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back to the French River to the north. In total the project area is 56.2 acres (see Figure 1).

Study Approach

Beginning with a set of Webster basic development goals, the Consultant Team implemented a fundamental
planning approach that was conducted as a 3-stage effort.

e Stage 1: Inventory of the existing condition based on field observations, extant reference materials
and interviews.

e Stage 2: Analysis of the existing condition with respect to development opportunities and
constraints and the determination of development potential.

e Stage 3: Creation of development concepts that include the urban infrastructure, existing building
stock reuse scenarios and new development opportunity. Throughout this planning process the
Consultant Team solicited input from town staff and a CAC established specifically for this study.
Considered as a Project Team, consultants, town staff and the CAC worked together to develop
the final vision for Webster which incorporated the work contemplated in the Phase I construction
project.

The Project Team

Consultant Team

Maguire Group Inc., New Britain, CT / Foxborough, MA: Project Managers, Engineers, Site Planners -
Carl U. Mueller, L.A., Project Manager

The Wallace Floyd Design Group, Boston, MA: Urban Planners — Carole Schlessinger, Principal Planner
The Miller Group: Urban Renewal Specialist - Thomas Miller, Principal

Traffic Engineering Solutions: Traffic Engineer — Bruce Hillson, P.E., Principal

Webster Town Staff

Office of Community Development: Carol Cyr, Director
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Il. Existing Conditions
Historical Perspectives

As with many small New England towns located along waterways, Webster can boast of a rich history that
includes early Native American habitation followed by an influx of European settlers. The Great Trail that
linked Boston and Hartford would eventually spin-off secondary ancient trails such as the Narragansett
Trail, which passed through the Webster-Dudley area. Over the course of time, trails became roads and
highways. Under the European influence, Webster became a mill town characterized by small mills
operated by workers living in local villages comprised of single family homes on small lots, accessible via
a network of streets. Under the generational impetus provided by the Slater Family, Webster became the
largest and most prosperous area town, eventually participating in aspects of the shoe industry as well as its
mainstay, textiles. Construction of the national highway system eventually placed Webster downtown in a
by-passed situation and, as a result, Webster has experienced economic decline since the 1970s.

Today, the visitor can still experience some great historic building stock and pleasant aspects of the small-
scale intimacy that still characterizes the central business district (CBD) and related residential
neighborhoods. These are the qualities that the town should try to preserve and enhance.

Downtown Demographics

In downtown Webster there are neighborhoods that are very close to the main commercial area. There are
also a number of apartment buildings mixed into the commercial fabric. The relatively high percentage of
residents who walk to work reflects this development pattern and the economic opportunities in downtown
Webster. Eight to nine percent of the working population of the two downtown block groups walks to work.
On a town wide basis only 4 percent of the working population walks to work.

The downtown block groups contain 20 percent of town wide housing units. Larger portions of housing
downtown are renter occupied, 78 and 87 percent in the block groups compared to 58 percent town wide.
Median rent in downtown was reflective of the town wide median. The median housing value of owner
occupied units was $101,000 and $132,000 in the downtown block groups and $109,000 on a town wide
basis.

Land Use and Urban Character

Downtown Webster has a mix of both commercial and residential uses within the 56-acre study area (see
Figure 2). There are a few light industrial / auto-oriented uses south of Main Street and west of the railroad
tracks but none are particularly obtrusive. The land use map shows about 40 percent of the land area as
either vacant or parking and an additional 30 percent as rights-of-way. The only open space in the
downtown area is the landscaped grounds of town hall and the library.
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mid-block and unsignalized intersections throughout the Study Area.

The street system within the Study Area does not allow traffic on any of the side streets to gain access to
the signalized intersections at the east and west ends of the Study Area. Similarly, the signalized
intersection of Main Street, South Main Street and Lake Street at the east-end of Downtown does not
provide access to and from the land uses north or south of Main Street. The Cullinan Parking Study
(January 1999) indicates that the 1998 Average Daily Traffic (ADT) volume on Main Street was 22,000
vehicles per day.

Driver behavior in the Downtown Area is beneficial to pedestrian and commercial activities along Main
Street, as pedestrians apparently feel confident that drivers will yield to them when they cross-Main Street
Street. The presence of traffic signals at both ends of the study area, the mid-block cross walks at several
locations between these signalized intersections, and the heavy traffic combine to slow travel on Main
Street which, in turn, creates a beneficial environment for pedestrian and commercial activity.

Table 1: Signalized Intersection Capacity and Queue Analysis — 2002 Existing Conditions

Peak Eastbound Westbound
Hour Dalay LoS Queue1 Queue
AM 17.6 B 425 275
Main Street at South MidPM | 352 D 1025 550
Main and Lake Streets PM 26.1 C 985 575
Sat Mid 17.3 B 550 525
AM 17.2 B 775 400
Main Street at Pleasant Mid PM 19.8 B 700 675
Street/Chase Avenue P . 1844 5 678 -
Sat Mid 19.0 B 725 600

NOTES:

LOS = Level of Service
Delay = Average delay, in seconds, to all vehicles entering the intersection.
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Parking

The Cullinan Parking Study has been utilized as a baseline reference for this study. Of specific value are
the parking counts, utilization percentages and occupancy rates determined in the Cullinan document. This
study has applied the Cullinan data within a proposed land use framework that considers future new
development primarily within areas north of Main Street as well as reuse of existing building space above
ground floor levels. The following Cullinan Study points are also pertinent to this study:

Downtown Goals

Enhance retail and commercial business

Maximize business opportunities

Create a vibrant business environment

Improve traffic circulation and accessibility to the CBD
Provide sufficient parking for existing uses

Plan for future parking demand

Public Parking

Parking within the Webster CBD is accommodated within conventional parallel city street parking aisles
with metered controls; most with 2-hour time limits. Unmetered parking is available in designated town
lots located behind Main Street businesses. As observed in the Cullinan Study, the designated public lots
located close-in to Main Street are convenient for shoppers and experience occupancy rates of 100+%,
while others that are somewhat removed from Main Street have occupancy rates of under 50%. There
exists today a 100-space deficit (Cullinan Study) of convenient parking spaces within the CBD.

Conclusions

This study interprets the public parking problem as being the result of several factors (some which have
been identified in the Cullinan Study):

e The parking problem rests solely with the off-street parking arrangements. There are too few
designated public parking spaces located with convenient access to Main Street shopping and
services.

e Employee parking is occurring in spaces that should be designated for the interim visitor. This is
true for metered street parking as well as for the off-street lots.

e  Parking lot layouts (in general) have evolved over time based on need. Consequently, parking
efficiency has been lost. This is evident when the CBD is viewed as a whole.

e Directional signage is substandard or non-existent making access to public parking viable only for
those having familiarity with the CBD. Visitors would tend to be discouraged and decide, instead,
to move on to a more accessible choice; perhaps at a destination outside the Webster CBD
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town (especially residential and industry discharging process water) must be factored into
proposed development within the CBD.

e  Stormwater management is accomplished through the use of culverts and conventional closed-
system storm drainage pipe networks ultimately discharging to the French River. At this time there
are no apparent water quality controls in place. Any new storm drainage designs must follow
current MEPA requirements for control of runoff and discharge to local watercourses. Future
development must take into consideration the location of the Day Brook culvert.

Environmental Boundaries and Restrictions

Flood Boundary

The 100-year storm flood limit (Base Storm Event) does affect portions of the lands along the French River
within the CBD where the greatest opportunity exists for new development. These areas are known as
Flood Plains. It is possible, within selected criteria, to construct within the flood plain. Among other things,
the structure must be flood-proofed and not diminish flood storage capacities (fill).

Rivers Protection Act:

In 1996 the Massachusetts Legislature passed the Massachusetts Rivers Protection Act (MRPA). As a law,
this act amends the Wetland Protection Act, MGL Chapter 131 Section 40. Its objective is to protect rivers
in the Commonwealth by regulating activities within a newly described area along the watercourse now
known as the Riverfront Area. The MRPA is enforced under the provisions and regulations as set forth by
the Massachusetts Department of Environmental Protection (MEPA) under their wetland regulations 310
CMR 10.00.

Site Constraints and Opportunities

As a pre-requisite to the exploration of land use concepts, an analysis of site constraints and opportunities
provides important planning guidelines. Guidelines affecting future development decisions include the
physiographic characteristics of the study area (topography, substrate) and sensitive environmental impacts
(the French River, wetlands, flood boundaries, flood plain and Riverfront Area) as well as cultural elements
(infrastructure, buildings, streetscape, aesthetics).

