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i goals, strategies and actiots enable the Town and allrea
. Plannmg Context stakeholders to réalize and reinvigoratethe areato once

The Tow of Walpole is a mature New England Town. MAPC again become a vibrant, live, work amday environment for
characterizes these communities as those with a-usggdwn the entire community.

center or downtown surrounded by compact neighborhoods, .

with conventional subdivisions elsewinetiee community. These ~Location and Study Area

towns tend to have large amounts of vacant developable land, As shown within the red line in Figure 1, shely area
and new growth tends to come in the form of new subdivisions.jdentified by MAPC and the Towiocuses on the Iger
In some cases, these towns have experienced revitalization ofjowntown and includes theMain Streetspine and Town

their town center. CommonTown Hallthe Libraryand vicinityand the Commuter

Downtown Walpole today ctinues to serve as the center of Rail Station and mikomplex All areas are within walking
Walpole civic life with the Town Hall, library, post office and distance to the commuter rail station, which is a major asset for
other Town facilities located in an almost carlikesarea off downtown.

of School and Stone Stree&milar to many other suburban
towns, the area lost much of ifsrancy during the second half | € Plan Process

of the 20" Century, as retail development shifted from The Walpole Downtownplan hasbeen conducted iseveral
downtown locations to larger, awutoented, singleise phases. The fist phase involved an analysis of existing

| Legend

shopping centers along major highways, includinpmm z A T :
locations just north of downtown. Thus, although [ Figure 1: Downtown Study Area i/ - : ;j\%“% g ety
Streetis lined with storefronts and provides Mag=———sm 7 = 4 ol o] L :
neighborhooebriented retail and services; the m ' \~Q,% b / WA Dawy S
could be improved to better serve and engage t 0 8 € 'y ~ 4 : | P ——
community. g X , s : y U N Paces
: \ > d ' Commuter Rail

T Station

Roads

All Open:Space

And dthoughWa |l pol efs Do wsom®
reinvestment over the last decade, the area has
reached its fullpotential despite many initiatives
intended tofurther enliven andpark development
Further, wh new development proposed adjace
to the MBTA commuter rail station, the Telnhe

time was right to conduct a comprehensive studj
the entire downtown.

Thus, e purpose fothe Walpole Downtown Actiorgsss
Plan wago better understand the current context |EZe88 /) R >
the downtown area and to identify a strategic set | ! OREO W\ ...... ,
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conditions, existing land use and zoning and other criteria to
inform the overall planning process. Next a generatketa
analysiswas performed to better understand the potential for
new residential and retail development in the downt@wn
including the number and types of residential, and the amount
and types of stores.

All existing conditions work was then presented at aidPubl

Open House meeting in April, where over 60 people gathered

to comment on the information, Il denti fy downtownodés strengths
weaknesses and opportunities, and to begin to set priorities and

development preferences. This feedback helped to inform the

goals, strategies and actions highlighted at the end of this

document.
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their sizeThusif more households are projected, more housing
units are likely needed, or vice versa.

ll. Current Conditions

According to projections, the number of households in Walpole

A. Demographic and Socioeconomic Profile is projected to increase by 23%, ovughly2,000 households
by 2030. The rajority of growth will behauseholdfieaded by
Population and Households persons 55 and older (2,239 more households). Young

: . . , professionabged households are also projected to gr(®20

As will be discussed laten this documenthere are few more households). At the same time, the number of households
residents withithe Downtown Walpole Studye, thus fothqs heaced by persons 35 to 548 those most likely to have

the study analyzed population and socioeconomic conditions forqpijdren living at home and preferring larger single family

the town as a whole. homes) isprojected to decline

Population Figure2: HHChangeby Age of Householder2010-2030
In recent years, Walpole experienced modest population | ., o
growth. Between 2000 and 2010, population increase 3%, or ! 4,314

3,934

just under 700 residentsThe greatest growth was in persons | 4,000 T

35-54, which increased 35%. This age group is most likely to
have children living at home, thus it is not surprising that schogl 3,000 Y B
aged children increased by approximately 4% or 250 children. 2000 1 7971922 _ |
Additionally, the populationver 55 also increased significantly ' o1

0 it doubledd and those over 65 increased as well. 1,000 799 |
Looking ahead; population is projected to increase 12%r o J . . . .
over 2,800 residents over the next 20 years. Significantly, the 15.34 35.54 55.64 65+

population is projected to age significantlgonsistent with ®2010 ®2030
regional trends. Specifically, epons 55 and older are

projected to increase by 52%, or nearly 3,500 people. At the This changindnouseholdcomposition will have a significant
same time, people 354, and children 18 and under are impact on the type of housing units needed to hoxisting
projected to decline. Interestingly, younger adults3@bare and future residents. Oldéouseholdersften prefer and seek
projected to increase by 17%, or 536 people. out smaller homes or units in Afatily structures that include
amenitiesare more easily accessible (e.g. single story, elevator
access), and thare easier to maintain. Rentatits are also
increasinglymore attractive to thigopulation. Interestingly, the

same type of housing also tends appeal to younger
households headed by persons 2G 4 (OMi )] I enn
particularly when in a walkable, transiijacent environmesit

Households

Understanding future household trersdsnore important than
overall population growtkvhen considering future housing unit
needs. Eeh household resides in one mgusinit, no matter

Walpole Downtovn Action Plah3



Younge households without children also tend to have more

expendable income to support local establishmewpisnidwn Table 2 Educationahttainment, Perag 25+
Walpole has an opportunity to capture these households to el Norfolk State
create a more dynamic and successful downtown environment. County
Some High School 6% 6% 11%
Income High School Diploma 22% 22% 26%
0 0, 0,
At over$92,000,Wal pol eds mehigheathan that c o iome_ColIege 18% 15% 17%
. oo ssociates 8% 8% 8%
of both Norfolk County and the State. Its median family income , :
. ) N . . Bachelor's or Higher 47% 49% 39%
is even highei$110,000. On the flip sidemedian notiamily _
. . . . Source: ACS 2002013
incomse (e.g. single personsy much lower at just under
$44,000.
Table 1 Walpole Median Incomes B. Land Use & Zoning
Walpole NC%rJ?IItl; State Proper &nd useplanning and zongare essential to the future
Median Income $92397  $84916  $66.866 success of Downtown Walpole. They are alsbthe same
el Tl T e $109’206 $108’943 $84’900 Land use reflects these of a land parcel at any given time.

