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2016 Fall Annual Town Meeting Article

FINAL REPORT AND RECOMMENDATION OF THE PLANNING BOARD ON THE
PETITION OF EDWARD W. SANTOS, ET. AL. TO SEE I¥ THE TOWN WILL VOTE TO
AMEND THE OFFICIAL ZONING MAP BY CHANGING THE ZONING DESIGNATION

OF LAND ON RESNIK ROAD SHOWN AS LOT 14K-123 ON ASSESSORS’ MAP 103

FROM LIGHT INDUSTRIAL TO MIXED COMMERCE

DATE OF PUBLICATION OF PUBLIC HEARING: July 20,2016
July 27, 2016
DATE OF PUBLIC HEARING: August 8, 2016

VOTE: On August 8 2016, the Planning Board voted (4-0) to recommend approval of the
following amendment to Annual Town Meeting.

PROPOSED AMENDMENT:

To see if the Town will vote to amend the Official Zoning Map of the Town of Plymouth by
changing the zoning designation of Land on Resnik Road shown as Lot 14K-123 on Assessors'
Map 103, from Industrial (LI) to Mixed Commerce (MC), or to take any other action relative
thereto.

NEED & JUTIFICATION:

This proposed rezoning will build on the continmed success of commercial development
occurring along the Commerce Way corridor. This amendment is consistent with a series of
amendments approved at previous Town Meetings. These articles are intended to capitalize on
the development potential created by Commerce Way and the new Route 44The Mixed
Commerce District includes uses that are more commercial in nature than those provided for in
the Light Industrial category.

EFFECT: :

The effect of this amendment will bé to allow for a minimal expansion (3 acres) of the Mixed
Commerce District located off Commerce Way. The property is currently vacant and
undeveloped.

INTENT:

The intent of the Mixed Commerce District is to provide for a mix of retail and industrial uses in
an area geographically suited fo commerce activities. The district encourages a mix of low
intensity industrial uses as well as larger retail uses. Commercial uses exceeding 10,000 square
feet would require a Special Permit through the Zoning Board of Appeals.

It is also the intent of this amendment to encourage these types of uses at locations within the
community that can support increased development of this nature with minimal impact fo




residential neighborhoods. The location of commercial development at this location would
complement the many industrial businesses already located in the park.

TOWN OF PLYMOUTH BY:
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Kenneth A, Tavares, Chairman

Town of Plymouth Board of Selectmen
11 Lincoln Street

Plymouth, MA 02360

Re:  Pefition for Zoning Map Amendment
I Resnik Road, Plymouth, MA
Assessor’s Parcel 1D No. 103-000-014K-123

Dear Chairman Tavares:

On behalf of Edward W, Santos and H.A.S Enterprises, Inc., d/b/a Atlantic Properties
(the “Petitioner™), please find enclosed a petition to amend the Town of Plymouth Zoning Map
requesting that the property, localed at 1 Resnik Road in Plymouth (the “Property”), be moved
from the Light Industrial (“LI") zoning district to the Mixed Commerce (“MC”) zoning district
(the petition is attached as Exhibit A), The Property is owned by Plymouth Rising Tide
Foundaiion Corporation, for which FLA.S. Enterprises, Inc. (“H.A.S.”) has the Property and 6
Resnik Road under agreement to purchase, H.A.S. seeks the amendment as the prospective
ownet of the Propetly. The proposed amendment is appropriate as the location of the Property
along Commerce Way, abutting other commercial uses, allows for the development of this
vacant parcel in confext with the surrounding commercial neighborhood.

The Zoning Map amendment will allow H.A.S. to development the Property, including
potential restavwrant and pharmacy uses (See Conceptual Site Plan, attached as Exhibit B) that
would otherwise be prohibited by the current zoning desigoation. These proposed uses ate
compatible with the abutting uses detailed above, and will serve the surrounding neighborhood.

