
 

 

 
SELECTMEN’S MEETING 

TENTATIVE AGENDA 
Wellesley Town Hall – Juliani Room 
7:00 P.M. Tuesday, July 17, 2018  

 
 

1. 7:00 Citizen Speak  
2. 7:05 Review Schaller Street Grant of Utility Easement  
3. 7:15 Discuss Response to MassHousing – 40B Application for 136-140  

 Worcester Street  
4. 7:45 Approve Common Victualler License – White’s Bakery  
5. 7:55 Discuss Working Group Recommendations – Development of the 

 Tailby and Railroad Commuter Parking Lots 
6. 8:25 Approve Proposed Rents for 978 Worcester Street 
7. 8:40 Executive Director’s Report 

 Acceptance of Gifts  
8. 8:50 New Business and Correspondence  

 
Next Meeting Dates:   Tuesday, July 31, 2018 4:00 pm 
 Tuesday, August 21, 2018 7:00 pm 
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Board of Selectmen Calendar – FY18  

Date Selectmen Meeting Items Other Meeting Items 

7/24 

Tuesday 
No Meeting  

7/31 

Tuesday 
Meeting 
Execute State Primary Election Warrant 
TAILBY INTERVIEWS 4-6 pm, 7-9 pm  
2 New Police Appointments – patrolmen 
Review: Executive Director 
Approve Dept. Police & Asst. Fire Chief contracts 
 

 

8/7 

Tuesday 
No Meeting  

8/14 

Tuesday 
No Meeting  

8/21 

Tuesday 
Meeting 
Denton Road/Washington Street - 15 Minute Parking Signs 
GPA - Design Money request 
Open Warrant for October STM 
Discuss Veterans Grave Officer position/funding 
Review Boston Marathon policy 
Discuss Capital Planning Process 
 
 

 

8/28 

Tuesday 
No Meeting  

9/3 

Monday 
TOWN HALL CLOSED (LABOR DAY)  

9/4 

Tuesday 
No Meeting  

9/11 

Tuesday 
Meeting  

9/17 

Monday 
Meeting 
Diversity Program w/WOW? 
HPP Joint Meeting with Planning Board 
 
 

 

9/24 

Monday 
Meeting  

10/1 

Monday 
No Meeting - Wellesley Club  

10/2 

Tuesday 
STM   

10/3 

Wednesday 
STM   

10/8 

Monday 
TOWN HALL CLOSED (COLUMBUS DAY)  

10/9 

Tuesday 
Meeting  
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Date Selectmen Meeting Items Other Meeting Items 

10/15 

Monday 
Meeting  

10/22 

Monday 
Meeting  

10/29 

Monday 
Meeting  

11/5 

Monday 
No Meeting – Wellesley Club  

11/6 

Tuesday 
Election Day  

11/12 

Monday 
TOWN HALL CLOSED – Veterans Day  

11/13 

Tuesday 
Meeting  

11/19  

Monday 
Meeting  

11/22 

Thursday 
TOWN HALL CLOSED  - Thanksgiving Day  

11/26 

Monday 
Meeting  

12/3 

Monday 
Meeting  

12/10 

Monday 
Meeting  

12/17 

Monday 
Meeting  

12/24 

Monday 
No Meeting  

12/25 

Tuesday 
TOWN HALL CLOSED – Christmas Day 
 

 

12/31 

Monday 
No Meeting  

1/1 

Tuesday 
TOWN HALL CLOSED – New Year’s Day  

1/7 

Monday 
No Meeting – Wellesley Club  

1/8 

Tuesday 
Meeting  

 
Notes 
Quarterly updates 

 Traffic Committee (Deputy Chief Pilecki) 

 Facilities Maintenance (Joe McDonough) 

 Wellesley Club Dates 10/1/18, 11/5/18, 1/7/19, 3/4/19   



JULY 17, 2018 MOTIONS 
 

 
2. MOVE to approve a grant of location to Eversource to install 70’ of two-

inch gas main between the Natick Town line and #17 Schaller Street as a 
main extension.  

 
 
 
 
3. MOVE to approve the response from the Town to the MassHousing as 

proposed regarding the development at 136-140 Worcester Street.    
 
 
 
 
4. MOVE that the Board approve a Common Victualler License for White’s 

Bakery through December 31, 2018 and to name David White as Manager. 
 
 
 
 
6.  MOVE to approve the proposed affordable unit rental rates for 2018 at 

Wellesley Place, 978 Worcester Street:  
 
       2018 Rate 

Two bedroom units (5)   $1,780.00 
One bedroom units (4)   $1,591.00 

 
 
 
 
7. MOVE that the Board accept a donation of $840 for the June senior lunch 

program with Express Gourmet.  





 

 

 
 
 
 
As we have planned, the meeting is being held on Tuesday will begin at 7:00 PM.     
 

 
1. Citizen Speak 
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MEMORANDUM 
 
DATE:  July 13, 2018 
 
TO:  Board of Selectmen 
 
FROM:  Blythe C. Robinson, Executive Director 
 
SUBJECT: Weekly Report 
 
 
 
Below are various activities of our office and various departments that I would like to bring to your 
attention.    
 

 Brian and Vern from IT attended a meeting this week at the MLP to participation in a 
discussion regarding their plans to launch a pilot project to bring internet service to 
some commercial customers in Wellesley.  As you know, they are already providing this 
service to some town buildings.  I am pleased that the MLP reached out to us as we have 
in house networking expertise that would be needed.  How it will work out and to what 
level we will be involved has yet to be determined. 

 Oakland Circle speed bump – we had a resident of this private way come into our office 
this week to complain about a speed bump one of his neighbors installed on the street.  
DPW looked into it for us and indicated that one of the residents installs this annually in 
the summer (it is a temporary rubber fixture).  Had it been a permanent paved 
structure DPW very likely would have informed the residents of the street that unless it 
was removed they would be responsible for their own plowing going forward.  I 
understand this has happened in other locations.  This was a nice reminder for Mike 
and I to restart our discussions about a policy on plowing private ways. 

 892 Washington Street elm tree – Tom Harrington was contacted by the owner who is 
unhappy to have been informed that the large elm tree which was the topic of much 
discussion and negotiation during the CR process is not doing well and will likely need 
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to come down.  Both Brandon and Victor have been out to the site and informed the 
builder that any removal of significant (>6' DBH) trees from a previously approved LHR 
project requires a revision. The builder was told that before they remove the tree, they will 
need to request a revision to the LHR decision. This is not unusual; the Planning Board 
processes approximately one LHR revision per month. He was also told that due to the 
particular importance of this tree, it would likely be deemed a major revision, thus requiring 
Planning Board approval and that the Planning Board would ask for some kind of 
replacement.  Staff made no suggestions as to what form that replacement might take. 

 We had a citizen reach out to understand why a number of trees had been cut down in 
the railroad right of way by Weston and Linden Roads.  The MLP believes this is a 
wireless communication system the federal government is installing along the train track 
right-of-way.  The law governing the rights of railroads is very strong, and they can do 
virtually anything they need to do in this area without triggering a state or local law.   

 I had a chance to catch up with Lenny Izzo this week on a couple of topics and we agreed 
that we would go ahead and set up a meeting of all of the departments involved in social 
work/mental health to meet this summer and discuss the topic, how each department works 
on this topic on their own and in concert with others.  I offered to produce a report on this to 
be shared with the Board, Advisory and others to create a better understanding of the topic 
that was debated during the past year’s budget process. 

 As you may have seen I sent out an email about parking at Town Hall.  Evidently employees 
have been complaining to Bonita about having to park off campus at times due to the spaces 
being taken.  We had the OPM at Town Hall before work began to hold meetings with 
employees to go over logistics like this, unfortunately most chose not to attend.  As you saw 
we’re doing our best to mitigate the issue, but the reality is that people’s patterns will be 
upset until the project is completed.     

 Brian DuPont convened a meeting this week regarding an electronic time & attendance 
solution.  This was the third demonstration to the departments who are interested in 
this topic.  Our sense having seen three of these is that the solution chosen last year by 
the schools (Novatime) is the best, and we’ll now focus on the cost and logistics to see 
how we can bring this to fruition. 

 Tom Ulfelder was checking in with Wellesley Media and passed on that the work to 
install the media equipment in the Kingsbury Room is about to start.  So hopefully we 
can make that available for committees to use as a regular spot fairly soon. 

 The Building Department continues to monitor the situation at 16 Mountview as you 
saw from the email thread that was forwarded.  I am confident that Mike Grant will see 
this through to a satisfactory solution.   

 IT and the Building department continue to devote several hours a week to 
implementing electronic permitting.  The residential building permits are nearly done 
and they’ve started on commercial permits.  While we intend to role those out in the 
fall, we see an opportunity to implement some simpler permit types sooner.  One that 
comes to mind in our office is banner permits.  The ability to put up a banner at the RDF 
is a highly prized opportunity for the groups that do this, but a perennial thorn in our 
side trying to manage it.  Evidently the responsibility for assigning the permits ended 
up in our office at some point in the past because MLP and DPW did not want to be in 
the middle of resolving which group got a permit for any particular week, and on a 
number of occasions people want them for similar time periods, or to reserve them a 



year or two in advance.  We see the opportunity to simplify this to essentially be a 
reservation system.  On a first come, first served basis those who want a permit can fill 
out the on line form and get approval, then do as they do now to drop off the banner to 
the MLP for them to put up/take down.  Of course this would need to be well 
advertised, clear guidelines and such, but hopefully the sense of fairness and ease of 
application will be welcomed.  I’d appreciate any thoughts you might have on this so we 
can plan carefully. 





2. Review Schaller Street Grant of Utility Easement 
 

Eversource has submitted a request for a grant of location to install 70’ of gas line from the 
Natick line on Schaller Street to accommodate service to two properties at 16 and 17 Schaller 
Street.  This section of the line extends from Natick the 70’ into Wellesley, and thus must be 
approved by both communities.  We have reviewed this with the DPW Engineering division 
and they have no issue with the installation as the street surface has not been replaced within 
the last five years.  We do realize that the signature form does not reflect the current slates of 
officers of the Board and we’ve asked Eversource to update this in time for the meeting.     
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

MOVE to approve a grant of location to Eversource to install 70’ of two-inch 
gas main between the Natick Town line and #17 Schaller Street as a main 
extension.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

















3. Discuss Response to MassHousing – 40B Application for 136-140 Worcester Street  

The Planning Board will be joining the Board to discuss the Project Eligibility application for 
136-140 Worcester Street. The project sponsor is Dean Behrend, working with SEB, and the 
proposal includes the construction of a 64-unit rental housing project on a site with a total 
area of just under 1 acre. The proposal is 20 units more than anticipated from past 
conversations with Mr. Behrend.  The letter includes input from various land use 
departments. Given the portion of the document that discusses the history of past violations 
on the site and by the developer, Town Counsel has been asked to review the letter. A site 
visit was conducted on June 19, and neighbors have been notified of the Board’s review of 
the project at the July 17th meeting. The Town must respond to MassHousing by Monday, 
July 30th. There has to date been very little neighbor interaction or comments on the project. 
In your packets you will find the Notice of Project Eligibility from MassHousing, the 
application and associated plans, and a draft letter. The full set of documents for the project 
can be viewed online on the 40B page. You can get to the page from the homepage under 
current projects.  
 
 
 
 
 
 
 
 
 
MOVE to approve the response from the Town to the MassHousing as 
proposed regarding the development at 136-140 Worcester Street.    

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





 

 

July 18, 2018 
 
Katherine Miller 
MassHousing 
One Beacon Street 
Boston, MA 02108 
 
RE: 136-140 Worcester Street, Wellesley, MA Site Eligibility Response 
 
Dear Ms. Miller: 
 
On behalf of the Town of Wellesley (“the Town”) Board of Selectmen and Planning Board, please find the 
following comments with respect to the Comprehensive Permit Site Approval Application recently 
submitted by Riverview Crossing, LLC for the construction of a 64-unit residential housing structure on 
approximately 0.96 acres of land in Wellesley.  
 
Historic Violations 
The Town has significant concern over the ability of the applicant to execute the proposed construction in 
a safe and legal manner given past experiences and violations with the property owner and developer.  

Lots addressed as 130 and 136 Worcester Street have historically been in violation of the Zoning Bylaw. 
Since 2005, the Building Inspector has issued several violation letters for a ZBA decision (90-17) that 
allowed a variance for the construction of the existing garage on the site. Mr. Behrend has violated the 
conditions of the variance, as well as Section II (6) Home Occupations of the zoning bylaws on numerous 
occasions. Under the ZBA decision, the site shall not have storage of trucks or heavy equipment; no 
equipment used in Mr. Behrend’s landscape business was to be stored onsite; no outside storage of loam, 
fertilizer, seed or any other materials related to horticulture activity was to be stored on the premises; and 
the site must meet all Wetlands Committee conditions. Over this past year alone, 14 violations were found 
and the property owner was fined $4200. The property was currently brought into compliance, but the fines 
are outstanding.  

In June 2018, Mr. Behrend was fined $42,000 from the Massachusetts Department of Environmental 
Protection for improper disposal of asbestos material at a property in Mashpee, MA after it was found his 
2016 demolition permit submitted the results of an asbestos inspection to the town that showed the existing 
house was asbestos-free in 23 tested areas. Mr. Behrend failed to submit the report for the pipe insulation 
wrapping that had tested positive for asbestos.  
 
On April 14, 2018 on a separate Wellesley property, 16 Mountview Road, the developer (Dean Behrend) 
was issued a stop work order for violating several sections of the Massachusetts State Building Code, 8th 
Edition and Town Zoning Bylaw after modifying a structural retaining wall without building permits or 
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review by the associated structural engineer resulting in a landslide on the sloping land of 16 Mountview 
Road that threatened the abutting property located at 41 Suffolk Road and became a significant threat to 
public safety.  
 
Mr. Behrend brought legal claims against the Town for a project that was foreclosed upon in 2012. The 
project had involved a 24,000 square foot commercial property and a 36-unit apartment structure. Mr. 
Behrend brought legal claims against the Town in 2014 and 2015 to release Inclusionary Zoning funds that 
had been escrowed for his property at 978 Worcester Street in order to receive a Certificate of Occupancy 
for his commercial building, and to begin construction of the residential portion of the project. The project 
was foreclosed upon, prior to the construction of the residential component and Mr. Behrend sought to have 
the Town return the escrowed affordable housing funds. The Town ultimately settled with Mr. Behrend in 
2015.  
 