Land use planning guides the type of use desired for a location
in the future.This can include residentiabmmercial (retalil,

_ office, etc.), or industrial uses; municipal or institutional uses,
Walpole has more households earning over $100,000 and open space and recreation, vacant land, and maaming, on
fewer houskolds earning less than $25,000. Most significantly, the other hand, is thegulatory tool thagllows for the desired

Median NonFamily Income  $43,982 $45,415 $38,862
Source: ACS 2002013

there are more'niddle'income_hOUSGhOldS earning $50,Q@0 future use by regu|atingvhat canand c a é built on a
$99,999. The key takeaway is that Walpole as a whole has  parcel of land in the future, including all allowed uses, the total
significant buying power faetail goods and services arfdr amount of development, the massing, the height, the open space

housing expeditures.Attracting downsizing householders who and parking requirements and more.
are still in the workforce, along with younger households with

more expendable income, would bring additional spending to Therefore, bfore recommendations for futdesd uses can be

the downtown area. made,i t 6s i mportant to understand I
_ _ within a study area, and what can be built according to zoning.
Educational Attainment Should future development types not be allowed, or should

undesirable building types be allowed, changes to zoning may

Wa | p o Iredafively high incomes reflecteducational be recommendetb achieve desired results

attainment levels, withearly half of residentsholding a

college, mst er 8 s, or pThisfs eomparablenta | degree
Norfolk Countybut higher than the State, where fewpersue

higher education.

4| Walpole Downtown Action Plan



Land Use as these uses are strong anchors for a downtown atéay
draw people on a daily basis.

Residential Uses .
Commercial Uses

Residential density is essential to the success of a Walkable’l_and uses along Maiftreet, particularly the southernend,

amenity rich, active downtown environment. Local residents in a : : : . .
downtown not only bring activity to an area, they bring include primarily downtowariented retail and mixed use

spending powelTheyare a critical consumer base, particularly structuresn a pedestriandoriented environmentThis includes

in suburban downtown environments, as tiagyonlysupport everything froJm a f)lzza shop, to sit deuimllQng estabI|s~hment?\| t
establishments in hours outside of the @orkday, they ((atce -9 alapenoos, avenos €s
support businesses weekends. :

North of East Street, however, the area takesaomore
suburbanauto-oriented feel withstripmall commercial and

large surface parking lots. This is among the most underutilized
land within the study area given its location in a transit

Currently, lowdensity, primarily singlamily residenéll uses
make up the majority of lan@round the downtown study area
and there are few residentiaises within.itAsshown irFigure
3, thereare a few singlefamily structures along the periphery
of the study areaalong Stone and School Streets, and

there are a few mixeduse buildings along Mai Figure 3 Downtown Land Use

Legend
Downtown Study Area
¢ Parcels
W Commuter Rail
T Station
Roads
LAND_USE
<7 1-3 Family
@@ Multifamily 4+
4P Retail
o Office
o Mixed-Use
&7 Auto and Industrial
&7 Industrial
¥ Public and Institutional
¢ Parking Lot
@ Open Space

|

Street. There is not a concentration of higher dery "~
housing rental or condominiuththat is often found
in downtown environments, and which is neede
support a more robust retail environment.

Greater restlential densities would better support
more activedowntown environmedétthere would be
more spending in the ared and provide more
housing options in town, particularly those looking
smaller housing units like seniors and Yo
professionals.

& Vacant Developable
#® Transporation
# RRROW

0 0.05 0.1

Ingitutional Uses

Notably there is considerable publicly owned a
institutional land. This includes the Town Hall,
Library, the Police Station, the Town Common, but##
institutional uses such as churches and the old
Office. This is an advantager Downtown Walpole,

Walpole Downtovn Action Plahb



adjacent, walkable, downtowemvironment CentralBusiness District Zoning

Industrial Uses As jhown in géay, the mﬁjority of thehar$a and ]'Ehe focu?j of this
o . S L study, is zoned aSBD. This area is the focus of our stlitg.
And while industrial fal, which is shown in light and dark ., .n556 of the CBD zone is to provide for a center of business
purples looks to be significant, the majority of this land is ity that is accessible by pedést travel, to provide a
actually occupied by commercial office uses, most notably at center for municipal, and clilltural activities, and to act as a

the oWalpole Stati otanttB mentione s § 4 a‘?k’hﬁd%ﬁmbo‘l’of the kolP ©
workers in i3 complex are a treendous asset for a smaller '

downtown like Walpole. Tlebring in additional spendingnd The key finding is that the CBD is that it already incorporates
can potentially help to support downtown businesses. many of the best practices needed to create an active mixed

: use downtow. For example, it allows the followingaisight,
Zoning meaning these uses can be built without a special permit as long

as the proponentds project fits
requirements detailed in the zoning ordinance.

Allowed Uses (CBD)
Mixed use commercial (retail or office) with upper floor

) / Z residential development is allowed in
the CBD, up to 5 stories or 52 feet.

3 J/\j Currently, there are structures that go
oo S
e

%L up to 3 stories in height. More is
A allowed.
f Retail and professional service uses

you wantto see in a downtown are
also allowed. For example, general

— — T — retail like clothing shops, convenience
k/ = H l >ﬂ stores, hobby shops, along with banks,
A\

The study area @ompasses two zoning districts: Central
Business District and General Residence.

