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Executive Summary 

The Town of Wrentham requested MAPC’s assistance to conduct a two-part planning project: The 

first part was to calculate future traffic volumes in the South Street/Route 1A Study Area near the 

Wrentham Outlet Mall to determine if existing zoning regulations were appropriate, or if they 

should be modified to better manage future traffic volumes.  The second part of the planning 

project was to conduct a community visioning for Downtown Wrentham, focused on the former 

Tyco Valve company site (now Tyco/FRM site).  The purpose was to identify the community’s goals 

for the area, including potential land uses and design preferences.  Possible pedestrian/bicycle 

connections between the two areas were also explored. 

Part I Build-Out and Trip Generation Analysis 

 

Future traffic volumes depend on what is developed in a certain location:  residential 

development generates a much lower amount of daily traffic than an office park or a commercial 

strip.  A build-out analysis looks at the amount of developable land and applies existing zoning 

regulations (allowed uses, lot coverage, height limits, etc.) to calculate the amount of development.  

These calculations are then used to compute the future vehicle trip generation rates.  

MAPC performed a build-out analysis and calculated the resulting vehicle trip generation rates 

for the South Street/Route 1A commercially-zoned land between Interstate Route 495 and the 

Wrentham/Plainville Town boundary.  This resulting data was analyzed to provide land use 

recommendations for the Study Area that could inform changes to existing zoning, including 

providing for a traffic mitigation mechanism for future development. 

The Build-Out and Trip Generation Analysis confirmed what the Wrentham Planning Board and 

Town Planner surmised:  that the South Street/Route 1A land between Interstate Route 495 and 

the Wrentham/Plainville boundary, as currently zoned, had the potential to significantly 

exacerbate traffic conditions as projects are developed in the area.   

Key Concepts of the Build-Out and Trip Generation Analysis 

 The current zoning in the South Street/Route 1A Study Area allows for a variety of uses, 
including retail, restaurant, office and warehousing.  Depending on the selected mix, new 
development in this area has the potential to create significant additional square feet of 
commercial space, resulting in many new vehicle trips. 
 

 The buildout model indicates that current zoning would enable increases in commercial 
built space that could more than triple the current amount of traffic generated by the 
study area. 

 

 The projected large number of new vehicle trips attributable to commercial development 
of the study area can inform the discussion about project mitigation, which could take the 
form of a change of land uses; or support for pedestrian, bike or transit measures; or 
roadway improvements. 
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 Alternative development options, using variations of different land uses, have the potential 
to reduce the number of vehicle trips.  These options include residential/mixed use.  

 

 Zoning changes would be required to implement some elements of the lowest traffic-
generating alternative development options. 

 

 Some build-out alternatives would likely need wastewater treatment facilities to achieve 

the densities of commercial or residential development. 

Wrentham Downtown Visioning Workshop  

 

The Downtown Visioning Workshop was held on November 27, 2012 to gather ideas and 

suggestions for how Downtown Wrentham could look on the future.  The vision will guide zoning 

and other regulations to shape the future development of the Downtown, particularly a now-

vacant 50 acre site, formerly the Tyco Valve Company manufacturing facility.  In addition to a 

facilitated discussion on possible uses for the site, attendees used keypad polling to vote on the 

style of development they would prefer. 

Key Concepts of the Visioning Workshop 

 Development Principles for the Downtown include respecting the small town character and 

creating a more attractive area by enhanced design features 

 Most desired uses include an indoor farmer’s market, cultural facilities, restaurants, 

bakery, deli. 

 Development principles for the Tyco/FRM site include increasing employment, and 

opportunities for local businesses and an attraction to bring people to the site. 

 Desired uses include a mix of use, multi-family residential housing and offices. 

 Designs that respect the scale, design and materials common to traditional New England 

architecture scored the highest.  Parking behind the buildings was desirable, as well as 

good site design.  The least desirable designs were deemed “too dense”. 

 Provision for pedestrians and bicyclists was a priority: connecting the Downtown to the 

Outlet via the Warner Trail, providing sidewalks, and connecting recreational 

opportunities were identified. 

A map of the Wrentham Planning Project Study Areas is on the next page 
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Chapter One: Introduction and Background 

The Town of Wrentham requested District Local Technical Assistance to evaluate the amount of 

new traffic that would result from the development or redevelopment of approximately 250 

acres in the South Street/Route 1A area near the Wrentham Premium Outlet Mall.  This area was 

identified by the Planning Board and Paige Duncan, AICP Wrentham Town Planner as having the 

potential to significantly exacerbate traffic conditions already congested because of the 94-acre 

Wrentham Mall.   

