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Presentation Notes
This presentation is for the Kelley’s Corner Improvement Initiative, Existing Conditions. The slides summarize the information obtained by the consultant team in the first steps of this project. This information has been collected from multiple sources and includes new surveys and analysis. The consultants participating in the analyses include:
The Cecil Group, Inc.
Greenman Pedersen, Inc.
Cambridge Economic Research
Byrne McKinney, Inc.

Town representatives assisting in the analyses include the Kelley’s Corner Steering Committee, and the Town Planning Department
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AGENDA>  

1. The Story of Kelley’s Corner 

2. 10 Principles 

3. Alternatives 

• Circulation and Roadways 

• Streetscape and Landscape 

• Land Planning and Urban Design 

4. Decisions 
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The Story of Kelley’s Corner>  

History – Kelley’s Corner began as a 
rural crossroads. Its future was redirected 
with public investment when post –war 
highways were constructed and schools 
were built to support suburban living . 
Zoning was established that allowed 
modern commercial development and 
multifamily housing. 

Map of Acton, 1856 
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Success as a commercial center has 
occurred because of regional 
demographics, access to the roadway 
network and responsiveness to growing 
consumer demand. There are array of 
businesses and services; local, regional 
and national chains; also indicated by 
market strength in face of regional 
competition. 

Commercial market research, 2014 

Route 495/Route 2 West Submarket 

/ Rents (SF) Availability (SF) Listings 
Littleton  $ 35.27          411,733  12 
Westford  $ 16.62            97,318  16 
Acton  $ 17.12            90,164  22 
Bedford  $ 20.25            24,000  10 
Maynard  $   9.17            12,870  6 
Concord  $ 21.96            11,134  6 
Stow  $ 13.48            10,880  6 
Chelmsford   $ 12.60              9,712  8 

AVG/TOTAL  $   13.32          667,811  86 

The Story of Kelley’s Corner>  
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The pattern of development was not 
planned. Businesses adapted to odd-
shaped lots, provided the parking they 
needed where it was close to the 
roadways. Driveways, access and  lawns 
crowded into the right-of-way, with little 
concern about sidewalks, landscaping or 
the overall appearance of the district. 

Commercial market research, 2014 

The Story of Kelley’s Corner>  

Parking lots and driveways in Kelley’s Corner today 
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The development pattern is inconsistent 
and difficult to change. There is not a 
great amount of empty land, and buildings 
and their parking areas occupy most of the 
available lots. 

Commercial market research, 2014 

The Story of Kelley’s Corner>  

Aerial photo of Kelley’s Corner today 
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Regional market competition and 
roadway congestion are constraints on 
the economic viability of the area over 
time. 

Weekday Traffic Today 

The Story of Kelley’s Corner>  
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Continued success will require new public 
investment to improve mobility, reduce 
congestion to make the area more 
attractive as an area to shop, work, live 
and visit. 

Pedestrian trendlines from public workshop, 2014 

The Story of Kelley’s Corner>  
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Continued success will also require 
adapting the Towns zoning to support 
allows private investment that can take 
advantage of market opportunities  

Existing Zoning in Kelley’s Corner 

The Story of Kelley’s Corner>  



PRINCIPLES 
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Principles>  

There are agreed-on principles that will connect public and private investment for 
improvements. The principles are: 
1. Market Potential and Density: Redevelopment and new investment is desirable 
2. Regional Traffic: Regional traffic will not be stopped, but also will not increase 
3. Local Circulation: It will be easier for residents and patrons to access Kelley’s Corner 
4. Access Management: Uncontrolled driveway openings are creating unsafe conditions 
5. Walking and Biking: The entire area will be attractive and safe for walking and biking 
6. Parking: Parking must be efficient and as attractive as possible 
7. Public and Private Realm: Allowances for redevelopment of private property should 

include incentives for public amenities 
8. Housing: Multi-family development should be allowed in the commercial center district 
9. Identity and Image: Kelley’s Corner should be identifiable as a coherent and distinctive 

area 
10. Zoning: Regulation should be commensurate with and effectuate the principles 
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Principles>  

a. Market Potential, Density and Mix of Uses 
Redevelopment and new investment is desirable 