/J -
N Figure 4 Downtown Zoning

—

medical and professional offices (e.qg.
Legend attorneys, accountants, .tc are

il @ pomomsuaie - allowed as of right up to 10,000 sf.
% Commuter Rail } Restatants are also allowed as of

@ Station

Suater - right. Even creative artisan uses are
All Open Space — allowed as a secondary use.

Zoning Districts
&H Central Business District —~

\ 48 Industrial District
>\\ 7 Limited Manufacturing

77 General Residence District ¢

o Residence A District
=
S A AR AL



C. Transportation Circulation& Connectivity

Transportation is crucial to the economic stremgtisuccessf

a downtown In particular, a efficient, multimodal system that
includes automobile, pedestrian, bicyale impotantly public
transit is neded to ensure businesses and customers are well
connected.

Prohibited Uses

Just as important to what is allowedhizoning district, is what

is not allowed. Once again, the CBD includes many best
practices. Most notafl retail and office uses larger than
10,000sf are not allowed.Thus, medium or blopx retailersd
which typically are set back far from the roadway and include
massive surface parking lotsare not allowed in the CBD. Public Transportation
Further, automotive uses like repand gas stations are not

allowed, nor are most industrial uses. Pubic transportation options in downtown Walpole are robust,
. . . . particularly for downtow in a more suburban community, with
One use that is not allowed in the CBD is -fadiily only commuter rail and bus options that connect thex dece

residential, even in the periphery of downtown. This creates an surrounding communities and Boston.
impediment to a thriving downtown as more residential

developmenand the spending power of households that would Ccommuter Rail

live in it, would better support existing and potential future
retail that is desired in the area (and which will be discussed
later in this document.)

Walpole is a Zone 4 station alongh e MBTA Commut ¢
Franklin line, which provides service to jobs and -cultural
attractions in Boston via Ruggles, Back Bay, and South Station.
General Residence District There are 17 dailyinbound trips, and 16 outbound trips. Trains

run roughly every 30 minutes during inbound and outbound rush
hours, and once every 1 to 2 hours duringpetik hours.

Travel to and fromSouth Station is approximateh minutes

with a oneway fare of $7.50.Monthly passes are $239.00.

The General Residence (GRtist) provides areas for high
density, single or multifamily residential land use, public; semi
public, institutional and recreational uses and professional
offices compatible with low density, residential land uses, and
to provide a transition area bewen single family residential Commuter parking is available in several MBTA lots around the
and commercial or industrial land uses. station for $4 per day.

Although it states multifamily residential is intended for these g5 service
districts, it is only allowed by special permit, and must meet
several requirements, including a minimum lot size d®B6{0

(or threequarters of an acre The structure also requires a
minimum 50 foot buffer from any single family residence. Thus
it is quite limited.

In addition to commuter rail, tMBTAoperatesbus serviceo

and from Walpole The 34 busconnectslowntownWalpole
residentst o t he Forest Hi | I's Or ang:
'Jamaica Plain neighborhood. The route also connect residents to
shopping and job centers in Norwood, Dedham (including

Within the study area, this includes land holding the Town Hall, Legacy Place) and mor&he route provides an alternatite
the new public library, an8tone Fiel. the commuter rail foome.

Walpole Downtovn Action Plah?7



Automobile Transportation

Wal pol eds downtown is accessi
also known as Main Street. Rodi#® is a regional roadway

that links the town to surrounding towns like Foxborough,
Norwood Dedham and Boston, and runs essenpaligllel to
Interstate 95 and Route Traffic generated byRoute 1Ad

even during congested hodrgs important to the future success
of the downtown area.

Because Downtown Walpole is a suburban downtown, and is
unlikely to support residential densitreeeded to solely support

a thriving downtown environment, capturing Route ltravelers
attentiond and their spending is essential to the future success
of the downtown.

Parking

Parking availability and convenience is crucial to the success to
suburbandowntowns. Once again, Walpole has implemented
many best practice parking policies, not only to capture
shoppers, but to encourage development.

Parking lots along Main Street is behind structures, with large
lots on both sides of the street. This previdemple
opportunities for customers to park once and walk, and this
keeps the focus of Main Street on pedestrian travel and store
visibility. This is a best practice. Another best practice is
wayfinding signage which directs drivers to parking. This has
also been incorporated into the downtown.

In general, business owners said parking was plentiful
downt own; however, some noted
know where the established lots are located, and that northern
portions of downtown closest to tbemmon are a bit far from

the larger lots. (See Retail Mark&nalysisections for more on
parking.)

8| Walpole Downtown Action Plan

Connectivity: Downtown and Commuter Rail

Connective corridors in Downtown Walpole are not
attractive, intuitive or @l maintained. For example, the
approach to and from downtown from the MBTA station
not appealing, and there are some public safety issues.
shown in the above diagram, chain link fencing is
unattractive and uninviting. There is no wayfinding signa
pointing pedestrians to the downtown core. Key pedestri
crossings are dangero@shey are poorly marked or
crosswalks are extremely faded. Sidewalks along East
Street (to the left) are not contiguous, with gaps and larg
curb cuts breaking up the pediésn environment. Further,
sidewalks along Elm Street, the most direct connection t
Main Street, are narrow, lined with inactive uses, and
feature unattractive lighting more appropriate for a
highway than a downtown.

A more dynamic, attractive, welaimtained, and lively
environment would better connect the MBTA to the
downtown.

donot



Pedestrian and Bicycle Environment

Successful downtowns typically offer a strong pedestrian
environmenith well maintained sidewalks, quality signage a,
lighting and more. These amenities all@sidents, shoppers
and workers tanove about easily on fodtboth day and night

0 to support local business activity.

Although Main Street for the most part provides an inviting =

pedestrian environmentith wide sidewalks, some attractive
street furnitureand recent improvements like new sidewalks,
brick finishesetc, other areas require significant improvement.