The Property is located off of Commerce Way at the intersection of Resnik Road and
Industrial Park Road and is presently undeveloped. It is abutted to the north by Industrial Park
Road, across which is 2 Dunkin Donuts, to the south by commercial properties containing office
uses, to the east by Industriat Park Road and Resnik Road, across which are the Boys and Girls
Club of Plymouth and the Rising Tide Middle Scheol, and 1o the west by Comnerce Way, across
which are restaurant and hotel uses. (A GIS Site Plan and Assessor’s Map 103 showihg the
Property’s location are attached as Exhibit C). While presently located in the LI district, the
Property abuts the MC District to the west and to the north across Industrial Park Road. The
properties to the south and east ave in the LI distriot. Further to the south, propertics are in the R~
20MD district, however, no portion of the Property abuts a residential neighborhood

Netter MoGlénnen & Fish LLP / 1471 lvennongh Red, PO. Box 1630 / Hyannis, MA 02601 / T: 508,780,5400 / nitter.com




Kenneth A, Tavares, Chairman
July 12,2016
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Additionally, the proposed amendment is similar to an amendment approved by Town
Meeting in April 2015, Article 32 of the 2015 Spring Annual Town Meeting approved the
change in zoning desighation for the properties identified as Assessor’s Parcels Nos. 103-000-
044, 103-000-14K-39C and 103-000-014K-40B, located to the north of the Property on Christa
McAuliffe Road (See Assessor’s Map 103, attached as Exhibit B) from the LI distriet to the MC
district. These properties are situated similarly to the Property on the east side of Commerce
Way.

Finally, the Petitioner has reviewed this petition informally with the Planning Board and
staff at a June 20, 2016, meeting, At that meeting, the Planning Board voted to express its
support for the pelition. We fook forward to presenting the proposed zoning amendment at your
next hearing, and having the matter forwarded to the Planning Board for further review.

Thank you for your attention to this matter,

Very truly yours,

Tishael T

Michael E. Becoft

MES:
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MEMORANDUM

TO: Mr. Henry Stout FROM: Mr, Jeffrey S. Dirk, P.E., PTCE, FITE
Atlantic Properties Principal
100 Armstrong Road Vanasse & Associates, [nc.
Plymouth, MA 02360 35 New England Business Center Drive
Suite 140

Andover, MA 01810-1066
(978) 474-8800, ext. 830
idirk(@rdva.com

DATE: June 27, 2016 RE; 7389

SUBJECT: Proposed Commercial Development
Resnik Road, Commerce Way and Plympton Road
Plymouth, Massachusetts

Vanasse & Associates, Inc. (VAI)} has completed a preliminary assessment of the traffic characteristics
and potential impacts on the transportation infrastructure associated with a proposed commercial
development to be generally situated in the southeast corner of the intersection of Commerce Way at
Industrial Park Road in Plymouth, Massachusetts (hereafter referred to as the “Project™). Specifically,
this assessment reviews the overall traffic volumes that may be associated with the Project with
consideration of proposed modifications to approved uses located proximate to Project site and the future
relocation and retenancy of the Rising Tide Charter Public School Middle School as an office building.

Based on our initial assessment, we have concluded the following with respect to the Project:

1. The Project is expected to generate approximately 1,178 new vehicle trips on an average weekday
(two-way, 24-hour volume), with 68 new vehicle trips expected during the weekday morning
peak-hour, 106 new vehicle frips during the weekday evening peak-hour and 113 new vehicle
trips during the Saturday midday peak-hour;

2. With the completion of the Project, the planned conversion of the Rising Tide Charter Public
School Middle School to office space and the reduction in the size of one (1) of the approved
office/medical office buildings located to the south of the Project site, peak-hour traffic volumes
in the vicinity of the Project site are expected to be reduced during both the weekday moming and
evening peak hours; during the Saturday midday peak-hour, the Project is predicted to result in
101 additional vehicle trips; however, overall traffic volumes along Industrial Park Road and
Resnik Road on a Saturday are significantly lower than on a weekday and, therefore, reserve
capacity exists to accommodate the increased demand that will result from the Project on a
Saturday; '

3. In comparison to the volume of traffic that was expected to be generated by the Rising Tide
Charter Public School High School that was to occupy the Project site, the Project is expected to
result in 83 fewer vehicle trips during the weekday moming peak-hour and comparable traffic
volumes during the weekday evening peak-hour. During the Saturday midday peak-hour, the
Project would result in 113 additional vehicle trips; however, again, overall traffic volumes along
Industrial Park Road and Resnik Road on a Saturday are significantly lower than those on a
weekday; and
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4, After the completion of the Project and with the conversion of the Rising Tide Charter Public
School Middle School to office space, operating conditions at the Commerce Way/Industrial Park
Road/Plaza Way intersection and along both Industrial Park Road and Commerce Way will be
similar to or improved over existing conditions.