Physiographic

Constraints
e Incremental grade changes in the mid-block parking area (Main, Mechanic, Church and Negus
Streets) constitutes an additional development expense if these areas are reconfigured to a single
large parking area (removal of low retaining walls and regrading).
e Elevation differentials of from 5 feet to 15+ feet between Main Street and rear parking areas to the
north pose some design problems to developing pedestrian (ADA compliant) and vehicular




*218)S9 [B] UBQIN PajIwWI| JO anjeA Juawdo[oAap “sA paau Sunyred aoeyng e
(uoryeooy) 103dedisyur Jomas A1ejiueg e
(Ayoedes pue UONEIO[) LISAIND WIO)S e
*SI10)ISIA
ago renuaiod 10§ sananb [euonoairp 100d SUIARY JINPUOD OlJeI} SWN[OA YSIY € ST 1091G UIRI @
gD 1585 pue 1s3Mm Y} SUIPIAIP UOHBOIRWSP JO Sul| [eoIsAyd e are syoer) peol[iel a4l e
(uotsnyuoo) gD noysnoxy sjof Sunpied snotrea o3 syutod ssa130 / sseooe o[dnnn e
(sanss1 uorseguo0d pue £19Jes)
sSuIsso1o ueLsopad AUBW PUE 102.1S UIBJA OJUO J9[IN0 ey} SKEMOALIP / $1921)s AUBW DB AIYL, @
Sjulel}suo)

jeamynd

“JoSSE U OJE JUSUIUOIIAUS JOALI Y} SIA-B-SIA PANIOOE s}auaq [e10ads oy} ‘Juswdo[oAsp
Mmau pue suondo 9snal 10§ SOSUS[[BYD [BAI SWOS SHUISAId JOPLIIOD JOATI B} S[IYAY IXSIU0D
ueqIn 9y} ur 21n3eay enbrun e 1ussa1dal SOLIEPUNO] [BIUSWIUOIIAUS PI)B[SI S} PUB JOARY YOUSIL] dY]J, o
ssljunpoddo

‘[eaoxdde Jo suonIpuod dYyj 0} Paje[al s}S0d UOHONIISUOD [e1oads
pue ssaoo1d Surpiuuad [EJUSWILOIIAUS A1) 0} 303(gns sjeaoidde pajoenold o) anp syoedur ay)
I1OPISUOD JSNWI J331)S UIRJA JO Y1IOU SPUE] JOPLLIOO JUOLISAL U0 pasodoid juowdojosp mau Auy e
“510dO[2ASP 0] S[qR[IBAR 9q JOU [[IM JBY} SESIE OI. 9SAY ], ISATY YoUuSL] Ay Sunuoly
SBAIE PUB| SNOLIBA SISQUINOUS )0V UO09101d SISATY 9Y} Aq poUlJop St ‘Baly JUOLLIATY YL e
‘3R] SOUBINSUI PISLAIOUI SE [[oMm st (Surjoold poofy) uonoNISuod
oy 01 asuadxa ppe [[1m pue sa10yD Judwdo[oASp MU Jw] 0} Spud} urejd pooyy Jeak-001 YL
sjulelisuod

Jejuswiuodinug
-Sunuerd

odeospue] Y1im pue A[[eInIoalIyoTe PaouByUS 9q UBD YOIYM ‘SPAYS MOIA 918310 S[EJUSIHIP [EO1ISA e
*I0pLLIOD

JoAL1 9 Suope Aeroadss ‘uononnsuod A10)s-inw jo eduwi ay) Suronpar £q yuowdo[oAdp mau
JO JOARJ UL SYIOM SIY] "SOSN-pue] SNOLIBA Y3 0} uoneredas [ed1sAyd pue jsaroiul [ensia Sunearo
sneaje[d uI IN050 SBAIE [BIJUSPISAI JUsdR(pe (INos pue gD Y3 UIYIIM SOSUBYD JUSIPRIS oY, e
saijiunpoddo

(L pue
9 G “p ‘c-L s107T) BaIE S1y} ul Judwdo[oaap Aue o3 syoedwil 3509 JUBOYIUSIS AIe 9FPI] JO souasaxd

Y} YA PaUIqUIOD (JO3] |, G7) JOPLLIOO PROI[IEl 3y} PUk Jool§ YSIH U99MIq [BIUSISHIP UOHBAI[H o
*(01-4 307T) SuOIP9UUOd Y3noiy}

poday || aseud
ue|d umolumo(q 133sqaf\



Webster Downtown Plan
Phase || Report

Opportunities

Better coordination of drive access / egress and pedestrian cross-street movement will improve
issues of safety, confusion and congestion within the CBD. The introduction of special pavements
in major pedestrian crosswalks could serve to heighten identity for pedestrians and drivers.

The railroad crossing is a significant visual interruption and traffic-calming event that could also
be an excellent location to develop a downtown “Gateway” identification (just to the west of the
crossing).

The high traffic volumes can be made a benefit by introducing a combination of better-
coordinated drives and pedestrian crossings with effective signage and modified vehicular
controls (signalization and lane definition).

Fortunately, the Day Brook Storm Culvert and sanitary interceptor alignments do not pose serious
constraints to development and, in fact, actually can be an asset based on their convenient location
in that they provide convenient opportunities for new development lateral connections.
Short-term use of available lands for surface parking can alleviate current and near-term parking
deficits. As “developed” parcels, the surface parking can more easily be turned around for new
development.
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Parkland is shown expanded beyond the 25 foot buffer required by the Rivers Protection Act to include
wider sections that can be used for multiple purposes. Sections of riverfront should be connected both
along and across the north and south shores to create continuous park land with multiple access points.

Infrastructure Concepts

Circulation and Parking

Vehicular Circulation

This study identified several factors that slow and back traffic along Main Street in the Downtown:

Traffic queuing at the signalized intersections

Drivers stopping for pedestrians crossing at one of the mid-block locations
Left turning vehicles blocking through traffic on Main Street

Drivers stopping to let side street traffic enter Main Street

Drivers stopping to let vehicles park or leave on-street parking spaces

Improvements to address the factors listed above and to allow traffic to flow more easily through
Downtown Webster are identified herein, but need to be weighed against the impact these improvements
would have on pedestrian and commercial activity through the Study Area. These improvements include:

Remove parking from Main Street in front of Town Hall and relocate the mailbox away from the
Town Hall block.

Revise the traffic signal timings to provide preference to the Main Street approaches at both
signalized intersections. This improvement is easily implemented and would improve traffic
operations at the Lake Street intersection while reducing the eastbound queue during the mid-
afternoon and late-afternoon peak periods. The impact of this improvement would require
eliminating the seven parking spaces in front of Town Hall and relocating the mailbox to another
area.

Reduce the number of mid-block pedestrian crossings to reduce the number of stops made by
drivers as they travel Main Street.. Its impact would be the reduction of options available to
pedestrians to cross-Main Street Street, making them walk further to a designated crossing area.
The farther walk is offset by increased safety.

Shift the yellow centerline to provide a 28-foot width in the westbound direction and 22 feet in the
eastbound direction. This will allow through traffic to continue past vehicles turning left from
Main Street onto Church Street, Mechanic Street, School Street and High Street while maintaining
all on-street parking. There would be no negative impacts as pedestrian movement and on-street
parking would not be altered with this improvement.

Install a traffic signal at the intersection of Main / Church Streets and Duggan Drive to provide a
location where Access Drive traffic can easily enter the flow of traffic on Main Street. This
improvement would require removal of some on-street parking to provide left turn lanes as well as
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e  The riverfront potential reuse is residential.
e A parking garage is considered a viable addition to the CBD. This scenario is consistent with

proposals entertained in the Town Master Plan (1989).

Table 3: Comparative Parking Needs Analysis

PARKING CATEGORY

CULLINAN STUDY
PARKING DATA

WEBSTER DOWNTOWN

PARKING NEEDS

IMPROVEMENT FORECASTED

Existing On-Street 182 182
Existing Off-Street 679 679
Ex. Town Hall Lot 30 30
Sub Total 891 891
Future Need Business 100 100
Expansion

Future Need 200 200
(Commerce Group)

Future Need Based On 0 *131
Proposed Building

Reuse

Total Required 1191 1322
Projected Deficit 300 **4.31

*  The Commerce Group warehouse as business (30 parking spaces) + 2" floor and above
building space reuse as residential apartment units (284 parking spaces).

**  Note: If we eliminate the residential reuse requirement of 284 spaces, then 614 spaces — 284
spaces = 330 space projected deficit which is generally consistent with the Cullinan projected

deficit of 300 spaces.

Conclusions

For purposes of this study, and in lieu of a current marketing study, we are forecasting a CBD upper level
building space reuse potential for residential apartments. While there are now some business uses above
the ground floor level, they are few. Given the inherent difficulties of maintaining upper level successful
business ventures (The Commerce Group is an exception) in this type urban context, it is reasonable to
suggest a residential use as one that has historical precedence and one that represents a positive goal for the
town. More urban residents will work to enliven the CBD and help to support the economic growth of
small business. Considerations in context with the parking space needs assessment issues suggest that:
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Conclusions

e Ifretaining open space for future development and aesthetic purposes, while still meeting parking
needs, is a major CBD goal for the Town of Webster, then serious consideration should be given to
solutions that can accommodate parking different from surface parking lot construction; e.g., a parking
garage.

e Ifthe Commerce Group downtown expansion is not imminent or dependent on available parking
space, then Parking Lot Alternatives A through D will provide for current parking needs.

e The Commerce Group has indicated a willingness to consider satellite lot parking with shuttle service.
Clearly, this creates some inconvenience and collateral expense and may pose some security concerns.
However, such a solution could meet Commerce Group expansion needs and, perhaps, be considered a
short-term arrangement until a parking garage could be funded and constructed.

Future Parking Needs

The report section on Land Use Concepts explores some alternative uses (new development) for lands
within the study area that are either undeveloped or currently occupied and having reuse potential. All new
development will have a requirement for parking. In some cases an existing building with reuse potential
will already have parking sufficient to support the proposed reuse. In undeveloped areas, new development
must consider parking requirements and accommodation within the targeted development area. Specific to
the town of Webster are the following suggested new development opportunities and related parking needs:

New Development (Residential): In addition to upper level apartment dwelling in existing
buildings, new residential located along the French River would require its own parking facilities.
Depending on parking ratio requirements, parking could be surface-type, a combination of surface
and ground level under the building or a multi-level parking area as part of the overall building.
Raising living areas near or within the 100-year flood plain above a parking level would constitute
flood proofing.

Building Reuse Opportunity (CG Warehouse): As a relatively new structure and a warehouse
configuration, this building has a certain degree of use flexibility. As a warehouse use there is
currently ample parking. Should this use become more business oriented, there may be need to
expand the parking needs.

