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Overview 

The following narrative summarizes the planning process for creating A Community Vzsion for the Old Post Road in Sudbury, Massachusetts. 
The information enclosed provides a roadmap for the community and Town Officials with regard to implementation and suggests 
potential physical design recommendations for open space, mixed-use development and streetscape treatment. The goal of the planning 
initiative has been to provide the Town with the critical planning tools that can be utilized to help create a better commercial and civic 
environment along this portion of the Route 20 corridor. 

Process 

The Commonwealth of Massachusetts, through the Department of Housing and Community Development (DHCD) Massachusetts 
Downtown Initiative Program has provided a grant to the Town of Sudbury for planning and design assistance. This grant funds the 
planning consultant services and the technical information prepared for the Town including this report. 

The process began with a coordination meeting between the State and the Town. Several interviews were conducted with Town officials 
and interested community members to frame the issues and potential opportunities for Sudbury. For Sudbury, the DHCD identified two 
main issues that needed attention relative to the ideal of improving the Town's business and commercial center. 

Issue #1: How do you create a framework for beginning the process of physical change within the study area? 

Issue #2: How do you translate goals and objectives into the tools for promoting redevelopment? 

Once these issues were identified, the planning team was engaged to provide design assistance with respect to recommendations for physical 
design and land use planning. 

In the case of Sudbury, the challenge for the planning team has been to consider those key features and elements that make up a traditional 
business and commercial center. Some of the traditional aspects of the New England commercial center include: 
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• Civic buildings such as town halls and libraries 
• Public open space such as a village green 
• Attractive streetscape features and elements such as trees, lighting and signage 
• Mixed-use development that incorporates housing, commercial and retail 
• Strong community support and pride 
• Controlled traffic patterns and flow 
• Convenient parking, access and circulation for vehicles and pedestrians 
• Special identity chat celebrates the unique setting of the place i, 

' 
Prior to the preparation of planning options by the design team, the Town conducted an initial community-visioning workshop to solicit 
interest from residents concerning desired uses, treatments, and features that could help improve Sudbury's commercial center. The 
following information prepared by The Cecil Group is based on the input received by the Town. 

Participants 

As with any community planning initiative, public participation is a key element that can spur a successful process and promote continued 
involvement throughout the effort. The process to date in Sudbury has included a wide range of participation from the community and 
local officials. The Town Planner, Town officials, additional community representatives and the planning consultant team have all worked 
together to develop a strategy for creating a framework that will assist the Town in the process of improving their commercial center. 

This report should act as a catalyst for the Town to gain support and momentum for the planned improvements. Additional copies of the 
report and the associated graphic material can be made available, giving many residents the opportunity to see the initial planning studies 
and provide input into the process and future outcome. 
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Issues and Opportunities 

Star Market Property 

The following sketch plans represent a basis for considering site improvements to the Star Market property along Route 20. The sketches 
and design intent have been structured in three potential levels of implementation. While these are not intended as design solutions, they 
are meant to convey several opportunities relative to aesthetics, function, and possible development for future consideration. 

I 
Landscape Improvements 

The ability to incorporate traditional landscape trea~ments within this area of Route 20 and the Star Market parcel would result in a 
dramatic visual improvement for the area. The intent of such landscape features and treatment would be to carry the detailing along Route 
20 and incorporate the landscape treatment to all the parcels within the area. Such landscape improvements would most likely be the 
easiest way to start the process of improving the overall character of the area. In addition, the landscape treatments suggested are probably 
the least costly and easiest to implement of any proposed alterations. As new development is considered, appropriate landscape measures 
should be included. The plan for the Star Market property, which is represented by the baseline landscape improvements plan, suggests the 
following features: 

• Street trees along Route 20 
• Wider landscape buffer between Route 20 and parking lot edge (This would allow for a bike path and generous planting areas) 
• Ornamental street lighting along Route 20 with appropriate signage 
• Shade trees in the parking lot 
• Parking lot islands to allow for pathways and additional planting 
• Safe and attractive sidewalks along the face of Star Market and CVS so patrons can easily pass between buildings 
• Attractive parking lot lighting that compliments the landscape and the buildings 

As part of these suggested improvements, parking demands would have to be studied in more detail so that appropriate quantities of 
parking spaces would still be available for the patrons. The property owner and the Town would also need to coordinate on issues relative 
to the potential relief from parking spaces required by zoning. In addition, the property owner could study the potential for making the 
back of the building more conducive to both service and employee parking. 
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Appropriate Scale In-fill 

One issue identified during the planning process articulated the existing problems regarding the relationship of existing buildings to the 
roadway. It almost all instances along this portion of Route 20, the buildings are set back from the roadway to allow for sizable parking lots 
in front of the buildings. The result is a condition that is visually unattractive, pedestrian unfriendly and not conducive to proper 
techniques for village planning. While it is unrealistic to imagine locational exchange between buildings and their parking lots, one way to 
improve the quality and character of the environment is to consider strategically placed building in-fill. The plan on the following page 
shows how additional development within the Star Market property might be 'astefully done in addition to landscape improvements. 