In particular, sidewalks along Main Street near East Street are

too narrow, and pedestrian connectitmshe MBTA commuter
rail station are not intuitive to or from downtown, and many are
unattractive, poorly maintained, and can feel unsafe.

area, it is essentially disconnected from the downteuaich

pres_ents a challenge to ‘?‘Ch'e"'”g a more InV|gorate_d downtown Recent improvenenalong Main Streehave improved the pedestrian
environment. Part of this is due to the Station Mills complex,enyvironment in downtown, but more work is needed.

which serves as a barriérvisually and physicallg between

the station and the larger downtowim. particular, with most
commuter parking immediately adjacent to the station, away
from downtown, the vast majority of commuters park and ride,
and do not take advantage of downtown establishments.
Additionally, pedestrians have to walk around the mill to get to
and from downtan, and there is minimal signage or
wayfinding to encourage pedestrians to enter downtown.

Bicycle Facilities

Bicycle facilitiesre lacking in the downtowm fact, diring a

site visit, no specific bike amenities were noted. Theraaare
bike lane or sharrow markingsn any roadways, not even
leading to the commuter ragitation To fully maximize the
downtown environment, and encourage all modes of transit,
bicyclists must be considered in future roadway improvements.

Capturing more commuter spending would help to enliven |5 harticular, local comtess who own bicycles may be more
downtown, as more spending would support a more active and |ikely to ride them to the commuter rail, and/or to local shops

successful business district.

and restaurants, before, after or during rmymmuting hours.

In summary,obust pedestrian and bike facilitiemust be
prioritized for downtown to be sucs@d. This would not only
make the area more attractive for existing residents and
commuters, itould also appeal to prospective residents from

Walpole Downtovn Action Plah?9



urban locationseekinga suburban setting that offersany and when placed in locations near local businesses, can increase

city-like amenitie® namely shop, restaurants amdnsitd that consumer awareness and spending. Locating emen a small

only awalkable downtown can provide. oned would draw more people to the town center, or offer a
recreational amety for young families who may be interested

D.The Public Realm in living in or within walking distance to Downtown Walpole
and its walkable downtown.

Open Space Additionally the Neponset River, is a missed opportunity. The

river runs through the downtowpartially through a culvert
under the Station Mills Compl&a unique, historical amenity
that has a storyThe riverand its history could be highlighted
more through better desigpocket parks historical displays
etc.

Accessiblewell designed and thoutjblly programmedopen
space is important in downtowns. Open space not only provides
places for recreation and community gatheringlsib helps to
attract people to live in the area.

The study areehas severalopen space amenitieshd Town . L .

Green serves as the downtown open space centerpaue Further, mproved coordlnatl.on with downtqwn mgrchaots
hosts numeus events throughout the year including summer PEtter market themselveduring eventsheld in public open
conceta nd t he we darkeySioReaFielt evhich sits spaceswould benetfithe local business community. It was noted
between Town Hall and the Main Street retail spine includes

recreational fields, is an important Town gathering space. It A River Runs Through (and Undemeath) |
plays host to the annual Town Day and July fileworks _ _ _
displays. The Neponset Riveras once thé&feblood of the community,

N N _ providing power to local mills and building the communities ea
In addition to these amenitiespvehtown connects to walking econom. Today, the river appears lost in the mix. Little

trailsaround Memorial Pond justross from Town Hall. Recent
investmentdn particular the bridge over the Spring Brook, Greater emphasisouild be placed to reconnect the downtown to

better connect downtown to these recreational amenities. theNeponset River and once again make it a centerpiece of th
) community. This could include small parks, historical markets,
While downtown open spaces are used, and dtraat

residents and visitors to the downtown, they could be better
designed, utilized and programmed to enhance the overall
downtown living environmelnt.particular, Stone Field could be
better maintained and become more visually appealing and
offer moreactivity for town residents. It could be better utilized
as a community assets. And while the Town Common is attractiv
and well maintained, it lacks a feature for daily gathering. For
example, there is no playground for children in the downtown
study are. Playgrounds draw families to an area year round,
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t hat the Town does ndduringpevents r i and zoe drivers @a they lpass byohamnges et the signage

and many @ n 6t s berefit @herny they are heldFor ordinance are needed to better allow merchants to be noticed
example, by holding Town Day in Stone Field and not by pedestrians and drivers. It is also essential that visual clutter
i ncorporating Main Street i n becenfdrckede Madyatgmp@ary sigsmany smply fapedantp h  r ¢

closures or other sidewalk events, the Tovisses a key store windows and doofsvere noted during site visit.
opportunity to promote not only its local businesses, but the

overall curb appeal and convenienaé is very walkable In summary, although there are many strong elements in the

downtownd including successful restaurants and retailers, nice

downtown. open spaces, and strong zonihthere are also several issues,

Signage most notably a lack of residential, poor connecti@ms]
problematic regulations around signage, and several retail

Wedve already touched upon t hvacanciesportance of an inviting, w

maintained public realm in the pedestrian sectind open
space However, the public realm extends beyond the physical
design of the sidewalk. It ext@s into the design and location
of lighting, grass or brick buffers between road surfaces and
sidewalks, landscaping and decorative greenery, and more.

An important element of the public realm is signage. Signage
provides directional guidance to pedestisaand drivers alike.

It informs what is ahead, down a street or alleyway, or inside a
storefront. When done successfully, with thought, creativity and
guidance, it also creates a neighborhood aesthetic and identity.
It can help to create a sense of plaeegconsistent but unique
look and feel. Simply put, it can help to create or further a
odownt own brandodo.

