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Project Summary

• Context

• Public Input

• Reasoning and Analysis

• Planning and Design Principles 

Land Planning and Urban Design Recommendations 

• Zoning

• Design Guidelines

Infrastructure and Public Property Recommendations

• Access Management and Complete Streets

• Streetscape

Observations on the Recommendations and Decisions

Agenda Good fortune is what happens when 

opportunity meets with planning.

- Thomas Edison
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1: Project Summary
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Study Context
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STUDY CONTEXT

Improvement Initiative Area Boundaries
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STUDY CONTEXT

Steps

• Evaluation – Existing conditions and trends for the future

• Community Consultation – Workshops and interviews

• Alternatives and Choices – Major options for the future

• Community Input – Workshops and input on the choices

• Draft Design and Zoning Concepts – Preferred approaches

• Community Review – Discussion of the design and zoning concepts

• Final Design Concepts and Zoning Recommendations

Purposes

• Establish a program of specific infrastructure designs to improve and balance all of 

the circulation modes in Kelley’s Corner: vehicles, pedestrians, bicycles and transit 

access

• Create a coordinated land use and development strategy in concert with 

infrastructure planning, and implement the Town’s Comprehensive Plan, Acton 2020

Overview of the Improvement Initiative
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Reasoning and Analysis
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REASONING AND ANALYSIS

Kelley’s Corner is ‘vital’ – as a commercial center, it is, and will be, 

subject to continuous change

• Market analysis shows potential for redevelopment

• Significant reinvestment has occurred

• Properties are susceptible to change
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REASONING AND ANALYSIS

Aerial photo of Kelley’s Corner today (Source: Bing)

The development pattern is difficult to change, but will occur 

under certain conditions. 

• Recent projects are indicators of what changes occur under 

existing regulatory and market conditions

• Regional market competition and congestion are constraints 

on viability for redevelopment 
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REASONING AND ANALYSIS

Existing Zoning in Kelley’s Corner

Success will require adapting the Town’s zoning to allow and 

encourage private investment that may take advantage of market 

opportunities

• Strong examples of successful redevelopment projects under 

flexible zoning bylaws

• Existing zoning could be improved

• New zoning could be used to advance town goals 
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Pedestrian trendlines from public workshop, 2014

REASONING AND ANALYSIS

Success will require new public investment to improve mobility and 

reduce congestion to make the area more attractive as an area to 

shop, work, live and visit.

• Local and State policy is for Complete Streets design, 

accommodating all modes of transportation 
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Analysis of Alternatives
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ANALYSIS OF ALTERNATIVES

Multiple curb cuts

Unattractive parking areas in front of buildings

Large expanses of paving and parking with minimal landscaping

Multiple curb cuts

Existing Design and Development Patterns
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ANALYSIS OF ALTERNATIVES

Integrate larger stores 

into the central portions of 

the site, away from the 

street but visible

Organize street edges to be lined 

with retail and commercial uses

Provide architectural standards for new buildings to 

face the street, provide landscaping, signage and 

other standards to add value

Provide variety in 

scale and 

architecture along 

adjacent streets

Shared parking in the rear

Allow and encourage 

housing within the area to 

complement other uses, 

helping to create a more 

vibrant, balanced area

Planned Mixed Use Alternative: Design Concepts
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Financial Analyses
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Kmart Parcels
Bowladrome 

Parcels
CVS Rear Parcels

Roche Bros 

Parcels

Development Concepts – Key Sites 

FINANCIAL ANALYSIS
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Key Site 3: Bowladrome FOR ILLUSTRATIVE 

PURPOSES ONLY

FINANCIAL ANALYSIS
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Key Site 2: Kmart Parcels FOR ILLUSTRATIVE 

PURPOSES ONLY

FINANCIAL ANALYSIS
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• Value Created

 Net revenue from the program 

on completion (Market rent less 

market expenses)

 Divided by the 

developer/investor’s expected 

rate of return (Overall Cap 

Rate)

 ____________________

 Equals Value on Completion 

• Cost to Create

 Acquisition (value of existing site 

and improvements)

 + Demolition

 +Construction costs for new building

 + Construction costs for parking

 + Development soft costs (permits, 

fees, financing, architecture, 

engineering, etc.)