Site Constraints 
The Town records indicate the project parcels (130, 136, 140, 140R, and 142 Worcester Street) have an 
area of 39,574 square feet. Adjacent to the parcels are two paper streets (Echo Road and Alpine Street) of 
which ownership and rights are not clear or reported in the application, and which may make up the 
remainder of the 41,795 square feet on the application. The proposed development has a gross floor area of 
50,420 square feet, a Floor Area Ratio of 1.27, and height greater than 55 feet. The proposed project will 
render over 60% of the site impervious, and retains 27.73% of the site as “open space,” which the applicant 
purports to be usable. The Town disagrees with the usable nature of the space given a significant green 
space area is at the rear of the site where the drainage is located, and the remainder is within wetlands.  
 
Access Limitations 
Access to the site is limited on Route 9 with essentially vehicular access only. There are no sidewalks along 
this section of Route 9 and no pedestrian connectivity to Dearborn Street (450 feet to the east) or Willow 
Street (562 feed to the west). Bicycle access is within the shoulder or breakdown lane of Route 9.  
 
Density and Proximity to Other Neighborhoods 
The property is zoned Single Residence District - 15,000 Square Foot Minimum Area District, which has a 
maximum density under the Zoning Bylaw of 2.9 units per acre. The density for this project is more than 
30 times the density of the abutting and surrounding neighborhoods. Due to the location, the 64 units 
(70,880 GSF, residential) would be a self-contained neighborhood with no connectivity to anywhere else 
and no life services or amenities other than 853 SF of a community room. 
 
Wetlands 
The development is almost entirely within wetlands and appears to be built to the edges of the Bordering 
Vegetated Wetland; i.e. wetland flag WF 18 is right at the edge of the property boundary. The Riverfront 
Area is on the bottom quarter of the property where a rain garden is proposed. The 100-foot Buffer Zone to 
the BVW (Act) crosses the southern half of the site. Given the potential for impact to the Resource Areas 
along the southern property boundary: Bordering Vegetated Wetland and Riverfront Area, the applicant 
must submit an application for a Notice of Intent to the Town of Wellesley Wetlands Protection Committee 
concurrently with the Massachusetts Department of Environmental Protection. An Alternatives Analysis 
will be required to minimize impact to the wetlands as part of this application. The alternatives analysis may 
reduce the scale of the activity. The Rivers Protection Act states that if there is no practicable alternative to 
locating the project in the Riverfront Area, impacts must be minimized and mitigated so there are no 
significant adverse impacts. If proposed alterations are deemed likely to impact Riverfront Area, a Resource 
Area under state jurisdiction, the burden of proof would be on the applicant to show that a project will not 
have significant adverse impacts to the Riverfront Area and the purposes of the Rivers Protection Act. 
Within 200-foot riverfront areas, the issuing authority may allow the alteration of up to 5000 square feet or 
10% of the riverfront area within the lot, provided that certain conditions are met. 
 
Several components of the proposed construction are activities with potential or significant adverse impact 
to the wetlands resources. The activities include the location and construction of the retaining wall, the 



 

 

extensive tree removal and compaction of existing vegetation, the construction of drainage, hardscape, and 
garage which make the site almost entirely impermeable along with the structural LID stormwater 
management system.  
 
To summarize, a Notice of Intent will review interests identified in M.G.L. c. 131, § 40 including the 
protection of ground water supply, flood control, storm damage prevention, prevention of pollution, and 
protection of wildlife habitat.  
 
Traffic 
The proposal includes direct ingress and egress from Route 9. Route 9, however, only allows for vehicles 
to access the site heading eastbound. Exiting the site, all vehicles must continue eastbound. The site is 
within close proximity of the turnaround on Route 9, however the distance is so close, that traffic will hinder 
access to the turnaround. If vehicles cannot make the turn, they may turn down Dearborn Street to reverse 
direction through that neighborhood.  Returning to the site from a westbound direction would require 
turnarounds at the Cedar Street interchange, which is a heavily congested area, particularly during morning 
and afternoon school arrival and dismissal times. The intersection is the midpoint between both the Fiske 
and Schofield Schools. The Cedar Street interchange is also congested during the morning and evening 
commuting hours, as traffic to and from Neeham and Dover enter and exit Route 9 at this interchange. The 
direct access to the site is easily passed by, and the town would encourage MassDOT to consider requiring 
the installation of a deceleration lane for vehicles accessing the site from Route 9 due to the 50 mph speed 
limit and limited turning radius into the site.  
 
Utilities 
An existing water and sewer line is present in Worcester Street in front of the property. MassDOT will 
commence repaving Route 9 in the summer/fall of 2018 and the Town anticipates there will be a 5-year 
moratorium on cutting into the pavement.  
 
Proposed Parking 
The parking for the site includes 98 parking spaces or 1.53 spaces per unit. The plan includes 10 stackers 
on the upper parking deck.  The proposal does include visitor parking spaces and an area for deliveries 
which is critical since on-street parking along Worcester Street is prohibited. In addition to the 
complication of stackers, the proposed parking has two parking levels with separate entrances, confusing 
the on-site circulation.  
 
Public Transportation  
The Route 9 site has limited public transportation access. The MetroWest Regional Transit Authority 
operates the Route 1 bus along Route 9 with a limited schedule Monday through Friday. Residents seeking 
to take the Route 1 bus would have to walk to the Cedar Street interchange to get the bus. The applicant 
has indicated they would work with the MWRTA to provide access, which the Town finds highly unlikely 
given the directional nature of the MWRTA and the lack of ability to “turn around” on Route 9.   The other 
public transportation services noted in the applicant’s submittal are all located in Newton. Access to those 
would require a safe route along Route 9 through the 128/95 interchange. Currently there are no sidewalk 
connections from the property heading east bound until after Dearborn Street, but sidewalks have been 
improved through the Route 9/Route 128 interchange. There are no sidewalk connections heading west 
along the eastbound side of Route 9 to Willow Street or Burke Lane in order for pedestrians to reach Cedar 
Street for the Route #1 bus.  In summary, there are virtually no public transit options in the vicinity of the 
proposed project.  
 
Landscape 
There are no landscaping plans submitted in the application. The proposed site plan indicates a number of 
trees will be removed within the property, but does not indicate in any way what proposed screening is 
proposed for the site. Additionally, a retaining wall is proposed along the entire rear portion of the site, 
abutting Town conservation land, which has not been detailed in anyway. Mr. Behrend is currently under 



 

 

controlled construction for a retaining wall failure at 16 Mountview Road, Wellesley, MA after the retaining 
wall collapsed and the Town has concerns on the proximity of the retaining wall to Town land.  
 
Construction Management 
The Town has significant concerns with respect to the practicality of this developer to construct this project 
on this site. Parking for construction workers in addition to site equipment will be challenging to 
accommodate on site and therefore will significantly impact the adjacent neighborhoods as parking is not 
allowed on Route 9. Deliveries will need to be expertly coordinated and offsite parking of workers will be 
required. Parking, even of a temporary nature in the shoulder of Route 9, given the proximity to the Route 
9 turnaround represents a significant safety concern to the Town and has the potential to significantly 
impede residents accessing the turnaround on Route 9. The developer has not stated in the site application 
how construction would be staged and coordinated. 
 
Wellesley’s Progress on Affordable Housing  
As you are more than aware, the Town has recently been inundated with 40B Site Eligibility notices. The 
Town has not met its 10% threshold, but would like to convey the efforts it has made to increase the Town’s 
affordable housing inventory. The Town of Wellesley has been making steady progress over the last 15 
years in increasing the Subsidized Housing Inventory, and anticipates meeting the 10% by 2019-2020. The 
Town is well underway on developing a Housing Production Plan to assist the Town in expanding its range 
of housing, including affordable, suitable for elder residents and those who wish to downsize and remain 
in Town, accessible to members of the local workforce, and more. We anticipate this plan to be complete 
in September 2018.  The Town has also passed a number of zoning provisions to assist with affordable 
housing as redevelopment opportunities in Wellesley’s commercial districts arise. As of October 18, 2017, 
the Town is at 6.33% of its 10% goal, with 36 units to be added to the Subsidized Housing Inventory within 
the next several weeks.  Below are the Town’s actions that have supported development of affordable 
housing:  
 

 The 2007-2017 Comprehensive Plan was adopted in 2007 with actions for affordable housing.  
 The Inclusionary Zoning Bylaw (IZB) was adopted in 2004 which requires residential projects in 

commercial districts to provide 20% affordable housing, and commercial projects over 10,000 
square feet to provide 2% affordable housing (1 unit for every 50,000 square feet constructed). 

 2004: The Town’s Community Preservation Committee funded $65,000 in addition to HUD funds 
to create a DMR house at 4 Marshall Road (SHI). 

 2005: the IZB was modified to require subdivisions having more than 5 lots to comply with the 
Bylaw at 20% threshold.  

 2007: the definition of Floor Area Ratio in the Zoning Bylaw was modified to exclude affordable 
units developed under the IZB from being included in the FAR to increase density and increase 
opportunities for affordable housing units in commercial districts.  

 2007: The Linden Square project was completed, wherein 7 affordable housing units were created 
under the IZB (Units have recently been found to be missing from the Town’s SHI, but are being 
added now). 

 2007/2008: permitting began for projects at 978 Washington Street and the former Wellesley Inn 
site at 576 Washington Street in Wellesley Square; these projects were delayed due to the recession, 
but both have now been completed, resulting in 7 SHI-eligible units at 978 Worcester and 5 SHI-
eligible units at 576 Washington Street. Both projects were developed under the Town’s Zoning 
and subject to the IZB; 978 Worcester St. also resulted in payment in-lieu funds for 1 unit.  

 2009: the permitting of a CVS resulted in the payment of in-lieu funds under the IZB.  
 2011: a 40B project was approved at 65-71 Washington Street resulting in 1 SHI-eligible unit. 
 2012: a project was permitted at 27 Washington Street, resulting in the development of 82 SHI-

eligible units, as well as 7 assisted living units not SHI-eligible but permanently deed restricted to 
be affordable. 

 2012: The Wellesley Housing Development Corporation purchased a two-family dwelling at Peck 
Ave and a single-family dwelling at 6 Mellon Road, renovating the homes and creating 3 affordable 



 

 

units; at this time the Town also purchased 9 Highland Road, although it is not on SHI, but it is 
affordable due to deed restriction not complying with DHCD requirements (Must wait to add on 
resale per DHCD). 

 2013/2014: a 40B project was approved at 139 Linden Street and added two SHI units in October 
2017.  

 2013: Wellesley Square Zoning District was amended to create a special permit to increase density; 
this benefited and allowed the previously stalled Wellesley Inn project to proceed. 

 2016: The Planning Board approved a Definitive Subdivision plan for 135 Great Plain Ave. that 
included a payment in-lieu for 2.4 units. 

 2016 to present: The Town has developed the first Unified Plan in the Commonwealth that brings 
together the Town’s strategic plan and comprehensive plan. The complete draft is available on 
www.wellesleyunifiedplan.com  and the Selectmen and Planning Board will adopt the final plan 
this month that includes a housing strategy that employs a variety of mechanisms to increase 
housing type and affordability.  

 March 2018: The Board of Selectmen with assistance from the Planning Board will be releasing an 
RFP to develop the Tailby and Railroad Parking Lots for affordable housing and parking.  

 March 2018: The Planning Board is seeking FY19 funds to develop a sub-area study and plan, with 
additional funds to be provided from the Community Preservation Committee, with a focus on 
development/redevelopment opportunities in a defined area to support the development of 
additional affordable housing. 

 April 2018: Town Meeting approved $200,000 to the Wellesley Housing Authority from the CPC 
with support of the Board of Selectmen to study the redevelopment potential of the Barton Road 
site.  

 Housing Production Plan: The Town is underway on the Housing Production Plan and has held 
three public workshops. The draft of the plan is underway. The Town anticipates adoption of the 
plan in September 2018.   

 On June 4, 2018, John Hancock announced that they will be redeveloping the Wellesley Office 
Park site and would like to partner with the Town to construct 350 housing units.  

 
For reference, 40B projects currently in Comprehensive Permit Review are: 
 

1. Delanson Circle (90 Units)   
2. 148 Weston Road (55 Units)  
3. 135 Great Plain Avenue (44 Units) - MassHousing 

 
40B Projects approved for Site Eligibility  
 

1. 16 Stearns Road (24 Units)- MassHousing 
2. 680 Worcester Street (Previous proposed 20 Units) - MassHousing 

 
Based on all of the reasons articulated above, the proposed development is poorly designed and too intense 
for a site that is under an acre in size. A project of a more suitable scale may work well on this site; however, 
the Town has serious concerns about the Developer’s ability to execute any plan on this site.  
 
Sincerely, 
 
 
 

http://www.wellesleyunifiedplan.com/
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35 New England Business Center Drive 
Suite 140 
Andover, MA  01810-1066 
Office 978-474-8800 
Fax 978-688-6508 
Web: www.rdva.com 

 
 
 
Dear Reviewer: 
 
This letter shall certify that this Transportation Impact Assessment has been prepared under my direct 
supervision and responsible charge.  I  am a R egistered Professional Engineer (P.E.) in the 
Commonwealth of Massachusetts (Massachusetts P.E. No. 38871, C ivil) and hold Certification as a 
Professional Traffic Operations Engineer (PTOE) from the Transportation Professional Certification 
Board, Inc. (TPCB), an affiliate of the Institute of Transportation Engineers (ITE) (PTOE Certificate 
No. 993).  I am also a Fellow of the Institute of Transportation Engineers (FITE). 
 
Sincerely, 
 
VANASSE & ASSOCIATES, INC. 
 
 
 
Jeffrey S. Dirk, P.E., PTOE, FITE 
Principal 
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EXECUTIVE SUMMARY 

Vanasse & Associates, Inc. (VAI) has conducted a Transportation Impact Assessment (TIA) in 
order to determine the potential impacts on the transportation infrastructure associated with 
the proposed construction of a 65-unit residential apartment community to be located at 
136 Worcester Street, in Wellesley, Massachusetts (hereafter referred to as the “Project”). 
 