The following details our preliminary findings with respect to the Project.

PROJECT DESCRIPTION AND CONTEXT

The Project will entail the construction of a mixed-use commercial development to be fo be generally
situated in the southeast corner of the intersection of Commerce Way at Industrial Park Road in
Plymouth, Massachusetts (former location of the proposed Rising Tide Charter Public School High
School). As proposed, the Project will encompass a 12,000 square foot (sf) pharmacy with drive-through
prescription facility and two (2) restaurants (without drive-through windows) that will encompass 3,000
sf and 5,000 sf respectively. Access to the Project will be provided by way of the existing driveways that
serve the Project site and include a full access driveway that intersects Resnik Road and Resnik Road
Extension.

To the immediate south of the Project site, an office/medical office development has been approved to
accommodate 72,000 sf of space in three (3) 24,000 sf buildings, of which one (1) 24,000 sf building is
currently constructed and occupied, and the foundation for a second 24,000 sf building has been
completed. The approved office/medical office building that has not yet advanced is proposed to be
reduced in size from 24,000 sf'to 12,000 sf.

In addition, over the next year, the Rising Tide Charter Public School Middle School will be relocating to

a new facility and the existing school building (30,2044 sf) will be rehabilitated to accommodate office
space.

TRAFFIC CHARACTERISTICS

In order to determine the potential impact of the project on the transportation infrastructure, an assessment
of the traffic characteristics of the Project was completed using trip-generation statistics published by the
Institute of Transportation Engineers (ITE)' for the appropriate land uses. The ITE provides trip-
generation information for various types of land uses developed as a result of scientific studies that have
been conducted over the past 50 plus years, the most recent update of which was published in 2012.
Based on a review of the ITE database and the known elements of the Project, the following ITE Land
Use Codes (LUCs) were used to develop the traffic characteristics of the Project:
881, Pharmacy/Drugstore with Drive-Through Window, and 932, High-Turnover (Sit-Down} Restaurant.

It is expected that a portion of the trips that are generated by the Project will consist of internal trips and
would represent an employee, visitor or patient of the adjacent office/medical office buildings that would
patronize the proposed pharmacy or one of the restaurants that are to be located within the Project site.
Completing the trip-generation calculations on an individual fand use basis does not account for the
interaction between uses that may occur within a mixed-use development. In order to account for the
interaction between the uses within the Project site, a 10 percent internal trip reduction was applied to the
base ITE trip-generation calculations.

1Trr’p Generation, 9 Ldition; Institute of Transportation Fngineers, Washington, DC; 2012,
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In addition, a portion of the trips associated with the pharmacy and restaurant uses will be derived from
existing traffic that is travelling in the area for other purposes and is passing the site. These trips are
known as pass-by trips and do not represent new traffic to the area as a result of the Project. Pass-by trips
vary depending on the specific land use and the relative visibility and accessibility of the Project site. For
the purpose of this preliminary assessment, a pass-by trip rate of 40 percent was applied to the trip-
generation calculations for the bank, pharmacy and restaurant uses. For context, average pass-by trip
rates documented by the ITE? for these uses range from 43 to 49 percent.

Table 1| summarizes the anticipated traffic characteristics of the Project using the above methodology.

2Trr’p Generation Handbook, 3 Edition, An ITE Proposed Recommended Practice; Institute of Transportation Engineers;
Washington, D.C.; August 2014,
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As can be seen in Table 1, the Project is expected to generate approximately 1,178 new vehicle trips on an
average weekday (two-way, 24-hour volume, or 589 vehicles entering and 589 exiting), with 68 new
vehicle trips expected during the weekday morning peak-hour (39 vehicles entering and 29 exiting), 106
new vehicle trips during the weekday evening peak-hour (61 vehicles entering and 45 exiting) and 113
new vehicle trips during the Saturday midday peak-hour (59 vehicles entering and 54 exiting).