Two miles to the north, the traditional downtown has a major redevelopment opportunity 

available created by the demolition of the former Tyco Valve Company buildings. Wrentham 

requested MAPC’s assistance for both of these areas in order to provide for coordinated 

development that includes provisions for smart growth.  In addition, the community is interested in 

exploring the potential for developing project mitigation as a way to manage the projected 

increase in traffic. 

MAPC reviewed with Scope of Work with the Planning Board and Town Planner on September 

18.  The first deliverable, the Build-Out Analysis and Trip Generation rates was presented to the 

Planning Board at its October 17 meeting.  MAPC facilitated the Wrentham Downtown Visioning 

Workshop on November 27 and presented the Workshop Results and Build-out Recommendations 

to the Planning Board on December 5, 2012 to complete the project. 

Build-Out and Trip Generation Analysis 

 
MAPC evaluated different combinations of uses (“Options”) that could be developed as of right 

(Permitted Uses) under the current Wrentham Zoning Bylaw; and mixed-uses such as residential 

and retail on the same lot or in the same building, not currently Permitted in the Zoning.  The 

Options included retail, office/retail uses, a hotel/restaurant/retail complex, and mixed use, such 

as residential-retail, and some lower intensity uses, such as warehouse uses. 

After computing anticipated square feet of development for each Option, the number of resulting 

car trips was calculated.  The main conclusions were that the current zoning would enable 

increases in commercial built space that could more than triple the amount of traffic currently 

generated in the study area.  However, alternative development options, some of which would 

require zoning changes, have the potential to significantly reduce the number of vehicle trips. 

Chapter Two includes additional information on the Build-Out and Trip Generation Analysis, as 

well as Technical Memo # 1 submitted to the Planning Board.  The Build-Out worksheets are in 

Appendix A.  Note that the Technical Memo only includes the Existing Conditions and three initial 

Options.  A fourth development option was identified by the Economic Development Commission 

after reviewing the Technical Memo.  The calculations for Option 4 are included in Technical 

Memo # 2. 
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Wrentham Downtown Visioning Workshop  

 

Downtown Wrentham is a traditional New England town center.  It includes Town Hall, churches, 

retail stores and a park.  It also includes an opportunity unavailable to most communities in the 

region: 50 acres of vacant land in the Downtown.  After the Tyco Valve Company relocated, the 

manufacturing facilities were torn down and the site cleared.  The Planning Board and Town 

Planner asked for assistance to create a community vision for the Downtown, including not only the 

vacant 50 acres, but the adjacent historic town center area to ensure a comprehensive planning 

approach.    

Wrentham officials had several goals for the visioning:  they wanted to find out the kinds of uses 

residents and business owners wanted for their Downtown. They also wanted to determine if there 

were specific architectural styles and site amenities that should be emphasized in new construction 

and rehabilitation, and that could be incorporated into design guidelines.  Finally, planners 

wished to gauge community interest in connecting the Downtown with the Mall. 

All of these goals were met, as over 50 residents and business owners attended the November 27 

Downtown Wrentham Visioning Workshop.  The downtown vision included additional restaurants, 

and cultural facilities,  a mix of uses (such as residential/commercial in one structure), projects that 

respected the scale, design and materials common to traditional New England architecture, and 

provision for pedestrian/bicycle connectivity throughout Wrentham. 

Chapter Three includes Technical Memo # 2 submitted to the Planning Board.  This describes the 

Visioning Workshop in detail, as well as final results and recommendations for the Build-Out and 

Trip Generation Analysis. 
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Chapter Two: Build-Out Analysis and Trip Generation 

What is a Build-Out Analysis? 

A build-out analysis is an estimate of the maximum potential development in a community based 

on existing land use controls and environmental factors.  The build-out is used to plan for future 

municipal growth, such as additional school capacity, roadways, water and/or sewer 

infrastructure, etc.  A build-out does not project whether or not full build-out will occur, or when a 

particular level of growth will be achieved.  

By itself, a build-out analysis does not address the issue of whether a particular level of growth is 

desirable or consistent with community goals.  Rather, it provides planners and town officials an 

estimate of the maximum potential development under current conditions based on the best 

available data.  The information can be used to determine if the impacts of a certain level of 

growth are consistent with community goals.  A community can adjust the expected growth by 

changing zoning regulations, such as re-zoning land for different uses, or for a different density.   