This assessment was prepared in consultation with the Massachusetts Department of 
Transportation (MassDOT) and the Town of Wellesley; was performed in accordance with 
MassDOT’s Transportation Impact Assessment (TIA) Guidelines and the Traffic Review 
standards for a Project of Significant Impact (PSI) as defined in Section XVIA of the 
Town of Wellesley Zoning Bylaw; and was conducted pursuant to the standards of the Traffic 
Engineering and Transportation Planning professions for the preparation of such reports.  Based 
on this assessment, we have concluded the following with respect to the Project: 
 

1. Using trip-generation statistics published by the Institute of Transportation Engineers 
(ITE)1, the Project is expected to generate approximately 354 trips on an average 
weekday (two-way, 24-hour volume), with 23 vehicle trips expected during the weekday 
morning peak-hour and 29 vehicle trips expected during the weekday evening peak-hour; 

2. The Project will not have a significant impact (increase) on motorist delays or vehicle 
queuing over Existing or anticipated future conditions without the Project (No-Build 
conditions), with the majority of the movements at the study intersections shown to 
operate at a level-of-service (LOS) D or better under all analysis conditions where an 
LOS of “D” or better is defined as “acceptable” operating conditions; 

3. Independent of the Project, specific movements at the Worcester Street/ 
Sunlife Park/Wellesley Gateway intersection were identified as operating at capacity 
(defined as LOS “E”) during both the weekday morning and evening peak hours, with 
Project-related impacts at the intersection defined as an increase in average motorist 
delay of less than 1.0 seconds and a predicted increase in vehicle queueing of 
approximately one (1) vehicle; 

4. All movements exiting the Project site driveway intersection with Worcester Street are 
expected to operate at LOS D during the peak hours and a predicted vehicle queue of 
approximately one (1) vehicle; 

                                                      
1Trip Generation, 9th Edition; Institute of Transportation Engineers; Washington, DC; 2012. 
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5. The Worcester Street/Sunlife Park/Wellesley Gateway intersection was found to have a 
motor vehicle crash rate below the MassDOT average crash rate for a signalized 
intersection, but was included on MassDOT’s Highway Safety Improvement Program 
(HSIP) listing as a high crash cluster location for 2013-2015. This intersection is 
currently under construction as a p art of MassDOT’s I-95/Route 128 A dd-A-Lane 
project.  In addition, a second right-turn lane will be added to the Sunlife Park driveway 
that will be constructed by Sunlife.  It is expected that the reconstructed intersection and 
the associated improvements to the adjacent Route 9/I-95/Route 128 interchange 
(Exit 20) will include specific improvements to enhance safety; and 

6. Lines of sight to and from the Project site driveway intersections with Worcester Street 
were found to exceed or could be made to exceed the required minimum distance for the 
intersections to function in a safe and efficient manner. 

In consideration of the above, we have concluded that the Project can be accommodated within 
the confines of the existing transportation infrastructure in a safe and efficient manner with 
implementation of the recommendations that follow. 
 
 
RECOMMENDATIONS 
 
A detailed transportation improvement program has been developed that is designed to provide 
safe and efficient access to the Project site and address any deficiencies identified at off-site 
locations evaluated in conjunction with this study.  The following improvements have been 
recommended as a part of this evaluation and, where applicable, will be completed in conjunction 
with the Project subject to receipt of all necessary rights, permits, and approvals. 
 
Project Access 
 
Access to the Project will be provided by way of two driveways that will intersect the south side 
of Worcester Street adjacent to the east and west property lines, with the east driveway 
accommodating vehicles both entering and exiting the Project site and the west driveway serving 
as a one-way entrance driveway.  All movements at the Project site driveways are restricted to 
right turns only to/from Worcester Street due to the concrete median barrier along 
Worcester Street opposite the driveways.  The following recommendations are offered with 
respect to Project access and internal circulation: 
 
 The two-way Project site driveway should be a minimum of 24-feet in width and the one-

way, entrance only driveway should be a minimum of 20-feet in width, with both 
driveways designed to accommodate the turning and maneuvering requirements of the 
largest anticipated responding emergency vehicle as defined by the Town of Wellesley 
Fire Department pursuant to the requirements of NFPA® 1.2 

 Vehicles exiting the Project site should be placed under STOP-sign control with a marked 
STOP-line provided.  In addition, appropriate traffic control signs (i.e., “One-Way” “Do 
Not Enter” and “No Left Turn”) should be installed to indicate the one-way direction of 
travel along the front of the building. 

                                                      
2National Fire Protection Association (NFPA)® 1, Fire Code, Seventh Edition; NFPA; Quincy, Massachusetts; 2015; 

as amended per 527 CMR. 
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 All signs and pavement markings to be installed within the Project site shall conform to 
the applicable standards of the Manual on Uniform Traffic Control Devices (MUTCD).3 

 A sidewalk should be provided to link the proposed building to Worcester Street. 

 A school bus waiting area should be provided at an appropriate location defined in 
consultation with the Town. 

 Signs and landscaping to be installed as a p art of the Project within intersection sight 
triangle areas should be designed and maintained so as not to restrict lines of sight. 

 Trees and vegetation located along the Project site frontage should be trimmed or 
removed in order to provide the necessary line of sight for motorists existing the Project 
site driveway. 

 Snow windrows within sight triangle areas shall be promptly removed where such 
accumulations would impede sight lines. 

 Consideration should be given to installing electric vehicle charging stations within the 
Project site. 

 
Sidewalk Improvements 
 
As documented as a part of this assessment, sidewalks are not currently provided along 
Worcester Street in the vicinity of the Project site.  As such, the Project proponent will construct a 
sidewalk along the Project site frontage to include the installation of ADA compliant wheelchair 
ramps for crossing the Project site driveways. 
 
Transportation Demand Management 
 
Public transportation services are not provided within the immediate study area; however, public 
transportation services are provided to the Town of Wellesley by the Massachusetts Bay 
Transportation Authority (MBTA) (Wellesley Square Station on the Framingham/Worcester Line 
of the commuter rail system) and the Metro-West Regional Transit Authority (MWRTA), and are 
available to the east of the Project site in the City of Newton (MBTA subway service on the 
D Branch of the Green Line).  In addition, the MWRTA also operates Paratransit Services for 
passengers who meet ADA requirements and provides transportation services for seniors and the 
disabled through the Wellesley Council on Aging.  In an effort to encourage the use of alternative 
modes of transportation to single-occupant vehicles, the following Transportation Demand 
Management (TDM) measures should be implemented as a part of the Project: 
 
 The owner or property manager will contact MassRIDES to obtain information on 

facilitating and encouraging healthy transportation options for residents of the Project; 

 Information regarding public transportation services, maps, schedules and fare 
information should be posted in a ce ntral location and/or otherwise made available to 
residents; 

 A “welcome packet” should be provided to residents detailing available public 
transportation services, bicycle and walking alternatives, and commuter options available 

                                                      
3Manual on Uniform Traffic Control Devices (MUTCD); Federal Highway Administration; Washington, D.C.; 2009. 
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through MassRIDES’ and their NuRide program which rewards individuals that choose 
to walk, bicycle, carpool, vanpool or that use public transportation to travel to and from 
work; 

 Residents should be made aware of the Emergency Ride Home (ERH) program available 
through MassRIDES, which reimburses employees of a participating MassRIDES 
employer partner worksite that is registered for ERH and that carpool, take transit, 
bicycle, walk or vanpool to work; 

 Pedestrian accommodations should be incorporated within the Project site consisting of a 
sidewalk extending to Worcester Street; 

 A mail drop should be provided in a central location; and 

 Secure bicycle parking should be provided consisting of weather protected bicycle 
parking located in a secure area within the building. 

 
With implementation of the above recommendations, safe and efficient vehicular, pedestrian and 
bicycle access will be provided to the Project site and the Project can be accommodated within 
the confines of the existing and improved transportation system. 
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INTRODUCTION 

Vanasse & Associates, Inc. (VAI) has conducted a Transportation Impact Assessment (TIA) in 
order to determine the potential impacts on the transportation infrastructure associated with the 
proposed construction of a 65-unit residential apartment community to be located at 
136 Worcester Street (Route 9) in Wellesley, Massachusetts (hereafter referred to as the 
“Project”).  This study evaluates the following specific areas as they relate to the Project: 
i) access requirements; ii) potential off-site improvements; and iii) safety considerations; and 
identifies and analyzes existing traffic conditions and future traffic conditions, both with and 
without the Project, along Worcester Street and at the following specific intersections: 
Worcester Street at Dearborn Street and Worcester Street at Sunlife Park/Wellesley Gateway. 
 
 
PROJECT DESCRIPTION 
 
The Project will entail the construction of a 65-unit residential apartment community to be 
located at 136 Worcester Street in Wellesley, Massachusetts.  The Project site encompasses 
approximately 0.86± acres of land that is bounded by Worcester Street to the north and residential 
properties and areas of open and wooded space to the south, east and west.  Figure 1 depicts the 
Project site location in relation to the existing roadway network.  At present the Project site is 
occupied by a single-family home and associated outbuildings and appurtenances that will be 
removed to accommodate the Project. 
 
Access to the Project will be provided by way of two driveways that will intersect the south side 
of Worcester Street adjacent to the east and west property lines, with the east driveway 
accommodating vehicles both entering and exiting the Project site and the west driveway serving 
as a one-way entrance driveway.  All movements at the Project site driveways are restricted to 
right turns only to/from Worcester Street due to the concrete median barrier along 
Worcester Street opposite the driveways. 
 
On-site parking will be provided for 100 vehicles consisting of 11 surface parking spaces and 89 
spaces in a two-level parking garage located beneath the proposed building,4 or a parking ratio of 
approximately 1.54 spaces per dwelling unit.  This parking ratio is within the range of values 

                                                      
4Ten (10) of the garage parking spaces will be mechanical lift spaces. 



WELLESLEY

SITE

WELLESLEY
GATEWAY

SUN LIFE

EXIT 20

EXIT 20

Transportation Impact Assessment - Proposed Residential Development - Wellesley, Massachussets 

Source: Google Earth.

200 4000 Scale in Feet

R:
\7

75
9\

77
59

slm
.d

w
g,

 1
0/

31
/2

01
7 

3:
30

:1
3 

PM



 

G:\7759 Wellesley, MA\Reports\136 Worcester Street TIA 03_18.docx 6 

documented by the Institute of Transportation Engineers (ITE) for an apartment community in a 
suburban setting.5 
 
 
STUDY METHODOLOGY 
 
This study was prepared in consultation with the Massachusetts Department of Transportation 
(MassDOT) and the Town of Wellesley; was performed in accordance with: i) MassDOT’s 
Transportation Impact Assessment (TIA) Guidelines; ii) the Traffic Review standards for a 
Project of Significant Impact (PSI) as defined in Section XVIA of the Town of Wellesley Zoning 
Bylaw; and iii) the standards of the Traffic Engineering and Transportation Planning professions 
for the preparation of such reports; and was conducted in three distinct stages. 
 
The first stage involved an assessment of existing conditions in the study area and included an 
inventory of roadway geometrics; pedestrian and bicycle facilities; on-street parking; public 
transportation services; observations of traffic flow; and collection of pedestrian, bicycle and 
vehicle counts. 
 
In the second stage of the study, future traffic conditions were projected and analyzed.  Specific 
travel demand forecasts for the Project were assessed along with future traffic demands due to 
expected traffic growth independent of the Project.  A seven-year time horizon from the existing 
conditions base year (2017) was selected for analyses consistent with MassDOT’s Transportation 
Impact Assessment (TIA) Guidelines.  The analysis conducted in stage two identifies existing or 
projected future capacity, safety, and access issues, as these areas relate to the transportation 
infrastructure. 
 
The third stage of the study presents and evaluates measures to address deficiencies in the 
transportation infrastructure, if any, identified in stage two of the study. 

                                                      
5Parking Generation, 4th Edition; Institute of Transportation Engineers; Washington, D.C.; 2010.  Observed parking 
demand ratios for an apartment community were found to range from 0.59 to 1.94 spaces per dwelling unit, with an 
average parking demand of 1.23 spaces per dwelling unit and an 85th percentile peak parking demand of 1.94 spaces 
per dwelling unit. 
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EXISTING CONDITIONS 

A comprehensive field inventory of existing conditions within the study area was conducted in 
October 2017.  The field investigation consisted of an inventory of existing roadway geometrics; 
pedestrian and bicycle facilities; on-street parking; public transportation services; traffic volumes; 
and operating characteristics; as well as posted speed limits and land use information within the 
study area.  The study area for the Project was selected to contain the major roadway providing 
access to the Project site, Worcester Street, as well as the following specific intersections: 
Worcester Street at Dearborn Street and Worcester Street at Sunlife Park/Wellesley Gateway. 
 
The following describes the study area roadway and intersections as observed in October 2017. 
 
Roadway 
 
Worcester Street (Route 9) 
 
 Four-lane urban principal arterial roadway under MassDOT jurisdiction 
 Traverses in a general east-west direction and provides access to Interstate 95 

(I-95)/Route 128 to the east of the Project site 
 In the vicinity of the Project site provides two 12 to 18-foot wide travel lanes per 

direction separated by a concrete barrier or raised median and guardrail, with variable 
width (1 to 7-foot wide) marked shoulders 

 Posted speed limit is 45 miles per hour (mph) 
 Sidewalks are provided along the north side of the roadway and along the south side east 

of Dearborn Street and west of Willow Street 
 Illumination is provided by way of street lights mounted on wood poles 
 Land use within the study area consists of the Project site, residential and commercial 

uses, and areas of open and wooded space 
 
Intersections 
 
Table 1 and Figure 2 summarize lane use, traffic control, and pedestrian and bicycle 
accommodations at the study area intersections as observed in October 2017. 
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Table 1 
STUDY AREA INTERSECTION DESCRIPTION 
 

Intersection 

Traffic 
Control 
Typea 

No. of Travel Lanes 
Provided 

Shoulder 
Provided? 

(Yes/No/Width) 
Pedestrian Accommodations? 

(Yes/No/Description) 

Bicycle 
Accommodations? 

(Yes/No/Description) 

Worcester St./ 
Dearborn St. 

S 

3 through lanes and 1 left-
turn lane on Worcester St. 
eastbound; 1 right-turn 
lane on Dearborn St. 

Yes – 1 to 3-feet 
on Worcester St. 