Sorrento’s 
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b. Regional Traffic Volumes and Congestion 
Regional traffic will not be stopped, but will also 
not increase 

Kelley’s Corner, Mass Ave and Main Street Intersection, 2014 

Principles>  
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c. Local Access and Circulation 
It should be easier for residents and patrons to 
access Kelley’s Corner 

Share Use Path Model for Kelley’s Corner 

Principles>  
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Redundant Driveways 
Reduced Width Driveways 

 

e. Property Access Management 
Uncontrolled driveway openings are creating 
unsafe conditions 

Property Access Management Suggestions 

Principles>  
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e. Pedestrian and Bicycle Access and 
Connections 
The entire area should be more attractive and 
safe for walking and biking 

Complete Streets Policy Overview, Presented to Acton Board of Selectmen, July 28, 2014 

Principles>  
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g. Parking 
Parking must be efficient and as attractive as 
possible 

Most attractive parking lot as selected by Visual Preference Survey 

Principles>  
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h. Public and Private Realm 
Allowances for redevelopment of private property 
should include incentives for public amenities. 

A small farm market alongside the outdoor cafe seating outside of Peaches Café, Aspen, 2011 

Principles>  
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i. Housing 
Allow multi-family development in the Kelley’s 
Corner commercial center district. 

Red Mill Village, Norton, MA 

Principles>  
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j. Zoning and Town Regulations 
Regulation should be commensurate with and 
effectuate the principles 

Principles>  
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k. Identity and Image 
Identifiable as a coherent and distinctive area 

Cross section with signage 

Principles>  



ALTERNATIVES 



Components 
 
Alternatives Circulation Streetscape Character 

Urban Design and 
Land Use  

Limited Change Limited 
Improvements  Civic Informal Limited 

Redevelopment 

Balanced District Balanced 
Improvements Civic Informal Balanced 

Redevelopment 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements Civic Informal Planned Development 

Areas 

ALTERNATIVES 



ALTERNATIVES 
Components 

 
Alternatives Circulation Streetscape Character 

Urban Design and 
Land Use  

Limited Change Limited 
Improvements  Civic Informal Limited 

Redevelopment 

Balanced District Balanced 
Improvements Civic Informal Balanced 

Redevelopment 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements Civic Informal Planned Development 

Areas 
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Circulation and Roadways Alternatives>  

Weekday Traffic Volumes, 1996 

Circulation and Roadways design 
principles 
a. Regional traffic will not be stopped but will 

not increase 

b. It should be easier for residents and patrons 
to access Kelley’s Corner 

c. The entire area should be more attractive 
and safe for walking and biking  

d. The Town has adopted a Complete Streets 
policy which should apply 



ALTERNATIVES 
Components 

 
Alternatives Circulation Streetscape Character 

Urban Design and 
Land Use  

Limited Change Limited 
Improvements  Civic Informal Limited 

Redevelopment 

Balanced District Balanced 
Improvements Civic Informal Balanced 

Redevelopment 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements Civic Informal Planned Development 

Areas 
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Enhanced Sidewalks 
 Access Management 
 Enhance Signal 
 

• Make signal timing improvements 

• Crosswalks 

• Sidewalks 

• Access management 

• Continue incremental project-based 
improvements  

• Accept No Name Street as a public way and 
re-signal the intersection 

Aerial image of existing intersection 

Circulation and Roadways Alternatives>  Limited Improvements 
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Upgrade Signal Intelligence 
Multiple Time of Day Plans developed according 
to specific driving patterns during the following 
periods 

• Morning Commute 

• Afternoon School Release 

• Evening Commute 

• Weekends 

• Off-Peak 

Signal Equipment 
• Ornamental Equipment 

• Visibility: install backplates and retro-reflective 
border 

Circulation and Roadways Alternatives>  Limited Improvements 
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Pedestrian Signals 
• MUTCD and PROWAG compliant 

• Eliminate Walk/Don’t Walk 

• Implement Walking Person/Upraised Hand 

• Countdown Indication 

• Lengthen Crossing Phase to meet current 
standards (18 seconds to 28 seconds) 