Wrentham’s Build-Out Analysis 

In this project, potential commercial (non residential) construction was evaluated because of 

concerns about traffic in the vicinity of the existing Wrentham Mall.  Town officials believed the 

vacant and/or underutilized 250 acres south of Interstate 495 had the potential to further 

exacerbate traffic conditions.  If that was the case, the current zoning that allowed for this level 

of growth needed to be evaluated and possibly changed.  Various build-out scenarios or options 

were developed that formed the basis for determining trip generation, or how many additional 

car trips would be produced by developing the land for specific uses. 

As a base line for comparison, MAPC developed a build-out analysis and trip generation for the 

existing development in the area.  Initially, three land use options were identified, based on the 

existing zoning, but with different combinations of uses. A build-out analysis with resulting trip 

generation was computed for each option. After review by the Wrentham Economic Development 

Commission (EDC), a fourth option was identified, and a build-out /trip generation analysis was 

requested and completed.   

The various scenarios or options evaluated are summarized below: 

Option 1 – Retail Dense Scenario as Currently Zoned 
This scenario assumes that most of the future development is retail, with a modest amount of 
restaurants, and offices limited only to the areas farthest away from Route 1A. 
 
Option 2 – Office/Retail Mix as Currently Zoned  
This scenario examines the future growth if uses are assumed to be predominantly offices, with 
some restaurants, and a significant hotel/restaurant/retail complex south of the existing mall. 
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Option 3 – Mixed Uses:  
This option assumes the same hotel/restaurant/retail complex as in Option 2, assumes lower 
intensity (lower traffic generating) warehouse uses in the areas farthest from Route 1A, retains 
offices in some areas, and includes mixed use (residential – retail) in areas east of Route 1A. 
 
Option 4 – Wrentham Economic Development Commission (EDC) Mixed Use: 

This scenario was suggested by the EDC, after reviewing the three options noted above.  This 

build-out analysis assumes a mix of uses, some of which have significantly lower trip generation. 

 

 

 

 

 

 

 

The air photo and zoning and environmental constraints maps of the South 
Street/Route 1A Study Area are on the next 3 pages.  

Technical Memo # 1 follows the maps on Page 14. 
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TECHNICAL MEMO # 1: WRENTHAM DLTA PROJECT 
 
TO:   Paige E. Duncan, AICP, Wrentham Town Planner 
   Wrentham Planning Board 
FROM:  Mark Racicot, Director of Land Use, Metropolitan Area Planning Council 
   Cynthia Wall, Senior Regional Planner, Metropolitan Area Planning Council 
   Alison Felix, AICP, Transportation Planner, Metropolitan Area Planning Council 
DATE:  17 October 2012 
RE:   South Street/Route 1A Build-Out and Trip Generation Analysis 
 
KEY CONCEPTS OF THE BUILD-OUT AND TRIP GENERATION ANALYSIS 
 

 The current zoning in the South Street/Route 1A Study Area allows for a variety of uses, 
including retail, restaurant, office and warehousing.  Depending on the selected mix, new 
development in this area has the potential to create significant additional square feet of 
commercial space, resulting in many new vehicle trips. 
 

 The buildout model indicates that current zoning would enable increases in commercial 
built space that could more than triple the amount of traffic currently generated in the 
study area. 

 
 The projected large number of new vehicle trips attributable to commercial development of 

the study area can inform the discussion about project mitigation, which could take the 
form of a change of land uses; or support for pedestrian, bike or transit measures; or 
roadway improvements. 
 

 Alternative development options, using variations of different land uses, have the potential 
to reduce the number of vehicle trips.  These options include residential/mixed use.  

 
 Zoning changes would be required to implement some elements of the lowest traffic-

generating alternative development options. 
 

 Some build-out alternatives would likely need wastewater treatment facilities to achieve the 
densities of commercial or residential development. 

 
PROJECT CONTEXT 
 
The Town of Wrentham identified the South Street/Route 1A commercially-zoned area between 
Interstate Route 495 and the Wrentham/Plainville Town Boundary as having the potential to 
significantly exacerbate traffic conditions as projects are developed.  Existing development 
(Wrentham Village Premium Outlet Mall) is a significant traffic generator and has required 
improvements to the road system. 
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The Metropolitan Area Planning Council (MAPC), using State District Local Technical Assistance 
(DLTA) and Federal Unified Planning Work Program (UPWP) funds, is working with the Town 
of Wrentham to produce build-out analyses and resulting trip generation rates for the South 
Street/Route 1A Area.  The Scope of Work includes evaluating the existing zoning (and projects 
already developed); suggesting alternative development options that could result in less traffic 
generation; analyzing the build-out and trip generation for these options; working with Town 
officials to review the development options; proposing land use recommendations for the Study 
Area, and researching information relating to options for transportation mitigation funding as 
condition of approval for future development projects. 
 
