — Opportunities and Constraints

The area’s image was identified as one of its major constraints in the early visioning work. Since the Cedar
Streer area is dominated by the highway infrastrucrure of the major roadways that bisect it, the speed and
volume of the regional through traffic, congestion, and the lack of accommodarien for pedestrians; it lacks a
distinguishable visual character. Route 9, and to some extent Cedar Street, are entry points into Wellesley and
the experience sets the tone for the entire communicy.

The character of the smaller residenrial streers in this area of Wellesley are typical to New England, with
curving roadways, marure trees, and fairly extensive plantings, fences, walls and other landscape elements.
There are intermittent mature trees within the public right-of-way and on private property along the Cedar

street right-of-way.

A less positive image exists along sections of Route 9 and Cedar Streer and particularly at the interchange of
Route 9 and 1-95 and at the interchange berween Roure 9 and Cedar Screet. Route 9. Cedar Street and these
two important interchanges are part of the arrival sequence for each person living or operating a business in
this area of Wellesley, and for those visiting, working or passing through to go to other parts of Wellesley. The
length of Route 9 right after the interchange is identified as an ‘Urban Gateway’ in the Wellesley Open Space
and Recrearion Plan 1995-1999. Improving the character of these two major streets and their intersection can
transform the way the neighborhood is experienced.

Cedar Streer was rebuilt in 1994 from the intersection with Walnut Street on the north to the intersection with
Hunnewell on the south. This involved reconstruction of the right-of- way, rebuilding the curb and in some
places the sidewalk. The sidewalks along Cedar Street as well as along other smaller neighborhood streets are
comprised of mixed stretches of asphalt and concrere, with deteriorating patches. They are of varying widths,
uneven condition and inconsistent curb conditions. Anv existing defined crosswalls are painted. In addition,
the edges of commercial areas and their parking lots are undefined and lack landscape treatments along street

and in parking areas, also negatvely affecting the characrer of the area.

Cedar Street Land Use and Neigborhood Design Plan The Cecil Group with Abend Associates pg |



There is the opportunity to change Cedar Street toward a residential strect and away from a vehicular through-
way. The addition of improved sidewalks, news paving marerials, and other streetscape enhancements cimed ar
the pedestrian scale offer the opportuniry to improve the image of the area. This can reinforce the residential
character and when combined with rraffic mitigation measures and pedestrian enhancements will set a differ-
ent tone for the entire Cedar Street neighborhood area.

These roadways and street furnirure such as lights are designed ar the scale of the automobile. Adding elements
that can be appreciated at the level of the pedestrian, bicyclists and local traffic can contribute to the establish-
ment of a distinctive character. The quality and types of materials used must establish a “fi” berween the
character of the street and the existing residences.

Additional desirable aspects of the area that can strengthen its image and identity include the major open space
elements that one passes when moving along Cedar Street or Roure 9. Framed views and clear access points to

these resources that are visible from the through streets will also contribuce o a distinguishable neighborhood
character.
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Paving and Lighting

Special Paving

; Textured pavemeant in 'Pocket Parks'
’ serves as background for trees

! and benches

! s—-——-Lighting
; 7 Lighting fixtures accent
£ the sndge archiecture and
s / provice 3 distinctize feature
g g when seen from the highway

Street Lighting
Lighting fixtures accent
tne key intersections ana
give Cedar Street a
residertial cnaracter

& — Look-outs
Pedestrian look-outs on the bridge
provice a rralfic overlcok

anc a placea to view the

sezsonal landscape

. y Special Sidewalk Pavermnent
—th LU ¥ ar Street Entrances

. Tris pavement marks the Cecar Street

Intersection with each res.dentiz| sireet

2 This veatment signals a pedestrian
w crossing area, siows traffic,

|
| i( 1y _-~~—-—--Special Road Pavement
i

! and ‘dresses up' the gateways to Cedar Tureat

) |
Spectal Read Paverment ar
Major Intersections

=T { i
: ‘
i 5' ;¥

37Tm i
" i i
;
!
:
‘ :
|
Ji" = - i
J i : o=
| & ] i ;
— E: ’
L = = — o
Tuwin RSL-350 R3L- 350 on 50 o0 RiL-150 on Round 7
on Waaswort Mount Vernon Plymous Tapered Alummnum

Cedar Street Land Use and Neigborhood Design Plan The Cecil Group with Abend Associates pg 17



Planting
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Issues Summary

& Neighborhood identity as shaped by the character and function of Cedar Stree

. Image of residential areas

. Image of commercial areas

# Definition of residential areas by border design along commercial and landscape buiffers along
highways

. Visual dissonance caused by traffic infrastructure

. Visual integration of large commercial developments

Recommended Actions

1. Interchange Design as Neighborhood Centerpiece called ‘Cedar Center’ or ‘Cedar Crossing’. Capitalize
on the redesign of the Cedar Street interchange with Route 9 to create a neighborhood focal poinr and to
shape zn identity for the Cedar Street area. Use streer and sidewalk configuration, lighting, planting and
landscape elements, and new buildings and commercial redevelopment to accomplish this.

2. Urban Design Benchmarks. Locally endorse specific design
expecrations for the new interchange to: 1) avoid 2 derrimental
impact on the livability and cohesiveness of the neighborhood, 2)
preserve and improve access to commercial and residential proper-
ties, 3) enhance the commercial viability of adjacent properties; and
4) establish safer and more “friendly” pedestrian and bicycle cross-
ings of Route 9. Present these benchmarks to the Massachuserts
Highway Department and work proacrively with them on the design
of bridge, roadway, intersection crosswalks, lighting, paving, street
furniture and landscape elements,

L2

Cedar Street Design. Invest public funds in streetscape amenities for Cedar Streer to strengthen the

residential character and enhance the beauty of the streer. Accomplish this with 2 combination of infra-
structure improvements, including signage, paving and plant-
ing. Increase the impact of this investment by pairing it with
the Town of Wellesley's Public Shade Tree Program and a
voluntary program of residential plantings. Base planr selection

. on a proposed palette of plant types that includes trees and
ornamental shrubs. The Town typically maintains improve-
ments in the public right of way as with other Town infrastruc-
ture. Private property owners typically maintain trees and other
Lmprovements on private property.

In addition, accentuate views of Town Forest and Conservation Areas from Cedar Street with vista pruning,
view-framing plantings, and appropriate fence design.

4. New Cedar Street Bridge. Recognize the design of the new Cedar Streer Bridge as a major opportunity to
create a landmark, to visvally connect the north and south sides of the neighborhood, and to unify the

commercial area around the interchange. Place an emphasis on pedestrian movement and the creation of a
special place.

5. Thel28/Route 9 Interchange. This vehicular cloverieaf is a ‘gateway’ to Wellesley, and to a lesser degree,
the neighborhood. Work with the Massachuserts Highway Deparcment to make 2 statement with signage
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and landscape design and to increase the amount of pianting on State-controlled lands in accordance with

species identified by the Town horticulturist.

6. Corporate Gateway Landscape. Encourage
volunrtary landscape treatment at corporate and
business sites to better integrate commercial develop-
ments into the neighborhood, harmonizing with the
residential and forest landscape.

7. Route 9 Character and View of Open Space Resources. Work with the Massachusetts Highway Depart-
ment to standardize driveway access along Route 9 and to accentuate views of Town Forest and Town
Conservation Area from Route 9 with vista pruning, view-framing plantings, and appropriate fence

dCSlgI’l.

8. Design of New Commercial Buildings in ‘Cedar Center’. Develop design guidelines for any redevelop-
ment parcels. Use the siting and design of new commercial buildings in the area around the new inter-
change to enhance the markerability of the area and to berter define Cedar Street.