Yes – Sidewalks along the north 
side of Worcester St. and south 
side east of Dearborn St., and 
along east side of Dearborn St.; 
crosswalk provided for crossing 
Dearborn St. 

No 

Worcester St./ 
Sunlife Pk./ 
Wellesley 
Gateway 

TS 

1 left-turn lane and 
3 through lanes on 
Worcester St. eastbound; 
1 left-turn lane, 3 through 
lanes and a right-turn lane 
on Worcester St. 
westbound; 1 left-
turn/through lane and 
1 right-turn lane on 
Sunlife Pk.; 1 left-turn 
lane, 1 through lane and 
1 right-turn lane on 
Wellesley Gateway 

Yes – 1 to 5-feet 
on Worcester St.  

Yes – Sidewalks along both sides 
of Worcester St. and along the 
east side of Sunlife Pk. and the 
west side of Wellesley Gateway; 
crosswalks, traffic signal 
equipment and phasing provided 
for crossing Sunlife Pk., 
Wellesley Gateway and the 
Worcester St. west leg 

No 

aTS = traffic signal control; F = flashing signal/beacon; S = STOP-sign control; NC = no control present. 
bCombined shoulder and travel lane width equal to or exceed 14 feet. 

 
 
EXISTING TRAFFIC VOLUMES 
 
In order to determine existing traffic-volume demands and flow patterns within the study area, 
manual turning movement counts (TMCs) and vehicle classification counts were completed in 
October 2017 while public schools were in regular session.  The TMC’s were conducted at the 
study intersections during the weekday morning (7:00 to 9:00 AM) and evening (2:00 to 
6:00 PM) peak periods on October 3rd (Tuesday).  These time periods were selected for analysis 
purposes as they are representative of the peak-traffic-volume hours for both the Project and the 
adjacent roadway network. 
 
Traffic-Volume Adjustments 
 
In order to evaluate the potential for seasonal fluctuation of traffic volumes within the study area, 
traffic volume data from MassDOT Continuous Count Station No. H8502 located on I-95 south 
of Quinobequin Road in Wellesley were reviewed.6  Based on a r eview of this data, it was 
determined that traffic volumes for the month of October are approximately 7.0 percent above 
average-month conditions and, therefore, the traffic counts that form the basis of this assessment 
were not adjusted downward in order to provide a conservative (above-average) analysis 
condition.  The 2017 Existing weekday morning and evening peak-hour traffic volumes 
graphically depicted on Figure 3. 
 

                                                      
6MassDOT Traffic Volumes for the Commonwealth of Massachusetts; 2017. 
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SPOT SPEED MEASUREMENTS 
 
Vehicle travel speed measurements were performed on Worcester Street in the vicinity of the 
Project site using a radar speed measuring device.  Table 2 summarizes the vehicle travel speed 
measurements. 
 
 

Table 2 
VEHICLE TRAVEL SPEED MEASUREMENTS 
 

 Worcester Street 

 Eastbound Westbound 

Mean Travel Speed (mph) 
 

45 
 

47 
 
85th Percentile Speed (mph) 

 
50 

 
53 

 
Posted Speed Limit (mph) 

 
45 

 
45 

   
mph = miles per hour. 

 
 
As can be seen in Table 2, the mean vehicle travel speed along Worcester Street in the vicinity of 
the Project site was found to be approximately 45 mph in the eastbound direction and 47 mph 
westbound.  The measured 85th percentile vehicle travel speed, or the speed at which 85 percent 
of the observed vehicles traveled at or below, was found to be approximately 50 mph in the 
eastbound direction and 53 mph westbound, which is 5 mph to 8 mph above the posted speed 
limit (45 mph).  The 85th percentile speed is used as the basis of engineering design and in the 
evaluation of sight distances, and is often used in establishing posted speed limits. 
 
 
PEDESTRIAN AND BICYCLE FACILITIES 
 
A comprehensive field inventory of pedestrian and bicycle facilities within the study area was 
undertaken in October 2017.  T he field inventory consisted of a review of the location of 
sidewalks and pedestrian crossing locations along the study roadways and at the study 
intersections, as well as the location of existing and planned future bicycle facilities. 
 
Pedestrian Facilities 
 
As detailed on Figure 2, sidewalks are provided along the north side of Worcester Street and 
along the south side east of Dearborn Street and west of Willow Street; along the east side of 
Dearborn Street; along the east side of Sunlife Park; and along the west side of 
Wellesley Gateway.  Marked crosswalks are provided for crossing Dearborn Street, 
Sunlife Parkway, Wellesley Gateway and the Worcester Street west leg of the 
Worcester Street/Sunlife Park/Wellesley Gateway intersection.  The traffic signal system at the 
Worcester Street/Sunlife Park/Wellesley Gateway intersection includes pedestrian traffic signal 
equipment and phasing.  A sidewalk is not provided along the south side of Worcester Street 
between Willow Street and Dearborn Street, a distance of approximately 1,200 l inear feet (lf) 
which includes the Project site frontage. 
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Bicycle Facilities 
 
Formal bicycle facilities were not identified within the study area and neither the segment of 
Worcester Street in the vicinity of the Project site nor Dearborn Road provide sufficient width 
(paved shoulder or combined travel lane and paved shoulder) to support bicycle travel in a shared 
traveled-way configuration.7  It was noted that the traffic signal system at the 
Worcester Street/Sunlife Park/Wellesley Gateway intersection includes bicycle detection. 
 
 
PUBLIC TRANSPORTATION 
 
Public transportation services are not provided within the immediate study area; however, public 
transportation services are provided to the Town of Wellesley by the Massachusetts Bay 
Transportation Authority (MBTA) (Wellesley Square Station on the Framingham/Worcester Line 
of the commuter rail system) and the Metro-West Regional Transit Authority (MWRTA), and are 
available to the east of the Project site in the City of Newton (MBTA subway service on the 
D Branch of the Green Line).  The closest public transportation services to the Project site are 
available from Eliot Station on the D Branch of the Green Line subway system, with is located 
off Lincoln Street and within an approximate 6-minute driving distance.  The MWRTA also 
operates Paratransit Services for passengers who meet ADA requirements and provides 
transportation services for seniors and the disabled through the Wellesley Council on Aging. 
 
The public transportation schedules and fare information are provided in the Appendix. 
 
 
MOTOR VEHICLE CRASH DATA 
 
Motor vehicle crash information for the study area intersections was provided by the 
MassDOT Highway Division Safety Management/Traffic Operations Unit for the most recent 
five-year period available (2011 through 2015, inclusive) in order to examine motor vehicle crash 
trends occurring within the study area.  The data is summarized by intersection, type, severity, 
roadway and weather conditions, and day of occurrence, and presented in Table 3. 
 
As can be seen in Table 3, the Worcester Street/Dearborn Street intersection experienced an 
average of less than one (1) reported motor vehicle crash per year over the five-year review 
period and was found to have a motor vehicle crash rate below both the MassDOT statewide and 
District average crash rate for an unsignalized intersection for the MassDOT Highway Division 
District in which the intersection is located (District 6). 
 
The Worcester Street/Sunlife Park/Wellesley Gateway intersection was reported to have 
experienced a total of 27 crashes over the five-year review period, the majority of which resulted 
in property damage only; occurred on a weekday, under clear weather and during daylight; and 
were classified as rear-end type crashes.  This intersection was found to have a motor vehicle 
crash rate that was below both the MassDOT statewide and District average crash rate for a 
signalized intersection; however, the intersection is included on MassDOT’s Highway Safety 
Improvement Program (HSIP) listing as high crash cluster location for 2013-2015. 

                                                      
7A minimum combined travel lane and paved shoulder width of 14-feet is required to support bicycle travel in a shared 

traveled-way condition. 
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Table 3 
MOTOR VEHICLE CRASH DATA SUMMARYa 
 

 

Worcester Street/ 
Dearborn Street 

Worcester Street/ 
Sunlife Park/ 

Wellesley 
Gateway 

Traffic Control Type:b 
 
Year: 
 2011 
 2012 
 2013 
 2014 
 2015 
 Total 

U 
 
 

0 
0 
0 
0 
1 
1 

TS 
 
 

4 
3 

11 
6 

  3 
27 

 
Average 
Ratec 

MassDOT Crash Rate:d 
Significant?e 

 
0.20 
0.03 

0.58/0.53 
No 

 
5.40 
0.29 

0.77/0.70 
No 

 
Type: 
 Angle 
 Rear-End 
 Head-On 
 Sideswipe 
 Fixed Object 
 Pedestrian/Bicycle 
 Unknown/Other 
 Total 

 
 

0 
1 
0 
0 
0 
0 
0 
1 

 
 

4 
18 

0 
4 
1 
0 

  0 
27 

 
Conditions: 
   Clear 
   Cloudy 
   Rain 
   Snow/Ice 
   Total 

 
 

1 
0 
0 
0 
1 

 
 

18 
2 
5 

  2 
27 

 
Lighting: 
   Daylight 
   Dawn/Dusk 
   Dark (Road Lit) 
   Dark (Road Unlit) 
   Total 

 
 

0 
0 
1 
0 
1 

 
 

22 
2 
3 

  0 
27 

 
Day of Week: 
 Monday through Friday 
 Saturday 
 Sunday 
 Total 

 
 

1 
0 
0 
1 

 
 

21 
4 

  2 
27 

 
Severity: 
 Property Damage Only 
 Personal Injury 
 Fatality 
 Total 
 

 
 

1 
0 
0 
1 

 
 

24 
3 

  0 
27 

aSource:  M assDOT Safety Management/Traffic Operations Unit records, 
2011 through 2015. 

bTraffic Control Type: U = unsignalized; TS = traffic signal. 
cCrash rate per million vehicles entering the intersection. 
dStatewide/District crash rate. 
eThe intersection crash rate is significant if it is found to exceed the MassDOT 

crash rate for the MassDOT Highway Division District in which the Project 
is located (District  6). 
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MassDOT defines a H SIP eligible cluster as: ”…a cluster in which the total number of 
‘equivalent property damage only’ crashes is within the top 5 percent of all clusters in that 
region.  ‘Equivalent property damage only’ is a method of combining the number of crashes with 
the severity of crashes based on a weighted scale where a fatal crash is worth 10, an injury crash 
is worth 5 and a property damage only crash is worth 1.”  Designation as a HSIP location allows 
for MassDOT to prioritize funding for safety-related improvements in a specific region of the 
state.  This intersection is currently under construction as a part of MassDOT’s I-95/Route 128 
Add-A-Lane project.  In addition, a second right-turn lane will be added to the Sunlife Park 
driveway that will be constructed by Sunlife.  It is expected that the reconstructed intersection and 
the associated improvements to the adjacent Route 9/I-95/Route 128 interchange (Exit 20) will 
include specific improvements to enhance safety. 
 
The detailed MassDOT Crash Rate Worksheets and High Crash Location mapping are provided 
in the Appendix. 
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FUTURE CONDITIONS 

Traffic volumes in the study area were projected to the year 2024, which reflects a seven-year 
planning horizon from the existing conditions base year (2017) consistent with MassDOT’s 
Transportation Impact Assessment (TIA) Guidelines.  Independent of the Project, traffic volumes 
on the roadway network in the year 2024 under No-Build conditions include all existing traffic 
and new traffic resulting from background traffic growth.  Anticipated Project-generated traffic 
volumes superimposed upon the 2024 No-Build traffic volumes reflect 2024 Build traffic volume 
conditions with the Project. 
 
 
FUTURE TRAFFIC GROWTH 
 
Future traffic growth is a function of the expected land development in the immediate area and 
the surrounding region.  S everal methods can be used to estimate this growth.  A  procedure 
frequently employed estimates an annual percentage increase in traffic growth and applies that 
percentage to all traffic volumes under study.  The drawback to such a procedure is that some 
turning volumes may actually grow at either a higher or a lower rate at particular intersections. 
 
An alternative procedure identifies the location and type of planned development, estimates the 
traffic to be generated, and assigns it to the area roadway network.  This procedure produces a 
more realistic estimate of growth for local traffic; however, potential population growth and 
development external to the study area would not be accounted for in the resulting traffic 
projections. 
 
To provide a co nservative analysis framework, both procedures were used, the salient 
components of which are described below. 
 
Specific Development by Others 
 
The Town of Wellesley Planning Department was contacted in order to determine if there were 
any projects planned within the study area that would have an impact on future traffic volumes at 
the study intersections.  Based on this discussion, the following projects were identified for 
inclusion in this assessment: 
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 Sport Complex, 900 Worcester Road, Wellesley Massachusetts.  This proposed project 
will entail the construction of a 130,000 square foot (sf) sport complex that will include 
two (2) regulation-size ice rinks, a synthetic turf field and a 35,000 sf health club with an 
aquatics center that will feature an Olympic-size swimming pool to be located at 
900 Worcester Road in Wellesley, Massachusetts. 

 Wellesley Square Residences, 8 Delanson Circle, Wellesley, Massachusetts.  This 
proposed project consists of the construction of a 95-unit residential apartment 
community to be located at 8 Delanson Circle in Wellesley, Massachusetts. 

 16 Sterns Road, Wellesley, Massachusetts.  This proposed project consists of 
the construction of a 36-unit residential condominium community to be located at 
16 Sterns Road in Wellesley. 

 680 Worcester Street, Wellesley, Massachusetts.  This proposed project consists of 
the construction of a 20-unit residential apartment community to be located at 
680 Worcester Street in Wellesley, Massachusetts. 

 Wellesley Park, 148 Weston Road, Wellesley, Massachusetts.  This proposed project 
consists of the construction of a 55-unit residential apartment community to be located at 
148 Weston Road in Wellesley, Massachusetts. 

Traffic volumes associated with the aforementioned specific development projects by others were 
obtained from their respective traffic studies or using trip-generation information available from 
the Institute of Transportation Engineers (ITE)8 for the appropriate land use, and were assigned 
onto the study area roadway network based on existing traffic patterns where no other 
information was available.  No other developments were identified at this time that are expected 
to result in an increase in traffic within the study area beyond the general background traffic 
growth rate. 
 
General Background Traffic Growth 
 
Traffic-volume data compiled by MassDOT from Continuous Count Station No. H8502 located 
on I-95 south of Quinobequin Road in Wellesley were reviewed.  Based on a review of this data, 
it was determined that traffic volumes within the study area have remained relatively stable over 
the past several years.  I n order to provide a prudent planning condition for the Project, a 
1.0 percent per year compounded annual background traffic growth rate was used in order to 
account for future traffic growth and presently unforeseen development within the study area. 
 