A second part of this project is to conduct a community visioning for Downtown Wrentham, 
focused on the former Tyco Valve Company site. The purpose is to identify the community’s goals 
(their vision) for the area, including potential land uses and design preferences. 
 
BUILD-OUT METHODOLOGY 
 
A build-out analysis (or “build-out”) estimates the amount of development potential on a given 
parcel or parcels of land.  The following factors are evaluated: the zoning determines the uses that 
are allowed, the height limitations, the required setbacks, parking requirements for each of the 
specific land uses, and the minimum amount of permeable area; environmental constraints 
include aquifer protection areas, and wetlands and buffer areas; and the town’s assumptions about 
likely uses to be developed, and projects “in the pipeline”. A calculation using these factors 
provides the “effective Floor Area Ratio” (FAR), which is a measure of how much built space can 
be approved on a parcel of a specific size.  The results are expressed as square feet of various types 
of commercial or industrial development, and number of units for residential.  
 
For example: Assessor’s Parcel # 1430, located at 1204 South Street is a vacant parcel of 155,925 
sq. ft. and is zoned Commercial 2 (C-2).  The assumption is that it will be developed as a retail use, 
which is allowed by the zoning.  When the dimensional, parking and other requirements of the 
Wrentham Zoning Bylaw for the C-2 zone are calculated for this parcel, the results are a potential 
retail structure of 28,067 sq. ft.   
 
Changes to the assumed land uses generate different FARs, based upon the parking requirements 
for the various uses. 
 
Build-out summary sheets are in Appendix A. 
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TRIP GENERATION RATES 
 
The Institute of Transportation Engineers (ITE) has developed estimates of the amount of traffic 
that can be expected to be generated by a development based on the use of the land.  The 
foundation of these estimates is detailed studies of the traffic generated by existing examples of 
specific land uses of various sizes.  For example, existing retail establishments are studied to 
determine the number of cars entering for a given time period, and the number leaving per time 
period, for establishments of a certain size or type.  For the land uses evaluated for this study the 
trip generation was calculated based on the number of trips per 1,000 sq. ft. of building space 
except for residential uses.  In the case of residential and hotel uses, trip generation was calculated 
based on the number of dwelling units.  
 
PROJECT DELIVERABLES 
 
The Project Deliverables for this phase include:  Build-out analysis and resulting trip generation 
analysis for South St./Rte. 1A as currently zoned and initial identification of development 
alternatives and the trip generation analysis for these alternatives.  These development options will 
be discussed and confirmed with the Planning Board; additional development options may be 
requested by the Board.  MAPC also developed trip generation rates for the existing development 
in the area, as a base line for comparison. 
 
The analyses were performed based on three alternative development options: 
 
Option 1 – Retail Dense Scenario as Currently Zoned 
This scenario assumes that most of the future development is retail, with a modest amount of 
restaurants, and offices limited only to the areas farthest away from Route 1A. 
 
Option 2 – Office/Retail Mix as Currently Zoned 
This scenario examines the future growth if uses are assumed to be predominantly offices, with 
some restaurants, and assumes a significant hotel/restaurant/retail complex south of the existing 
outlet mall. 
 
Option 3 – Mixed Uses 
This option assumes the same hotel/restaurant/retail complex as in Option 2, assumes lower 
intensity (lower traffic generating) warehouse uses in the areas farthest from Route 1A, retains 
offices in some areas, and includes mixed use (residential – retail) in some areas east of Route 1A. 
 
SUMMARY TABLE and MAP 
 
The Table summarizes the results, by aggregated parcel area.  The Build-Out Focus Areas Map 
depicts the aggregated parcel areas.  This was done for illustrative and summary purposes only; 
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MAPC acknowledges that these parcels are not necessarily in common ownership, nor does MAPC 
recommend or suggest that these parcels should become owned as described in this summary. 
 
BUILD-OUT/TRIP GENERATION CONCLUSIONS 

 The Retail Dense Scenario (Option1) results in trip generation more than 3 times the 
current number of trips. 

 Trip generation can be significantly reduced by shifting to other land uses, as demonstrated 
by both the Office/Retail Mix and Mixed Uses Scenario (Options 2 and 3). 