9. Establish consistent streetscape design standards and a design palette for landscape and streetscape
elements that provides for some consistency throughout the Town but with enough flexibility to encour-

age a recognizable identity for specific areas.
B. PEDESTRIAN AND BICYCLIST ACCESS AND SAFETY
Background Analysis — Opportunities and Constraints

The most critical feature of any planning effort is safery, particularly of pedestrians. Urban and rural areas pose
very different concerns that have distinct solutions thar are designed to be compartible with each type of
pedestrian and vehicular travel pattern. For example, in an urban or village environment there is typically a
grid of streets each with sidewalks and curbing along both sides of all streets and signals at many intersections
thar are all provided with crosswalks and pedestrian signal phases. In rural areas there is less volume, lower
speeds and less direct control with lights and other devices. The number of pedestrians and crossing points are
much less dense, and pedestrians and motorists must judge safery. Conflict points are designed with this
behavior in mind. However in a suburban setting like Cedar Street, and on a street that has a variery of charac-

teristics along its length, the solutions are not always clear.

Some measures recommended to enhance pedestrian safery ar an intersection may be considered “too urban”,
such as signals designed specifically for pedestrian crossings, and others “too rural”, such as the use of raised
crosswalks or crosswalks with contrasting pavers. In designing for pedestrian and bicyclist safery it is necessary
to select the elements that fit the setting and the demand level in a particular location. Cedar Street has various
situarions within a short distance — suburban residential, schools, business village, and highway interchange.
Pedestrian safery, in addition o being dependent on various types of traffic control condirions, is also influ-
enced by the overall 7

‘sense of place’ of the street. A street thar feels like a neighborhood road will have drivers craveling slower and
watching out for neighborhood activities like children walking to school and children walking berween

neighborhoods.

Recommended actions for Cedar Street must address the corridor as a whole as well as the specific pedestrian
and bicvcle circulation elements as parrs of that whole. It may be necessary to alter general circulation plans tw
account for needs at individual Jocations. Cedar Street was recently reconstructed ro a minimum width of 24",
expanding to 26 and 28" width in some piaces. Improvements included new granite curbing, reconstructicn of
at least 50% of the sidewalks and a new roadway surface. The street does not have an identified bicycle lanc.

[
L

Cedar Street Land Use and Neigborhood Design Flan The Cecil Group with Abend Associates

el
o



[

s N [ Vo F - i - [ Ll T

W als

e ams

L

[REE LSS |

The Bibe Trails and Walkways Commiitiee performs planning for trails networks for Wellesley. While their focus

hes been on the recreational dimension of trails nerworks, of particular concern in this study is the safery and

access to schoois for children and others throughour the Cedar Street area. Cedar Street is used by experienced
bicvclists, however it is dangerous for less experienced bicyclists and needs improvements to accommodate
bicycles in the safest way possible. This study addresses what needs to occur on Cedar Streert to enhance this
role and to make it safer for bicyclists and pedestrians.

Cedar Street is an important north-south link berween the Sudbury River Aquifer (Sudbury Path) and the
Cochituate Aquifer (Cochituate Path), both major east-west regional structures. Realistically bicyclists and
pedestrians will increasingly use Cedar Street as a connection between the Sudbury Trail and the Cochituate
Trails as part of major regional nerworks that are gradually being implemented by neighboring communiries
and metropolitan planning agencies. Cedar Street is identified as a recommended bike route on several maps
and guides including: Metrowest Bicycle Map produced by the Metropolitan Area Planning Council, Boszon
Bike Map, and on Eastern Massachusetts Bike Map.

In evaluating Cedar Street for vehicular and pedestrian safety, the corridor was broken into three segments. The
highway interchange and its adjacent development can have a certain circulation pattern and the neighbor-
hoods north and south of this can have an alternative pattern thar feeds into the interchange area. The inter-
change area can be developed as recognizing the suburban nature of ‘Cedar Center’ commercial area while che
residential segments of the street can be more domestic with narrower sidewalks and increased tree planting.
This approach would be consistent with the expected traffic control measures in each of these areas.

There are several aspecrs of this corridor that need to be included in planning the circulation nerwork. There is
the need to provide access to the two schools at either end of the corridor; a strong connection over Roure 9,
the only grade-separated crossing within a mile; safe access into and our of the neighborhoods along Cedar
Street and a strong network of sidewalks connecting existing and potental new businesses near the inter-
change. This will encourage pedestrian traffic and minimize vehicular traffic berween different uses. Overall
pedestrian and bicycle accommodarions strengthen the residential character of the area, and when combined

with traffic mitigation constitute ‘traffic-calming’ measures.

Issues Summary

. Pedestrian and bicycle protection and crosswalks, especially at problem intersections
. Pedestrian and bicycle safety and access at Route 9/Cedar Street interchange
. Safe school access for pedestrians and bicyclists

Recommended Acrions

1. Walnut/River/Cedar Street Intersection Improve-
ments. This intersection was upgraded recently ro
enhance traffic safery and at that time the Town engi-
neer and the Town’s traffic consultant recommended
signalization. It was not implemented. The current
design favors traffic flows and, to some extent, encour-
ages the use of Cedar Street as a shorr cut, furcher
reducing pedestrian safery. It is recommended that the
intersection design be revisired to incorporate safer
pedestrian crossings, possibly including signalization.

e

a
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2. Cedar/Hunnewell/HastingsfMcLean Intersection Improvements. The Town's tratfic consultant studied
this intersection and it was recommended that signalization
and 2 redesign be considered to ensure safe pedestrian
crossings and to provide safe side streer access, especially ar
peak hours and in relation to the Fisie School. Signaliza-
ton will increase travel times along the main street, a traffic
calming measure that may discourage some through traffic
in the long run. The inirial step is the Preparation of a
Functional Design Keport for this intersection. While a new
entrance to the Fiske School directly off Cedar Sereer may
reduce the importance of this as an egress from the school,
it will not eliminate the need for this Improvement.

3. Entrance to Fiske School Directly Off Cedar Street. Direct vehicular access to Fiske School from Cedar
Street should be studied in the context of overall school site urilization and circulation. This access could
improve pedestrian safery at the school crossing by accentuating the school activity occurring there. Other
access points to the school will not change; therefore it is expecred thar a new driveway here will not affect
the overall traffic flows. The introduction of 4 new driveway might complicate the Improvement potential
at the Cedar/Hunnewell/Hastings/McLean intersection and this should be considered in the analysis.

4. Mid-block Crosswalks Along Cedar Street. Crosswalks should be relocated to maximize sight lines or
relocated 1o nearby intersections where signalization is being considered. Pedestrian links and roures will
be an essenrial part of the planning and redesign of the Cedar Street/Route 9 interchange.

5. School Access. With Fiske School and Schofield School along the Cedar Streer corridor, safe access for
children, parents and buses is very important. Flashing school zone signage and new high-visibilicy
fluorescent pedestrian signs on Cedar Street ar school crossings will alert drivers and cause them to drive
more slowly. Crossing guards are also appropriate given the high percentage of non-local traffic using
Cedar Streer. Pedestrian-relared improvements at Walnut/River/Cedar Streer intersection, at Hunnewell/
McLean/Hastings intersection, and ar the Cedar/Roure 9 Interchange will also provide clearer and safer
access 1o the schools.

6. Bicycle Safety. Enhance bicycle safety by creating wider shoulder lanes (where possible) thar perform like
bicycle lanes. Repainting shoulder lines (eicher farther from the edge of
the street or perhaps wider lines) to encourage drivers to travel closer ro
the middle of the streer will result in more space for cyclists and might
act as a traffic calming measure by reducing travel speeds.

7. Route 9 Interchange. Work with Massachuserts Highway Depart-
ment to ensure safer and more “friendly” pedestrian and bicyclist
crossings of Route 9 as part of the interchange redesign. The state
should consider these issues to be consistent with their recently com-
pleted master plans.

)
()
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C. TRAFFIC MITIGATION and TRANSIT SERVICE
Backgronnd ' Analysis — Opporiunities and Consraints

Recommendations for traffic improvements as parc of the Vision Statemens prepared for Cedar Streer in 1999
specifically focused on enhancing safety and pedestrian access but at the same time not increasing the capacity
of the area to carry more traffic. The vision also emphasized visual identiry and the use of design elements to
provide the street with the sense of a residential neighborhood.