Roadway Improvement Projects 
 
The MassDOT and the Town of Wellesley were contacted in order to determine if there were any 
planned future roadway improvement projects expected to be complete by 2024 within the study 
area.  Based on these discussions, the following roadway improvements were identified: 
 
 I-95/Route 128 Bridge Reconstruction (Part of the I-95/Route 128 Add-A-Lane 

Project) Needham-Wellesley, Massachusetts.  This project is being undertaken by 
MassDOT and entails the reconstruction of six (6) along bridges along I-95/Route 128 in 
Needham and Wellesley in conjunction with the I-95/Route 128 Add-A-Lane Project to 

                                                      
8Ibid 1 
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provide an additional 12-foot wide travel lane and a 10-foot wide shoulder in each 
direction, as well as the addition of new collector/distributor roads between 
Highland Avenue and Kendrick Street.  In addition, new signalized intersections have 
been constructed at the intersection of Worcester Street with the I-95 north and 
southbound ramps which are coordinated with the Worcester Street/Sunlife 
Park/Wellesley Gateway intersection.  This project is expected to be complete by 2019 
and is reflected in both the 2024 No-Build and 2024 Build condition analyses. 

 
 Sunlife Park Driveway Improvements, Wellesley, Massachusetts.  This project is being 

undertaken by Sunlife and entails the construction of a second right-turn lane on the 
Sunlife Park driveway approach to Worcester Street.  In conjunction with the 
improvements, new traffic signal indications will be provided and pedestrian equipment 
will be relocated.  This project is expected to be complete by 2018 and is reflected in both 
the 2024 No-Build and 2024 Build condition analyses. 

 
 Resurfacing and Related Work on Worcester Street, Wellesley, Massachusetts.  This 

project is being undertaken by MassDOT and will entail the resurfacing of 
Worcester Street from Dearborn Street to the Natick town line (approximately 4.8 miles).  
The scope of the project will include milling and resurfacing; wheelchair ramp 
reconstruction; sidewalk repairs and improvements; traffic signal upgrades; and new 
pavement markings and recessed roadway deflectors.  T his Project is currently in the 
preliminary design phase and a construction start date has not yet been established. 

 
No other roadway improvement projects aside from routine maintenance activities were identified 
to be planned within the study area at this time. 
 
No-Build Traffic Volumes 
 
The 2024 No-Build condition peak-hour traffic-volumes were developed by applying the 
1.0 percent per year compounded annual background traffic growth rate to the 2017 Existing 
peak-hour traffic volumes and then adding the peak-hour traffic volumes associated with the 
identified specific development projects by others.  The resulting 2024 No-Build weekday 
morning and evening peak-hour traffic volumes are shown on Figure 4. 
 
 
PROJECT-GENERATED TRAFFIC 
 
Design year (2024 Build) traffic volumes for the study area roadways were determined by 
estimating Project-generated traffic volumes and assigning those volumes on the study roadways.  
The following sections describe the methodology used to develop the anticipated traffic 
characteristics of the Project. 
 
As proposed, the Project will entail the construction of a 65-unit residential apartment 
community.  In order to develop the traffic characteristics of the Project, trip-generation statistics 
published by the ITE9 for a similar land use as that proposed were used.  ITE Land Use Code 
(LUC) 221, Mulifamily Housing (Mid-Rise), was used to develop the base traffic characteristics 
of the Project. 
 
Table 4 summarizes the traffic characteristics of the Project using the above methodology. 
                                                      
9Ibid 1. 
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Table 4 
TRIP GENERATION SUMMARY 
 

 Vehicle Trips 

 
Time Period/Direction 

Proposed 
Residential 
Community 
(65 Units)a 

 
Average Weekday Daily: 

Entering 
Exiting 
Total 

 
 

177 
177 
354 

 
Weekday Morning Peak Hour: 

Entering 
Exiting 
Total 

 
 

6 
17 
23 

 
Weekday Evening Peak Hour: 

Entering 
Exiting 
Total 
 

 
 

18 
11 
29 

aBased on ITE LUC 221, Mulifamily Housing (Mid-Rise). 
 
 
Project-Generated Traffic Volume Summary 
 
As can be seen in Table 4, the Project is expected to generate approximately 354 vehicle trips on 
an average weekday (two-way, 24-hour volume, or 177 vehicles entering and 177 exiting), with 
23 vehicle trips (6 vehicles entering and 17 exiting) expected during the weekday morning peak-
hour and 29 vehicle trips (18 vehicles entering and 11 exiting) expected during the weekday 
evening peak-hour. 
 
 
TRIP DISTRIBUTION AND ASSIGNMENT 
 
The directional distribution of generated trips to and from the Project site was determined based 
on a review of Journey-to-Work data obtained from the U.S. Census for persons residing in the 
Town of Wellesley, and then refined based on existing traffic patterns within the study area 
during the commuter peak periods.  This methodology is consistent with the residential nature of 
the Project and commuter traffic patterns during the peak hours.  The general trip distribution for 
the Project is graphically depicted on Figure 5.  The additional traffic expected to be generated by 
the Project was assigned on the study area roadway network as shown on Figure 6. 
 
 
FUTURE TRAFFIC VOLUMES - BUILD CONDITION 
 
The 2024 Build condition traffic volumes were developed by adding the traffic expected to be 
generated by the Project to the 2024 No-Build condition traffic volumes.  The 2024 Build 
weekday morning and evening peak-hour traffic-volumes are graphically depicted on Figure 7.  
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Note that no adjustment (reduction) was applied to the Build condition traffic volumes to reflect 
the removal of the existing single-family home that occupies the Project site. 
 
A summary of peak-hour projected traffic-volume increases outside of the study area that is the 
subject of this assessment is shown in Table 5.  T hese volumes are based on the expected 
increases from the Project. 
 
 

Table 5 
PEAK-HOUR TRAFFIC-VOLUME INCREASES 
 

Location/Peak Hour 
2017 

Existing 
2024 

No-Build 
2024 
Build 

Traffic 
Volume 
Increase 

Over 
No-Build 

Percent 
Increase 

Over 
No-Build 

 
Worcester Street, east of Sunlife Park/ 
Wellesley Gateway: 
 Weekday Morning 
 Weekday Evening 
 

 
 
 

4,152 
4,359 

 
 
 

4,505 
4,767 

 
 
 

4,519 
4,785 

 
 
 

14 
18 

 
 
 

0.3 
0.4 

Worcester Street Eastbound, west of Project Site: 
 Weekday Morning 
 Weekday Evening 
 

 
2,183 
1,951 

 
2,389 
2,147 

 
2,395 
2,165 

 
6 

18 

 
0.3 
0.8 

Worcester Street Westbound, west of Project Site: 
 Weekday Morning 
 Weekday Evening 

 
1,802 
2,158 

 
1,992 
2,394 

 
2,003 
2,409 

 
11 
15 

 
0.6 
0.6 

 
Dearborn Street, south of Worcester Street: 
 Weekday Morning 
 Weekday Evening 
 

 
 

31 
15 

 

 
 

33 
16 

 

 
 

33 
16 

 

 
 

0 
0 

 
 

0.0 
0.0 

 
 
As shown in Table 5, Project-related traffic-volume increases outside of the study area relative to 
2024 No-Build conditions are anticipated to range from 0.0 to 0.8 percent during the peak 
periods, with vehicle increases shown to range from 0 to 18 vehicles.  When dispersed over the 
peak-hour, such increases would not result in a significant impact (increase) on motorist 
delays or vehicle queuing outside of the immediate study area that is the subject of this 
assessment. 
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TRAFFIC OPERATIONS ANALYSIS 

Measuring existing and future traffic volumes quantifies traffic flow within the study area.  To 
assess quality of flow, roadway capacity and vehicle queue analyses were conducted under 
Existing, No-Build and Build traffic volume conditions.  Capacity analyses provide an indication 
of how well the roadway facilities serve the traffic demands placed upon them, with vehicle 
queue analyses providing a secondary measure of the operational characteristics of an intersection 
or section of roadway under study. 
 
 
METHODOLOGY 
 
Levels of Service 
 
A primary result of capacity analyses is the assignment of level of service to traffic facilities 
under various traffic-flow conditions.10  The concept of level of service is defined as a qualitative 
measure describing operational conditions within a traffic stream and their perception by 
motorists and/or passengers.  A level-of-service definition provides an index to quality of traffic 
flow in terms of such factors as speed, travel time, freedom to maneuver, traffic interruptions, 
comfort, convenience, and safety. 
 
Six levels of service are defined for each type of facility.  They are given letter designations from 
A to F, with level-of-service (LOS) A representing the best operating conditions and LOS F 
representing congested or constrained operating conditions. 
 
Since the level of service of a traffic facility is a function of the traffic flows placed upon it, such 
a facility may operate at a wide range of levels of service, depending on the time of day, day of 
week, or period of year. 
  

                                                      
10The capacity analysis methodology is based on t he concepts and procedures presented in the Highway Capacity 

Manual; Transportation Research Board; Washington, DC; 2010. 
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Unsignalized Intersections 
 
The six levels of service for unsignalized intersections may be described as follows: 
 

• LOS A represents a condition with little or no control delay to minor street traffic. 

• LOS B represents a condition with short control delays to minor street traffic. 

• LOS C represents a condition with average control delays to minor street traffic. 

• LOS D represents a condition with long control delays to minor street traffic. 

• LOS E represents operating conditions at or near capacity level, with very long control 
delays to minor street traffic. 

• LOS F represents a condition where minor street demand volume exceeds capacity of an 
approach lane, with extreme control delays resulting. 

The levels of service of unsignalized intersections are determined by application of a procedure 
described in the 2010 Highway Capacity Manual.11  Level of service is measured in terms of 
average control delay.  Mathematically, control delay is a function of the capacity and degree of 
saturation of the lane group and/or approach under study and is a quantification of motorist delay 
associated with traffic control devices such as traffic signals and STOP signs.  C ontrol delay 
includes the effects of initial deceleration delay approaching a STOP sign, stopped delay, queue 
move-up time, and final acceleration delay from a stopped condition. Definitions for level of 
service at unsignalized intersections are also given in the 2010 Highway Capacity Manual. 
Table 6 summarizes the relationship between level of service and average control delay for two-
way stop controlled and all-way stop controlled intersections.  
 
 

Table 6 
LEVEL-OF-SERVICE CRITERIA FOR 
UNSIGNALIZED INTERSECTIONSa 
 

Level-Of-Service by Volume-to-Capacity Ratio 
Average Control Delay 
(Seconds Per Vehicle) v/c ≤ 1.0 v/c > 1.0 

 
A 
B 
C 
D 
E 
F 
 

 
F 
F 
F 
F 
F 
F 

 
≤10.0  

10.1 to 15.0 
15.1 to 25.0  
25.1 to 35.0 
35.1 to 50.0 

>50.0 

aSource: Highway Capacity Manual; Transportation Research Board; Washington, DC; 2010; 
page 19-2. 

 
 
  

                                                      
11Highway Capacity Manual; Transportation Research Board; Washington, DC; 2010. 
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Signalized Intersections 
 
The six levels of service for signalized intersections may be described as follows: 
 

• LOS A describes operations with very low control delay; most vehicles do not stop at all. 

• LOS B describes operations with relatively low control delay.  However, more vehicles 
stop than LOS A. 

• LOS C describes operations with higher control delays.  Individual cycle failures may 
begin to appear.  The number of vehicles stopping is significant at this level, although 
many still pass through the intersection without stopping. 

• LOS D describes operations with control delay in the range where the influence of 
congestion becomes more noticeable.  Many vehicles stop and individual cycle failures 
are noticeable. 

• LOS E describes operations with high control delay values.  Individual cycle failures are 
frequent occurrences. 

• LOS F describes operations with high control delay values that often occur with over-
saturation.  Poor progression and long cycle lengths may also be major contributing 
causes to such delay levels. 

Levels of service for signalized intersections were calculated using the Percentile Delay Method 
implemented as a part of the Synchro™ 8 software as suggested by MassDOT.  The Percentile 
Delay Method assesses the effects of signal type, timing, phasing, and progression; vehicle mix; 
and geometrics on “percentile” delay.  Level-of-service designations are based on the criterion of 
percentile delay per vehicle.  Table 7 summarizes the relationship between level-of-service and 
percentile delay, and uses the same numerical delay thresholds as the HCM method.  T he 
tabulated percentile delay criterion may be applied in assigning level-of-service designations to 
individual lane groups, to individual intersection approaches, or to entire intersections. 
 
 

Table 7 
LEVEL-OF-SERVICE CRITERIA 
FOR SIGNALIZED INTERSECTIONS 
 

 
 

Level of Service 

 
Percentile Delay  

Per Vehicle (Seconds) 
 

A 
B 
C 
D 
E 
F 

 

 
<10.0 

10.1 to 20.0 
20.1 to 35.0 
35.1 to 55.0 
55.1 to 80.0 

>80.0 
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Vehicle Queue Analysis 
 
Vehicle queue analyses are a direct measurement of an intersection’s ability to process vehicles 
under various traffic control and volume scenarios and lane use arrangements.  The vehicle queue 
analysis was performed using the Synchro™ intersection capacity analysis software which is 
based upon the methodology and procedures presented in the 2010 Highway Capacity Manual.  
The Synchro™ vehicle queue analysis methodology is a simulation based model which reports 
the number of vehicles that experience a delay of six seconds or more at an intersection.  For 
signalized intersections, Synchro™ reports both the average (50th percentile) the 95th percentile 
vehicle queue.  For unsignalized intersections, Synchro™ reports the 95th percentile vehicle 
queue.  Vehicle queue lengths are a function of the capacity of the movement under study and the 
volume of traffic being processed by the intersection during the analysis period.  T he 
95th percentile vehicle queue is the vehicle queue length that will be exceeded only 5 percent of 
the time, or approximately three minutes out of 60 minutes during the peak one hour of the day 
(during the remaining 57 minutes, the vehicle queue length will be less than the 95th percentile 
queue length). 
 