 Buildout scenarios 2 and 3 generate more commercial and industrial space, but less traffic, 
than buildout scenario 1, due to the fact that the retail in Option 1 has a much higher trip 
generation rate per 1,000 square feet of built space. 

 Even the lowest trip generation figures for future development are approximately double 
the current number of trips.  This points out the need for additional transportation 
mitigation measures as a condition of approval of future development. 
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 Estimated Number of 

Daily Trips 
Percent Increase from 
Existing Conditions (%) 

 
Existing Conditions 

 
36,493 

 
 

Option 1 
Retail Dense Scenario 

 
117,036 

 
220 

Option 2 
Office/Retail Mix Scenario 

 
86,441 

 
137 

Option 3 
Mixed Uses Scenario 

 
93,390 

 
156 

 
 
 
 
 
NEXT STEPS 
 
1. Discuss Development Options 
 Are these reasonable? 
 Are there others? 
 Any consensus? 
 
2. Mitigation 
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Wrentham South Street/Route 1A Build-Out and Trip Generation Summary Table 

 Existing Land Use Development Option 1 
As Currently Zoned  

Retail Dense 

Development Option 2 
As Currently Zoned 

Office/Retail 

Development Option 3 
Mixed Uses, Including 

Residential 

Aggregated AREA 
 

Sq. Ft. # DU Daily 
Trips 
(Est) 

Sq. Ft. # DU Daily 
Trips 
(Est) 

Sq. Ft. # DU Daily 
Trips 
(Est.) 

Sq. Ft. # DU Daily 
Trips 
(Est.) 

1 61,379 0 4,945 61,379 0 4,945 61,379 0 4,945 61,379 0 4,945 

2 123,800 0 7,802 123,800 0 8,054 123,800 0 7,802 123,800 0 7,802 

3 12,018 1 64 21,176 0 3,520 12,018 0 87 12,018 0 87 

4 15,144 0 66 512,953 0 30,132 723,957 0 30,802 723,957 0 30,802 

5 0 0 0 409,523 0 4,589 409,523 0 4,589 591,534 0 2,934 

6 0 0 0 28,067 0 2,973 28,067 0 2,973 28,067 0 2,973 

7 3,678 1 18 56,451 0 4,742 95,260 0 1,279 16,103 99 2,708 

8 0 9 135 228,461 11 22,931 385,528 11 6,008 65,189 412 13,183 

9 0 0 0 12,485 0 1,756 12,485 0 1,756 12,485 0 1,756 

10 6,058 0 82 49,416 0 6,550 58,682 0 2,226 58,682 0 2,226 

11 4,100 0 20 10,820 0 1,600 2,405 0 216 2,405 0 216 

12 0 0 0 13,886 0 1,882 20,829 0 398 20,829 0 398 

Other Parcels 
Held Constant 

6,464 1 789 6,464 1 789 6,464 1 789 6,464 1 789 

 
Wrentham Mall 

634,587 0 22,571 634,587 0 22,571 634,587 0 22,571 634,587 0 22,571 

TOTAL 
With Mall 

867,228 12 36,493 2,169,468 12 117,036 2,574,984 12 86,441 2,357,498 511 93,390 



20 
 

 



21 

 

 

Chapter Three: Wrentham Downtown Visioning Workshop 

The Town of Wrentham has a unique challenge, and a unique opportunity:  within two miles of its 

traditional town center is an outlet mall that draws customers from the region, but is also a 

destination for overseas shoppers.  At the same time, a 50 acre former industrial site is vacant, 

and ready for redevelopment within a two minute stroll of the Downtown.  Town officials wanted 

assistance with planning for redevelopment of the site, and sought to develop consensus around a 

vision for the entire Downtown area, including the existing civic and religious uses.  And, they were 

curious if residents desired any linkage with the mall area.  Could some of the mall patrons 

become customers for the Downtown businesses? 

A Downtown Visioning Workshop was facilitated by MAPC on November 27.  Following a brief 

PowerPoint presentation, the attendees recommended that before specific uses were suggested, 

Development Principles be developed.  Principles were developed for both the Downtown and 

the Tyco/FRM site.  The Tyco/FRM site should include opportunities to increase employment in 

Wrentham, opportunities for local businesses, and be an attraction to bring people to the site. For 

the Downtown, development should respect the small town character.   

Residents and business owners then suggested uses they would like to see in the Downtown.  

Additional restaurants, a bakery, cultural facilities, artist’s galleries and an indoor farmer’s 

market were highly desirable uses.  For the Tyco/FRM site, multi-family housing and a mix of uses 

that would permit residential/home occupations/retail were discussed. 