The 1994 Comprehensive Plan recommended a dual approach: make improvements to the transportation
system ro resolve specific issues and develop alternarive ways for townspeople to travel. This assessment
focuses on resolving specific issues along the Cedar Street corridor and how to enhance travel by alrernarive,
non-auromobile modes. It outlined a series of goals that are relevant to Cedar Street. Enhancements to pedes-
trian and bicycle routes, encouragement of pedestrian travel through zoning and land use decisions, design of
streets and intersections with transit, pedestrians and bicyclists in mind, and improvement in the consistency
of traffic and parking controls have been incorporated into this plan, both specifically and generally.

Route 9 dominates the Cedar Streer area neighborhood by transecting it, yert it is isolated from it. The fate of
the Cedar Streer area was greatly impacted “vhen the dec'smn was mad; to provide this grade-separated cross-
ing rather than a signalized, at-grade crossing. Traffic has grown and the travel speeds have increased since this
crossing was built, and the bridge and interchange have proven inadequare in terms of capacity and safery. The
existing layour of the interchange falls below current standards and che bridge needs to be replaced. As a resulr,
Massachuserts Highway Department (MHD) is currently evaluating design options for this work. MHD must
meet current standards in redesigning and “fixing” the current interchange; and simply rebuilding the existing
interchange as-is is not an option. Rebuilding the Cedar Screer bridge over Route 9 along with the interchange
presents the potential to identify the Cedar Street area neighborhood and make it more unique. There will be a
major impact on the neighborhood and local businesses and an important opportunicy for Wellesley to work
with them to develop the design that has the greatest benefit for the Cedar streer arca as a whole

The area traffic patterns that have developed over the years have been based on the capaciry this crossing
provides. Its alignment and connections form the Walnut/Cedar/Hunnewell corridor have made it a conve-
nient route for regional traffic to by-pass Route 128 and take Cedar Street instead. Previous traffic improve-
ments have focused on addressing specific issues but have not focused on the corridor as a whole in an efforrt o
address the overall issues, such as its role as a regional commuter route. As an example, geometric improve-
ments at the Walnut/Cedar interscction enhanced traffic safery for through traffic flows bur had a negarive
impact on pedestrian accessibility.

In addition, the corridor also has become fragmented. The three basic segments are easily recognizable as one
drives along Cedar Street north to south. They include, 1) the neighborhood residential street from Walnut
Street to the Rosemary Brook crossing, characterized by single family homes, residential side streets and the
Schofield School, 2) the north half of the interchange characterized by its lack of traffic controls and the wide
pavement areas of the ramp system and lacking organized land uses, and 3) che segment from the Roure 9
bridge to Hunnewell Street characterized by the neighborhood residential characrcr that is evident south of
Walnur Street bur with a business presence along the ramps to/from Route 9 eastbound. This area is tight and

constrained with many safery hazards and in sharp contrast to the wide open excessive pavement areas north of

Roure 9.

The theory of ‘traffic calming’ is based on the concept that drivers will drive slower and be more alert where
they feel constrzined or where they are confronting potential hazards. This aporodc1 recommended i

Is T
protect the neighborhood environment from through traffic and the visual impacss of traffic infrastrucrure

eds, improve sight lin ¢s, and change the pacs

Traffic calming improvements establish strategies to reduce sp
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and character of traffic movements. While some ‘traffic calming’ measures are designed for roadways with
lower volumes than Cedar Strezt, chere are measures appropriate for Cedar Street and those measures, imple-
mented along with the expected Route 128 widening project south of Route 9, are likely to relieve Cedar Streer

of some regional commurer traffic.

Measures such as neck-downs and contrasting crosswalks — either colored pavements or alternative materials —
might be appropriate for intersection locations. Repainting roadway edge lines is an option along rcadway
segments. Increasing travel times (i.e., slower speeds) and making the corridor more difficult to traverse can
have a secondary benefit of reducing the advantages that make this route a short cut for commuters. Signage
recommendations will be an integral part of this strategy, directing traffic to appropriate destinations.

Successful transit services are dependent on several factors, most importantly the routing and connections of
the system. In evaluating one neighborhood at a time it is not possible to develop such a system. Nonetheless,
the designs incorporated into the neighborhood plans can enhance the implementation of a transit network
and, in this case, develop a sense of place that can act as a focal point for transit operations in the immediarte

area.

Issues Summary

4 Balance berween local and regional circulation goals along Cedar Street

. Redesign of intersections, particularly Hunnewell/Cedar/Hastings/McLean intersection, the
potential Fiske School driveway, and Cedar/Barton Road

. Traffic impacts at Route 9/Cedar Street interchange

. Separation of commercial and residential trafhic

° Incorporate Traffic Calming Measures

. Connecting the residential and commercial neighborhood to local and regional transit services

Recommended Actions

1. Cedar Streer Traffic Control. Implement traffic control changes along the Cedar Street corridor, including
striping and signage to enhance side street access, pedestrian movements, speed zones, etc. Establish a
vocabulary of traffic control elements along Cedar Street that advises through traffic of Jocal traffic safery
concerns using standardized elements (such as speed limit signs at short intervals and possibly textured

pavement at CI’OSSV\’&H{S.

A signage plan should be developed for the area within a town-wide signage master plan. This will ensure
standardization and consistent trearment for different neighborhood areas.

2. Route 9 Interchange. Establish a Town-preferred concepr for structural design of the interchange and rake
an active role working with the Massachusetts Highway Department to shape interchange planning and
redesign before a less desirable design has gained momentum.

3. Transit Service. Cedar Street is not fully connected to public transit. Existing bus routes travel along
Route 9 burt do nort currently stop at Cedar Streer and bus stop structures at Cedar Street need upgrading
in the conrexr of interchange and intersection redesign. It should include bus stops on both the eastbound
and the westbound sides of the interchange to allow easy incorporation into Route 9 bus routes.

Redevelopment plans should include strengthening these locations as part of a pedestrian nerwork.
Redevelopment may provide an opportunity to establish this interchange area as a “destination,” giving it

Cedar Street Land Use and Neigborhood Design Plan The Cecil Group with Abend Associates
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enough of a profile to become a focal point in the local transit system. Service by local privare shurcles
1 k| | 1 . 5 . - .
should be explored as a means w enhance servicss and provide greater transit access for neighborhood
residents particularly residents of the Barton Road neighborhood (some who do nor own cars) and senior
;

citizens throughout the neighborhood.

Traffic Calming. “Traffic Calming” measures should be developed along the corridor to enhance safery
and side street access. The goal is to design such constraints and hazards (in a controlled way) that least
expose pedestrians, bicyclists, and side street traffic but enough to encourage safer and slower driver

behavior.

Traffic Enforcement. Police presence has a strong impact on traffic safery. Many of the streetscape
upgrades discussed above will eliminate many locations where a police vehicle might stop to monitor local
traffic conditions. Therefore, it is recommended that such stopping places be incorporated into the
roadway plans. These spaces can also be used for the unmanned speed monitoring unirs thar are becoming

popular in many local communities.
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D.LAND USE and BUILD-OUT
Background Analysis — Opportunities and Constraints

Wellesley’s many attractions include its wooded setring and the quier areas of residential with minimal com-
mercial infringement. One of the concerns of the property owners in the Cedar Street area is protection of the
integrity of existing residential areas and the containment commercial development in order to accomplish
this. Clearly defined lines berween residential areas and commercial areas wich adequate buffering berween
different uses were identified as important to the residents of the area in the 1999 Vision planning.

There is very little land available for development in the area and thar land
is zoned for residential use, however some opportunity exists for commer-
cial development and commercial redevelopment associated with the
interchange reconstruction. Benefits of additional appropriate develop-
ment in the ‘Cedar Center’ area include the enhancement of Cedar Street
as a residential corridor, the expansion of the non-residential tax base,
additional jobs in the neighborhood, and the provision of services to the
neighborhood.