____________________

 Equals Cost to Create

Pro forma Methodology

For redevelopment to be feasible, the value created must exceed 
the cost required to execute the redevelopment.

>

FINANCIAL ANALYSIS



ACTON KELLEY’S CORNER IMPROVEMENT INITIATIVE  |  The Cecil Group / GPI  / Byrne McKinney  |   Recommendations and Choices  |  May 2015

Land Use

• Mixed use developments are most likely to produce 

feasible redevelopment

• Residential apartments and condominiums are feasible 

• Office uses are only feasible in a build-to-suit or owner-

occupant situation

• Retail use is feasible provided that parking and visibility is 

preserved

Pro forma Studies: Lessons Learned

FINANCIAL ANALYSIS
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Project Scale

• Development density should be allowed above the current 

threshold up to a maximum of 1.0 Floor Area Ratio [FAR]

- Critical mass required means larger sites offer greater 

potential for redevelopment

- Allowable building heights up to 4 stories (45 feet) are 

required. 

Pro forma Studies: Lessons Learned

FINANCIAL ANALYSIS
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Ratio of building floor space to area of lot 

Example: 

5,000SF of building on 10,000SF lot=[5,000/10,000] = 0.5 FAR

Floor Area Ratio – FAR Concept 

ZONING
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Planning and Design Principles
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PLANNING AND DESIGN PRINCIPLES

• Kelley’s Corner ought to change, and can change

• Kelley’s Corner will change whether one wants it to or not  (the 

issue is how best to plan for this change)

• The Town of Acton should actively seek to guide this change 

where possible

• With this guidance, Kelley’s Corner should become a recognizable 

and coherent center of Town

• Traffic and circulation should be improved using a holistic 

approach that accommodates the needs of vehicles, bicyclists, 

and pedestrians alike

• Zoning, design guidelines, and public investment should reinforce 

these goals

Principles
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PLANNING AND DESIGN PRINCIPLES

Redevelopment will be encouraged under Town’s vision

• Improve development as a planned approach through local 

zoning with design guidelines

• Private development will include public amenities 

• Multi-family housing will be allowed as part of the mix of land 

use and redevelopment solutions 

• Accessways and parking will be shared where possible. 

Preferred Alternative: Components
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PLANNING AND DESIGN PRINCIPLES

Traffic and circulation improvements will focus on reducing congestion 

and making the road more comfortable for travel 

• All future improvements will implement the Complete Streets 

policy 

• Curb cuts will be reduced and redesigned where possible to 

ensure safe conditions and reduce congestion 

Public properties in Kelley’s Corner will be beautified and maintained 

• The streetscape and landscape elements will reinforce the 

desired character and create safer and more comfortable 

streets 

Preferred Alternative: Components
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2: Zoning and Design 

Recommendations
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Zoning 
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ZONING

Simplify and Clarify the Zoning Standards – Amended regulations 

should be easier to understand

Clarify the Entitlement Process – List the [reasonable] steps for 

gaining approval for a project and later amendment

Incorporate Design Standards - Clearly state the requirements for 

quality design

Incorporate Flexibility – Allow designers to create solutions that 

could meet the requirements and user needs

Principles for Amendments to Zoning 
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ZONING

Baseline <0.20 FAR 0.20 to 0.35 FAR 0.35 to 0.4 FAR

Design 

Standards 

Minimum and maximum 

dimensions -

requirement for 

connections to abutting 

properties, but no other  

design guidelines

Adds numerous 

standards and 

requirements

Adds requirement 

for public plaza and 

other design 

elements

New Projects

Meeting FAR 

Standard 

Most recent projects
No approved 

projects

No approved 

projects

Existing

Development

17 properties with 

<0.20 FAR

Eight properties 

between 0.20 and 

0.4 FAR

No properties 

between 0.35 and 

0.4 FAR; 

Condos are 0.6 to 

above 0.7 FAR 

Existing KC Zoning District
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ZONING