ADA Compliance and Visibility 
• Compliant Wheelchair Ramps & Sidewalks 

• Eliminate Obstructions to Pathway 

• Tactile Warning Strips - MassDOT 

• Remove APEX Ramps - MassDOT 

• Concrete Sidewalks 

• Audio-Tactile Pedestrian Equipment 

Circulation and Roadways Alternatives>  Limited Improvements 



ALTERNATIVES 
Components 

 
Alternatives Circulation Streetscape Character 

Urban Design and 
Land Use  

Limited Change Limited 
Improvements  Civic Informal Limited 
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Balanced District Balanced 
Improvements Civic Informal Balanced 

Redevelopment 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements Civic Informal Planned Development 

Areas 



ACTON    KELLEY’S CORNER IMPROVEMENT INITIATIVE   |    The Cecil Group and Greenman-Pedersen, Inc.   |    August 13, 2014 

Aerial image of existing intersection 

Circulation and Roadways Alternatives>  Balanced Improvements 

Enhanced Sidewalks 
 Access Management 
 Bike Lanes 
 

Balanced Signal  
Improvements 

 

Shared Use Path 
 

• Expand to three vehicle lanes, two bicycle 
lanes, two sidewalks 

• Accept No Name Street as a public way and 
re-signal the intersection 

• Access management 
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Circulation and Roadways Alternatives>  Balanced Improvements 

Components 
1. Intersection 

2. No Name Street and Main Street 

3. No Name Street and Mass Ave 

4. Approach work 

5. Multi-modal path to schools 

1 

2 

3 

4 

5 
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Circulation and Roadways Alternatives>  Planned Development Area Improvements 

• Internal streets for vehicle, pedestrian, and bicycle connections 

• Limited effect on the diversion of traffic and rest of network 

• Aim to improve local quality of life and service, not to alleviate 
regional traffic 

• Alternate connection to and from school access road and Main 
Street south 

• Implement with design and zoning standards 



ALTERNATIVES 
Notes on Alternatives 

 
Alternatives Circulation Characteristics 

Limited Change Limited 
Improvements 

• Technology improvements to improve signalization 

• Complete all sidewalks (both sides), improve crosswalks 

• Focus on access management to control curb cuts 

• Add No Name Street to town street network 

Balanced District Balanced 
Improvements 

• Add turning areas to diminish congestion, along with 
access management 

• Improve lanes and signals at Main and Massachusetts 

• Complete all sidewalks (both sides), improve crosswalks 
and add bike lanes 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements 

• Create shared interior streets for all modes of 
transportation with large new development 

• Provide for pedestrian-friendly, secondary network of 
streets, sidewalks and additional  bike routes 



ALTERNATIVES 
Components 

 
Alternatives Circulation Implications 

Limited Change Limited 
Improvements 

• Limited congestion and access improvement 

• No right-of-way or easement acquisition 

• Less expensive choice 

• More extensive improvement may require demolition of 
improvements 

Balanced District Balanced 
Improvements 

• Significant congestion and access improvements 

• May require some right-of-way or easement acquisition 

• Direct method to achieve access management 

• Results in a wider roadway width 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements 

• Requires zoning and other provisions to create regulations 
leading to implementation 

• Would be implemented by the private sector 
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Alternatives Circulation Streetscape Character 

Urban Design and 
Land Use  

Limited Change Limited 
Improvements  Civic Informal Limited 

Redevelopment 

Balanced District Balanced 
Improvements Civic Informal Balanced 

Redevelopment 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements Civic Informal Planned Development 

Areas 
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Streetscape and Landscape Alternatives>  

Streetscape and Landscape design 
principles 
a. It should be easier for residents and patrons 

to access Kelley’s Corner 

b. The entire area should be more attractive 
and safe for walking and biking  
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Streetscape and Landscape Alternatives>  Alternatives Review 

Civic 

Informal 

Existing 
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• Vegetated buffer between road and sidewalk 

• Use of trees and green to define character 
Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Informal 
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• Sidewalk comes to road edge 

• Use of materials and street furniture to define character 
Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Civic 