Commercial Land Uses ar the Interchanee of Cedar Street and

Route 9. The commercially zoned properties and the existing
commercial uses in the area around the interchange of Cedar
Street and Route 9 is zoned Business and Biusiness A. The commer-
cial area has approximately 20 parcels. The assessed valuation of
commercially zoned property ranges from $161,000 to $35 mil-
lion. The area zoned commercial is bordered by Barton Road
residencial on the north the Air National Guard, zoned residential
on the east and single family residential on the south.

Under current Business and Business A Zoning a Floor Area Ratio
(EA.R.) of .30 is permitted and buildings can go no higher than 3
stories. The overall size and bulk of the building is not regulated.
Rerail stores up to 50,000 square feet are allowable. Drive-through

~windows require a special permit. The storage and parking of
motor vehicles, gasoline filling stations are also allowed.

In addition the following uses are allowable with a special permic:
automated or mechanical car wash, motor vehicle sales, body

repair and/or painting, boat, trailers and recreational equipment
sales,dry cleaning establishments where chemical solvents are used,
tool and equipment rental involving outdoor storage, retail sales involving outdoor storage, drive through
windows, retail stores having 50,000 square feet or more.

Some of the above uses would not be compatible with the vision of the neighborhood and the ‘Cedar Center’
commercial area that has developed in phase [and II of this planning process.

Commercial Development at the Interchange of Route 9 and 1-95. Commercial Development at the Inter-
change of Rourte 9 and 1-95 is comprised of two major campuses, Harvard Pilgrim and Sun Life Financial.
These large developments are zoned Adminisirarion and Projessional, allows an FA.R. of 0.4 wich conditions.
Each campus incorporates multi-level structures for employee parking. This development flanks the gateway
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inro Weﬂesiev and the Cedar Streer area and acts as a transition berween 1-95 and the major cloverleaf inter-
change and the residential areas along Route 9. ‘

o

The Barron Road Neichberhood.

Current Conditions. The Public Housing Authority operates this neighborhood within the Cedar Streer area. It
is entirely rented with no home ownership provisions. There are 89 residential units in the neighborhood,
including people with Hatian, Latino, Caucasian, and African American ethnic backgrounds. The Health
Departrnent is currently working with residents on a needs assessment and the results will be available within

the next year.

This neighborhood suffers from the current conditions of the residenrial structures, from poor site design,
from socml and visual isolation, and from a lack of adequate public transportation. Though the beautitul
forest-like setting resules in visual isolarion, it is seen as also positive by many residents. In meerting and tﬂlkmc
with neighborhood residents of Barton Road, the following problems were identified.

. Isolation from public transportation

. Isolation from services, in particular a convenience store, drug store or grocery

. Business district at Rourte 9 intersection \Vlth Cedar is dthcuic to get to and lacl\s uses that serve
the neighborhood

. Barton Road housing structures are isolated by landscape and located up against the highway

. Not all tenants own cars and there is no public transporration. Residents have problems getting

rides to grocery store, drug store, clothing stores, MBTA commuter rail, medical appoint-
ments, school meerings and other public meetings etc. This isolates them from participation
in the life of the communiry, social relationships and, in some cases places an uncomfortable
burden on the other tenants who are called upon to give rides to services, to public transpor-
tation and in emergency situations.

The goals expressed by residents of the public housing include berrter social integrarion with the communiry,
a sustainable and beauriful neighborhood and a housing type that blends into the surrounding neighbor-
hood, access to public transportation, and to see a drug store, grocery store, convenience store or other
services close by.

Proposed Improvements. The Public Housing Authority is planning extensive remodeling of these units and a

transformation of the entire site. The project will be bid May 1 and construction is expected to start in the
summer of 2001. Construction will be slow because residents will be shifted around as the work proceeds so

they are nort relocated out of Barton Road due to the construcrion.
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The planned work inciudes new pirched roof structure, small attached garden sheds, replacement windows,

. . - = 1 e * & ) . . "
ew exterior siding, new heating ana mechanical systems, and entirely new 1neriors, including kitchens and

-y

baths, Existing sheds and f=nces will be removed and new patios and walks added. The plans include new
parking courts perpendicular to Barton Road, street and roazdway improvements including granite curbing
and the existing fire lanes will be converted to pedestrian walkways. Each parking court will get a distinct
species of trees to give identity and distinction and additional plantings and trees will be added throughout

the development.

These changes will result in a street design and site layout that is much more similar to the rest of Wellesley. In
addition the changes to the buildings will produce a more residential character and further remove reflections

of the site’s history as a milirary barracks.

Relationship of Barton Road to Proposed ‘Cedar Center’ Opportunities for new development at ‘Cedar Center’
provides the chance to address the neighborhood goal of essential services and conveniences as well as to
increase the types of jobs available in the area. As ‘Cedar Center’ moves toward becoming a neighborhood hub
and strengthens the concentration and range of uses, It moOves toward being able to support a transit stop,
which would alleviate the most isolating aspect for Barton Road residents, the lack of adequate transportation

and services.

The physical isolation of Barton Road neighborhood will be improved by selecting an interchange redesign
that results in Barron Road intersecting directly with Cedar Street rather than intersecting with an interchange
ramp as it currently does. In addition streetscape Improvements along Barton Road at the proposed intersec-
tion with Cedar Streer that are similar o the improvements along Cedar Streer; such as street lights, paving

and signage; can also be effectively used to berter integrate the area.

The Massachusetts Army National Guard Site.

Current Conditions. This 7-acre site is zoned Single
Family Residential with a 15,000 square foot minimum
lot size. This is the headquarters for the Massachusetts
Army National Guard, and they have occupied the site
for five years following the relocation of the Air National
Guard. The statewide office administration functions are
located here and include 15-20 full time employees n

. offices. Weekend training funcrions occur once a month,
year around, including some classroom training for
abour 40 -50 people ata cime. There are occasional

weeklong training sessions also.

At this time the Army Narional Guard has no plans 0 relocate, however a more intense use of the site 1s
planned with the addition of a new federal program, The Distant Learning Center, for continuing education
and computer training. Itis expected to begin in the next few months. It will offer computer training to the
public at large through night classes etc. Mass Bay Communiry College has used part of the building for

vocational training but they will be moving out in June.

There is 111,000 square feet of paved parking area on the site and a gas tank for vehicle fueling. This signifi-
cant amount of on-site parking ensures that Army National Guard sctivities do not interfere with the use of

the street by the residents. Chain link fencing surrounds the endire site.

The current operation ar this Staze-ownea building does not appear conflict with the single-family residen-
j

rial uses on the street. The Cedar Streert area residents living east of the Army National Guard size may value its
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presence as a buffer between their single-family residential properties and the commercial development and
multifamily residential ro the west, It may also be viewed as protection against pressure to expand commer-
cial office development in the vicinity of Roure 9 or the pressure to expand Public Housing Authoricy

mult-famiiy housing.

None the less, this can be considered an incomparible use with the surrounding single family residential uses
based on the State ownership of this site and the lack of local contrel, its current institutional use, and the
suitability of the building and its potential for other higher intensity institutional uses. In addition, it detracts
visually from the appearance and environmental quality of the residential street it is located on.

Development Opportunities

Development Opportunity. Excess State-owned land in the vicinity of ‘Cedar Center’ Area and the Route
9/Cedar Street interchange is currently unusable due to the configuration of the interchange. The current

configuration of the interchange consumes a lot of land and creartes islands of inaccessible and useless open
space surrounded by freeway style circular ramps. With the redesign of the interchange and the changed
alignment of roadways, there is an opportunity to reclzim a portion or all of the land for open space along
Rosemary Brook. Another opportunity is to use a
portion of the reclaimed land for development that
will improve the character and funcrion of Cedar
Street and support the land use and urban design
goals for ‘Ceaar Cenrer’. This land could support
a small development that conrains a mix of uses
built in a way demonstrates the design future of
Cedar Center. There is little other land available
for development in ‘Cedar Center’ with the
exception of land this might be left over from the

interchange redesign.