 
ANALYSIS RESULTS 
 
Level-of-service and vehicle queue analyses were conducted for 2017 Existing, 2024 No-Build 
and 2024 Build conditions for the intersections within the study area.  The results of the 
intersection capacity and vehicle queue analyses are summarized in Tables 8 and 9.  The detailed 
analysis results are presented in the Appendix. 
 
The following is a summary of the level-of-service and vehicle queue analyses for the 
intersections within the study area. 
 
As can be seen in Tables 8 and 9, the addition of Project-related traffic to the study area 
intersections is not predicted to result in a change in LOS or a significant increase in vehicle 
queuing over No-Build conditions.  Project-related impacts at the study area intersections were 
identified as follows: 
 
Worcester Street/Dearborn Street – No change in LOS or vehicle queuing predicted to occur 
over No-Build conditions, with Project-related impacts defined as an increase in average motorist 
delay of less than 1.0 seconds. 
 
Worcester Street/Sunlife Park/Wellesley Gateway – No change in LOS predicted to occur over 
No-Build conditions, with Project-related impacts defined as an increase in average motorist 
delay of less than 1.0 seconds and in vehicle queuing of approximately one (1) vehicle. 
 
Worcester Street/East Project Site Driveway – Right-turn movements exiting the Project site 
driveway were shown to operate at LOS D during both the weekday morning and evening peak 
hours with predicted vehicle queues of approximately one (1) vehicle.  A ll movements along 
Worcester Street were shown to operate at LOS A during the peak hours with negligible vehicle 
queueing predicted. 
 
Worcester Street/West Project Site Driveway – All movements are predicted to operate at LOS A 
with negligible vehicle queuing. 
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Table 8 
UNSIGNALIZED INTERSECTION LEVEL-OF-SERVICE AND VEHICLE QUEUE SUMMARY 
 

 
 

2017 Existing 2024 No-Build 2024 Build 
 

Unsignalized Intersection/ 
Peak Hour/Movement 

 
Demanda 

 
Delayb 

 
LOSc 

Queued 

95th 
 

Demand 
 

Delay 
 

LOS 
Queue 

95th 
 

Demand 
 

Delay 
 

LOS 
Queue 

95th 
 
Worcester Street at Dearborn Street 
 Weekday Morning: 
  Worcester Street EB TH/RT 
  Dearborn Street NB RT 
 Weekday Evening: 
  Worcester Street EB TH/RT 
  Dearborn Street NB RT 
 

 
 
 

2,183 
31 

 
1,951 

15 
 

 
 
 

0.0 
17.5 

 
0.0 

14.9 
 

 
 
 

A 
C 
 

A 
B 
 

 
 
 

0 
1 
 

0 
1 
 

 
 
 

2,389 
33 

 
2,147 

16 
 

 
 
 

0.0 
19.4 

 
0.0 

16.2 
 

 
 
 

A 
C 
 

A 
C 
 

 
 
 

0 
1 
 

0 
1 
 

 
 
 

2,401 
33 

 
2,155 

16 

 
 
 

0.0 
19.5 

 
0.0 

16.2 
 

 
 
 

A 
C 
 

A 
C 
 

 
 
 

0 
1 
 

0 
1 
 

Worcester Street at the East Project Driveway 
 Weekday Morning: 
  Worcester Street EB TH/RT 
  East Project Site Driveway NB RT 
 Weekday Evening: 
  Worcester Street EB TH/RT 
  East Project site Driveway NB RT 
 

 
 

-- 
-- 

 
-- 
-- 

 
 

-- 
-- 

 
-- 
-- 

 
 

-- 
-- 
 

-- 
-- 

 
 

-- 
-- 

 
-- 
-- 

 
 

-- 
-- 

 
-- 
-- 

 
 

-- 
-- 

 
-- 
-- 

 
 

-- 
-- 
 

-- 
-- 

 
 

-- 
-- 

 
-- 
-- 

 
 

2,392 
17 

 
2,156 

11 

 
 

0.0 
32.0 

 
0.0 

25.8 

 
 

A 
D 
 

A 
D 

 
 

0 
1 
 

0 
1 

Worcester Street at the West Project Driveway 
 Weekday Morning: 
  Worcester Street EB TH/RT 
 Weekday Evening: 
  Worcester Street EB TH/RT 

 
 

-- 
 

-- 

 
 

-- 
 

-- 

 
 

-- 
 

-- 
 

 
 

-- 
 

-- 
 

 
 

-- 
 

-- 
 

 
 

-- 
 

-- 
 

 
 

-- 
 

-- 
 

 
 

-- 
 

-- 
 

 
 

2,395 
 

2,165 
 

 
 

0.0 
 

0.0 
 

 
 

A 
 

A 
 

 
 

0 
 

0 
 

aDemand in vehicles per hour. 
bAverage control delay per vehicle (in seconds). 
cLevel-of-Service. 
dQueue length in vehicles. 
NB = northbound; SB = southbound; EB = eastbound; WB = westbound; UT = U-turning movements; LT = left-turning movements; TH = through movements; RT = right-turning movements. 
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Table 9 
SIGNALIZED INTERSECTION LEVEL-OF-SERVICE AND VEHICLE QUEUE SUMMARY 
 

 
 

2017 Existing 2024 No-Build 2024 Build 
 

Signalized Intersection/Peak-hour/Movement 
 

V/Ca 
 

Delayb 
 

LOSc 
Queued 

50th/95th 
 

V/C 
 

Delay 
 

LOS 
Queue 

50th/95th 
 

V/C 
 

Delay 
 

LOS 
Queue 

50th/95th 
 
Worcester Street at Sunlife Park and  
Wellesley Gateway 
 Weekday Morning: 
  Worcester Street EB UT/LT 
  Worcester Street EB TH/RT 
  Worcester Street WB LT 

Worcester Street WB TH 
Worcester Street WB RT 
Sunlife Park NB LT/TH 
Sunlife Park NB RT 
Wellesley Gateway SB LT 
Wellesley Gateway SB LT/TH 
Wellesley gateway SB RT 

  Overall 
 Weekday Evening: 
  Worcester Street EB UT/LT 
  Worcester Street EB TH/RT 
  Worcester Street WB LT 

Worcester Street WB TH 
Worcester Street WB RT 
Sunlife Park NB LT/TH 
Sunlife Park NB RT 
Wellesley Gateway SB LT 
Wellesley Gateway SB LT/TH 
Wellesley Gateway SB RT 

  Overall 
 

 
 
 
 

0.66 
0.70 
0.67 
0.58 
0.20 
0.12 
0.07 
0.26 
0.60 
0.02 

-- 
 

0.25 
0.69 
0.19 
0.67 
0.04 
0.66 
0.53 
0.69 
0.68 
0.23 

-- 
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15.1 
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0.4 
61.9 
75.3 

0.1 
17.5 

 
62.1 
19.1 
61.1 
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4.1 
23.4 
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17/19 
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4/6 
3/6 
4/7 
4/7 
0/1 

-- 

 
 
 
 

0.67 
0.76 
0.67 
0.63 
0.20 
0.12 
0.05 
0.26 
0.60 
0.02 

-- 
 

0.27 
0.76 
0.20 
0.74 
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0.66 
0.35 
0.69 
0.68 
0.23 
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0.1 
18.6 
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21.1 
61.4 
20.9 
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20.5 
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B 
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A 
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E 
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E 
A 
C 

 
 
 
 

4/8 
18/26 

4/8 
14/18 

0/1 
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4/7 
0/1 

-- 

 
 
 
 

0.69 
0.77 
0.67 
0.63 
0.20 
0.12 
0.05 
0.26 
0.60 
0.02 

-- 
 

0.30 
0.76 
0.20 
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0.66 
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0.68 
0.23 
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0.2 
61.9 
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0.1 
18.8 

 
63.4 
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0.3 
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A 
E 
A 
E 
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C 
E 
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A 
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C 
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3/5 
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-- 
 

1/3 
21/23 
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20/23 

0/0 
4/6 
2/3 
4/7 
4/7 
0/1 

-- 

aVolume-to-capacity ratio. 
bPercentile delay per vehicle in seconds. 
cLevel-of-Service. 
dQueue length in vehicles. 
NB = northbound; SB = southbound; EB = eastbound; WB = westbound; UT = U-turning movements; TH = through movements; RT = right-turning movements. 
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SIGHT DISTANCE EVALUATION 

Sight distance measurements were performed at the intersection of Worcester Street at the Project 
site driveways in accordance with MassDOT and American Association of State Highway and 
Transportation Officials (AASHTO)12 requirements.  Both stopping sight distance (SSD) and 
intersection sight distance (ISD) measurements were performed.  In brief, SSD is the distance 
required by a vehicle traveling at the design speed of a roadway, on wet pavement, to stop prior to 
striking an object in its travel path.  I SD or corner sight distance (CSD) is the sight distance 
required by a driver entering or crossing an intersecting roadway to perceive an on-coming 
vehicle and safely complete a turning or crossing maneuver with on-coming traffic.  I n 
accordance with AASHTO standards, if the measured ISD is at least equal to the required 
SSD value for the appropriate design speed, the intersection can operate in a safe manner.  
Table 10 presents the measured SSD and ISD at the subject intersections. 
 
 
  

                                                      
12A Policy on Geometric Design of Highway and Streets, 6th Edition; American Association of State Highway and 

Transportation Officials (AASHTO); Washington D.C.; 2011. 
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Table 10 
SIGHT DISTANCE MEASUREMENTSa 
 

 Feet 

Intersection/Sight Distance Measurement 

Recommended 
Minimum 

(SSD) 
Desirable 

(ISD)b Measured 
 
Worcester Street at the East Project Site Driveway 
 Stopping Sight Distance: 
  Worcester Street approaching from the west 
 Intersection Sight Distance: 
  Looking to the west from the Project Site Driveway 

 
 
 

495 
 

495 

 
 
 

-- 
 

530 

 
 
 
650+ 
 
173/650+c 

Worcester Street at the West Project Site Driveway (Entrance) 
 Stopping Sight Distance: 
  Worcester Street approaching from the west 

 
 

495 

 
 

-- 

 
 
650+ 

aRecommended minimum values obtained from: A Policy on Geometric Design of Highways and Streets, 6th Edition; American 
Association of State Highway and Transportation Officials (AASHTO); 2011; and based on an approach speed of 55 mph along 
Worcester Street. 

bValue shown is the intersection sight distance for a vehicle turning right exiting a roadway or driveway under STOP control such that 
motorists approaching the intersection on the major street should not need to adjust their travel speed to less than 70 percent of their 
initial approach speed. 

cWith the removal of vegetation along the Project site frontage. 
 
 

As can be seen in Table 10, the available lines of sight at the Project site driveway intersections 
with Worcester Street were found to exceed or could be made to exceed the required minimum 
distance to function in a safe (SSD) and efficient (ISD) manner based on a  55 mph approach 
speed along Worcester Street, which is 10 mph above the posted speed limit (45 mph) and 2 to 
5 mph above the measured 85th percentile vehicle travel speed (50-53 mph). 
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CONCLUSIONS AND RECOMMENDATIONS 

CONCLUSIONS 
 
VAI has completed a d etailed assessment of the potential impacts on the transportation 
infrastructure associated with the proposed construction of a 65-unit residential apartment 
community to be located at 136 Worcester Street, in Wellesley, Massachusetts.  The following 
specific areas have been evaluated as they relate to the Project: i) access requirements; 
ii) potential off-site improvements; and iii) safety considerations; under existing and future 
conditions, both with and without the Project.  Based on this assessment, we have concluded the 
following with respect to the Project: 
 

1. Using trip-generation statistics published by the ITE13, the Project is expected to generate 
approximately 354 trips on an average weekday (two-way, 24-hour volume), with 
23 vehicle trips expected during the weekday morning peak-hour and 29 vehicle trips 
expected during the weekday evening peak-hour; 

2. The Project will not have a significant impact (increase) on motorist delays or vehicle 
queuing over Existing or anticipated future conditions without the Project (No-Build 
conditions), with the majority of the movements at the study intersections shown to 
operate at LOS D or better under all analysis conditions where an LOS of “D” or better is 
defined as “acceptable” operating conditions; 

3. Independent of the Project, specific movements at the Worcester Street/ 
Sunlife Park/Wellesley Gateway intersection were identified as operating at capacity 
(defined as LOS “E”) during both the weekday morning and evening peak hours, with 
Project-related impacts at the intersection defined as an increase in average motorists 
delay of less than 1.0 seconds and a predicted increase in vehicle queuing of 
approximately one (1) vehicle; 

4. All movements exiting the Project site driveway intersection with Worcester Street are 
expected to operate at LOS D during the peak hours and a p redicted vehicle queue of 
approximately one (1) vehicle; 

                                                      
13Ibid 1. 
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5. The Worcester Street/Sunlife Park/Wellesley Gateway intersection was found to have a 
motor vehicle crash rate below the MassDOT average crash rate for a signalized 
intersection, but was included on MassDOT’s Highway Safety Improvement Program 
(HSIP) listing as a h igh crash cluster location for 2013-2015. This intersection is 
currently under construction as a p art of MassDOT’s I-95/Route 128 A dd-A-Lane 
project.  In addition, a second right-turn lane will be added to the Sunlife Park driveway 
that will be constructed by Sunlife.  It is expected that the reconstructed intersection and 
the associated improvements to the adjacent Route 9/I-95/Route 128 interchange 
(Exit 20) will include specific improvements to enhance safety; and 

6. Lines of sight to and from the Project site driveway intersections with Worcester Street 
were found to exceed or could be made to exceed the required minimum distance for the 
intersections to function in a safe and efficient manner. 

In consideration of the above, we have concluded that the Project can be accommodated within 
the confines of the existing transportation infrastructure in a safe and efficient manner with 
implementation of the recommendations that follow. 
 
 
RECOMMENDATIONS 
 
A detailed transportation improvement program has been developed that is designed to provide 
safe and efficient access to the Project site and address any deficiencies identified at off-site 
locations evaluated in conjunction with this study.  The following improvements have been 
recommended as a part of this evaluation and, where applicable, will be completed in conjunction 
with the Project subject to receipt of all necessary rights, permits, and approvals. 
 