Amended Existing 

KC District

New Master Plan

Overlay District

FAR <0.20 FAR 0.20 to 1.0 FAR

Design

Standards

Minimum and maximum 

dimensions with new 

Design Guidelines

Minimum and maximum 

standards and same 

Design Guidelines which 

may be amended with 

Special Permit

Allowed

Uses

Commercial uses 

[existing standard]

Residential uses added, for 

mixed use [with 

limitations]

Proposed KC Zoning Districts
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ZONING

30,000 SF10,000 SF

Minimum Lot Area

AMENDED EXISTING KC 

DISTRICT 

MASTER PLAN OVERLAY DISTRICT
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ZONING

Maximum and Minimum Height

AMENDED EXISTING KC DISTRICT MASTER PLAN OVERLAY DISTRICT

MAXIMUM

MINIMUM
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ZONING

Minimum Lot Frontage

AMENDED EXISTING KC 

DISTRICT 

MASTER PLAN OVERLAY DISTRICT

200 FEET100 FEET
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ZONING

Minimum Front Yard Setback

AMENDED EXISTING KC 

DISTRICT 

MASTER PLAN OVERLAY DISTRICT

WAS: 30 FEET

NOW: 20 FEET NOW: 20 FEET
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ZONING

Standards 

A. Limit to Less Than 0.2 FAR

• Reduced from Maximum 0.4 FAR

B. Adopt Design Guidelines for All Projects

• Create new guidelines

• Promote role of Design Review Board [Advisory]

Amendments to Existing KC District
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ZONING

Site Plan Approval

• Review and Approval Based on Design Guidelines and 

Standards

• Approve Design for Construction

Approval Process for Underlying KC District
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ZONING

A. Add Multifamily Residential to the List of Allowed Mix of Uses 

with Restrictions on Density and Location 

B. Adopt Design Guidelines for All Projects

• Create new guidelines

• Promote role of Design Review Board [Advisory]

Amendments for Master Plan Overlay District
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ZONING

C. Allow Larger Projects when Mixed Use and Master Planned

• Projects allowed above 0.2 FAR when residential use is 

included

• Require Master Plan for approval

D. Provide Flexibility for Design of Larger Projects

• Required minimum/maximum standards

• All other standards as per Design Guidelines or negotiated 

in a Master Plan

Amendments for Master Plan Overlay District
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ZONING

Conceptual Plan

• Non-binding, submission of intent

Master Plan [Special Permit]

• Approve Master Plan Development, and,

• Agree on Design Standards

Site Plan Approval

• Approval Based on Master Plan and Application of the 

Design Standards,

• Approve Design for Construction 

Three-Steps for Master Plan Overlay District
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Design Guidelines 
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DESIGN GUIDELINES

• Design review process and responsibilities

• Apply to all projects

• Design guidelines/standards

• Architecture - Building massing, form, and facades

• Signage – Design elements in addition to zoning standards

• Site Improvements – Landscaping, parking lots, and 

sidewalks

Components of the Design Guidelines
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Proposed Design Elements

DESIGN GUIDELINES
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Proposed Design Elements

DESIGN GUIDELINES
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3: Infrastructure and 

Streetscape 

Recommendations 
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Roadways
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Traffic

ROADWAYS
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Pedestrians

ROADWAYS
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Regional Context

ROADWAYS
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Basic Improvements

Signal Intelligence and Equipment

Pedestrian Signals

ADA Compliance and Visibility

ROADWAYS
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• Incorporate left turn pockets to reduce congestion