Redevelopment Opportunity. Land in the ‘Cedar Center’ Area may transition to a higher and better use

after interchange reconstruction. The reconstructed and redesigned interchange will improve access, image
and visibility and therefore markertability of some key parcels of land that are currently underutilized in and
around the interchange.

The types of uses permitted and the amount of floor area permitted (FAR) will influence the kind of new
development that occurs. Whether the interchange redesign supports easy access for regional users and a mix of
uses or 1s more conducive to back office uses that do not need a street presence or to rely on drop-in traffic. A
zoning overlay district called Cedar Center Commercial District thar has the basic purpose of — “allows for
commercial reinvestment and improvements, while protecting the quality of the immediately surrounding
residential neighborhoods”, as is the purpose statement for the Lower Falls Village Commercial zone but
customized for the Cedar Streer Area.

Development Opportunity. Public Housing Authority land connected to the Barton Road neighborhood
adjacent to the Army National Guard. New residential development might occur on the Public Housing
Authority land berween Barton Road Neighborhood and the National Guard Armory, particularly the area
with frontage on Route 9 with access directly off Route 9. This might include a combination of marker rate
homes and affordable home ownership opportunities with design guidelines to ensure harmony with
adjacent residential. '
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Development Opportunicy. The Hastings Village Site. This acre site along Hastings Road is compy; B
I D - 5 S 5 Prised of five
: S ; : ol ‘
privately owned parcels. A residential development is currently proposed for multifamily housing wich 5 o]
of 52 units and 25% of the units affordable. 30% of the units proposed are two bedroom, two bath. This land
use would define the edge of commaercial development area and provide a transition to residenrial,

Development Opportunicy. Army National Guard Site. Viable alternacives to this institutional use include
residential development, single family or semi-detached homes of 2 slightly greater density but with a level of
design quality that contributes to the character and value of the area. That might meer some of the housing
needs of families and seniors in Wellesley. The replacement of the Army National Guard with new single
family houses could result in approximately 12 homes continuing the surrounding pattern of 10,000 square

foot lot sizes.

This reuse will involve demolition of the existing building complex and evaluarion of the wooded and werland
areas to determine feasibility for development. Any significant stands of trees and ocher habitar preservation
concerns should be identified and the new development shaped accordingly. In general, the woodland charge-
ter present on areas of the site should be preserved and extended to the level feasible as an element of the pey
residential or a natural buffer,

Uses other than residential will be a failed opportunity to improve the character of Minuteman Lane and 1o
extend the neighborhood area east of Minuteman Lane. New homes on chis sice will allow a satisfacrory
transition to the proposed ‘Cedar Censer'— a revitalized commercial area and to the remodeled Barronlp\oad
neighborhood.

Benefits of Limited New Development at ‘Cedar Center’
1. There is the potential to use a new well-designed project to transform the identity, image and function of

‘Cedar Center, resulting in an improved appearance and marker value for rhe surrounding area and thys

entire neighborhood.

! 2

There is the potential o add service uses and enrich the land use mix in the ‘Cedar Center’ commerciy|
area in an effort to function more effectively as a neighborhood center and o eventually generate enoyop
density of use to support the viability of public transportation and/or privately operated shuttle service,

3. Businesses disrupted by an interchange configuration, requiring their acquisition, may have an oppor-
- . . . k] =
tunity to be relocated and incorporated within a new development in the ‘Cedar Center’ area.

4. Better social integration of the Barton Road neighborhood can be achieved by the provision of some of
the services so badly needed by residents, some of whom do not own cars. In addition, flanking Bariop
Road entrance with a new complimentary development and associated Streetscape Improvements can s
better integrate the neighborhood physically and visually.

5. Additional jobs in the area that could be targeted to the residents of Barton Road.

6. A new commercial development along Cedar Street has the potential to enhance the pedestrian experiepce
and encourage walking along Cedar Streer.

~J

New commercial development on land previously owned by the State will be an addition to the non-
residential tax base. If the Town is going to give up potential tax base for open space and pay the costs of
maintaining that open space there are-may be ocher places more appropriate where open space nesds and
goals have been identified in the Open Space plan.
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8. If the area of reclaimed land remains entirely open space it further isolates the interchange area, and

Cedar Center’, and breaks the proposed design continuicy of Cedar Sureet.

9. An appropriately designed new development would be a demonstration project for the other underdevel-
oped parcels in the ‘Cedar Center’ area on both sides of Roure 9. By adding something new to the area
there is an opporrunicy to apply design guidelines and zoning overlay regulations rather than waiting for

existing businesses to redevelop to see these improvements.
Land Use Scenarios Considered for ‘Cedar Center’

Scenario 1. Rezone the ‘Cedar Center’ to Administrarive and Professional District, allowing a higher Floor Area
Rario would encourage office uses and corporate complexes similar to Harvard Vanguard or commercial offices
in Wellesley Office Park. This would result in a 9-5 dayrime use partern with morning and afternoon traffic
peaks as employees arrive and leave work. Those uses would have little relationship to the neighborhood, with
the exception of those residents working there, and without services for those working there it would generate

traffic in and our of the area for all support services.

Scenario 2. Retain the Business zoning thar currently exists for the area. As the interchange redevelops improve-
ments to access and image have the potential to increase the value of the property and a combination of uses
mav result. There will be no assurance that the uses will relate to the neighborhood or that the combination
will avoid rraffic peaks and distribute vehicle trips throughour the day.

Scenario 3. Retain the Business Zoning thar currently exists for the area and place an overlay zone on this use
that accomplishes specific land use goals, including the reduction of traffic volume peaks. This could be
achieved by combining neighborhood services with small-scale office employers and multi-family residential. If
the FAR were to increase to 0.4 it might result in the construction of parking structures to serve developments.

Scenario 4. Rezone the area to allow multi-family residential and mixed-use developments to address some of
the housing needs in Wellesley. This use would provide a buffer between highway activities, commercial and
single-family residential areas and transform the identity and nature of the area. Some structured parking
might be encouraged. This use would not cause traffic peaks at the interchange and would be compatible with

the office uses existing in the ‘Cedar Center’ area.

The most comparible scenario for the area is a well-designed mixed-service commercial district wich rezai,
professional office and service uses. Specific uses would include a branch bank, a small hotel, a convenience
store, a mid-size grocery, dry cleaners, drug store, video store, copy center, child care, health clinic, small
restaurancs, 1st and 2nd class office space. Since the goal is to avoid rraffic peaks, relate to the neighborhood
and provide services within the area for concentrations of employees and residents, homogenous developments
should be avoided. This land use concept for ‘Cedar Center’ would still have an auto orientation but it would

balance it with pedestrian character, convenience and access from the surrounding area.

Issues Summary

e Definition of commercial redevelopment parcels

. Appropriate land uses for key developmenr and redevelopment sites in ‘Cedar Center’

. Zoning and redevelopment regulation

. Barton Road neighborhood identity, image and priorides

o Barton Road neighborhood integration into Wellesley communicy

. Fit berween National Guard Armory and surrounding residential areas

a Lack of a neignhborhood center, attraction or businesses where people can frequent and sociaiize

i.e. coffee shop, café, convenience store

o
oa
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Recommended Aciions
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Overlay District with Incentive-based Zoning. Create a zoning overlay district in the ‘Cedar Cenzer’
commercial area that promotes a balanced mix of uses, and establishes parking lot landscape and site
design standards for all developments. Based on the increased value and potential of the commercial
property in the conext of the restructured interchange, consider increases in the allowable EA.R. o 4 as

an incentve for meeting qualitative performance standards.

Land Use Mix. Tnable a land use mix that complements existing traffic peaks, and is comprised of retail,
service, and commercial office. This should include some new establishments that provide services for the
surrounding neighborhoods and the people working in the area and that can benefit from existing through

wraffic without undermining neighborhood goals for controlling traffic.

Parking Requirements. Pursue the establishment of various parking solutions, including separate ‘shared
parking regimes’ for the north and the south side commercial areas to improve the markerability of the
land, support the incorporarion of 2 new mix of uses, ensure the long-term viabiliry of the area, and

possibly make a neighborhood shurtle service feasible.