Senior Housing (High Street): Similar to suggested parking accommodations for proposed housing
along the French River, a housing use on this site should incorporate parking within the building
footprint. The site elevation differential (30" ft) lends itself to creating multi-level parking on the
lower levels as a part of the architecture thereby leaving site space for recreational development
related to the building use. Access to lower parking levels can occur from High Street.

Pedestrian Circulation

Pedestrian movements generally initiate from a parked vehicle and continue via walkways throughout the
CBD. Dynamic and accessible CBD environments all share certain fundamental characteristics: well-
identified parking areas, well-defined parking lot vehicular access/egress, a defined / safe walk system
from the lots to business / retail destinations and ample parking facilities discretely located to service the
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Sanitary Sewer

The sanitary trunk line running along the Access Road is convenient for future development discharges.
Fortunately, this alignment does not compromise future development on the lands fronting the French River
and is well paced for an extension of the Access Road to Peter Street.

Stormwater Management

Any new development must meet current MEPA regulations governing collection and discharge of
stormwater runoff. Discharges will have to include water quality control devices (oil / water and sediment
collection) as a part of the new system. Depending on downstream hydrological impacts, there may be a
requirement for stormwater detention for new development to mitigate flood hazards.

Environmental Boundaries and Restrictions
Flood Boundary

Any new development proposed to occur in the floodplain must meet current regulations controlling
development within the 100-year flood boundary. This includes a restriction on filling the site and required
flood proofing of any inhabited structures.

Rivers Protection Act

There appears to be sufficient flexibility in the applicable sections of this Act to allow for some
development along the French River within the CBD. Certainly, all existing disturbances (parking lots,
buildings, and retaining walls) are basically “grandfathered”, but any reuse will be required to show an
upgrade of the existing condition.
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This approach to revitalization focuses on the following actions:

e  Resolving downtown traffic and parking issues

e Developing public open space along the French River
e  Utilizing vacant land along the river

e  Supporting existing retail on Main Street

e Infill development

e  Rehabilitating historic buildings and finding new uses for upper floors
Study Area

The project study area corresponds to the core of downtown Webster with Main Street passing east/west
through the center. The northern and western boundary is the French River. The southern boundary is
approximately one block south of Main Street following the alignments of Barnes and Negus Streets and
Church Lane. From Church Lane the project area follows Lake Street to Main Street to Peters Street and
back to the French River to the north. In total the project area is 56.2 acres (see Figure 1).

Study Phases

Due to funding limitations this project was broken into three phases. Phase 1 is the analysis and planning
phase, documented in this report. This phase focuses on proposed circulation improvements as well as an
inventory and analysis of existing conditions related to building conditions, traffic, land and building use,
underutilized land, demographics, and history. Also included in Phase I are conceptual ideas for open space
and development along the French

Phase II will be the implementation of some of the parking recommendations - the preparation of final
design documents for the construction of selected parking lots.

Phase I1I will involve the development of an Urban Renewal Plan based on the analyses and conceptual
developed in Phase 1. Phase III will include a market study, expanded development options, a
comprehensive revitalization strategy, and acquisition and disposition plans.
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Figure 1: Study Area
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Study Approach

Beginning with a set of basic development goals, this Phase I Study was a 3-stage effort. Stage 1: Inventory
of the existing condition based on field observations, extant reference materials and interviews. Stage 2:
Analysis of the existing condition with respect to development opportunities and constraints and the
determination of development potential. Stage 3: Creation of development concepts that include the urban
infrastructure, existing building stock reuse scenarios and new development opportunity.

Throughout this planning process the Consultant Team solicited input from town staff and a CAC
established specifically for this study. Considered as a Project Team, consultants, town staff and the CAC

worked together to develop the final vision for Webster and determination of a Phase II construction
project. CAC meeting agendas are included in Appendix A.

The Project Team

Consultant Team

e Maguire Group Inc., New Britain, CT / Foxborough, MA: Project Managers, Engineers, Site
Planners - Carl U. Mueller, L.A., Project Manager

e The Wallace Floyd Design Group, Boston, MA: Urban Planners — Carole Schlessinger, Principal
Planner

e The Miller Group: Urban Renewal Specialist - Thomas Miller, Principal

*  Traffic Engineering Solutions: Traffic Engineer — Bruce Hillson, P.E., Principal

Webster Town Staff

e Office of Community Development: Carol Cyr, Director
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The Commerce Group's building represents a signifcant
investment and commitment to downtown Webster

The Brown and Slater operations in Pawtucket were so successful that by 1811 there was not enough labor
in the Pawtucket area to weave all the yarn produced at the mill. A friend of Slater who often traveled from
Sturbridge, Massachusetts to Pawtucket, Rhode Island via what was once called the Narragansett Trail, told
Slater of an excellent source of water power in the Oxford-Dudley area (Lake Chaubunagungamaug). This
water source in farming country would provide both power and labor (families of farmers skilled in the
hand loom process) to support the growth of more mills.

Slater and associates constructed their first mill in what is know as East Village on the site of the present
day Cranston Print Works (northeast of the study area). In 1812, this area was part of Dudley and Oxford —
the Town of Webster did not yet exist. Through the early 1810s and 1820s Slater and his partners began
expanding their operations and purchasing land near the French River in an area know as South Village.
These properties, know as the Village Cotton, Woolen, and Linen Manufacturing Company, are near the
study area. Slater’s approach to industrialization was different than the system that grew in places like
Lowell and Lawrence. In Lowell, the “company town” approach lead to barrack-like housing for
employees that was a complete break from the New England tradition. In Webster, Slater built single family
homes and duplexes close to the mills. In Webster, mills did not grow into giant complexes as they did in
other towns. Instead a dense residential fabric of streets and houses on small lots grew up around the mills.

The Town

As the Slater empire developed, populations grew in areas close to the mills. However, these areas were
distant from the town centers of either Dudley or Oxford. The self-supporting mill hamlets had their own
meetings houses and churches. A committee for the incorporation of a new town was formed, and despite
some opposition, the town of Webster was formed in 1832. The committee for the incorporation wanted to
name the new town after Samuel Slater, but Slater declined the offer and suggested it be named after
Daniel Webster, one of the period’s great statesmen. At incorporation Webster’s population was 1168
people who were previously residents of Dudley and Oxford. Although at the time of incorporation it was
slightly smaller than its neighbors, Webster quickly outgrew Dudley and Oxford in terms of population and
employment.

Slater died in 1835, only 3 years after the founding of the Town, but his legacy lived on. Slater’s sons
carried on and expanded the business through the 1800s. New mills were built in the North Village and the
South Village (Slater Woolen Company). The Slater sons also established a department store in the South
Village with branch stores in the North and East Villages. During this period Horatio Nelson Slater built
the family business into one of the leading textile manufacturing companies in the United States. Horatio
was also instrumental in bringing the railroads to town to serve the mills. The Norwich and Worcester
Railroad passed through the South Village (present day downtown Webster) and the western edge of the
study area. The introduction of the train depot in this location is probably one of the most significant
factors in the development of downtown Webster at South Village. As happened in many other cities, the
train station brought with it the need for hotels, restaurants, services, and other things that travelers needed;
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Webster Downtown Plan
Phase || Report

In downtown Webster there are neighborhoods that are very close to the main commercial area. There are
also a number of apartment buildings mixed into the commercial fabric. The relatively high percentage of
residents who walk to work reflects this development pattern and the economic opportunities in downtown
Webster. Eight to nine percent of the working population of the two downtown block groups walks to work.
On a town wide basis only 4 percent of the working population walks to work.

Median income (1999) in downtown block groups was slightly lower than the town wide median.
Downtown it was $25,000 and $27,000 (block group medians), while the town wide median is $32,000.
The per capita income in each of these two block groups was higher than for the whole town. This is likely
a result of larger households and/or households with more children living outside of the two downtown
block groups.

The downtown block groups contain 20 percent of town wide housing units. A larger portion of housing
downtown is renter occupied, 78 and 87 percent in the block groups compared to 58 percent town wide.
Median rent in downtown was reflective of the town wide median. The median housing value of owner
occupied units was $101,000 and $132,000 in the downtown block groups and $109,000 on a town wide
basis.

Conclusions

The downtown area appears to be a desirable housing location, attracting residents with higher per capita
incomes. The presence of residents with higher per capita incomes combined with competitive or higher
housing values indicates the opportunity for developing increased downtown housing options.

Land Use and Urban Character

Downtown Webster has a mix of both commercial and residential uses within the 56 acre study area (see
Figure 1). There are a few light industrial / auto-oriented uses south of Main Street and west of the railroad
tracks but none are particularly obtrusive. The land use map (see Figure 2) shows about 40 percent of the
land area as either vacant or parking and an additional 30 percent as rights-of-way. The only open space in
the downtown area is the landscaped grounds of town hall and the library.

South of the commercial uses along Main Street land use is primarily residential. North of Main Street
most of the land area is either vacant or used for parking; beyond this vacant/parking zone is the French
River. North of Main Street and west of the railroad tracks is a small district of light industrial uses and a
few houses in poor repair.

Many small downtowns in Massachusetts have mistakenly replaced entire blocks of historic buildings with
parking lots and suburban style development. Fortunately, in the core of downtown Webster, the town has
maintained much of its traditional/historic fabric. Unfortunately, many of these buildings are only partially
occupied; many upper floors are vacant. Main Street has a significant stock of historic buildings from the
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Webster Downtown Plan
Phase || Report

Existing French River edge conditions

late 1800s and early 1900s. The National Register of Historic Places listed “Main Street Historic District”
encompasses both sides of a portion of Main Street. There are also three listed buildings: the Eddy Block,
the Shumway Block, and the Spaulding Block. Figure 3 identifies these buildings and the district. With the
exception of a couple of vacant lots and one or two buildings in poor repair, the intact urban character of
Main Street should be the envy of many downtowns in the northeast. Most buildings built over the last 20
years have respected the street edge and traditional context of Main Street.