Unfortunately, signage in Downtown Walpslénconsistent and

not necessarily conducive to business. Most problematic is the
more recent requiremetitat signage be flat against the wall

of the buildings. Blade signs, those that are perpendicular to the
building and stick out for improved business visibility, or that
hang like the Jalapenos sign, are no longer allowed. Jalapenos
sign is a grandfatheredsign used it existed before the
regulations went into effeddowever, Jalapenos is one of the
most recognizable signs along Main Street, because it is visible
to pedestrians far away up or down the same side of the street,
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I Market Assessment and strategies for additionahousig, particularly those types

that the market will support.

To develop a strategic yet achievable plan for Downtown Thus, the purpose of thésidential analysis was to determine if
Walpole, it was important to undgand howmuch investnen  the potential exists for more residential in the downtown, area
the local marketan potentially suppd. Thus, apart of this the number of units that could be supported and the types of

planning process, a general market assessment was performedhousehids that would most likelyesde in a downtown
to better gauge how much additional retail, office and environment.

residentiacanbe supported in the downtown area. As highlighted earlier in this document (and in the detailed

Below are the major findings from the market assessment,Residential Market Analysis in the Appendix), demographic
includng estimated demand for additional supportable shifs within Walpole and the surrounding region, along with

residential, retail and office development. It is important to note changing housing preferences nationwide, will drive housing
that a market assessmedbes not predict what will be demand in Downtown Walpole.

developed in the future. Findings from a market assessment .

offer a glimpse into whatay potentially be supported within ~ EXIsting Inventory

a given market area based on an analysid currentdata, Downtown Walpoleand adjacent areasof town have a

future population and economic projections, and market greater diversity of housingnit typescompared to the town as
assumptions made during the analysis. Thus, the purpose of thg \yhole. While this includes single family and townhouse style

market assessmenttds help the Towibetter understand and condominium units just outside the study area boundaries, it is
estimag the level of investment that may be possiDlely then the mixeduse structures with apartments above retaitg the

can the Towdevelop a set of goals and strategies needo Main Street spine thafre uniqueto the aea. These units are in
attract the types of deslopment and business activity that can  gemands there is a limited inventoryand lease quickly when

be supported, includingolicy and regulatory chaes that they become available. Rents asempetitive (31,100 and

may be needed to achieve desired results. above); however, theylack amenities like fitness facilities,

. . common spaces, and high end finidbess offeng these types
A. Residential Demand of amenitieswould rent forsignificantlymore based on rents
Successful downtowns include a mix of complimentary uses tha&chievel in other suburban downtowns throughout the region.
combine and feed off one another to create a successful,

mutually beneficial ecosystem. Residential density is a crucial

component of this ecosystem. Downtown residential in

multifamily, mixedise or higher density singmily

alternatives brings a consumer base to support downtown

businesses. For Downtown Walpole to truly revitalize and

become a vibrant neighborhood,stdrucial to identifyocations
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Recent Sales

Given that Walpole is predominantly an owwscupied
community, for sale unitgarticularly single fenily alternatives
such as town homes or condominiums-gefulte buildings

stould be a part of any future downtown residentiahix,

particularly for seniors looking to downsize.

Wal pol eds f or s al significantlyined theh a
recesion both in prices and in total number of saldewever
although ales volumes arep since the ression, the number of
sales haglecreased slightly over the last yeakt the same
time sales prices have continued to rise, reacheay peak
pricesboth for condos and single family homiesce increases
indicatea lack of available inventory and an opportunity for
more housing in town, particularly at lower price points that
would be dtractive to smaller households suchd@snsizing
seniorsvho wisho stay in towngr young adult$ooking to buy

but who arepriced out of the Bostdrsore marketdespite the
demand, there is little opportunity for either group to do s0. A
permit data shows, littleew inventory has been built in the
downtown aredn recent years. This is an opportunity.

Rental Inventory

Rental inventory in and around the downtown study area is low
as well, andmore units are likely needed as we wiikcuss
shortly. As highlighted earlier, units in downtown are limited in
number ad rent quickly when available. For exampldiew
looking for available units in the study area, onle amas
found at 1053 Main Streed a small 520sf 2 bedroom unit.

Thereis not only dack of rental apartmentsdowntown, there
are few units available mywhere in townAnd although some
units were identifiedutside of downtownnany were single
family romes or larger units. Wriypes attractive to smaller
householdsvith amerties and transit accessibiligre non
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existent.As indicated below, more tsican be supported by
current market needs.

Residential Demand

Given existingnventoriesdemographicchangesand shiftsin
housing preferencekighlighted earlier, there is significant
opportunityin Downtown Walpole to develop or redevelop
housing thiais attractive to a range of householgpés that
could be categorized asd ur b an i n cdinclimed d .
households tend to include older households, both empty neste
and retirees, as well as yousghouseholds (singles, couples
without children), anthceasingly families with children, who
are interested in living in walkable, higher density, amiaity

(i.e. retail and restaurants), trarsiicessible neighborhoods.

To identify the number of potential newtsirthat could be
supportedin the stug area, MAPC first defined a broader
focus area of housing markets that might reasonably compete
with Walpole in attracting residentsThe area identified
included Dover, Foxborough, Medfield, Norwood, Sharon,
Walpole, and Westwood. Next, we considered jpeaied
housing nit demand through 2020 by combining total demand
from the entirefocus area by both housing type and tenure.
Within the focus area, an estimated 3,170 units were projected
by 2020.

We then assesseitie totalhousing suppl(housing
units)added in the focus aredy type - 500 units

Next, we subtractedhe number of permits issued from the
projected total demand. This resulted in the number of
remaining units that could likely be supported within the larger
marketd the unmet demand which totaled 2,670 total units.
Given the unmet demand, and permitting trends, we assigned
low and moderate capture rates of 15%nd 20% to estimate

the portion ofthe unmetarea unitdemandthat Walpole could
potentially meet and support. The capture rate represents those
bouseholds that may choose to live in Downtown Walpole

'Rs shown irTable 3 based onthe capture ratesand given

growing preferences for urbdiving among smaller households,
Downtown Walpole could potentialsee somewhere between
399 and 532 additional multifamily and singlefamily
alternativeunts over the next A0 years should the right unit
types be consticted

Unit Demand Mix

Given the diversity of households interested in downtown living,
it is crucial that new residential development include a mix of
unit types, including onetwo, and threebedroom options.