Incompatible Land Uses in the Cedar Center’ Area. Support comparible land uses on sites currently
occupied by incompatible land uses, speciﬁcnﬂy the auto dealerships and the Army National Guard. The
auco dealerships have certain non-conforming rights but are prohibited uses since this is a Water Protection
Diserict. The Army Narional Guard is in an area zoned residential. The Seate-owned building is suited to a
variery of uses, including education and health care that may be incompatible with the surrounding

residences and bring larger amounts of traffic onto the dead-end street.

Impacted ‘Cedar Center’ Sites in Conjunction with Route 9/Cedar Street Interchange. Use the inter-
change redesign project enhance the viability of adjacent commercial propertes. The design of the
nge can be coordinated with reparcclization of impacted properties for redevelopment. Take an

intercha
¢ in working with the Massachusetts Highway Department on the interchange redesign to ensure

active rol
; S ;
the optimum potentlal for these parcels.

Aggressive Redevelopment of New Sites. During the new interchange design process, define sites on
Srate-owned lands for new commercial/retail and open space development on the east and perhaps the
west sides of Cedar Street, In working with the Massachusetts Highway Department identify a redevelop-
ment strategy and prepare a Redevelopment Action Plan for in the conrext of interchange design. Ger the
sites rezoned, establish speci'ﬂc design guidelincs for each pzrcel and solicit redevelopment proposals.

Better Integration of the Barton Road Neighborhood. Address the needs for better physical integration of
the Barton Road neighborhood by creating a direct intersection berween Barron Road and Cedar Street
north of the reconfigured interchange, including safe pedestrian walkways and streetscape improvements.

Address the service needs of Barton Road residents by getring a mix of uses in the ‘Cedar Center’ area that
includes some rerail services such as convenience, drug store, grocery, and other uses. Work roward public

transportation and/or privately operated shutte service for the Cedar Center/ Barton Road.

Support the proposed improvement 1 che Barton Road residential structures, associated parking areas, site
circulation and site landscape design, with convenient access to ‘Cedar Center'.
New Residential and Open Space - Public Housing Authority 1and. Evaluare the feasibility of new

residential development on the Public Housing Authority land berween Barton Road Neiehberhood and
- e} . o
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the National Guard Armory, particularly the area with frontage on Route 9 with access directly off Route
9. Consider this in conjunction with renovations and site plan changes planned for existing Public Hous-

ing along Barton Road.

Consider the feasibility of coordinaring development of this site with the redevelopment of the Army
) g ! P )

Nartional Guard site.

9. New Residential and Open Space - Massachusetts Army National Guard. When the opportuniry to
redevelop this site occurs at some point in the furure, redevelop it as an extension of the residential pattern
along Minuteman Lane to the east. The design should address issues of transition to the Public Housing
Authoriry land directly to the west and the Barton Road neighborhood. Access off Route 9 should be
studied in conjunction with Housing Authority plans for their vacant land.

10. Zoning Enforcement. Enforce existing zoning bylaws effecting area businesses such as the auro dealership’s
infringement on the Route 9 right of way. Such zoning infractions detract from the character of the area
and also compromise public safety. Enforce the requirement for a landscape buffer along reconstructed

Route 9.

E. OPEN SPACE
Bczcl%gv‘omm’Ana[_ysis — Opportunities and Constraints

The Cedar Streer area has an extensive network of open space thar extends from the Charles River to include
the Rosemary Brook corridor and the Town Forest. Large parts of the surface area of the Cedar Street neigh-
borhood are in the Rosemary Brook Basin, a major warershed. This is the recharge area for the Rosemary
Brook Aquifer, and as such must be protected from pollution. This area is classified in the Wellesley Zoning
By-Laws as a Water Supply Protection Districs. Specific concerns include salt use along Route 9 and 1-95 and
enforcement of zoning by-laws limiting pesticide and fertilizer use for the protection of Wellesley's groundwa-
ter resources. Most of Wellesley's water supply comes from local groundwarer. There are 2 water supply wells
within the Cedar Street area, the Rosemary Well and the Longfellow Well.

Other open space resources include the Cochituate Aqueduct, built in 1848 to transport drinking water from
Lake Cochiruare to Boston. Today it is owned by the Town and used for drainage. The Sudbury Aqueducr was
built in the 1890’s. Both aqueducrs are designated historic structures used for open space and recreational
activities. There is local concern thart existing levels of prorection may not be adequate to insure their preserva-

tion as integrated and continuous historic structures and recreational resources.

It is imporrant to put this Cedar Street area planning work into context of The Wellesley Open Space and
Recrearion Plan 1995-1999, which was completed in 1994 by the Narural Resources Commission. It addresses

trends and priorirties for the community and summarizes its focus in the following excerpt from thac plan.

“As it faces the furure, Wellesley needs to focus on three aspects of open space and recreation planning: preser-
varion of those open space parcels that are significant because of their size or location; expansion and enhance-
ment of the trail and path system that provides /inkages among open space and recreation facilities throughout
the Town; and a continued provision of the types and amounts of recreational facifities that will meer the needs
of the Town’s residents.”

The Bike Trails and Walkways Study Committee prepared a plan to expand the linear open space links with
walking trails and bicycle routes which is incorporated into the Open Space Acrion Plan. They are in the process

of creating a network of bicycle paths and walking trails ther connecr to bike routes throughour town, Major

(9]
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trends in iifestyle show increases in walking, running and bicycling for health and as an environmencall
alternative to driving. In addirion, Wellesley has a Play Fields Task Force that has been |
soccer and other recreational needs. Sites in the Cedar Streer area
tied at this point as suitable for thar use.

v sound
ooking for sites for
were considered bur none have been identi-

- Rosemary Biook Basin .

~ o .',.?8:

#

Groundwarer Resources

Due to the Town Forest along Route 9 and the Town owned land on the south side of Route 9 west of Sun
Life, portions of Route 9 offer the experience of driving a parkway. Cedar Street

1 2 ]
systems leading to the Town Forest along Rosemary Brook and traver
the intersection of Cedar Streer wich Walnur Streer,

is also flanked by open space
sed by the Cochituare Aqueduct close to

Other issues to surface in discussions about open space in the Cedar Street area include the appropriate level of
resource use, parking and access to serve visitors, and informarive signage. Of particular concern are the Town
Forest, the Town-owned land south of Route 9 and west of Sun Life (at this time the area is surrounded by

residences and has no designated public access poing), and the Metropolitan District Commission (MDC)
open space land along the Charles River Corridor.

Issues Summary

Open space character and function

Optimization of open space for neighborhood benefic

Ciiu
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View protection and enhancement/views from Route 9
Protection of water supply and aquifer

Access to the Charles River corrider

Recommended Actions

L9

=1

Reclaimed Open Space. When the interchange is redesigned, rezone and converrt a
portion of the left-over State-owned land (currently occupied by the existing inter-
change) to a buffer of open space along Rosemary Brook at Cedar Street. Explore the
creation of a pedestrian path under Cedar Street along the brook. Coordinate open
space goals with and development of adjacent new uses to ensure a complimentary

relationship and enhanced open space resources and views from the Town Forest,
Cedar Street and ‘Cedar Center'.

Ouellet Park. Keep Oueller Park as a high priority for implementation of proposed
improvements and strengthen its role as a neighborhood recreation ameniry. Keep
views from Cedar Street to the Litde League Field open and concentrate tree and
shrub plantings to provide shade for parking and specrarors and buffers with the

adjacent residences.

Access to Local Open Space Resources. Expand access to the open space, parricularly the Town
Forest and the MDC land by designating, signing and maintaining a recrearional trail system with
supporting parking areas. Construct an expanded parking area along Charles Street in conjunction
with the redesign of Queller Park to serve the trail access point at that location. Other trailhead
parking is located at River Street and Long Fellow Pond.

Trails Networks. Support the ongoing development of the planned trail networks by the Trails
Committes to ensure that trails networks are creared, signage is 1nstalled, and that they are well

maintained.