• Add and improve crosswalks

• Add bicycle lanes and complete sidewalks on both sides of 

Massachusetts Avenue and Main Street

• Implement access management principals to reduce/eliminate 

curb cuts and make traffic more predictable

• Accept Community Lane as a public way, provide improvements 

including sidewalks & bike lanes on both sides, and signalize the 

intersections with Main Street

Access and Roadway Recommendations 

ROADWAYS
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Expanded ROW Design Concept

STREETSCAPE
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CIRCULATION AND ROADWAY
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CIRCULATION AND ROADWAY
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CIRCULATION AND ROADWAY
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CIRCULATION AND ROADWAY
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CIRCULATION AND ROADWAY
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CIRCULATION AND ROADWAY
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Streetscape
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STREETSCAPE

Existing Conditions
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Aerial image of existing intersection

STREETSCAPE

• Consistent palette of repetitive elements

• Sidewalk comes to road edge

• Use of materials and street furniture with a traditional design 

vocabulary to define character

Streetscape and Landscape: 
Proposed Civic Character
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Aerial image of existing intersection

• Varied landscape including a vegetated buffer between road and 

sidewalk in many locations

• Fixtures, furniture and enhancements designed to reflect the 

landscape environment

Streetscape and Landscape: 
Proposed Informal Character

STREETSCAPE
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Aerial image of existing intersection

Both Civic and Informal character will 

be applied:

• In some locations, access 

easements or acquisition may be 

required to provide for appropriate 

sidewalks and/or landscaping on 

both sides of the road

• Sidewalk can be separated with 

vegetated buffer, or the sidewalk 

could be along the curb

• Private landscape improvements 

could complement the public 

landscape

Relationship to Street and Roadway Design

STREETSCAPE
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CIRCULATION AND ROADWAYS

Design Concept

STREETSCAPE
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STREETSCAPE
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Aerial image of existing intersection

Representative Elements

STREETSCAPE
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Aerial image of existing intersection

Representative Elements

STREETSCAPE
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Aerial image of existing intersection

Representative Elements

STREETSCAPE
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Aerial image of existing intersection

Representative Examples

STREETSCAPE
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4: Implementation
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Aerial image of existing intersection

Infrastructure Design 

• Maintain traffic flow

• Increase road safety

• Improve walking and biking

• Mitigate costs

• Ensure MassDOT compliance

Land Planning and Design

• Decide character of development and presence

• Ensure development feasibility

• Adopt correct tools for local regulation

Streetscape Design

• Provide a character of place

• Provide comfort and safety of pedestrians

• Maintain visibility of businesses

• Mitigate costs 

• Ensure MassDOT compliance 

IMPLEMENTATION

Decisions
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IMPLEMENTATION
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IMPLEMENTATION

Conceptual 
Cost Estimate
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IMPLEMENTATION

Potential Funding Sources
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IMPLEMENTATION

ELEMENT  Massachusetts Avenue 
COST   

$5.4M
RESPONSIBLE PARTY  

State
FUNDING SOURCE 

T.I.P.
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IMPLEMENTATION

ELEMENT  Main Street Approaches 

and New Signals
COST   

$2M
RESPONSIBLE PARTY  

Acton
FUNDING SOURCE 

MassWorks
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IMPLEMENTATION

ELEMENT  Community Lane
COST   

$600k
RESPONSIBLE PARTY  

Private
FUNDING SOURCE 

Local Funds
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IMPLEMENTATION

• Formal Public Process

• Zoning 

• Project Reviews

• Design

• Funding

• Construction

Actions



ACTON KELLEY’S CORNER IMPROVEMENT INITIATIVE  |  The Cecil Group / GPI  / Byrne McKinney  |   Recommendations and Choices  |  May 2015

5: Observations and 

Meeting Summary
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STUDY CONTEXT

Improvement Initiative Area Boundaries



ACTON KELLEY’S CORNER IMPROVEMENT INITIATIVE  |  The Cecil Group / GPI  / Byrne McKinney  |   Recommendations and Choices  |  May 2015

CIRCULATION AND ROADWAYS

Design Concept
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Community Presentation:

Recommendations 

and Decisions

Acton Town Center Planning
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