The next portion of the Workshop included keypad polling.  Questions were asked of the 

attendees to gauge their interest in connecting the Downtown to the Mall area (61% rated this 

very important) to provided more sidewalks (90% rated this as very important).  Following these 

questions, attendees viewed a design preference presentation to help determine the style of 

buildings desired for the Downtown/Tyco/FRM areas.  Not surprising, the preference was for 

traditional New England architectural styles. 

The results of the Workshop were presented to the Planning Board at its December 5 meeting, 

and summarized in Technical Memo # 2. 

 

 

The air photo, zoning and environmental constraints maps of the Downtown Study 
Area are on the next 3 pages.  

Technical Memo # 2 follows the maps on page 25. 
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TECHNICAL MEMO # 2: WRENTHAM DLTA PROJECT 
 
TO:  Paige E. Duncan, AICP, Wrentham Town Planner 
  Wrentham Planning Board 
FROM: Mark Racicot, Director of Land Use, Metropolitan Area Planning Council 
  Cynthia Wall, Senior Regional Planner, Metropolitan Area Planning Council 
  Alison Felix, AICP, Transportation Planner, Metropolitan Area Planning Council 
DATE:  3 December 2012 
RE:  Results of November 27 Visioning Workshop and Preliminary Recommendations 
 
The purpose of this Memorandum is to present the results of the Visioning Workshop, and 
recommendations for the South Street/Route 1A area based on the build-out options analyzed in 
the first part of the project. 
 
PROJECT CONTEXT 
 
The Metropolitan Area Planning Council (MAPC), using State District Local Technical Assistance 
(DLTA) funds, is working with the Town of Wrentham on a two-part planning project.  The first 
part produced build-out analyses and resulting trip generation rates for the South Street/Route 1A 
commercially-zoned area between Interstate Route 495 and the Wrentham/Plainville Town 
Boundary.  This information was presented to the Planning Board on October 17, 2012. 
 
A second part of this project is to conduct a community visioning for Downtown Wrentham, 
focused on the former Tyco Valve Company site. The purpose is to identify the community’s goals 
(their vision) for the area, including potential land uses and design preferences.  The Visioning 
Workshop, attended by more than 50 citizens and business owners, was held November 27, 2012. 
 
PROJECT DELIVABLE:  KEY FINDINGS OF THE VISIONING WORKSHOP 
 
 

 

 Development Principles for the Downtown include respecting the small town character 
and creating a more attractive area by enhanced design features 

 Most desired uses include an indoor farmer’s market, cultural facilities, restaurants, bakery, 
deli. 

 Development principles for the Tyco/FRM site include increasing employment, and 
opportunities for local businesses and an attraction to bring people to the site. 

 Desired uses include a mix of use, multi-family residential housing and offices. 
 Designs that respect the scale, design and materials common to traditional New England 

architecture scored the highest.  Parking behind the buildings was desirable, as well as good 
site design.  The least desirable designs were deemed “too dense”. 

 Provision for pedestrians and bicyclists was a priority: connecting the Downtown to the 
Outlet via the Warner Trail, providing sidewalks, and connecting recreational 
opportunities were identified. 
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Visioning Workshop 
 
Following a slide presentation, attendees were asked to suggest site usage for the Downtown and 
the Tyco/FMC development site.  One participant noted that development principles should first 
be identified before specific uses were discussed.  This was done successfully for both sites.   
 
The following tables identify the development principles and the uses for each site. 
 
The meeting attendees were then shown a series of building designs and were asked to respond 
using an interactive keypad.  They were asked if they thought the building design was desirable 
(Yes) or not desirable (No) for Wrentham.  Following this process, the top three and bottom three 
designs were selected.  Meeting attendees were asked to elaborate on what they liked or did not 
like about the building designs.  The top three most desirable and three least desirable designs are 
included on Pages 6 to 9. 
 
 
Other Recommendations/Comments/Suggestions 
 
In addition to general demographic information, four questions were asked about access to Lake 
Archer, the Warner Trail, sidewalks and traffic improvements.  The results of these questions are 
included at the end of this Memo. 
 