Access to the Riverfront. The Cochirtuate Aqueducr corridor, east of
Cedar Streer leads directly to the Charles River. A landscaped park
could be developed here including public parking accessed off the
commercial office park to the north and signage that would provide
direct access to the river. This public frontage offers an opportunity
to give the Cedar Street neighborhood and Wellesley a “doorway” 1o
the river that leads to a connection across the river (sze 6 below).

Linking Both Sides of the River. Explore the development of a link
under Route 128 and over the Charles River adjacent at the

Cochiruate Aqueduct to link open space systems on
both sides of the river.

Hunnewell Fyffe Footbridge. Modify Hunnewell
Fyffe Footbridge to create a direcr access from the
bridge between Washington Street and the Metropoli-
tan District Commission’s waterfront walkway ar
Cordingly Dam, thereby avoiding the disconnecred
roure through private property.
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8. Town Forest. Protect the Town Forest by: 1) halting the degradation of warer quality and vegetation
diversity, 2) protecting the wetlands from runoffs and encroachments, 3) restoring a diversified native
plant and animal community, implementi ng foresr managemenrt pracrices that ensure the long-term
protection of the eco-systemn. Work with the Massachuserrs Highway Department to substituce less
¢nvironmentally-damaging alternatives o salt use on Route 9.

9. Regional Open Space Links. Initiate planning with the adjacenc
communities of Newton and Needham to link open space networks
and trails systems and to creare safe and Inviting access between
them. This includes working with Newton to get safe bicycle and
pedestrian connections berween Quinobequin Road and Washing-
ton Street in Wellesley and across the river on the old Railroad
Bridge to Riverside MBTA Station. In addition, work with adjacent
communities to realize a completed Sex 70 Sex Trail and che full
realization of trails on the Cochituare and Sudbury Aqueducts.

10. Increase Protection of Town-owned Land and the Cochituate and Sudbury Aqueducts. This may involve
zoning this municipal land to 2 Conservation Zone or formally designating it a conservation use.

11. Resource Management Plans. Continue the preparation of action plans for the Town Conservarion Areas, !
the Town Forest and the Rosemary Brook corridor. In addition 1o being important natural areas, these i
areas are also Waterworks lands. They protecr the aquifer below and the Town's water supply and are :
subject to special regulations. Plans should 1) establish derailed informarion on the resources within the j
property, 2) establish goals for the use of the property, 3) create a specific management plan necessary to ;
carry out the established goals addressing the following issues:

& Future maintenance

. Access points

. Level of usage and carrving capacity
. Funding

12. A Resource Management Model. The management mechanisms established by the Narural Resources
Commission should be designed to provide support and advocacy in realizing projects and carrying our
the iniriatives of the various commirrees. The NRC should continue system-wide planning, project
implementation, funding support, grant writing and facilitate coordination with parallel agencies and

other Town Departments.

——
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IV. IMPLEMENTATION

A INTERCHANGE RECCONSTRUCTION URBAN DESIGN BENCHMARKS

This plan recommends developing a design for the interchange thar impacrs the area around it in ways that
serve the neighborhood as well as regional users. The reco nstructed interchange has the potential to contribute
to the area’s sense of place and to work in conjunction with new development to become a neighborhood

centerpiece with an identity as Cedar Cenzer.

The design and reconstruction of the Route 9/Cedar Street interchange is necessary for both rraffic safery
reasons and because the Cedar Street Bridge is in deteriorated condition and in danger of eroding to a point
thar requires thar it be closed to vehicular traffic. The existing interchange is hazardous and confusing for both
motorists and pedestrians. It fails to accommodate critical pedestrian desire lines berween the two sides of the
street and berween neighborhood residential areas and the Fiske School.

The existing interchange is designed to serve automobiles moving between a primary arterial (Rourte 9) and a
residental collector (Cedar Streer) and it carries a large amount of regional traffic. In addition, Cedar Street,
though technically classified as a residential collector, is functioning as a secondary arterial. Commuters use it
25 an alrernative o 128/1-95. Because Cedar Street and Route 9 play a role in these regional traffic parterns, the
area around this interchange will contnue as a highway-oriented environment. Nonetheless, its redesign must
also serve motorists and pedestrians accessing the residences and commercial businesses in the area.

The new interchange design will impact development and redevelopment opportunites. It has the porential to
enhance the value of the surrounding land and set the stage for an appropriate land use mix with additional
new businesses thar serve surrounding neighborhoods. Realization of this goal will require combining vehicular
and pedestrian safery improvements with a comprehensive redevelopment strategy for the area, with improved
access to businesses, residences, open space, and parking and with landscape enhancements to create a memo-

rable place.

During this study the Town of Wellesley has considered its options from the perspective of their overall impact
and potential for the Cedar Street area and is prepared to work with the Massachuserts Highway Department
(MHD) in developing a final interchange design. The following Benchmarks are recommended for use in

working with MHD and in evaluaring interchange opuions.

Benchmark 1. Traffic design elements that address the needs of multiple transportation modes and user

groups. A design is needed that serves the variery of travel methods and users thar are expected, including:

. Through rraffic along Route 9, along Cedar Streer, and the traffic moving from one to the other
. Neighborhood residents both along Cedar Strect and on adjacent neighborhood streets

o Local business owners and customers

° Pedestrians and bicyclists

° School children and cown residents using these community facilities

e Public and quasi-public transic services, either existing or potential new ones

Benchmark 2. Traffic design elements that create a sense of place for ‘Cedar Center’. The selected inter-
change design should ensure thar the safety and convenience of the local users is not subjugated by the needs of
regional traffic. This is an interchange located in a neighborhood, nota neighborhood located at an inter-
change. At the same time there are certain standards that must be mer for safety:

[}

§ The design must, to the extent possible, maintain or enhance access 10 adjacent businesses and to
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. The design must provide safe and efficient access to the residential neighborhoods north and
south of Route 9.
. The design must ensure smooth flows along Route 9 and smooth flows berween Rourte 9 and

Cedar Srtreert

Benchmark 3. Traffic design elements that are at a neighborhood scale with infrastructure that is not
intrusive to the neighborhoed. The interchange design should be based on lower design speeds with the goal
of reducing travel speeds on ramps and on Cedar Street to the extent possible without compromising safery at
ramp junctions with Route 9. Lower speeds allow the construction of less intrusive infrastructure. The follow-
ing should to be evaluated:

. Street and ramp widths

. Turning radii

. Continuity of pedestrian flows across the bridge over Route 9, along Cedar Streer and into and
out of adjacent residential and business areas

. The accessibility (vehicular and pedestrian) and visibility of open spaces

. The location of transit stopping points and routes

. Overall paved surface areas

Benchmark 4. Interchange redesign compliments entrance to Barton Road. The interchange design options
will be evaluared to ensure that the new configuration results in an improved access to the Barron Road
neighborhoed, directly off Cedar Streer, avoiding isolation of the neighborhood by the interchange configura-

tion as it currenty exiss.

Benchmark 5. Pedestrian and bicycle safety and access. The interchange design options will be evaluated to
ensure that the plans specifically include elements that enhance pedestrian and bicyclist safery. This is particu-
larly imporrant since Cedar Street serves as an important link berween neighborhoods north and south of
Rourte 9 including school children moving to and from the nearby schools. As the only non-at-grade crossing
of Route 9 available for pedestrians and bicyclists the design of the interchange must specifically include
features thar address this need. In addition, access to the commercial properties in the area by both pedestrians
and bicyclists needs ro be convenient. People who work on the north or south sides of Route 9 in the Cedar
Center area should be able to easily access businesses and services on the other side of Rourte 9 withour using

their cars.

. Safety and clarity of pedestrian routes across Route 9 for school children and others

. Safery and clarity of pedestrian routes across Route 9 for employees and customers in the com-
mercial establishments around the interchange

° Bicycle accommodation and safety at the new interchange

Benchmarre 6. Redevelopment opportunity sites are optimized. The existing interchange occupies a signifi-
cant amount of land on the north side of Route 9 due to its exaggerated cloverleaf design. Each of the design
oprtions for the reconstructed interchange will have different areas lefr over for redevelopment or open space.
These ‘left-overs' may offer important opportunities for a minimal amount of appropriate new development in
the interchange commercial area. To the extent possible the town should have a plan in place for a variety of
possible parcel shapes and sizes thar are by-products of the reconstrucrion.