Project Access 
 
Access to the Project will be provided by way of two driveways that will intersect the south side 
of Worcester Street adjacent to the east and west property lines, with the east driveway 
accommodating vehicles both entering and exiting the Project site and the west driveway serving 
as a one-way entrance driveway.  All movements at the Project site driveways are restricted to 
right turns only to/from Worcester Street due to the concrete median barrier along 
Worcester Street opposite the driveways.  T he following recommendations are offered with 
respect to Project access and internal circulation: 
 
 The two-way Project site driveway should be a minimum of 24-feet in width and the one-

way, entrance only driveway should be a minimum of 20-feet in width, with both 
driveways designed to accommodate the turning and maneuvering requirements of the 
largest anticipated responding emergency vehicle as defined by the Town of Wellesley 
Fire Department pursuant to the requirements of NFPA® 1.14 

 Vehicles exiting the Project site should be placed under STOP-sign control with a marked 
STOP-line provided.  In addition, appropriate traffic control signs (i.e., “One-Way” “Do 
Not Enter” and “No Left Turn”) should be installed to indicate the one-way direction of 
travel along the front of the building. 

                                                      
14Ibid 2. 
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 All signs and pavement markings to be installed within the Project site shall conform to 
the applicable standards of the Manual on Uniform Traffic Control Devices (MUTCD).15 

 A sidewalk should be provided to link the proposed building to Worcester Street. 

 A school bus waiting area should be provided at an appropriate location defined in 
consultation with the Town. 

 Signs and landscaping to be installed as a part of the Project within intersection sight 
triangle areas should be designed and maintained so as not to restrict lines of sight. 

 Trees and vegetation located along the Project site frontage should be trimmed or 
removed in order to provide the necessary line of sight for motorists existing the Project 
site driveway. 

 Snow windrows within sight triangle areas shall be promptly removed where such 
accumulations would impede sight lines. 

 Consideration should be given to installing electric vehicle charging stations within the 
Project site. 

 
Sidewalk Improvements 
 
As documented as a part of this assessment, sidewalks are not currently provided along 
Worcester Street in the vicinity of the Project site.  As such, the Project proponent will construct a 
sidewalk along the Project site frontage to include the installation of ADA compliant wheelchair 
ramps for crossing the Project site driveways. 
 
Transportation Demand Management 
 
Public transportation services are not provided within the immediate study area; however, public 
transportation services are provided to the Town of Wellesley by the MBTA (Wellesley Square 
Station on the Framingham/Worcester Line of the commuter rail system) and the MWRTA, and 
are available to the east of the Project site in the City of Newton (MBTA subway service on the 
D Branch of the Green Line).  In addition, the MWRTA also operates Paratransit Services for 
passengers who meet ADA requirements and provides transportation services for seniors and the 
disabled through the Wellesley Council on Aging.  In an effort to encourage the use of alternative 
modes of transportation to single-occupant vehicles, the following Transportation Demand 
Management (TDM) measures should be implemented as a part of the Project: 
 
 The owner or property manager will contact MassRIDES to obtain information on 

facilitating and encouraging healthy transportation options for residents of the Project; 

 Information regarding public transportation services, maps, schedules and fare 
information should be posted in a ce ntral location and/or otherwise made available to 
residents; 

 A “welcome packet” should be provided to residents detailing available public 
transportation services, bicycle and walking alternatives, and commuter options available 
through MassRIDES’ and their NuRide program which rewards individuals that choose 

                                                      
15Ibid 3. 
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to walk, bicycle, carpool, vanpool or that use public transportation to travel to and from 
work; 

 Residents should be made aware of the Emergency Ride Home (ERH) program available 
through MassRIDES, which reimburses employees of a participating MassRIDES 
employer partner worksite that is registered for ERH and that carpool, take transit, 
bicycle, walk or vanpool to work; 

 Pedestrian accommodations should be incorporated within the Project site consisting of a 
sidewalk extending to Worcester Street; 

 A mail drop should be provided in a central location; and 

 Secure bicycle parking should be provided consisting of weather protected bicycle 
parking located in a secure area within the building. 

 
With implementation of the above recommendations, safe and efficient vehicular, pedestrian and 
bicycle access will be provided to the Project site and the Project can be accommodated within 
the confines of the existing and improved transportation system. 
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Architects of any discrepancies
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4. Approve Common Victualler License – White’s Bakery 
 
Enclosed with your packet is an application for a CV license from White’s Bakery which 
plans to open their store at 380 Washington Street (Playhouse Square) in the space recently 
vacated by TD Bank.  As this is a change of use, and the square footage of the bakery 
exceeds 1,100 square feet, our regulations require that they have a traffic study performed.   
The applicants have performed the traffic study, which has found there will be no detrimental 
impacts to the change in use. As you can see from the application, all of the relevant 
departments have signed off on this application. Staff has asked Beta to do a confirmatory 
review of the traffic study, and the Town anticipates sign off from Beta on Monday, July 
16th. 
 
 
 
 
 
 
 
 
 
 
 
 
MOVE that the Board approve a Common Victualler License for White’s 
Bakery through December 31, 2018 and to name David White as Manager. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 













TEPP LLC TRANSPORTATION ENGINEERING, PLANNING AND POLICY 
    
MEMORANDUM 93 Stiles Road, Suite 201, Salem, New Hampshire 03079 USA 

800 Turnpike Street, Suite 300, North Andover, Massachusetts 01845 USA 
Phone (603) 212-9133 and Fax (603) 226-4108 
Email tepp@teppllc.com and Web www.teppllc.com 

 

1430 20180713 M Traffic Assessment.docx 

Ref: 1430 

 

Subject: Traffic Assessment 
Proposed White’s Bakery 
380 Washington Street 
Wellesley, Massachusetts 

From: Kim Eric Hazarvartian, Ph.D., P.E., PTOE 
Principal 

Date: July 13, 2018 

 

INTRODUCTION 

TEPP LLC has prepared this traffic assessment memorandum (TAM) for White’s Bakery.  The 
bakery will: 

• be located at 380 Washington Street in the Town of Wellesley, Massachusetts 

• replace the previous bank with the bakery 

• use the existing floor area of about 2,163 square feet (sf) 

This TAM concludes that the area traffic impacts of proposed change in use will be insignificant. 

SITE TRIP GENERATION 

BASIC TRIP GENERATION 

Regarding the previous bank use, the Institute of Transportation Engineers (ITE) compiles and 
publishes trip-generation information for a variety of land uses in Trip Generation Manual.1  
This authoritative guide for estimating site traffic includes walk-in bank, land use 911, based on 
floor area.2 

Regarding the proposed bakery use, basic trip generation was based on hourly transactions from 
Monday, June 25, 2018 to Friday, June 29, 2018 for White’s Bakery at 321 School Street in the 
Town of Mansfield, Massachusetts.  This method is conservative in that one vehicle trip could 

                                                 
1 ITE, Trip Generation Manual, 10th edition (Washington DC, September 2017). 
2 ITE, Trip Generation Manual, Volume 2:  Data—Services (Land Uses 900-999), pages 1 to 10.  Analysis also 

considered drive-in bank, land use 912, ITE, Trip Generation Manual, Volume 2:  Data—Services (Land Uses 
900-999), pages 11 to 38. 
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cover more than one transaction.  Also, the floor area of the Mansfield facility is about 3,100 sf, 
compared to 2,163 sf for the Wellesley facility. 

TRIP TYPES 

Total trips appear on site driveways but not all are added to roads near the site.  Accordingly, 
ITE compiles information on three trip types, based on empirical data for many land uses, in the 
authoritative Hooper, Trip Generation Handbook.3  These three trip types are: 

• primary trips that are added to the area and are primarily for visiting the site 

• diverted trips that not added to the general area; these trips are from existing traffic on 
roads near the site 

• pass-by trips that are not added to the general area; these trips are from existing traffic 
passing the site4 

RESULTS 

Table 1 shows calculated total weekday vehicle-trips due to the proposed change in use as: 

• daily, 382 (total of in and out) 

• AM-street-peak hour, 20 (9 in and 11 out) 

• PM-street-peak hour, 32 (18 in and 14 out) 

Not all of the total trips are added to roads near the site. 

Table 1 shows calculated weekday primary vehicle-trips due the proposed change in use: 

• daily, 59 (total of in and out) 

• AM-street-peak hour, 2 (0 in and 2 out) 

• PM-street-peak hour, 2 (3 in and -1 out) 

These primary trips are added to roads near the site. 

                                                 
3 Kevin G. Hooper, P.E., Principal Editor, Trip Generation Handbook, 3nd edition (Washington DC:  Institute of 

Transportation Engineers, September 2017). 
4 Definitions of primary trips, diverted trips and pass-by trips are in Hooper, page 93.  D ata on primary trips, 

diverted trips and pass-by trips are in Hooper, pages 207, 208, 213 and 214. 
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Table 1. Calculated weekday trip generation. 

Time Period 
and Direction 

Vehicle-Trips 

Previous Usea Proposed Useb Differences 

Total Primary Diverted 
Pass-
By Total Primary Diverted 

Pass-
By Total Primary Diverted 

Pass-
By 

Daily 128 63 27 38 510 122 133 255 382 59 106 217 

AM-Street-Peak Hour 

In 7 4 1 2 16 4 4 8 9 0 3 6 

Out 5 2 1 2 16 4 4 8 11 2 3 6 

Total 12 6 2 4 32 8 8 16 20 2 6 12 

PM-Street-Peak Hour 

In 11 4 4 3 24 7 5 12 13 3 1 9 

Out 15 8 4 3 24 7 5 12 9 -1 1 9 

Total 26 12 8 6 48 14 10 24 22 2 2 18 

aTotal vehicle-trips based on ITE, Trip Generation Manual, walk-in bank, land use 911, 2,163-sf floor area.  Daily and AM-street-peak hour used vehicle-
trips for drive-in bank, land use 912, reduced using the ratio of walk-in-bank-to drive-bank vehicle-trips for PM street-peak hour.  Primary, diverted and 
pass-by vehicle-trips based on Hooper, drive-in bank, land use 912.  Daily estimates:  49 percent primary, 21 percent diverted and 30 percent pass-by.  
AM-street-peak hour estimates:  52 percent primary, 19 percent diverted and 29 percent pass-by.  PM-street-peak hour:  43 percent primary, 22 percent 
diverted and 35 percent pass-by. 

bTotal vehicle-trips based on transactions at White’s Bakery, 321 School Street, Mansfield, Massachusetts, Monday, from June 25, 2018 to Friday, June 29, 
2018.  Primary, diverted and pass-by vehicle-trips based on Hooper, fast-food restaurant with drive-through window, land use 934.  Daily estimates:  24 
percent primary, 26 percent diverted and 50 estimated pass-by.  AM-street-peak hour:  23 percent primary, 28 percent diverted and 49 percent pass-by.  
PM-street-peak hour:  27 percent primary, 23 percent diverted and 50 percent pass-by. 
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POTENTIAL IMPACTS 

ITE suggests that land developments generating at least 100 peak-hour vehicle trips, in the busier 
direction, are candidates for consideration of traffic impact analysis.5  Tabulated peak-hour trip 
generation due to the proposed change in use is well below this national ITE threshold.  Tabu-
lated primary peak-hour trips due to the proposed change in use are particularly minimal:  2 ve-
hicle-trips, total of in and out. 

CONCLUSION 

This TAM concludes that the area traffic impacts of proposed change in use will be insignificant. 

 

                                                 
5 ITE, Manual of Transportation Engineering Studies (Prentice Hall:  Englewood Cliffs, New Jersey, 2000), page 

144. 



5. Discuss Working Group Recommendations – Development of the Tailby and Railroad 
Commuter Parking Lots 
 
As you know, the Town received six proposals from developers on June 1st in response to the 
RFP issued by the Town for the purpose of possible redevelopment of the Tailby and 
Railroad commuter lots.  The working group formed by the Assistant Executive Director has 
met on three occasions (June 25, June 28, and July 11) to review and discuss the merits of 
each proposal, and consider the long-term impacts to the Town of each proposal. The group 
has come to consensus on an interview approach to further define the candidates that could 
proceed under the existing RFP. As the Working Group is advisory to the staff, the Board of 
Selectmen will need to evaluate the proposals and determine whether they agree with the 
recommendation.  

 

Included in your packet are several documents which include: 
 

 A memo outlining the process and the working group’s recommendation to the Board 
 A spreadsheet comparing the critical points of each proposal 

 
 

The Working Group believes that there is much to be learned by the Working Group 
interviewing the selected firms, and in turn the firms gaining clarity on the concerns and 
priorities of the Town prior to any additional interviews by the Selectmen.  
 
 
 
 
 

 
 
 
 
 
 
 
NO MOTION 

 
 
 
 
 
 
 
 
 
 
 





 

 
 
DATE:   July 13, 2018 
 
TO:  Board of Selectmen 
 
FROM:  Meghan Jop, AICP 
 
SUBJECT: Tailby and RR Working Group Recommendation 
 
 
In a memo dated May 16, 2018, I outlined proposed steps for reviewing the Tailby and Railroad Lot RFP 
responses. At the time of the memo, the Town anticipated 3 or 4 responses. On June 1, 2018, the Town 
received 6 responses from excellent firms with exceptional development teams. As you are aware, the 
Town received responses from Aura Pritzker, Berkeley, Boston Development Group, Federal Realty, 
Pennrose, and Trinity Financial. The proposals are also posted online for the public to review. The staff 
recommendation in May was to pull together a working group to assist with the staff recommendation to 
the Board and to recommend the top 3 or 4 candidates for the Selectmen to interview. 
 