 Materials used for construction are important 
 

 Put the recommendations on the Town’s website 
 

 Linking paths to recreation sites 
 

 Bike rental facility 
 

 Bike lockers 
 

 Agri-tourism – horse drawn transportation options 
 
WORD or Phrase that best describes the Downtown: (This was asked at the sign-in tables) 

 Traditional New England 
 

 Potential Cultural Center 
 

 Pretty 
 

 [The]Common 
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Wrentham Downtown Visioning Workshop    November 27, 2012 

Downtown Development  Principles 

Small town character 

Pedestrian and bicycle linkages to open spaces, activities 

Destination location 

Need treatment for wastewater and stormwater 

More attractive downtown: ex. underground utility lines, fencing,  

Downtown Suggested USES 

USE No. of Votes 

Spa 20 

Cultural facilities 30 

Indoor farmer’s market 35 

Drugstore 30 

Bakery, restaurant, deli (small) 30 

Bus stop  1 

Entertainment for children 5 

Golf Course 0 

Flea market 1 

Ability to work out of home 20 

Galleries and workspaces for artists 30 

Workspaces for home businesses (sharing 

conference space, amenities)/Office sharing 

20 

Parking-additional 30 

YMCA/Health club 15 

Medical Facilities 20 
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Wrentham Downtown Visioning Workshop    November 27, 2012 

TYCO/FMC Development Principles 

Need something to bring people to the site 

Increase employment 

Model after Linden Square in Wellesley 

Universally accessible 

Continuity of development 

Parking which is adequate and accessible to downtown and the Tyco site 

Locally-owned businesses 

Environmentally sound development (ex. LEED/Green Buildings) 

Improve the traffic flow 

Design guidelines needed (ex. for density i.e. creating good design for density) 

TYCO/FMC Site Suggested USES 

USE No. of Votes 

Lifestyle Center, including supermarket, boutiques, 

restaurants, medical facilities 

19 

Physical rehabilitation facility 13 

Offices 30 

Manufacturing 10 

Multi-family residential 25 

Mix of Uses 35 

Adequate, accessible parking lot 30 

Historical Area—(Respect existing historical fabric 

of the Downtown) 

14 

Recreation for Youth, YMCA/Gym, etc. 20 
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Wrentham Downtown Visioning Workshop    November 27, 2012 

Uses sorted by highest number of votes to lowest number of votes 

Downtown  

Indoor farmer’s market 35 

Cultural facilities 30 

Drugstore 30 

Bakery, restaurant, deli (small) 30 

Galleries and workspaces for 
artists 

30 

Parking-additional 30 

Spa 20 

Ability to work out of home 20 

Workspaces for home businesses 
(sharing conference space, 
amenities)/Office sharing 

20 

Medical Facilities 20 

YMCA/Health club 15 

Entertainment for children 5 

Bus stop  1 

Flea market 1 

Golf Course 0 

 

Tyco/FMC Site 
 Mix of Uses 35 

Offices 30 

Adequate, accessible parking lot 30 

Multi-family residential 25 

Recreation for Youth, 
YMCA/Gym, etc. 

20 

Lifestyle Center, including 
supermarket, boutiques, 
restaurants, medical facilities 

19 

Historical Area—(Respect 
existing historical fabric of the 
Downtown) 

14 

Physical rehabilitation facility 
13 

Manufacturing 
10 

 
Participants at the November 27, 2012 Wrentham Downtown Visioning Workshop 
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Wrentham Downtown Visioning Workshop   November 27, 2012 

Design Preference Scores 
Top 3 Most Desirable Designs 

 
 

34

83
%

18
%

1. Yes   2. No

Source: Duany, Plater-Zyberk, and Co.

Yes 33 votes No 7 votes  Total Votes 40  
What do you like about this design? 

Colonial style   Mixed use Landscaping 

Parking behind building Scale  Setback from Street 

30

81
%

19
%

1. Yes   2. No

Yes 30 Votes  No  7  Total Votes 37

 

What do you like about this design? 

Particularly appropriate for Tyco property Mixed use 

Building materials    Architecture, particularly the roof line 

Good pedestrian amenities   Parking in rear 
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Top Desirable Designs, cont. 
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79
%

21
%

1. Yes   2. No

Yes 30 Votes No 8 Votes Total Votes 38

 

What do you like about this design? 

Scale 

Underground utilities 

Sidewalks 
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Least Desirable Designs 
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23
%

77
%

1. Yes   2. No

No 27 Votes Yes 8 Votes Total Votes 35

 

What don’t you like about this design? 

Looks like Boston   Looks like a housing project 

Too dense    Too urban 

43

25

%

75

%

1. Yes   2. No

Source: Horsley Witten Inc.

No 30 Votes  Yes 10 Votes Total Votes 40

 

What don’t you like about this design? 

Too dense   Roofline 
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Least Desirable Designs, cont. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
  

29

27

%

73

%

1. Yes   2. No

http://oakdev.com

No 29 Votes Yes 11 Votes Total Votes 40

 

What don’t you like about this design? 