. Open space buffer provided along Rosemary Brook on reclaimed land resulting from more
efficient interchange design

» Redevelopment sites along Cedar Street resulting from more efficient interchange design

. Mutually agreeable arrangements berween the Town and the Stare to facilicate the use and/or

redevelopment of excess state-owned land
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Benchmar? 7. The interchange redesign project benefits existing landowners and businesses. Evaluate the
markerability and potential of the business-zoned land parcels based on the interchange design, including the
degree to which the interchange design supports desired land use goals. The function and appeal of the
interchange from a marker perspective will determine the level and type of investment that is made here. Easy
access, convenient parking and good visibilicy favor businesscs that require quick in and out such as rerail and
service businesses. Such businesses will have a two-tiered marker char includes neighborhood residents and
employees who approach by multiple modes of transportation including on foot, by bicycle and by car; and

regional traffic.

Benchmark 8. Interchange design realizes urban design opportunities. Overall, the image of Cedar Streer
should be substantially improved by the design of the interchange. This reconstruction should be seen as an
opportunity to upgrade the area and make ‘Cedar Center’ a cohesive commercial area, Evaluate interchange

design options based on urban design goals that include:

° New development sites frame Cedar Streer,

. Encourages pedestrian activity

. Accornmodares access to commercial and rerail parking
° Addresses open space views and open space access

. Incorporares landscape design features

Benchmark 9. Bridge Design has landmark qualities. There is an opportunity here to tie the north and south
segments of Cedar Streer together with a bridge that acts like a “belt buckle’ visually, connecting rather than

dividing.

Benchmark 10. Good value in return for project costs. The cost of constructing each of the interchange
design options will vary based on roadway configurartion, length of new roadway construcred, changes o
alignment of Roure 9 and Cedar Streer, bridge design and location of ramps and business access. Related to
these costs is the construction staging plans under each option which will effect how long the existing crossing
might be closed for construction. The costs have to be evaluated relative to roral costs and the costs that might

have to be borne by the town.

Benchmark 11. Property acquisition cost. Each interchange redesign option requires some property acquisi-
tion. The cost of these acquisitions and the associated demolition and the loss to tax base will play a role in
determining which interchange concepts are feasible and which are not. An associated consideration is the
usability of any of the parcels after there reconfiguration for the interchange. If they can be redeveloped or
combined and redeveloped for new uses, that is a value that offsets parc of the cost.

B. QU TLINE FORZONING OVERLAY
A Neighborhood Center District Overlay or zoning categor could be developed to accomplish the following:

» Encourage adding mixed uses to the ‘Cedar Center’ commercial area, combining residencial and
non-residential uses that reflect historical development patterns and scrve the surrounding
neighborhood. Allowable uses might include a convenience store, restaurant, flower shop,
video store, copy and printing shop, bookstore, dry cleaners etc. Professional offices could
include real estate, medical, dental, insurance, travel agencies and similar services.

. Prohibited uses might include commercial office uses larger than 5,000 square feet of gross floor
area, uses with drive-thru windows, gas stations, fast food restaurancs and ocher highwa}’
oriented businesses,

T o I ] o 1
° Limit the number of curb cuts.
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® Regulate the size of individual developments, commercial 2and muld- family residential

- PmuIa te the bulk of individual buildings in order to address neighborhood scale issues and
encourage a diversity of uses

& Provide greater access to the commercial area that are pedestrian friendly and less dependent on

the automobile

. Establish minimum design standards for buildings and signs with a focus on scale, aesthetics and
a cornpatible mix of uses

® Encourage pedestrian-oriented commercial enterprises and consumer services

° Promote site plans that highlight buildings and landscape areas and minimize the i impact of large

areas of parking.
. Provide zoning incentives to encourage a neighborhood oriented commercial development

C. IMPLEMENTATION FRAMEWORK

IMPLEMENTATION TABLE
Infrastructure Projects | LocalLead Agency |Time Frame VYears | Cost [ Notes
! T--2 2u5|::--10|10+ LT H i
1 CecarVizinulRiver Street niersaciion Engineering ] T i
2. Cegar/Hunnew el Street Niersection Enginesring X 5 |
3 Cedar Slreetscape Design + Construciion Fanning/Enaneering X B3 x 1 i3
|4 Cedar/Roule 5 Miercnange Desian + Lons ruston Pannna/Enginearng ! X i S Cccal snare ony
5 Route S Niersections/Croscw alks Engineeriro ] | 3
G SchoolCrossw axs Engineerng X v |
!r, Ceaar Sireel Réstrping Engineering X 3 i
& Cedar Tireet SignagerTraffic Corrol Eemens Engirzering X T
& Coen Space Restoraton al Kosemary Brook/Ledar Naturai Resources C X S I
10 Trails Signage, Maimienance, Liean-up Traiis Commates/NRC 1< 3 Human resources
17 Cueliot Park Reconstruction and Farking INaturaT Resources C X ] | Budgeies
T2 Hunnew el FyiTe Footbridge Modiicaton Trais Commitiee/NRCINOT X is \ WOT granviocar mach
12 Fever Crossing Unaer 125 irans Committee/NRC/VEC X | I |
74 Hiver Connection a1 Cocnruale Aouecuct Flanning Trais Com/NRCIWDC X [ I ] 5
15 Redeveitpment and Prooert, Acquisiion Planning/New Redé\ eloomeni Erty X | S
’ |
Study/Plans ‘
1 wommercal Design Guidelines Draft Hanning X | | 5
2 Zoning Overiay District Lraft Fanning o | i g T
3. Parcelizauon/Property Acquisiion Plan Fanning X X | 3
[4 Cedar/Route & htercnarge Fan F’iannmg.'Englneenng‘ X X I ¥
5 Residental Development Feasibity Study Puplic Housing Authori, X 3
& Rescurse Mgmt. Flan - Tow n Forest Natural Resources C, X 3 1 Budgeted, Ongoing 7
7 Resource Mgmt. Flan - Conservation Area Nalurel Resources o, X 3
B Resourse vani. Fan - Mk, Riveriront Land Matural Resources C /NDC X 3
Organizational Tasks ™~ S i ' |
“; Form Redeveooment Entity for Cedar Center /fiea Tow n Board A i | 5 ]
2. Auto Dealersnip Enforcement Engineerng/Tow n Goard X i 3 { {
3 Structure to Trpiement Regional Trail Connections Traus Cormmitea/NRT X | § _I
4. Residents Organizaton, Veluntary BulTer Fanting jLecal Gargen Clups/Org X | 5 W‘
[5 Transt Planning, Agency + Mivaie Sector Coora |F\annmg i ‘ 3 | J

D. TREE PLANTING PROGRAM ALONG CEDAR STREET

The goal of the Public Trees and Public Shade Trees Planting Policy is to provide public shade trees along the
major streets of Wellesley. A major goal is the perpetuation of a canopy over residential streets. Since Cedqr
street is a major Wellesley street and a residential street with a goal to accentuate its residential character, it is
an excellent place to urilize this Town program. A A limited amount ofpubllc money is available for tree planting
and replacement on either public or rivare land along streer corridors. Home owners in the Cedar Streer area

i ~ ) P @
can 1mprme I.Llﬁ FSS]O’SD[JB_E Chdl’?xCI&“ (;f oeqar atreer D, Tﬂﬂ_Kll'l:':-; ree pl?ﬂ[lﬂg requests where trees ara missing
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along the entire length of cedar Streer. Clustering flowering species at Cedar Street intersections with the
smaller residental streers will reinforce che design conceprs in this plan. Application to participate in tnis

s = ; e om o - < 1
program should be made to the Narural Resources commission. In addition, The Department of Public Worls

hias a Park and Tree Division.
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