Components 
 
Alternatives Circulation Streetscape Character 

Urban Design and 
Land Use  

Limited Change Limited 
Improvements  Civic Informal Limited 

Redevelopment 

Balanced District Balanced 
Improvements Civic Informal Balanced 

Redevelopment 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements Civic Informal Planned Development 

Areas 

ALTERNATIVES 
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Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Limited Improvements 

• Within existing public right-of-way 

• Sidewalk adjacent to roadway with accent banding 
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Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Limited Improvements 

• Within existing public right-of-way 

• Sidewalk detached from roadway with vegetated buffer 
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Urban Design and 
Land Use  
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Planned 
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of Large Parcels 
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Area Improvements Civic Informal Planned Development 
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ALTERNATIVES 
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Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Balanced District 

• Requires limited expansion of public right-of-way for turning lane, median, 
and MassDOT-approved shoulders with bicycle lanes 

• Sidewalk adjacent to roadway with accent banding 
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Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Balanced District 

• Requires limited expansion of public right-of-way for turning lane, median, 
and MassDOT-approved shoulders with bicycle lanes 

• Sidewalk detached from roadway with vegetated buffer 



Components 
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ALTERNATIVES 
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Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Planned Development Area 

• Interior 
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Aerial image of existing intersection 

Streetscape and Landscape Alternatives>  Planned Development Area 

• Sidewalk comes to road edge 

• Use of materials and street furniture to define character 



ALTERNATIVES 
Notes on Alternatives 

 
Alternatives Circulation 

Streetscape 
Character Characteristics 

Limited Change Limited 
Improvements  Civic Informal 

• Unexpanded right-of-way 
• Does not fix existing traffic issues 
• Does not require takings 

Balanced District Balanced 
Improvements Civic Informal 

• Addresses traffic issues 
• Requires land takings 
• Improves safety of pedestrians 

Planned 
Redevelopment 
of Large Parcels 

Planned 
Development 
Area 
Improvements 

Civic Informal 
• Development on private 

property directed by public 
policy 



ALTERNATIVES 
Components 

 
Alternatives Circulation Streetscape Character 

Urban Design and 
Land Use  

Limited Change Limited 
Improvements  Civic Informal Limited 

Redevelopment 

Balanced District Balanced 
Improvements Civic Informal Balanced 

Redevelopment 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Area Improvements Civic Informal Planned Development 

Areas 
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Land Planning and Urban Design Alternatives>  

Existing Buildings in Kelley’s Corner 

Land Planning and Urban Design 
principles 
a. Susceptibility to change 

b. Public realm  

c. Housing in mixed use development 

d. Parking management 
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Land Planning and Urban Design Alternatives>  
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Aerial image of existing intersection 

Land Planning and Urban Design Alternatives>  Limited Redevelopment 
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Aerial image of existing intersection 

Land Planning and Urban Design Alternatives>  Balanced District 
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Aerial image of existing intersection 

Land Planning and Urban Design Alternatives>  Planned Development Areas 



ALTERNATIVES 
Notes on Alternatives 

 
Alternatives 

Urban Design and 
Land Use  Characteristics 

Limited Change Limited 
Redevelopment 

• Infill and frontage developments within existing 
urban fabric of Kelley’s Corner 

• Densification of Kelley’s Corner along with visual 
improvements to parcels 

Balanced District Balanced 
Redevelopment 

• Allow multi-use developments with housing 
components in Kelley’s Corner 

• Structure development through zoning and design 
guidelines 

Planned 
Redevelopment 
of Large Parcels 

Planned Development 
Areas 

• Allow and incentivize large-scale redevelopment of 
existing parcels as Planned Development Areas 

 



CHOICES 
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Aerial image of existing intersection 

Choices>  Metrics for Infrastructure Alternatives 
• Maintaining traffic flow 

• Increased road safety 

• Improving walking and biking 

• Cost Factors 

• MassDOT compliance 

Metrics for Land Planning and Urban Design 
• Character of development and street presence 

• Development feasibility 

• Tools for local regulation 

Metrics for Streetscape Alternatives 
• Providing a character of place 

• Comfort and safety of pedestrians 

• Visibility for businesses 

• Cost factors  

• MassDOT Compliance  
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