Dormitory-like 
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PROJECT DELIVERABLE: RECOMMENDATIONS FOR SOUTH ST. /ROUTE 1A 
 
MAPC completed build-out analyses and resulting trip generation for South St. /Rte. 1A as currently 
zoned and for three selected development alternatives.  These alternatives were confirmed by the 
Wrentham Planning Board and Town Planner.  A fourth scenario was suggested by the Town’s Economic 
Development Commission (EDC), after reviewing the analyses for the three selected alternatives.  MAPC 
also calculated trip generation rates for the existing development in the area, as a base line for comparison. 
 
Option 1 – Retail Dense Scenario as Currently Zoned 
This scenario assumes that most of the future development is retail, with a modest amount of restaurants, 
and offices limited only to the areas farthest away from Route 1A. 
 
Option 2 – Office/Retail Mix as Currently Zoned  
This scenario examines the future growth if uses are assumed to be predominantly offices, with some 
restaurants, and assumes a significant hotel/restaurant/retail complex south of the existing outlet mall. 
 
Option 3 – Mixed Use 
This option assumes the same hotel/restaurant/retail complex as in Option 2, assumes lower intensity 
(lower traffic generating) warehouse uses in the areas farthest from Route 1A, retains offices in some areas, 
and includes mixed use (residential – retail) in some areas east of Route 1A. 
 
Option 4 – Wrentham Economic Development Commission (EDC) Mixed Use: 
This scenario was suggested by the EDC and it assumes a mix of uses, some of which have significantly 
lower trip generation rates.  This option includes significant retail and restaurant uses along Route 1A, 
along with offices and a hotel. 
 
KEY FINDINGS FROM THE BUILD-OUT ANALYSES  

 While the total amount of square footage for Options 1-4 is generally comparable, there is a wide 
range in number of trips generated. 

 
 The Retail Dense Scenario (Option1) results in trip generation more than 3 times the current 

number of trips.  In addition, Saturday daily trips are approximately 23% higher than weekday 
daily trips. 
 

 Trip generation can be significantly reduced by shifting to other land uses, as demonstrated by 
both the Office/Retail Mix and Mixed Uses Scenario (Options 2 and 3). 
 

 Build-out scenarios 2 and 3 generate more commercial and industrial space, but less traffic, than 
build-out scenario 1, because retail uses in Option 1 have a much higher trip generation rate per 
1,000 square feet of built space. 
 

 Option 4 results in fewer trips because of the housing and warehouses uses included in the 
Scenario. 
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 Even the lowest trip generation figures for future development are approximately double the 

current number of trips.  This data inform the discussion about project mitigation, which could 
include a change of land uses; and/or support for pedestrian, bike or transit measures; or roadway 
improvements. 
 

 The lack of wastewater treatment tends to push development towards low-flow uses such as retail.  
These types of uses tend to generate more traffic. 

 
 

 
The following bar chart includes the three development scenarios initially evaluated by MAPC, and 

Option # 4, identified by the Wrentham Economic Development Committee (EDC) 
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RECOMMENDATIONS 
 

 The Planning Board, Economic Development Commission and Board of Selectmen should 
continue to review and evaluate the appropriate mix of uses in the South Street/Route 1A area. 

 
 Changes to the existing zoning will be required to reduce the amount of retail development.  With 

the current zoning (C-2) many uses are available only through grant of a special permit.  While this 
process provides flexibility, it does not provide a clear vision of what the Town actually wants to 
see developed. 

 
 Some buildout alternatives would likely need wastewater treatment facilities to achieve the mixed 

use/residential options. Under the existing zoning, the treatment facilities are not allowed. 
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Chapter Four: Next Steps 

The Scope of Work for this project anticipated that it would extend to two years, and that 
Wrentham would apply for DLTA funding for a second year.  In the second year, the work would 
include: 
 
Using the build-out and trip generation information, developing a transportation mitigation 
mechanism. 
 
Drafting and confirming a vision statement based on the Downtown Workshop. 
 
Identifying development options and potential site design for the former Tyco/FRM site. 
 
Additional recommendations based on the community’s Downtown vision. 
 
 

 
View of the Tyco/FRM site taken from Swett Park 

Photo by Wrentham Town Planner Paige Duncan, AICP 
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Appendix: Build-Out and Trip Generation Worksheets 

The detailed Build-out and Trip Generation Worksheets for the South Street/Route 1A parcels 
are on the following pages. 



 



 



Trip Generation 
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