The plan calls for a small development at the corner of the property along the street front. This includes a strong pedestrian connection to 
the market and incorporates a well-defined parking zone. Such development would bring needed street front development to this end of 
the study areas and also help visually fragment the large expanse of parking. By locating the building at the corner of the site, the 
development would not screen existing views of the Star Market storefront. 

If such a scenario were desired, several issues would have to be addressed in order to allow the development to occur. These issues would 
include: 

• Zoning changes, variances and or special permit considerations 
• Utility upgrades related to sewage treatment practices 
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Street Frontage Development 

In addition to the in-fill development suggested previously, the design plan on the following page considers additional new street front 
development for specialty commercial enterprises that encourage dynamic street life and exhibit high-turnover business. The plan 
illustrates the development of streetscape features and dements that are more typical of traditional village centers. These features include: 

• 
• 
• 
• 
• 

Smaller building footprints along the street front 
Short-term, on-street parking 
Small outdoor terraces 
Well-defined entrances (in this case a signalized intersection at Route 20 and the main entrance to the property is proposed) 
Shielding large parking expanses through the use of building placement and landscape treatment 

Like the previous, plan, this design idea would require substantial consideration of zoning and utility issues. 
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Issues and Opportunities 

Sudbury Crossing Property 

The following sketch plans provide a series of design ideas relative to the Sudbury Crossing property. Like the design ideas articulated on 
the previous pages, these sketches are not intended to be solutions, but rather strategies to be considered for future improvements. 

I 
Landscape Improvements 

As with previous design ideas, the baseline for any improvements should consider landscape treatment along the Route 20 corridor and the 
adjoining parcels. In this case, a series oflandscape features and elements have been suggested for the Sudbury Crossing area that would 
dramatically improve the overall visual quality of the property. Street trees, shade trees for parking lots and accent flowering trees would 
help to minimize the harsh visual character of the large asphalt parking lot. In addition, ornamental lighting, better signage and pedestrian 
linkages along the front of buildings would improve the overall quality of the space. 
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Village Green 

Where do people go after they finish their shopping at Sudbury Crossing? Most people go to their cars and drive away. One characteristic 
of vibrant village commercial centers is the ability and draw for people to mingle, people-watch and relax outdoors during the shopping 
experience. Today in Sudbury, along this portion of Route 20, there is no relief for pedestrians from their automobiles. The village green 
sketch on the following page suggests that a small portion of the existing parkipg lot in front of Sudbury Crossing could be turned into a 
village green. This feature would provide visual relief for cars traveling on Old Post Road, it could act as a gateway identification element 
for the area and it could provide a wonderful setting for pedestrian users to linger in and around the Sudbury Crossing property. 

The small park-like setting might include: 

• 
• 
• 
• 
• 
• 
• 
• 
• 

Brick pathways 
Ornamental benches 
Ornamental lighting 
Gateway signage 
Open lawn 
Shade and flowering trees 
Perimeter hedges and perennial boarders 
Bandstand or gazebo 
Information kiosk 
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Building in-fill 

Associated with the proposed village green planning scheme might be a series of small in-fill buildings with specialty items and services. 
These buildings could be oriented around the open space to help reinforce the village green concept. This building in-fill strategy would 
reinforce the idea of creating an environment with more pedestrian appeal in the heart of the Route 20 commercial center. 

As can be seen from the sketch plan on the following page, the proposed lands~pe improvements and proposed village green planning 
scheme would not prohibit the later introduction of additional buildings and the associated square footage. 

For the village green and/or building in-fill scheme& to occur, much coordination, corporation and additional infrastructure would be 
required in order to achieve a successful and realistic development. First, zoning requirements related to parking for existing uses would 
need to be reconsidered based on the potential loss of spaces due to the introduction of a major green space. Second, the Town would need 
to coordinate with the effected property owners to ensure that the parking demand would still be met despite a potential loss of spaces. 
Finally, major utility upgrades relative to sanitary sewer requirements would need to be introduced in order to accommodate additional 
building square footage. 

The series of sketches presented display such success because the implementation of the base-line improvements of landscape treatment 
does not prohibit future additional improvements based on changes to zoning and infrastructure. 
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Conclusions 

With any planning visioning process, a key component will be the need for the Town to build continuous momentum for desired 
improvements over an extended period of time. This is not an easy task. One critical strategy would be for the Town and local citizenry to 
consider a succession of smaller improvements. Sudbury is a wonderful place to live; although this stretch of the Route 20 corridor, which 
is considered by many as the commercial center, has a number of issues related to good village planning practices, it is still a vibrant and 
active environment. Any future planning and design work should consider all of the positive aspects of the area, as well as those problem 
elements that have been articulated in this document and throughout the planq.ing process. 

It has taken this stretch of the Old Post Road a long time to develop into the place it is today and it will take a long time to make 
improvements. It is absolutely appropriate to make.such improvements in small increments over a period of time. Due to implementation 
constraints, it is unrealistic to think dramatic changes can happen over night. However, by considering plan_ning issues and better design 
practices, in combination with associated funding, positive change can occur. Citizens will take note of these small enhancements and this 
will help build momentum for additional improvement projects. 

The Following series of images provide informacion and direction with respect to the process of implementation. 
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