One and twobedroom wunits in larger apément and
condominium developments will be most attractive to smaller
households, including downsizing seniors and younger singles
and couples, many of whom may wish to access the commuter

Table 3 HousingUnit Demand, Walpole

have been permittecacross all communitiséice Regional Housingnid Demand Capture Units

2012. Then we calculated the percent of total foc
area units that were permitted in Walpole (26%

Regional Housi
Unit Demar

which included41% of all multifamily housin¢Housing Unit Type # of units  -OW High  Low High

permits and 25% of all singtamily housing
permits.The key finding was that Walpole had .

higher trend of permitting compared to oth‘M_UIt'fam”y_
municipalities in the focus area. Single Family
Total
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next 10 years)

1,683 15% 20% 252 337
977 15% 20% 147 195
2,670 399 532



rail to job opportunities in Boston/Cambridge. THredroom performed a windshield analysis, and documented all
unitseither in larger multifamily developments or in townhouse businesses within the study area

style properties, would be most _appeal_ing to slightly Iarge_r_ They key finding is that the retail environme@nDowntown
households, such as those with children and downsmmgNalpole is unbalanog meaning it doesndt

hgggfggglrsoc;msrl%j;?l ”\]/issitrgﬁsu?er “V"}gnfjréﬁﬁgfe:]?at stil Offerground floor retail you would expect in a thriving downtown
9 y 9-9 ' retail environment. In particular, the area la&ks 0 p go®dsd s

P dD | 0 traditional retailers like clothing stores, sporting goods, gift
roposed Development shops, etc. Only 11%f shops fell into this category, far less

As detailed, there is significant demand in Downtown Walpole than the 3040% we would expect. Convenience goails

for residential development, primarily in mfathily structures. grocery Storeqoharmaciesc_onvenien(_:e stores, .glavere also
And the market is responding. The Manzo Company, which ownéwer than expected. While there is a good pharmacy, the
the Stdion Mlls complex, has proposed a 186b 200-unit area lacks specialty food establishm like a green grocer,

residential complex adjacent to the commuter rail station and its cheese shopor other food service establishmehat local
existing buildings. Interviews with the company support many ofincomes could likely support. Thieralso ahigh percentagef
the findings in this repod with units likely marketed towards ~ personal services like hair amail salons fithesscentersand
young prdessionals who commute to Boston but who are other establishments the downtowrd ower a quarter fall
looking for a more affordable alternative than what is under this category, whereas 10% is more custoniaghduld

available in the city. be noted that asbig box stores and online shopping have
increased over the years, downtowns have seen growth in

B. Retail Demand personal service establishments to fill vacanckes) while
there are many food service establishments, most are take out.

Existing Retail Environment There are essentiallyonly 4 fullservice eateries in the

. . . . downtownFinally, at 4%, the vacancy rate is about where you
The first step of conducting a retaiarket analysis is to survey \yqoyld wantti for a downtown of this size, with nearly @tail

the area of studyto identify the current mix of usedAPC spacesleased However, when vacancy dips below 5%, it
Table 4: Existing Retail %Typical typically means more retail can be supported.

#of % of Total in Neighborhood/ _
Establish Downtown Community |1/EMVIEWS

mens Walpole Center MiX | Tofurtherestimate potential demand for retail, it is essential to
Shoppers Goods 9 11% 30-40% not only look at data, but to seek perspective from current
Convenience Goods 7 7% 20-30% property and businesswners. Thus, as part of the market
ol Gesmal & [ 7 1 T e ot i b
Persona_ll Serwce; 28 35% 10-20% downtown retail environment
Professional Services 21 26% 10%
Vacant 4 4% 5%

Walpole Downtovn Action Plahil5



Generally speakingthose interviewedeported to be doing trade area o the area in which businesses aretniksly to
well, but cald be doing betterin particular, it was notedy derive their customer3he demand is the ying power of
some restauranteurs and other businesses along Main Streetrade area residents whereathe supply is the current sales
that full service restauran{e.g.J al apenos, R a v ewtldirsthettdde sirea. Ifathe dlemand is greater than the current
Conedsg) are doing well andthat more would be welcome.  supply, there is potential for more retail. If the supplgeexis
However, as noted by onawner,the lack of available liquor the demand, there igely little of no opportunity.

licenses in town makes it nearly impossible to open new
establishmentsot only downtown bainywhere in towid one
available licensés reportedly for sale upwals of $50,000.

Given that consumers tend to seek out goods and services in
convenient and nearby locatiortise ideal trade areafor a

A common theme heard during interviewstwhat athough
manylike current retail offeringand support thema greater
variety of store offeringswould be helpful includingin
particular,clothingstoresand specialtyboutiqueswere singled
out

Positivelyd and unlike many downtowrds most businesses
interviewedsaid parking was not really a problem and that it is
plentiful in lots behind buildings. This igoad sign for the
downtown. In general, businesses closer to East Street and t Downtown restaurants ageing well and more could tmipported.
larger public lots felt parking was a néssue, whems those However, there are limited or no liquor licenses available.
closer to the Town Common said parking can be a sligh Petitioning the State Legislature for more licenses and prioritizir
challenge during peak hours, but even in those cases, this w. them for downtown couéitaw more restaurants to the area.

perceived positivelyd business is good. However, and g hyrhardowntown like Wipole would be a 16minute drive.
unfortunately, most saiABTA rail commuters are not a  The temminute dve not only captures households who live
significant customease d in large part because the station is  \\ithin walking distance to the downtown, but those within a
disconnepted from the larger downtown. This is a missedgnhort drive. And although the -tinute drive time is the
opportunity. Primary Trade area, we looked at three are@ocal, primary