The south side of Main Street is intersected by a series of streets that provide good vehicular and
pedestrian access to and from the adjacent residential neighborhood. The north side of Main Street and the
area behind it is hemmed in by the railroad track and the river. There is less access to this area than there is
to the district south of Main Street. There are bridges across the river at Tracy Court and Peter Street, but
they both dead end on the Dudley side of the river.

Today, the river forms the northern boundary of downtown. The river edge exhibits a variety of conditions,
including industrial uses, buildings on the edge of the bank, steep banks, and railroad and automobile
bridge crossings. The most common condition is the lack of attractive pedestrian access to the river, and
the lack of development that takes advantage of the potential amenities of the river in terms of views and
open space.

Conclusions

There is a great amount of underutilized land (currently vacant and/or surface parking) within the project
area, and a large amount of vacant building area, particularly on upper floors. In addition, there is a very
small amount of open space serving area residents and visitors to downtown. There are opportunities for
redevelopment throughout the downtown, including all along the riverfront.

Parcelization & Ownership

Parcels in the northern half of the project area, north of Main Street, are typically larger then than those to
the south. The parcels in the blocks between the railroad tracks and Peters Street are deep; a few of them
stretch from Main Street to the river. Other parcels only have access from dead end streets such as Tracy
Court and Frederick Street.

There are five significant landowners in the downtown area: the Town, the Commerce Group, Nancy Healy,
the Cassidy Group and Daniel Marcoux (see Figure 4). South of Main Street the ownership is more diverse
and parcels are typically sized for single or multi family houses. Figures 5 and 6 illustrate parcelization
and ownership for the entire project area.

Conclusion: The existing parcelization and ownership patterns provide some ability to consolidate parcels
to create larger development opportunities, particularly on the north side of Main Street. There are many
small parcels and owners on both sides of Main Street.




Figure 3: Historic District & Buildings 13
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Webster Downtown Plan
Phase || Report

Existing French River edge conditions

Building Conditions

Under Massachusetts General Law, Chapter 121B, a Municipality must determine that the project area is
“substandard, decadent or blighted open” in order to undertake urban renewal activity. One factor in
making this determination is the condition of the buildings within the project area. As part of this project, a
sample survey of 10 buildings within the project area was undertaken. Six of the ten buildings surveyed
were found to be be out of repair, physically deteriorated, unfit for human habitation, functionally obsolete,
or in need of major maintenance or repair. See Appendix E for a more detailed discussion of the
evaluation critieria, as well as the detailed survey forms.

Development Plans

There are several noteworthy projects that are currently in various stages of development in downtown
Webster:

e  The theater (lot G 7.1) that has been condemned for many years will be demolished and the land
will be transferred to the town. This study is recommending that the “new” land area be part of an
expanded parking lot project.

e The local Railroad Club has been acquiring old train cars and is actively trying to obtain a small
railroad station that they would like to relocate on a parcel of land off Pleasant Street and adjacent
to the rail corridor (this land is currently owned by the Commerce Group).The Club is interested
in developing this area as a railroad museum. They currently have one restored caboose sitting on
a piece of siding at the intersection of Davis and Main Streets.

e The owner of 385 Main Street, on the northeast corner of Fredrick, is interested in rehabilitating
his buildings. These buildings are currently vacant. The proposed use is unknown at the time of
this writing.

There are also several large parcels that provide the opportunity for future development:

e Just north of the study area is the JG Motors site which is being cleaned up by a brownfield
development company. The owner is currently looking for a potential buyer.

e The Commerce Group Warehouse (Assessor’s Block F): This building was designed to function as
a warehouse. At this time the building is only partially utilized and Commerce Group
representatives have indicated that future warehousing needs will probably be accommodated at
another site close to their main offices near Route 395. Further, that selling or leasing the building
at some time in the future is a consideration. Given its uncertain future and because this building
is relatively new, in very good condition and in close proximity to the railroad and the French
River, the warehouse should be considered to be a part of any new land use / reuse scenarios. In
keeping with the study theme (maintain and support small business on Main Street), any new use
for this building should not conflict with Main Street opportunities. However, there may be some
reuses that are specific to the building location that could create a unique situation not duplicated
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Existing French River edge conditions

on Main Street and, in fact, one that would reinforce new development activities in the river
corridor. A Market Study will eventually provide better-supported options however, preliminary
considerations might include: an upscale restaurant, or specialized retail (antiques) or service
facility (healthcare).

e High Street: The Cassidy Group Inc., a real estate brokerage firm, currently owns Assessor’s
Block T, Lots 4, 5, 6, 7 on High Street. The combined area of the lots is approximately 1.2 acres.
The lots are undeveloped and completely vegetated with secondary growth. The most dramatic
aspect of the land is the elevation differential of 25+ feet between High Street and the railroad
corridor. Visible ledge outcrop indicates rock at or near the surface. This study rejected this site as
a potential new parking lot location due in part to the terrain. However, the site does lend itself to
certain types of building construction. The substrate will apparently provide excellent bearing
capacity, and building design options are uniquely flexible to accommodate elevation differentials.
Being in close proximity to both the CBD and the Senior Center, this site could be considered for
senior housing.

Conclusions

There are a few development plans and larger opportunity areas, but there is currently very little ongoing
development activity. The existing activities are piecemeal, occurring with little coordination and not fully
taking advantage of available opportunities.

Infrastructure

Community infrastructure is understood to be comprised of all the functional site elements that structure a
community. These elements include the underground and above ground network of utilities, culverts and
pipes, various site support structures and pavements (walks, roads and parking lots). As a municipal
improvement planning effort focusing on reuse and new development scenarios to foster economic growth,
it is the circulation infrastructure (roads, parking and walks) that is considered of greatest significance.
While the CBD is the focus of attention for this study, certain aspects of the study area infrastructure are
impacted by developed areas and future growth potential outside the CBD; in particular is circulation
(roads/parking), hydrologic related components, water and sanitary sewer services.

Circulation

Vehicular

Origins and destinations of drivers determine the traffic patterns that characterize the CBD vehicular

impacts; e.g., the major vehicular movements between the 1-395 corridor and points south and west via the
Town of Dudley, MA. Vehicular movement (direction and volume) in the Webster downtown is a topic that
appears consistently in town studies and development plans. Traffic volume and management is recognized
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Figure 7: Project Area Existing Circulation
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feet wide. There is typically a single lane of travel in each direction through the Study Area with additional
turn lanes provided at the signalized intersections. There are sidewalks along both sides of Main Street and
nearly all the buildings along Main Street are situated at the back of the sidewalks. Notable exception are
the Town Hall (set back with a grass front lawn) and Dunkin Donuts (set behind its parking lot).

Parking is allowed along both sides of Main Street for most it its length through the Downtown. Only the
section between High and School Streets along the south side of Main Street (in front of Dunkin donuts)
does not allow on-street parking. According to the Downtown Main Street Parking Study prepared by
Cullinan Engineering, there are 78 on-street parking spaces along Main Street through the Downtown
Study Area. The parking study also indicated that the 1998 Average Daily Traffic (ADT) volume on Main
Street was 22,000 vehicles per day. Turning movement counts made during December 2002 for the
Downtown Study indicate that the two-way traffic volumes on Main Street are 1,600 vehicles per hour
during the morning peak hour, 1,615 vehicles per hour during the afternoon peak hour (which
corresponded to the school dismissal period) and 1,875 vehicles during the Saturday midday peak hour.

As demonstrated by the traffic volumes, Main Street serves a combination of people who are destined to
Downtown Webster and people who are traveling through Webster as they commute to and from work or to
other locations remote to the Downtown Area.

Field Observations

Observations of traffic patterns through the Downtown Study area were made during the peak periods. The
observations identified several traffic conditions and driver behavior patterns along the Main Street
corridor. During the weekday mid-afternoon and evening, and Saturday late morning peak periods we
observed lengthy backups of traffic along Main Street. These backups were caused by one or a
combination of the following reasons:

e Traffic queuing at the signalized intersections

e Drivers stopping for pedestrians crossing at one of the midblock locations
e Left turning vehicles blocking through traffic on Main Street

e Drivers stopping to let side street traffic enter Main Street

e Drivers stopping to let vehicles park or leave on-street parking spaces

Backups were not observed during the weekday noon period. However, beginning shortly after 2:00 PM,
when the schools within and adjacent to the Downtown Study Area are dismissed, eastbound traffic at the
Lake Street intersection started to back toward the west along Main Street. Traffic was observed to queue
back to the vicinity of Mechanic and School Streets during this mid-afternoon period. This pattern
continued until nearly 3:00 PM when traffic returned to normal. During the afternoon commuter period,
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operation of all traffic entering the intersection and the LOS is determined for the overall conditions at the
intersection. Levels of Service for signalized intersections are defined by the average delay per vehicle as
indicated below:

Level of Service Avg. Delay/Vehicle (in Seconds)
LOS A <10.0
LOSB >10.0 and<20.0
LOS C >20.0and <35.0
LOS D >35.0and<55.0
LOSE > 55.0and<80.0
LOSF > 80.0

The capacity analyses also provide queue lengths along each approach to the signalized intersections.
Table 1 presents the results of the capacity analyses for existing conditions and the 95% percentile queues
along Main Street that are presently experienced at the two signalized intersections at either end of Main
Street.