Staff asked several residents and Town staff to join the working group. The Town is fortunate to have 
residents and staff with exceptional expertise in a variety of areas that have informed this review process 
tremendously with thoughtful analysis. The Working Group members who assisted with the review 
include the following: 
 

 Executive Director – Blythe Robinson 
 Assistant Executive Director – Meghan Jop 
 Planning Director – Michael Zehner 
 Senior Planner – Victor Panak 
 DPW Director – Michael Pakstis 
 Assistant DPW Director – Dave Cohen 
 Town Engineer – Dave Hickey 
 NRC Director – Brandon Schmitt 
 Building Inspector – Michael Grant 
 Assistant MLP Director – Don Newell 
 WHDC Representative – Tim Barrett 
 Merchant Representative – Demian Wendrow  
 DRB Member- Sheila Dinsmoor 

 
 

T O W N  O F  W E L L E S L E Y 
 
 

 

 

 
 
M A S S A C H U S E T T S 

BOARD OF SELECTMEN 
TOWN HALL    525 WASHINGTON STREET    WELLESLEY, MA  02482-5992 

 
JACK MORGAN, CHAIR 
MARJORIE R. FREIMAN, VICE CHAIR 
ELLEN F. GIBBS, SECRETARY 
BETH SULLIVAN WOODS 
THOMAS H. ULFELDER 

FACSIMILE: (781) 239-1043 
TELEPHONE: (781) 431-1019 X2201 
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EXECUTIVE DIRECTOR OF GENERAL GOVERNMENT 
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 Planning Board Member- Catherine Johnson 
 College Heights Neighborhood Representative – Annie Newman (architect) 
 Linden Street Merchant- Joe Grignaffini (former TMM, Builder, Designer) 
 Town Meeting Member  - Steve Fessler (Real Estate professional) 
 Resident with Real Estate Development Expertise – Ed Chazen (former PB member, Professor of 

Real Estate at Boston College) 
 Resident with Real Estate Development Expertise – Robert Carley (WHC member, attorney at 

Massdevelopment 
 Resident with Sustainable Design Expertise – Ellen Watts (former HDC member, architect, 

Chair, Massachusetts Governor’s Zero Net Energy Buildings Task Force, real estate professional) 
 
The Working Group (WG) has met three times to date on June 25, June 28, and July 11. The WG 
discussed each of the responses and identified strengths and weaknesses of each proposal. While no single 
proposal met every objective of the RFP, many had intriguing elements that the WG found to be a benefit 
to the Town and to Wellesley Square. In review of the responses, the WG also highlighted issues which 
required further attention including such things as parking location, amount of parking (which is driving 
the mass and scale of the projects), elimination of retail from proposals, mix of unit types (owner and 
rental), respondent partnerships, and financing of the projects. The financial proposals submitted by the 
respondents have not been opened, nor been a component of review.  
 
The WG deliberated for some time as to whether a second RFP should be issued, or whether any of the 
proposals could move forward to the Selectmen to negotiate a final deal. The WG considered which 
proposals could make it through the Town Meeting process and evaluation, would be most successful 
financially, which projects ultimately could be permitted, and which projects would financially benefit the 
Town. This evaluation was done by using the RFP Evaluation Criteria. During the discussions of the 
proposals, again it was found that projects had merit, but needed refinement. The RFP process was 
intentionally open ended to determine what the market would design for the two sites. The 6 responses are 
unique in housing unit mix, community amenities, commercial components, and architecture and site 
design. A matrix has been generated for the Board’s review to more easily compare the projects. Victor 
Panak (Senior Planner) and Claudia Zarazua (Planner) in the Planning Department were a tremendous 
help in putting the matrix together.  
 
Retention of existing parking counts and the number of units needed for the Town to meet its 10% 
affordable housing goal were initially the driving force behind the RFP. Following the close of the RFP 
on June 1, 2018, the Town was informed that the Wellesley Office Park intends to reconfigure their site 
and add a housing component that would add upwards of 350 units to the Town’s Subsidized Housing 
Inventory. This information could be something the Board would want to consider in a modified RFP to 
reach a more desirable density or mass on the two sites, although this discussion was had there was 
consensus that the locations are optimal for housing and the Town should move forward.  With regards to 
parking, the WG found the Town’s critical need for parking in the area drove the proposals to create 
parking garage structures to meet the expectation that 290+ parking spaces be preserved. This has been a 
great point of discussion.  
 
At the July 11th meeting, the WG discussed next steps and recommendation for interviews. The WG 
reached consensus that the interview process should be a twostep process where the WG interviewed the 
top 3 or 4 candidates. These initial interviews will help to determine whether the projects could move 
forward with modification to the Board of Selectmen under the existing RFP. The WG would then either 
further refine the number of recommended proposals to the Selectmen or recommend a second RFP be 
issued. The WG intends to keep the July 31st date that was previously determined to conduct their 
interviews. After consultation with Town Counsel, it has been advised that the WG should interview none 



or all of the respondents Based upon this information and the discussion with the WG on July 11th, the 
proposal would be to interview the 6 respondents on July 31st and to continue with the twostep approach. 
 
 
The Evaluation Criteria scores conducted by a segment of WG to date ranked the proposals as: 
 

1. Trinity Financial 
2. Pennrose 
3. Aura-Pritzker 
4. Berkeley 
5. Federal Realty 
6. Boston Development Group 

 
Score sheets for all 6 respondents were submitted by Tim Barrett, Robert Carley, Ed Chazen, Sheila 
Dinsmoor, Joe Grignaffini, Catherine Johnson, Meghan Jop, Annie Newman, Victor Panak, Blythe 
Robinson, Brandon Schmitt, Ellen Watts, and Demian Wendrow.  
 
Following the interview process, the financial proposals will be evaluated and scores may be modified. It 
would then be the intent of the WG to make a recommendation of either a second round of RFP or for the 
Selectmen to conduct interviews of the top ranked respondents. The WG members have been asked to 
determine their availability to continue along in this process as it has been a larger time demand than 
initially anticipated.  
 
 





AURA-Pritzker Wellesley Berkeley Boston Development Group Federal Realty; Option A Federal Realty; Option B Pennrose Trinity Financial

Total Units 150 + 30 (@ 148 Weston Rd) 180 125 266 234 139 90

Total Units Added to SHI 125 + 5 (@ 148 Weston Rd) 36 125 167 + 99 (@ 231 Linden St)? 135 + 99 (@ 231 Linden St)? 139 45

Total Rental Units 120 180 125 167 + 99 (@ 231 Linden St) 135 + 99 (@ 231 Linden St) 139 45 incl. 10 live/work units

Number of Affordable Units 30 36 32 42 + 25 (@ 231 Linden St)? 34 + 25 (@ 231 Linden St)? 57 23

Percent Affordable 25% 20% 25% 25%? 25%? 41% 51%

AMI Affordability 80% of AMI 80% of AMI 80% of AMI unspecified? 80%? unspecified? 80%?

80% of AMI, with units restricted for 

lower tiers down to 20% 80% of AMI

Units Added to SHI 120 36 125 167 + 99 (@ 231 Linden St)? 135 + 99 (@ 231 Linden St)? 139 45

Total For-Sale Units 30 + 30 (@ 148 Weston Rd) 0 0 0 0 0 45

Percent Affordable 16.60% 0 0 0 0 0 0

AMI Affordability 80% of AMI N/A N/A N/A N/A N/A N/A

Units Counting Towards SHI 5 + 5 (@ 148 Weston Rd) 0 0 0 0 0 0

Total Parking Spaces 540 + 60 (@ 148 Weston Rd) 559 318 470 + 180 (@ 231 Linden St) 405 + 180 (@ 231 Linden St) 476 450

Residential Parking Spaces 240 (5 visitor spaces) + 60 (@ 148 Weston Rd) 224 all shared 235 + 150 (@ 231 Linden St) 203 +150 (@ 231 Linden St) 183 135 + 22 flex

Residential Parking Ratio 1.6 at Tailby/RR; 2.0 at 148 Weston Rd 1.24 undetermined 1.4 at Tailby/RR; 1.5 at 231 Linden St 1.5 at Tailby/RR; 1.5 at 231 Linden St 1.3 1.5-1.75

Public Parking Spaces 300 335 all shared 235 + 30 (@ 231 Linden St) 202 + 30 (@ 231 Linden St) 293 293

Parking Garage/Underground Spaces 540 + 60 (@ 148 Weston Rd) 559 304 470 + 120 (@ 231 Linden St) 363 + 120 (@ 231 Linden St) 476 450

Open Air Parking Spaces 0 0 14 60 (@ 231 Linden St) 42 + 60 (@ 231 Linden St) 0 0

Total Buildings Square Footage* 352,500 419,362 295,125 (not including hotel) ~370,000 ~320,000 292,300 202,000

Residential Area 198,000 201,166 157,170 198,550 166,550 141,148 192,000

Retail Area 3,500 0 4,500 (not including hotel) 4,500 5,300 0 10,000 (arts space)

Parking Area 150,000 211,486 133,455 ~160,000 145,800 178,800

Community Space** 1,000 10,000 unspecified 1,000 2,500 >500 SF, unspecified 10,000

*square footage numbers are often estimates or are inconsistent, but these are generally close to accurate

**not including open space

Total Cost of Construction $97,188,600 (w/148 Weston) $74,275,986 $91,179,928 $68,795,376 $72,896,845 $102,337,980

Total Hard Costs $47,514,300 + $14,899,300(@148 Weston) $52,498,885 $72,530,604 $57,036,000 * Unable to determine $80,482,500

Construction Loan

65%-75% interest only (RR), 55%-65% interest 

only Tailby

 50% Loan to Value. East Boston, 

Peoples, BofA and Santander; End 

would be 65% Debt and 35% Equity 

Hotel - 69% debt, 31% equity; 

Housing Debt 80%; equity 25% unclear

65% Construction loan. Series of tax 

credit programs including Low 

Income Tax Credit, MassHousing, 

Mass Works and an assumption of 

1.75M of CPC funds. 65% Debt/35% equity

Equity  30% of Condo and 45% of Rentals 35% 31%; 25% unclear unclear 35%

Estimated Real Estate Taxes $757,500 + 337,500 (@148 Weston) $720,000 $840,587 $896,250

$291,900 (assumes 40% abatement 

for affordability) $1,614,780

Cash Flow Assumption Positive  year 2 Positive year 4 Positive year 2 Positive year 1 Positive year 1 Positive year 1 

Payments to Town Infrastructure improvements -$ 11,850,000  $4,200,000 or $200,000 annually 

PILOT during construction $522,677; 

Hotel tax $143109 $50,000 annually In price proposal

Community Art space, Town Parking 

Lot, Remainder must be in price 

proposal 

Proposed Rents $3,299 $3960 - Market;    55+ Units $2880 $3,200

   Studio $2,300

   1 - bed $2,850 $2,500 $2,764

   2- bed $3,779 2800/3300 $3,853

   3- bed $4,925 $4,600 $4,858

Parking Parking Revenue 300 spaces  NOI $152,204 $229,266 unclear - 20% reduction in spaces

Shared parking with residential - 

remaining information in proce 

proposal Town parking structure
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6. Approve Proposed Rents for 978 Worcester Street 
 
The Board discussed the 2018/19 rents for the affordable housing units at 978 Worcester 
Street at its meeting last week.  The item was tabled until this meeting for the purpose of 
obtaining from the developer an explanation of their annual costs and how any increases for 
this next year align with the proposed rent increase.  In your packet you will find a letter 
from Michael Carr of Wellesley Place explaining the rents currently are under the 2016 HUD 
guidelines. The project was allowed to market the affordable units just last July (2017) based 
upon the approved 2016 Regulatory Agreement which set the current rental rates. HUD 
issues new income limits typically in April or May of each year. The property owners have 
worked to lease up both the market and affordable units over the past year. The market rate 
units were decreased initially in cost to incentivize renters. The building is now fully 
occupied with various lease agreements. As tenants’ turnover, market rate rents will increase. 
Please note that while we have obtained this information the regulations on this process only 
gives the Board the right to approve or reject the rents. The DHCD guidelines also allow the 
developer to charge the maximum rents as calculated for 80% of the median income. The 
proposed rents are aligned with the DHCD guidelines.  
 
 
 
 
 
 
 
 
 
 
 

MOVE to approve the proposed affordable unit rental rates for 2018 at 
Wellesley Place, 978 Worcester Street:  

 
       2018 Rate 

Two bedroom units (5)   $1,780.00 
One bedroom units (4)   $1,591.00 

 
 
 
 
 
 
 
 
 
 
 









7. Executive Director’s Report 
 

Included in your packet are a list of gifts and donations to the COA, one of which for the 
June lunch program needs to be approved because it exceeds $500.   

 
 
 
 
 
 
 
 

MOVE that the Board accept a donation of $840 for the June senior lunch 
program with Express Gourmet.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 





The following gifts have been made to the Wellesley Council on Aging and must be accepted by the Board of Selectmen: 

GIFTS TO THE GENERAL COA GIFT ACCOUNT (29054150‐483000) 

Updated 7/11/2018 

Donation from:  Amount(s) / comments regarding gift 
 

Friends of Wellesley Council on Aging  $840.00 – Donation specific to June Senior Lunch Program with Express Gourmet 
 

Friends of Wellesley Council on Aging  $262.55 – Donation specific to June senior Lunch Program with Wellesley Bakery 
 

Friends of Wellesley Council on Aging  $125.98 – 2 Outdoor Storage Containers for TPC Patio Furniture Cushions 
 

   

Total Donations Listed for General Gift Account = $1,228.53 

 





8. New Business and Correspondence - Other Documents:  The Board will find documents 
the staff are not seeking action on, but is for informational purposes only.  Please find the 
following: 
 

 July Jubilation Poster 
 Letter from DPW 
 Commendation from Chief Pilecki 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

 





Visit ShopWellesleySquare.com for more details

come join the fun!

Music provided 
by our DJ • 9:30-4:30

Dunk Tank • 11-3

Petting Zoo • 11-3

Stilt Walker • 11-3

Bubble Zone 
Science of Bubbles • 11-3

Tim Brown – Magic & Balloon 
Tricks at Wellesley Toy Shop 

• 11-2

Open playspace, mini-concerts 
and glitter tattoos • 10-4

Juggler & Unicyclist • 12-2

Wellesley Symphony • 10-2

Boston Red Sox 
Official Magician • 12:30-1:00

(2) Bounce Houses • 10-4

Face Painting • 10-4

Smokey The Bear & 
The Smokehouse • 10-4

Stray Pets in Need • 10-4

Open Police Cruiser • 10-4

Kidville Rockin’ Railroad 
Main Concert • 11:30-12

Wellesley Theatre Group - 
Various Numbers Performed from 

“James and the Giant Peach” 
• (Time TBD)

entertainment schedule 

& so much more!

extraordinary savings

WELLESLEY
SQUARE

JUBILATION
SIDEWALK
JULY

SALE

SATURDAYJULY 21ST
9:30AM-4:30PMRAIN DATE SATURDAY, JULY 28TH

DRINKS • FOOD • FUN

Wellesley Square Merchants’ Association invites you to

All July Jubilation Promotional Materials Provided by Hometown Weekly

Primary Sponsors

Hometown   Weekly
Hometown Publications, LLC                                             est. 1996

Primary Sponsors

FREE
PARKING

IN THE SQUARE
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