. and secondary trade area8 to better determine where there
Gap Analysis may be more or less retail opportunity. For example, if there is
Next, the study focused on whether there was enough available limited opportunity in the Primary Trade Area, but considerable
spending in the Downtown Trade Area to support meted,
and if so,what types? 11t should be noted that for guwses of this analysis, only downtémaiined

: ; ; " : . retail sectors were analyzed. Audependent sectors like General
To identify the potential for additional retail, a gap analysis Merchandise (e.g. big box) and automobile dealers were removed since

was performed. A retail gap analysis is essentially @a supply { hese retailers donét typicallay locate

and demand analysief different retail sectorsvithin a given walkable environment
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Table 5 Retail Gap

LOCAL TRADE ARE PRIMARY TRADE AF SECONDARY TRADE At

10-minute Drive

$16,490,265

-$9,987,318
$1,003,963
-$68,917,98€
$63,735,892
$4,997,374
$5,508,301
$18,743,831

15-minute Drive

$25,274,36C

$15,039,00¢
$99,278,068
-$85,823,622
$101,129,022
$28,725,447
$17,170,04¢
$77,644,184

Primary Trade Area (18ninute)

PSF  Avg Store Size: Retail Gap/Surplus

NAICS
5-minute Dve

Furniture & Home Furnishings Stores 442 $6,432,993
Electronics & Appliance Stores 443 $5,627,684
Food & Beverage Stores 445 $9,466,71€
Health anl Personal Care $13,639,853
Clothing & Clothing Accessories 448 $19,877,49E
Sporting, Hobby, Book and Music Stores 451 $1,217,38€
Miscellaneous Store Retailers 453 $4,501,774
Food Services & Drinking Places 722 $8,517,11¢
Source: Dunn & Bradstreet via ESRI Business Analyst

Table 6 TotalSupportable Retail

Avg Sale:

Furniture & Home Furnishings Stores 225 2,000-4,000
Electronics & Appliance Stores 225 5,500
Food & Beverage Stores* 360 2,000-25,000
Health and Personélare 400 14,000
Clothing & Clothing Accessories 190 4,000
Sporting Goods, Hobby, Book and Music Store 190 2,000-5,000
Miscellaneous Store Retailers 150 1,500-4,000
Food Services & Drinkj Places 300 2,000-3,000

Totals

$16,490,265
0
$1,003,963
0
$63,735,892
$1,551,312
$5,508,301
$18,743,831

$45,365,087

Support able SF
(Capture 7%)

5,351
0
2,637
0
19,951
1,089
2,707
4,019

20,586

# of Stores

NPFP,POUOIOEFrLr OoON

'_\
1

[EEN
=
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opportunity in the Secondary Trade Area (see Electronics andincludingcustomeuwisibility (essential for retailgppropriate
Appliance Stores below), there may be opportunity to capture storesize and layout, business acumen of owtease rates
shoppers from farther away. As shown in @a¥| given the and terms(must be competitive), availability of parking, and
number of categories that show a retail gg&ghown in green in marketing is crucial. Further, additional retaidevelopment
all trade areas areasd there appears to be significant would be required to meet the total potential demand. And

opportunity for additional downtowariented retail. However, with existingretail spaces currently renting for $$49/psf
more analysis is required to understand how much can be(gross leaseterms), developers/property owners would need
supported. to receive higher rents to justify construction costs, Umndess t

retail was viewed as a loss leader to attract residents, or if a

Asshown inTable § to estimatethe total supportable square key anchor tenant could be attracted to a key location,

feet of retail and number of stordsy type, MAPC took the
retail gap for eachretail sector(e.g. remaining demand not i ..
met) and divided it by typical average sales per squaréoot Office Findings

by retail sector to estimate the total square footage of space Finall : . :
; - y, MAP@ooked atthe potential for more office space in
that could be sported. That figure wéen divided by common 4, niown.  Office spacis not only beneficial to aommunity

downtown store sizéor the type of store to further diversify its tax base, btite workers employed in
The result of this analysowed strong potential exists for them are valuabledowntown assets. According to a study by
many retail types. In pé&cular, the trade area can likely the International Council of Shopping Centerfice workers
support and accommodatelohing and accessory shops are typically spend $100 per week around their offices,
includingwo me n 6 s , mends and c¢hil dprircailydan foad lardtcdnvenignce gaod3husthey suppore
style formats There is also opportunity for home goédsuch downtown businesses.

as Iibk_e gmal_ltehr fumguf orTﬁeco_rati\fe itesnét Iil_(telyf/ in Fortunately for downtown businessbsre are just over 400
combinabn with a gitt shop. Ihere IS also@portunity 1o a office workers in the downtowthe largest number work for
small specialty food store like cheese shop or small green  y,t0aqe Masters in the Station Mills ComplEhese worker

g(rj?jc'ter- ,IAnd tflnallyt thlere '?. olpportuntlty tot S;Jhp[ior{é 1 may go to lunckat local food service establishmentick up
additional restaurants. In particular, restaurants thatrode food or go to a dry cleaner on their way to, from or during

different type of cuisine than what is currently offered would working hoursor purchase convenience items or even gifts. In

h0|d.the greatest potentlal(lmpqrtant to note, and_ as summary, thelgring considerable spending power.
mentioned earlier, there are limited or no liquor licenses

available in town, thus restaurants are unlikely to locate in the Based o n ~ Wa | geograph@ docation, andn interviews

downtowr) In total, the area coulgotentially support up to conducted as part of this planning proceigre is little
15 shops across 20,000 sf. opportunity for significant additional office spade the

It is important to note that this is not a prediction of what will .
happen. It is only what the market can potentially support. >- EAT EOAR
There are many additional factors that deterenietail success

-EAEAAT 08 Anorker Befai TA'I':I I Uh

2012.