Table 2 provides a contextual assessment of the overall volume of new traffic in the area during the peak
traffic volume hours as a result of the Project and with consideration of changes external to the Project
site including the following: i} reduction in the size of one (1) of the approved office/medical office
buildings from 24,000 sf to 12,000 sf; and i1} conversion of the Rising Tide Charter Public School Middle
‘School to office space.

Table 2
PEAK-HOUR TRAFFIC VOLUME SUMMARY

Vehicle Trips
)
Reduction in
B) Size of the
(A) Rising Tide ) Approved
New Trips Office Existing Rising  Office/Medical
Associated with  Redevelopment Tide Charter Office Building  ((A+B)-(C+D))
Time Period/Direction the Project (30,204 sf)’ Middle School (12,000 sf)° Difference

Weekday Morning Peak Hour: 68 73 275 34 -168
Weekday Evening Peak Hour: 106 70 166 40 -30
Saturday Peak Hour: 113 13 o 25 +101

*Based on ITE LUC 710, General Office Building
®As counted in September 2015.

“Based on ITE LUC 710, General Office Building, for 6,000 sf and LUC 720, Medical-Dental Office Building, for 6,000 st
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As can be seen in Table 2, with: 1) the completion of the Project; ii) the planned conversion of the Rising
Tide Charter Public School Middle School to office space; and iii) the reduction in the size of one (1) of
the approved office/medical office buildings from 24,000 sfto 12,000 sf; peak-hour traffic volumes in the
vicinity of the Project site are expected to be reduced by 168 vehicle trips during the weekday morning
peak-hour and by 30 vehicle trips during the weekday evening peak-hour. These conditions are primarily
a result of the removal of the drop-off/pick-up activity that is associated with the Rising Tide Charter
Public Scheol Middle School with more modest reductions attributable to the reduction in the size of the
approved office/medical office building.

During the Saturday midday peak-hour, the Project is predicted to result in 101 additional vehicle trips
given that traffic volumes associated with the middle school and the reduced office/medical office
building are relatively minor. That being said, overall traffic volumes along Industrial Park Road and
Resnik Road on a Saturday are significantly lower than those on a weekday and, therefore, reserve
capacity exists to accommodate the increased demand that will resuli from the Project on a Saturday.

; VAi



Comparison to Rising Tide Charter Public School Hish School

Table 3 presents a comparison of the peak-hour traffic volumes associated with the Project to those of the
Rising Tide Charter Public School High School that was proposed to be located on the Project site and
without consideration of the changes external to the Project site described previously.

Table 3
PEAK-HOUR TRAFFIC VOLUME COMPARISON
PROJECT VS. RISING TIDE CHARTER PUBLIC SCHOOT, HIGH SCHOOI.

Vehicle Trips
(A) (B)
New Trips Rising Tide High
Associated with School {A-B)
Time Period/Direction the Project (350 students)* Difference
Weekday Morning Peak Hour: 68 151 -83
Weekday Evening Peak Hour: 106 102 +4
Saturday Peak Hour: I13 -- +113

*Obtained from: Transportation Impact Assessment, Rising Tide Charter Public School Expansion,
Plymouth, Massachusetts; VAI; November 2015,

As can be seen in Table 3, the Project is expected to result in 83 fewer vehicle trips during the weekday
morning peak-hour when compared to the volume of traffic that was expected to be generated by the
Rising Tide Charter Public School High Scheool, with comparable traffic volumes expected during the
weekday evening peak-hour. During the Saturday midday peak-hour, the Project would result in 113
additional vehicle trips given that traffic volumes associated with the high school absent a special event
are relatively minor. Again, overall traffic volumes along Industrial Park Road and Resnik Road on a
Saturday are significantly lower than those on a weekday thereby affording reserve capacity to
accommodate traffic volumes associated with the Project.