The queues presented in the table for the Main Street at Lake Street intersection reflect the ability of
vehicles to access the right turn lane on Main Street as they approach Lake Street and reflect the field
observations made for the Downtown Study.

Table 1: Signalized Intersection Capacity and Queue Analysis — 2002 Existing Conditions

Peak Hour Delay LOS Eastbound Westbound
Queue[1] Queue
Main Street at South AM 17.6 B 425 275
Mid PM 35.2 D 1025 550
Main and Lake Streets PM 26.1 C 985 575
Sat Mid 17.3 B 550 525
Main Street at Pleasant AM 17.2 B 775 400
Mid PM 19.8 B 700 675
Street/Chase Avenue PM 19.4 B 675 600
Sat Mid 19 B 725 600

Notes: LOS = Level of Service. Delay = Average delay, in seconds to all vehicles entering the intersection

[1] Morning peak and Saturday midday queues reflect the ability of right turning vehicles
to easily enter the right turn lane at the Lake Street intersection.
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e Destinations may not always be line-of-sight apparent, but the pedestrians sense of origin /
destination should always be clearly understood. This is a function of signage, graphics and night
illumination.

e  Amenity is an important ingredient and should be made a part of any improvement.

Parking

The Downtown Main Street Parking Study, Cullinan Engineering, January 1999, confined its parking
analysis to the CBD as generally defined by the railroad corridor on the west, Frederick Street on the east,
the French River on the north and Negus Street on the south. It is within these bounds that the majority of
business is concentrated and, by extension, where all related parking needs and their accommodation
occurs.

The Cullinan Study has been utilized as a baseline reference for this study. Of specific value are the
parking counts, utilization percentages and occupancy rates determined in the Cullinan document. This
study has applied the Cullinan data within a proposed land use framework that considers future new
development primarily within areas north of Main Street as well as reuse of existing building space above
ground floor levels. The following Cullinan Study points are also pertinent to this study:

Downtown Goals
e  Enhance retail and commercial business

e  Maximize business opportunities

e (Create a vibrant business environment

e Improve traffic circulation and accessibility to the CBD
e Provide sufficient parking for existing uses

e  Plan for future parking demand

Cullinan Study Findings

The Cullinan Study is selective, counting on-street parking along Main Street and within one (1) block
north and south. Off-street parking counts exclude the R-Block and the Town Hall lot.

e  There are 182 on-street parking spaces (most with 2-hour limits).

e  On-street parking peak-hour use occurs mid to late morning (127 spaces / 70% occupancy rate).




LT

poday || aseyd
ue|d umojumo( J33sqapn

spouad 1y-g 190 pastwoidwoo axe asn saddoys QgD WS 10§ papusjul sadeds orjqnd swos PAES TN ()
‘Suppred JowO)SNO SSaUISNQ [ENPIAIPUL JOJ S)O[ JeALId, se uonouny Jeyy sjof IS[Jews Y3 JO SWos ul

“JU2IXa PAIIWI] € 0} ‘SInd0 os[e Sunyred o1qng (£ 2ANS1Y 995) sIsSAUISNQ 1921)G UTBJA| PUIlaq P31ed0] $10]
UMO) PaYeUSISP Ul S[qE[IBAE ST Sunjied palsjouru() “SHWI| SW) INOY-T YI1M JSOW S[O1FUOD PII)IUL LM
sopste Suryted 30218 K310 [o][eed [EUOHUSIAUOD UIYHM PIJEPOWIIONIE ST AFD 19ISG3M Y} UlpIm Sunyred

Sunjred dnqnd
suonipuoy bunied bunsixg

"QALI(] $S990Y Y} WO} 2[qIssa00e 10] pared Sursixe

ue 0] SJUSWIA0IdWI pue UOIIOAUUOD MU B 9PN]OUT P[NOM [IIYM J3311S UIIA JJO O] [oA®IS SunsIxXd

Ue 0] SUOIBOIFIPOW ADUSIONJ (7) pUe 39911S YSIH UO Pajeoo] aq 03 30] Sunyred ooeds + g mou e

(1) ‘uononIsuod 10§ payIeuLes A[[eniur a1om spafoid om, ‘swieaSoid jusmworordur ainjoniseiyul

posodoid yim sanIunwwiod 0} 99UL)SISSE [BIOUBULY op1aoid 03 pauSisap (@AMJ) ueiD
1uowdo[aAs( SYIOA S1[qng 781§ € JO SuLINO3S S UMO], Y} Ul [BJUSWINISUL SBM ApmiS ueuI[[ND YL e

*a5N Paseq-99] B 3}EaI0 0} Padu 3[qIssod 3y 03 paje[al SUIDUOD pue AJLIN0SS
‘SoNSSI 9OUBUAJUIBW W) SUO[ }S0D UOIONIISUOO 0} SNP UOHN[OS A[qeUS) B JOU Sem oSeres Supyed
© Jey) pouruLIep sem )1 {(6661-8661) UONEBIOPISU0d Jopun sem [esodoxd siyy s ay3 Je I9ASMOH
‘Suryed 90BJINS [BUOTIUSAUOD 10J PASU S} SUIONPaI AGIAY) JXAJUOJ [BONISA B UIYRM Sunyred
[euonippe Suneiouss jo sueaw e st palo]dxa sem a5eeS Sunjied [9AS]-1)AU € JO UOHINISUOD
10y renuajod oy, "soniioey Suryted mau JO UONONIISUOO Y} pue uonisinboe pue| papnjout

OS[® SUOIIBPUSLII0D3 ‘510 Sunjied SUNSIXd JO SAIOUSIdLIS 3y} 0} sjuowoAoxdw O} uonippe U] e

‘agD 2y uryim pasu ooeds Sunpred 0Q¢ € 29 [[1M 218y} WLIS)
-Ieau jeY] sayeoIpur (peau soeds Sunyed 001 +) @D Y3 JO d9UB[Rq Y} UT S} patoafoad pue
SunsIxa Ym paurquiod (pasu aoeds Suppred 007 +) dnoln sorewwo) y; Aq uoisuedxs pauue[d e

-o11qnd 9y} 0} 9[qe[IBAR 10U ‘A[qISUS)SO ‘puE
pasnun a1e s10] ayeALid oy ur saoeds Suppred jo 95ejussiad 10)e215 v -a8esn jo[ aeanid / o1jqnd £q
Pa10333e Os[e sI ajer Aouednooo [e10], “AN[IqIssa0oe pue AJLINd3s JO uondasoiad ‘uoneunsap Jo jutod

WOIJ 90UB)SIP SAIJE[2] 0} 9N 9[qRIISIPUN SJE S}O] SWOS TR} 108 Y} S109[J1 el Kouednooo 18101
8] "UoneZI[IN oy} 19}8AIS oY) 49211S ULBIA] 0} 19509 Y} a1 :Aouednooo JO] SAUTWLISIP UOLE0]
107 (o181 Kourdnooo o4z,) seoeds /g st Suppred 3001s-330 10§ Aouednooo Aepyoam [eoldA], o

‘5101 91eALId Ul Jsixe sooeds £ €7 parewnss ue ‘sadeds g6z oyl JO “(B1ep 936l Aouednoo0) awir} USAIS
Aue ye a[qe[reAe saoeds 767 Ajorewrxoldde axe 219y “(302115-JJO + 199198 uo) sooeds [98 [B1I019YIJO e

JUOPLLIOD PDOJID.L 24} JO 1S2M 2Y] 0F pajpoo] 0] dNOLD) 204dUUO)) Y] Ul saonds g9 sapnjoul puv s10j aparid
pup o17gnd y1oq fo pastiduiod s1 [pioy ayp 230N “(W1a}-3uo]) saoeds Supjied 10o1)s-JJ0 6.9 18 1YL, °



28

Webster Downtown Plan
Phase || Report

by local employees. As observed in the Cullinan Study, the designated public lots located close-in to Main
Street are convenient for shoppers and experience occupancy rates of 100+%, while others that are
somewhat removed from Main Street have occupancy rates of under 50%. Even given the trespassing of
the public on private lots, there exists today a deficit of convenient parking spaces within the CBD. The
Cullinan Study has indicated that another 100 public spaces are required to mitigate the current parking
deficit.

Conclusions

This study interprets the public parking problem as being the result of several factors (some of which have
been identified in the Cullinan Study):

e The parking problem rests solely with the off-street parking arrangements. There are too few
designated public parking spaces located with convenient access to Main Street shopping and
services.

e Employee parking is occurring in spaces that should be designated for the interim visitor. This is
true for metered street parking as well as for the off-street lots.

e Parking lot layouts (in general) have evolved over time based on need. Consequently, parking
efficiency has been lost. This is evident when the CBD is viewed as a whole.

e Directional signage is substandard or non-existent making access to public parking viable only for
those having familiarity with the CBD. Visitors would tend to be discouraged and decide, instead,
to move on to a more accessible choice; perhaps at a destination outside the Webster CBD.

Private Parking

Compounding the public parking deficit is the arrangement between The Commerce Group and the Town
whereby a large town-owned parking lot (124 spaces) fronting the French River is largely utilized by
Commerce Group employees. This lot supplements Commerce Group privately controlled lots north of
Main Street providing the 250 spaces currently occupied by their employees. Unlike the Commerce Group
lots which typically run at 90+% occupancy rates (the exception being the Commerce Group owned lot
along the west side of the railroad corridor), the balance of the off-street private parking lots within the
CBD are realizing less than 50% occupancy rates.