18| wWalpole Downtown Action Plan

*

i
3DATAET ¢ ET A $SEGCEOAI ! CAd )1 OAOT AOEIT

E
1

18
Al



downtown coreMost companies seek locations in larger cities
or locationsalong major highwaywith direct or quick access.
Thus, it is unlikely large office users with significant employment
would choose to locate in Walpolelowever, there could be
some demand for additional professional office space for
lawyers, accountants, financial services atlder smaller
boutique businesses. Fépaces for creative workers may also

be possible should the area attract more residents, particularly
for second offices.

Market Summary

In summary, Downtown Walpdias the potential to support
additional residendl and retail investmenhat would combine
to create a more active, amenity rich, mixed use environment.

Up to 530 residential units coulse supportedd rental and
ownership, market and affordablé primarily in multfamily
structure@ncluding townimees) that appeal to market segments
most interested in downtown living. This includes young
professional and downsizing senior households, both of which
are projected to increase over the next 10 years.

Approximately 11 new retail and service establishisen
including fulbervice restaurants, clothing and home goods
stores, and a specialty dd store, could also be supported
based on current household demand. New residential demand
and construction would also bring more spending to the area to
better supprt new retail growth.

There is little to no opportunity for additional office
development beyond smaller flex spaces that could
accommodate smaller enterprises or serve as second offices.
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V. StakeholdelEngagement Opportunites

Residential in downtownadd more regular customers.
Some property owners interested in redevelopment.
Improved marketing and promotion of downtown.

Capturing more regional pass through traffic, and more
commuter rail riders.

Diversify retail base to attract more custontensake it
a destination.

ragily friendlyagliyities1q.bing MAKe PEOPIB o v & | o p me n |
' d ‘?oca?

Better cooperation between Town events an

During the Walpole Downtown ActiolarPprocess, input was
sought from numerous stakeholders. This included input from the
Economic Development Commission, interviews with local
merchants and property owners, developers and the public.

A. Project Team

A local planning advisory group was adtshed at the outset
of the project. This included
Director, a member of the Economic Development Commission,

~—+

the local Chamber and a large property owner in downtown businesses. o _
Walpole. Thegroup worked with MAPC throughout the pssc¢ MO\YI\% rgstaurants. Existing (quality) restaurants are very
crowded.

provided feedback, engaged citizens, attended the public
meeting, and provided feedback on the draft document.

= = = =4 = = =4 -8 9

Sports bar is needed.

B.Interviews
The planning team conduttseveral interviews as part of the C.Public Open House

planning process. Timguded restaurant ownersetailers,and The Town of \Wpole and the Metropolitan Area Planning
service providers along Main Street. Council (MAPC) held an Open House public meeting on April
Strengths 27t to engage the largerWalpole community and receive
1 Small town feelGood customers. input for this action plan. More than 60 people attended and
1 Restaurants doing well. provided many thoughts, opinions anddgoce about the

future of DowntowkValpole.
In particular, there was widespread support for numerous
improvements and amenities within Brevntownincluding a

1 Snow removal is good (by Town and by owners)
1 Plenty of parking.

1 Strongest hours are pagork. greater variety of shops, restaurants and activities; the desire
Weaknesséssues for more attractive signageral streetscapes; the need for a
f No big anchor in downtown. comprehensi ve mark_eting strategy
1 Pemitting can be onerous. Town not particularly @nd draw more people to the area to live and to shop (both
business friendly. locals and from surrounding towns). Many commented on the
1 No downtown business group charged with promotion. ~ N€€d for increased engagement between the Towmd a
1 Signage an issuno sandwich boards, etc. residents z_and b_usmess owners, particularly ar_ound initiatives
gnage _ ’ _ such as this action plan for downtown. Equally important, there
T No public parking lot near Town Common end of Main. 5 strong support for planning activities that end in results and
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that a way to achieve results is through realistic, acHievab Strengths
goals and strategies hat will help to improve and reenergize f  Proximity to commuter rail.
the area was also expressed.

. I Restaurants that are in downtown arehgood. .
The meeting featured sever al osgtat#.?dr}sbo wi}er e the public w
able to offer input into the process. A few key findings from the 1 one rie ) orbig e\{en S
input stations are below. I Ample parking (but hidden)
_ _ _ 1 New library.
Station 1 Overview Presentation T Mom and pop businesses.
After participants provided some general information about Weaknesses
where they lived, worked, and how they commute (if they 1 Not enough restaurantand lack of retail options.
work), they viewed a preecorded presentation that ONothing | want to buy for
highlightedfindings from the existing conditions analysis and § Unattractive envionment 01 t 6s tired, 6 nc

mariket study. The presentation ran on a loop so attendees

OHHE ; X cohesi veharlactoedra.cokk s c
could view it at a time convenient for them.

1 Poor signage, building facades, etc.

Station 2:Strengths, Weaknesseand Opportunities 1 Lack of distinct architecture and unattractive/poorly

Attendees at this engagemesiation were askedo provide maintained buildingsheed more design guidance.

feedback about what theyliked most aboutDowntown 1 Pedestrian environment is poor, including bad street
Walpole (Strengths); what the liked least (Weaknesses); and crossings, crumbling sidewalks, and accessrto tr

what they felt would improvdowntownmost (Opportunities). 1 Traffic patterns and bad light timings.

Highlights include: Opportunities

1 Redevelopment of single story buildings to increase
downtown residents to support more retail activity.

1 Multifamily housing, townhouses and mus that
takes advantage of proximity to the M8§tation

1 More restaurants and outdoor dining, and specialty
retail options like a cheese shop.

1 Streetscape improvements to make more attractive and
inviting

1 More activities and events to attract people to
downtown.

1 Improved access to the MBTA station.

Participants at Station 2 indica
greatest Strengths, Challenges and Opportunities.
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