PRELIMINARY IMPACT ASSESSMENT

A review of traffic operations at the signalized intersection of Commerce Way at Industrial Park Read
and Plaza Way as documented as a part of the November 2015 Transportation Impact Assessment
prepared in support of the Rising Tide Charter Public School Expansion? indicates that overall operating
conditions are currently acceptable (defined as a level-of-service of “D” or better) during both the
weekday morning and evening peak hours. Given the reduced traffic volumes on a Saturday along
Industrial Park Road due to the nature of the abutting land use (primarily classified as
office/industrial/warehousing), it can be surmised that similar or better operating conditions are
experienced during the Saturday midday peak-hour. Accordingly, it is apparent that, after the completion

3Tvansportation Impact Assessmeni, Rising Tide Charter Public School Expansion, Plymouth, Massachusetts; VAT
November 2015.
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of the Project and with the conversion of the Rising Tide Charter Public School Middle School to
office space, operating conditions at the Commerce Way/Industrial Park Road/Plaza Way intersection
and along both Industrial Park Road and Commerce Way will be similar to or improved over existing
conditions. 1t is likely that traffic signal timing and coordination adjustments will be required for the
traffic signal system along the Commerce Way corridor to reflect existing and projected future traffic
patterns resulting from the Project and other contemplated development projects in the area.

Operating conditions for the Resnik Road Extension approach to Industrial Park Road were also found to
be operating under acceptable conditions with the exception of those distinct periods in the morning and
afternoon during school drop-off/pick-up when traffic volumes spike for an approximate 10-15 minute
pericd. The conversion of the Rising Tide Charter Public School Middle School to office space will
eliminate these traffic volume spikes and allow for more dispersal of fraffic at the intersection during
the peak-hours resulting in improved operating conditions at the intersection. That being said,
consideration should be given to modifying the Resnik Road Extension approach to Industrial Park Road
to accommodate a left-turn lane and a through/right-turn lane in order to reduce vehicle queuing and
reflect anticipated turning movements at the intersection after the completion of the Project.

SUMMARY

VAI has completed a preliminary assessment of the traffic characteristics and potential impacts on the
transportation infrastructure associated with the proposed commercial development to be generally
situated in the southeast corner of the intersection of Commerce Way at Industrial Park Road in
Plymouth, Massachusetts. Specifically, this assessment reviews the overall traffic volumes that may be
associated with the Project with consideration of proposed modifications to approved uses located
proximate to Project site and the future relocation and retenancy of the Rising Tide Charter Public School
Middle School as an office building.

Based on our initial assessment, we have concluded the following with respect to the Project:

1. The Project is expected to generate approximately 1,178 new vehicle trips on an average weekday
(two-way, 24-hour volume), with 68 new vehicle trips expected during the weekday morning
peak-hour, 106 new vehicle trips during the weekday evening peak-hour and 113 new vehicle
trips during the Saturday midday peak-hour;

2. With the completion of the Project, the planned conversion of the Rising Tide Charter Public
School Middle School to office space and the reduction in the size of one (1) of the approved
office/medical office buildings located to the south of the Project site, peak-hour traffic volumes
in the vicinity of the Project site are expected to be reduced during both the weekday morning and
evening peak hours; during the Saturday midday peak-hour, the Project is predicted to result in
101 additional vehicle trips; however, overall traffic volumes along Industrial Park Road and
Resnik Road on a Saturday are significantly lower than on a weekday and, therefore, reserve
capacity exists to accommodate the increased demand that will result from the Project on a
Saturday;

3. In comparison to the volume of traffic that was expected to be generated by the Rising Tide
Charter Public School High School that was to occupy the Project site, the Project is expected to
result in 83 fewer vehicle trips during the weekday morning peak-hour and comparable traffic
volumes during the weekday evening peak-hour. During the Saturday midday peak-hour, the
Project would result in 113 additional vehicle trips; however, again, overall traffic volumes along
Industrial Park Road and Resnik Road on a Saturday are significantly lower than those on a
weekday; and
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4. After the completion of the Project and with the conversion of the Rising Tide Charter Public
School Middle School to office space, operating conditions at the Commerce Way/Industrial Park
Road/Plaza Way intersection and along both Industrial Park Road and Commerce Way will be
similar to or improved over existing conditions.

These preliminary findings and the analyses presented herein will be refined as a part of the formal
Transportation Impact Assessment that will be prepared in support of the Project.

ce: File
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