Conclusions

Private parking accommodations are generally convenient to their users. The Cullinan Study data would
indicate that private parking capacity is not an issue except where some private lots, because of their
accessibility, are trespassed upon by CBD employees not affiliated with the lot owner. Control, in these
instances, becomes an enforcement issue. Other considerations are that:
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Telecommunications

Verizon is the local provider. Services are overhead and underground. The preferred method of customer
service delivery in underground thereby providing a service that is more easily serviced and less likely to
fail due to environmental impacts (wind, fallen debris, etc.). Verizon is currently one of the pre-eminent
national telecommunications provider. A full-range of services is available to the Town of Webster. New as
well as existing businesses can take advantage of such Verizon wired offerings as: special local/long
distance calling packages, Centrex Systems, PBX Trunk Lines, T1/T3 and DSL internet, Digital Data
Service (DDS), FlexGrow, Frame Relay, ISDN and Transparent LAN Services (TLS). As the nations
largest wireless provider, Verizon is able to service 97 of the top 100 wireless markets. Webster’s local
Verizon Account Executive is: Thomas Moriarty (413-785-0760).

Water/Sanitary Service/Storm Drainage

These services are impacted by growth in other parts of the town of Webster. Any expansion of existing
facilities or new development within the study area must be cognizant of town resources (potable water
wells) and service capacities (wastewater treatment) as well as the adequacy of the delivery system within
the CBD (pipe network).

Water Service

Public water service is administered by the Town Water Department, Department of Public Works (contact:
David Lavalee @ 508-949-3863). Town water resources are provided by wells. The CBD primary service
in Main and Lake Streets is a 12-inch unlined cast iron pipe. Secondary street mains 8 and 6-inch unlined
cast iron. All water mains were installed prior to 1905. Service laterals to individual users are also iron
pipes of similar age to the mains. Water mains running north from Main Street are two 6-inch services; one
terminating at the end of Davis Street and the second terminating at the end of Tracy Court. The town
reports only occasional problems with the mains. However, there are more frequent problems with the
service laterals. All installed new water pipe for laterals is plastic. Available flow test information includes;
(1) 1980 hydrant test of the 12-inch main in Main Street @ Tracey Court yielding: 110 psi static / 93 psi
residual / 1302 gpm flow rate; (2) 1990 hydrant test of the 6-inch main in Tracy Court @ Main Street
yielding: 95 psi static / 30 psi residual / 630 gpm flow rate; (3) 1999 hydrant test of the 6-inch main in
Tracy Court @ Main Street yielding: 100 psi static / 58 psi residual / 1130 gpm flow rate.

Sanitary Sewer

The town Waste Water Treatment Plant (WWTP), located south of the CBD on the east side of the French
River, is currently running @ less than 50% capacity (source: Town Sanitarian); capacity is rated @ 6
million gpd. While some of the sewer pipe in the CBD is aged, infiltration problems are not considered
significant at this time. All pipe replacements are plastic. The main sewer interceptor runs through the CBD
flowing east to west parallel to Main Street, located approximately midway between the French River and
Main Street.
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closer. In all other areas of a generally disturbed Riverfront Area (such as the Webster CBD area),
work can be done within 100 feet of the watercourse. Mitigating circumstances, with respect to
Webster, were cited by Ms. Marielle Stone (MEPA Riverfront Protection Act coordinator / liaison
to Central Mass. Municipalities: (508) 767-2733 / Marielle.Stone(@state.ma.us). More
specifically, Ms. Stone cited 310 CMR 10.58 (5) as the applicable section of the MRPA for
Webster (refer to abstract in Appendix C).

Redevelopment (defined): means replacement, rehabilitation or expansion of existing structures,
improvement of existing roads, or reuse of degraded or previously developed areas; i.e.,
improvement of the existing condition.

Alternatives: In addition to mitigating circumstances, the authority will consider certain
practicalities after the applicant has exhausted alternatives to locating a project inside the
designated Riverfront Area. In the Webster CBD, for example, if it is determined that the “highest
and best” land use means that new development must encroach on Riverfront Area, the authority
will consider the following issues related to locating outside the Riverfront Area: (1) costs and
whether such costs are reasonable or prohibitive to the owner; (2) existing technology and; (3)
logistics in light of the overall project purposes.

Chapter Summary: Site Constraints and Opportunities

As a pre-requisite to the exploration of land use concepts, an analysis of site constraints and opportunities
provides important planning guidelines (see Figure 8). Guidelines affecting future development decisions
include the physiographic characteristics of the study area (topography, substrate) and sensitive
environmental impacts (the French River, wetlands, flood boundaries, flood plain and riverfront area) as
well as infrastructure elements and the built environment (buildings, streetscape, aesthetics).

Physiographic

Constraints

Incremental grade changes in the mid-block parking area (Main, Mechanic, Church and Negus
Streets) constitutes an additional development expense if these areas are reconfigured to a single
large parking area (removal of low retaining walls and regrading).

Elevation differentials of from 5 feet to 15+ feet between Main Street and rear parking areas to the
north pose some design problems to developing pedestrian (ADA compliant) and vehicular
through connections (Lot F-10).

Elevation differential between High Street and the railroad corridor (25" feet) combined with the
presence of ledge are significant cost impacts to any development in this area (Lots T-3, 4, 5, 6
and 7).
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The railroad crossing is a significant visual interruption and traffic-calming event that could also
be an excellent location to develop a downtown “Gateway” identification (just to the west of the
crossing).

The high traffic volumes can be made a benefit by introducing a combination of better-
coordinated drives and pedestrian crossings with effective signage and modified vehicular
controls (signalization and lane definition).

Fortunately, the Day Brook Storm Culvert and sanitary interceptor alignments do not pose serious
constraints to development and, in fact, actually can be an asset based on their convenient location
in that they provide convenient opportunities for new development lateral connections.
Short-term use of available lands for surface parking can alleviate current and near-term parking
deficits. As “developed” parcels, the surface parking can more easily be turned around for new
development.

Land Use and Built Environment

Constraints

There are many small parcels and numerous owners, making parcel consolidation for larger
developments difficult in some areas.

Opportunities

The existing historic downtown building stock, particularly along Main Street, is very attractive.
The river edge provides the opportunity for development of open space and can serve as an
amenity to other downtown development.

There are some large parcels and/or adjacent parcels in single ownership, creating opportunities
for larger developments.

There appears to be a market for downtown housing, which would support the existing residential
development as well as downtown retail establishments.
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Figure 10: Development concept - housing only on south side of river
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Figure 11: Development concept - housing on south side of river and expanded open space on north side
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understanding of driver behavior and travel needs along Main Street. This study identified several factors
that slow and back traffic along Main Street in the Downtown:

Traffic queuing at the signalized intersections

Drivers stopping for pedestrians crossing at one of the mid-block locations
Left turning vehicles blocking through traffic on Main Street

Drivers stopping to let side street traffic enter Main Street

Drivers stopping to let vehicles park or leave on-street parking spaces

Improvements to address the factors listed above and to allow traffic to flow more easily through
Downtown Webster are identified herein, but need to be weighed against the impact these improvements
would have on pedestrian and commercial activity through the Study Area. These improvements include:

Remove parking from Main Street in front of Town Hall and relocate the mailbox away from the
Town Hall block.

Revise the traffic signal timings to provide preference to the Main Street approaches at both
signalized intersections. This improvement is easily implemented and would improve traffic
operations at the Lake Street intersection while reducing the eastbound queue during the mid-
afternoon and late-afternoon peak periods. The impact of this improvement would require
eliminating the seven parking spaces in front of Town Hall and relocating the mailbox to another
area.

Reduce the number of mid-block pedestrian crossings to reduce the number of stops made by
drivers as they travel Main Street. This improvement would also be easily implemented. Its impact
would be the reduction of options available to pedestrians to cross-Main Street Street, making
them walk further to a designated crossing area. The farther walk is offset by increased safety.

Shift the yellow centerline to provide a 28-foot width in the westbound direction and 22 feet in the
eastbound direction. This will allow through traffic to continue past vehicles turning left from
Main Street onto Church Street, Mechanic Street, School Street and High Street while maintaining
all on-street parking. Being able to by-pass vehicles turning left from Eastbound Main Street onto
Tracy Court or Frederick Street as visual observations indicate that the number of vehicles making
these turns is less than the number of westbound left turns, making by-pass in the eastbound
direction less of a priority then in the westbound direction. This improvement would be
accomplished by re-striping the yellow centerline. The impact would be positive, as it would
allow through traffic to continue in the westbound direction around cars that are turning onto one
of the several side streets south of Main Street. There would be no negative impacts as pedestrian
movement and on-street parking would not be altered with this improvement.
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Existing business / institutional uses having well-defined, discrete private parking areas are
considered an existing condition to remain; e.g., church and bank lots, business / residential use,
post office and library. (As such, these parking areas are not included in the parking counts in the
following table tabulations.)

Existing parking areas that are adjacent and a mix of public / private use are considered
opportunities to create greater efficiency and safety through modification of the layout.

Shared parking (public/private) solutions are reasonable alternatives.
Public parking must be ADA compliant.
Property acquisition is a necessary consideration to effect significant infrastructure improvements.

Primary existing underground infrastructure (sanitary interceptor and storm sewer trunk line) must
remain accessible.

The railroad corridor intersection with Main Street is considered the only point of crossing.

With the exception of The Commerce Group (and one or two others), all 1 floor spaces are
business uses. All 2™ floor and above spaces are potential storage and / or residential use.

Residential use is defined as apartment space with average size of 1000 square feet per unit.

The Commerce Group currently uses 250 parking spaces. The potential for growth will add
another 200 employees. Factoring ride sharing, a total parking space requirement total of 400 is
projected.

The Commerce Group has indicated that it may (at some future date) divest itself of the
warehouse located along the railroad corridor. The potential reuse, for study purposes, is business
(professional office or other service industry).

The riverfront potential reuse is residential.

A parking garage is considered a viable addition to the CBD. This scenario is consistent with
proposals entertained in the Town Master Plan (1989).

Block Analysis

The following is a parking space need determination by Block as delineated on Assessor’s Map No. 1 (see
Figure 5). The business / retail totals are estimates of business use (essentially all ground floor space
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The existing 68 essentially unused parking spaces located in the Commerce Group lot west of the railroad
corridor must be replaced within the heart of the CBD. While they have been factored into the total parking
tabulations, practically speaking, they are considered an irretrievable resource as a benefit for CBD visitors
and should be considered a part of the overall CBD parking deficit.

Planned Parking Lot Expansion and Reconstruction

The following parking improvements are planned for construction during Phase II (letter designations refer
to Figure 13).

A. The Senior Center Lot S-6 (Net Gain: +16 spaces) - Figure 14

e This lot is striped for one-way travel (parking stall lines are angled). Angled parking, while
designed to enforce one-way travel within a parking lot, does not generate as many parking
spaces as conventional (90-degree) stall layouts (a matter of geometry). Our recommendation
is that the lot be reconfigured to allow a conventional stall layout thereby increasing the lot
capacity by approximately 30%. This will require the following modifications.

e Additional pavement be added to create the required bay width (60 feet)

e  Erect a fence along the existing retaining wall fronting School Street (increases perception of
safe enclosure).

e  Re-stripe the lot for 90-degree parking stalls. This will make the lot function for a 2-way
movement.

B.  Main Street Lot F-10/ Rear Lots F-4, 5, and 6 (Net Gain: +37 spaces) - Figure 15

The existing Main Street parking lot has access / egress exclusively from Main Street. The lot is
unpaved and not striped. Parking patterns are varied as the need demands. The Bateman Electric
supply business (Lot 9) relies on this lot for customer parking and truck deliveries and the Joslin
House utilizes this space for tenant parking. Not all of Lot F-10 is accessible due to a vertical
grade differential of approximately 5 feet at the rear of the lot. It is recommended that the parking
lot be re-structured, making it an access-only lot from Main Street with egress to the rear. As a
part of this modification, the existing parking area (Lots F-4, 5, 6) would also be restructured.
This will involve coordination of truck movements in that area to insure that all deliveries can
continue, yet structured in a manner that creates more parking spaces. Benefits of this
modifications include:

e Reduction of traffic conflict on Main Street.

e Re-direction of parking lot bound vehicles to the rear where more parking is available.
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EXISTING RETAINING WALL
INSTALL PROTECTIVE BARRIER

SCHOOL STREET

0 20 50 100
Surface Parking L _ =
Existing - 24 Spaces

Proposed - 40 Spaces

Figure 14: Senior Center Lot S-6
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e Increase in total parking count between the two parking areas.

e Encourage all service movements from the Access Drive and shipping / receiving maneuvers
to the rear of the buildings.

e  Promotes safety for vehicles and pedestrians.

C. Old Theater Area (Net Gain: +52 spaces) - Figure 16

New space for parking will be generated with the eventual demolition of the old theater (Lot G-
7.1). The new space will be integrated with the existing lot on G-4 & G-7. The plan is to create a
single lot that runs west to east from Tracy Court to the existing retaining wall that extends along
the west side of Duggan Drive. As a part of this development, it is recommended that
consideration be given the modification of the existing parking in Lot G-17 & G-17.1 which
services The Commerce Group (see Figure 9). In addition to the obvious benefits of added
parking, other positive elements include:

o Development of a consistent buffered edge separating the parking areas from the Access
Drive. This creates a safer environment by better controlling vehicular movements to reduce
vehicular conflicts with Access Drive traffic.

e (Creates a much more aesthetic environment.

Recommended Potential Future Parking Projects

The following parking improvements are recommended, but are not planned for construction during Phase

II.

D. Block G— Lot 6 and 6.1 (Net Gain: +50 spaces) - Figure 17

E.

The existing lot of 25 spaces is expanded (as suggested in the Cullinan Study) to accommodate a
total of 75 vehicles. Regrading of the new lot and the addition of walkways will make this lot
viable for CBD employees, thereby freeing spaces they currently use close in lots closer to Main
Street.

Shared-Parking — Block M Public / Private Lots (Net Gain: +83 spaces) - Figure 18

The existing mid-block parking bounded by Main, Mechanic, Church and Negus Streets is a
patchwork of public and private spaces. This parking environment evolved over time to meet
individual needs. The resulting arrangement is one that is confusing and unsightly, partitioned by
fences, concrete planters and low retaining walls. For the familiar user it appears to work, if not
well, at least adequately. For the occasional visitor it is a disconcerting experience. As a Webster
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In Accordance with Existing Zoning Regulations

Table 2: Parking Space Needs Based on Proposed Building Reuse

Assessors Map Business Residential Parking Parking TOTAL
Location Retail (S.F.) | (S.F.) Bus./Ret. Residential | SPACES
BLOCK F *88,000 176 0 176
30,000 0 30 30
The Commerce 120,000 **400 0 400
Group
Subtotal 208,000 30,000 576 30 606
BLOCK G 79,000 158 0 158
24,000 0 24 24
Subtotal 79,000 24,000 158 24 182
BLOCK H 18,800 38 0 38
7,800 0 8 8
Subtotal 18,800 7,800 38 8 46
BLOCKT 18,700 37 0 37
7,700 0 8 8
Subtotal 18,700 7,700 37 8 45
BLOCK R 24,000 48 0 48
8,000 0 8 8
Subtotal 24,000 8,000 48 8 56
BLOCK M 62,500 125 0 125
***22,500 0 23 23
Subtotal 62,500 22,500 125 23 148
BLOCK L 30 0 30
(Town Hall)
Grand Total 411,000 100,000 1012 101 1113

*

** Factors the additional spaces needed by The Commerce Group

Includes The Commerce Group Warehouse as a business reuse (30 spaces)

*** Includes existing multi-level residential building in Block M, Lots #19 and #20.
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F

e A shared parking arrangement between public / private parking spaces would work toward
realizing 100% utilization of all available parking. In effect, this would provide more parking
opportunities than are now available.

e  The reconfiguration could provide more opportunity for the introduction of shade trees and
perhaps some shrub planting.

e Combining public and private lots will require right-to-access and drain easements.

e  Private parking lot owners must be assured that they will always have available parking for
their needs. Conventional signing will identify parking spaces, however, enforcement is key.

e The town may consider a quid-pro-quo situation where private owners are offered free
services such as snow plowing and parking lot maintenance in turn for public use of some
space in their lots.

Parking Garage (Net Gain: +161 spaces in 3-level garage) - Figure 19

The concept of a downtown parking garage in Webster has been considered for some time. It
formally appears in the 1989 Town Master Plan of Development and most recently, in the Cullinan
Study, 1999. Previous suggestions for a location have been general. This study recommends a
specific location; the site of the proposed new and expanded parking area scheduled to occur in
and about the old theater (see Figure 9). This seems a logical site given its central location within
the CBD, relationship to the Access Drive and elevation differential between the back parking lot
and Main Street (15 feet). Particularly because of the current state economic conditions and also,
some general concerns about the practical and legal aspects of operating a garage, this concept
remains a future vision. However, because parking garages in urban settings are fundamental
solutions to the alternative of using valuable downtown real estate for surface parking, it is
important that a garage be a part of this planning effort. There are pros and cons associated with
parking garages and this site specifically, some of which are itemized herein:

e  Vertical parking provides an efficiency that is directly proportional to the number of parking
levels; e.g., a 3-level garage accommodates 3 x the number of cars as a surface lot of the same
footprint. Parking garage(s) can generate the parking space needed to support urban
residential as well as local business growth.

o The garage is an easily identified destination, protects vehicles and pedestrians from
inclement weather and can provide a heightened sense of security when properly illuminated
and policed.

e  The Webster proposal places the garage to vertical advantage making a 3-level or 4-level
garage appear to be a 2-level or 3-level garage from Main Street vantage points.
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e  Garage placement at rear of multilevel businesses (as in Webster) presents an opportunity to
have the garage access the buildings at basement and other levels.

e  Garage construction is expensive with costs that can often vary from $8000 - $12000 per
vehicle depending on construction type, location and other variables.

e Parking garage operation and maintenance planning is critical to the success of the venture.
This is especially the case when garages are to remain wholly or in part within the public
domain.

e Parking garages have been successfully funded using a combination private, local and state
funding.

Conclusions

e Ifretaining open space for future development and aesthetic purposes, while still meeting parking
needs, is a major CBD goal for the Town of Webster, then serious consideration should be given to
solutions that can accommodate parking different from surface parking lot construction; e.g., a parking
garage.

o Ifthe Commerce Group downtown expansion is not imminent or dependent on available parking
space, then Parking Lot Alternatives A through D will provide for current parking needs.

e  The Commerce Group has indicated a willingness to consider satellite lot parking with shuttle service.
Clearly, this creates some inconvenience and collateral expense and may pose some security concerns.
However, such a solution could meet Commerce Group expansion needs and, perhaps, be considered a
short-term arrangement until a parking garage could be funded and constructed.

Future Parking Needs

The land use concepts described earlier in this chapter explore some alternative uses (new development)
for lands within the study area that are either undeveloped or currently occupied and having reuse
potential. All new development will have a requirement for parking. In some cases an existing building
with reuse potential will already have parking sufficient to support the proposed reuse. In undeveloped
areas, new development must consider parking requirements and accommodation within the targeted
development area. Specific to the town of Webster are the following suggested new development
opportunities and related parking needs (see Figure 20):

e New Development (Residential): In addition to upper level apartment dwelling in existing
buildings, new residential located along the French River (see Figure 14) would require its own
parking facilities. Depending on parking ratio requirements, parking could be surface-type, a
combination of surface and ground level under the building or a multi-level parking area as part of
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the overall building. Raising living areas near or within the 100-year flood plain above a parking
level would constitute flood proofing.

Building Reuse Opportunity (CG Warehouse): As a relatively new structure and a warehouse
configuration, this building has a certain degree of use flexibility. As a warehouse use there is
currently ample parking. Should this use become more business oriented, there may be need to
expand the parking needs.

Senior Housing (High Street): Similar to suggested parking accommodations for proposed housing
along the French River, a housing use on this site should incorporate parking within the building
footprint. The site elevation differential (30" ft) lends itself to creating multi-level parking on the
lower levels as a part of the architecture thereby leaving site space for recreational development
related to the building use. Access to lower parking levels can occur from High Street.

Pedestrian Circulation

Pedestrian movements generally initiate from a parked vehicle and continue via walkways throughout the
CBD. Dynamic and accessible CBD environments all share certain fundamental characteristics: well-
identified parking areas, well-defined parking lot vehicular access/egress, a defined / safe walk system
from the lots to business / retail destinations and ample parking facilities discretely located to service the
various businesses within the CBD. The French River corridor in the CBD provides Webster with a unique
opportunity to create local amenity and aesthetics as well as an urban passive recreation element. The
pedestrian and vehicular circulation systems are necessarily interactive in the urban setting. However, the
interaction should be carefully coordinated to reduce conflict. This study looks at Webster within the stated
criteria and proposes alternatives to the existing condition.

Recommendations

Pedestrian circulation within a CBD is considered primarily functional and secondarily recreational. Most
downtown pedestrians began their downtown visit as drivers. Assuming a well-designed parking lot, once
out of the vehicle, the pedestrian should see exactly where to go to get to Main Street. Over time, frequent
visitors will do this easily out of familiarity. Accessible, safe parking combined with well-marked,
convenient pedestrian access to Main Street businesses, will decrease visitor reluctance to come downtown.
In this regard, Webster should consider:

e Rear entrance access to some places of business. This is not always a popular concept due to
issues of security and business interior layout. However, in selected businesses this can be
effective.

e There should be at least one (1) mid-block walkway from rear parking areas to Main Street. It
should be wide enough to easily accommodate two-way travel and be perceived as safe (minimum
10-12 ft). Generally, the wider the better to provide space for occasional seating and perhaps
planting.




€9

‘spaau Bupyied wuel-Hoys }eaw o} papasu sededs g9¢ = (peoliel JO SpIs }sem Uo 10| dnoio
20JaWWOD) seoeds g9 + (saipnig aunbeyy / ueuling) seoeds OE UesLW O} PO0}sIapun S| 043P (B0 .

,,ﬂ+ 665+ , s|ejlol
le+ LOL+ , abeleg bunjied
0gl- €8+ (N >o01g) Buniied sjeAld / alland paleys 3
ele- 0G5+ (9 30D-300|g) uoisuedx3 Bunyed ‘a
£92- 76+ (ea1y Jejeay ] p|O) uoisuedx3 bubiied O
gle- 1€+ 107 10818 Ule\ g
zse- 9L+ 107 J8jue) Jojuds 'y
89¢- - « Woyaq Bupied [ejoL
JONVIVE 3AILYINAND | NIVO 3OVdS 13N SIAILYNYILTY LOTONIMEVL

UOIONIISUOD MIN pue suoieinbyuoddYy 10 pasodold uo pasegq uope|ngel Buijied ¥ sjqeL

o} TRy} UBALD "OLIOS[F SSBIA JO s3o1dsne oy 10pun SUOP ST YoIYM JO [[B ‘UOIONISU0d pue SuIpplq
“uSISop YIIM PIAJOAUI Se| W) Ay} JUNOIIE OJUI S3E} ISNW UOISUBdXa 10 $)5aNba1 90IAISS OLIIOI[T e

“JuowdO[oASp MaU SE [[om sk 9oeds SUNSIXa JO Sasnal 9AIss 0} puedxa 0} Kroedeo oy saey [[e
pue g gD 9y} UIIIM sJosn SunsIXa 901A1es AJUSLIND SII[NN SLST [BINYRU PUB SUOHEIIUNUWOID[S} o109

sapmN
juawebeuey Jo3emuLIo}S / jomas Aiejiues / id3epM / SaRIInN

“JUOIJISALI 31} 0) 59098 d1]qnd 9ABY p[NOYS J9a.S UIRIA JO

yuou Sunyred gD @D Y} Ul JUSWSIS [1eJ} 21ninj € 10§ (S)USWIses) 9pIse-13s pue| JO uorsiaoxd

pue AJ[1qISS00. JUOILIALI JO JudwaAodwr oy st wesSo1d SIy) 0} UONNQLIUOD S I3ISGIM ‘wressord
UONAUU0)) [1B1] ANUNWWO)-IONU] UOISAIGNS ISIMUINOS 3y} JO Med B STIATY Youal YL e

*UOIJBULIOJUT JUBAS[DI
19110 pUB S3LI030a1IP uMmojumop Sursn orjqnd oy wogur oy senrunpioddo juasaid sAemyepy e

"pajeurwIN|[I [[9M 29 P[NOYS pue

PUS JOYIIS T8 SINJBa) [BINJORIIYDIE JO/pue 35BUSIS Ym Pay1uSpl A[Isea oq p[noys Aemy[em oyl e

yoday || aseud
ue|d umojumo( 433Sqafn



64

Webster Downtown Plan
Phase || Report

majority of land areas identified as having development potential are centrally located within
the CBD (where primary service is underground), expansion of the primary electric service will
likely be via the existing underground system. This is significantly more expensive than
overhead service. Overhead service is practical for lands near Peter Street and adjacent to
Pleasant Street where overhead service is available.

e Telecommunications services (Verizon) are currently provided in wide variety. Major CBD
users include The Commerce Group and the banks. As the local provider, Verizon represents
state of the art communications technology and is a definite plus for Webster in attracting new
business.

e Natural gas service is available in a capacity (high and low-pressure lines in Main Street) that
will accommodate essentially any service need (reuse and new development). Gas is often
preferable to electric or oil based on space restrictions, equipage and cost. Expansion to meet
local needs is typically accomplished by the utility. As with electric service, there is often a
backcharge to the customer to cover the difference between the cost of the new installation and
anticipated revenues. Backcharges for this utility are traditionally much less than that for
electric service expansion.

Water

While service is currently adequate for the CBD, the age of the service mains is a concern. The pipe
materials (unlined cast iron) and fittings do not meet current standards (cement lined ductile iron) and
this ultimately affects water quality and flow rates. Also, main extensions in the intersecting streets are
minimal at 6-inches. This presents some problems for any future development along the French River
within the CBD with respect to providing adequate fire and domestic flows.

Sanitary Sewer

The sanitary trunk line running along the Access Road is convenient for future development discharges.
Fortunately, this alignment does not compromise future development on the lands fronting the French
River and is well paced for an extension of the Access Road to Peter Street.

Stormwater Management

Any new development must meet current MEPA regulations governing collection and discharge of
stormwater runoff. The existing Day Brook culvert presents an opportunity to collect new discharges
from any proposed new development along the French River as well as the proposed new parking lot
additions. Feasibility for this approach must be demonstrated by hydrologic analysis to insure that the
existing culvert has excess capacity. The benefit in using the existing culvert or other existing outfall to
the French River is simplification of the environmental permit process. Failing this option, the town
would be required to pursue permits for new outfalls. Regardless, any new discharges will have to
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IV. Next Steps

1. Parking

This study identifies three parking lot projects (Figures 14, 15 and 16) to be constructed as Phase II of this
project. These lots will be constructed utilizing a portion of the Webster PWED grant, monies from which
have also funded this study. The subject areas have been surveyed and are currently in a preliminary design
phase. Once final design documents, reviews and approvals are complete, the project can be bid and
constructed. It is anticipated that the parking lot projects will be complete in late 2003 or early 2004.
Because the construction areas include a combination of town and privately owned lands, implementation
is dependent upon:

e Demolition of the old theater building

e Defining parking rights for the respective property owners insuring they have designated parking
spaces allocated for their use.

e  Town acquisition of the subject private properties
2. Urban Renewal Plan

Phase III will complete work started in Phase I on the Urban Renewal Plan. A completed, adopted and
approved Urban Renewal Plan will provide the town with the tools necessary to begin implementation of
the vision and provide economic development in downtown Webster. Development of an Urban Renewal
Plan will include the following elements:

o  Conduct Market Study: A market study should be conducted by an economic development and real
estate professional. The study should look at both the regional market and the market in downtown
Webster. Potential demand for various uses such as housing, office, and retail should be quantified.
The study should also propose a short and long term strategy for attracting businesses and developers
interested in investing in downtown Webster.

e  Coordinate with Dudley: Because economic regions are not bound by town lines, downtown Webster
serves as the commercial core for Dudley as well as for Webster. A new riverfront park system will
benefit the two towns in terms both of open space and development potential. Coordinated planning
will help ensure the long term success of the project and revitalization efforts. Coordinating planning
between two towns might be challenging but, because Phase II of this project includes the completion
of a state sponsored urban renewal plan (discussed below) the jurisdictional issues should be
simplified. The potential to complete a joint Urban Renewal Plan under state leadership would provide
a comprehensive approach to economic revitalization and environmental planning.
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