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Figure 3.1: 1856 map with The Golden Triangle boundaries highlighted in red.
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As shown on the 1856 map (Fig. 3.1), the origin of The Triangle is at least 150 years old - formed
by the Worcester Turnpike (Route 9) on the south, Cochituate Road (Route 30) from the south-
west corner to the northeast corner, and the Saxonville Branch (1846) and Speen Street from the
southeast corner to the northwest corner. Mostly farmland, it was bound by Framingham Cen-
ter and the Villages of Felchville and Saxonville, with Framingham Center further to the west.
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Unlike the villages and the post World War Il housing subdivisions in other parts of the two munici-
palities, this area never had a street grid with small blocks and sidewalks. Large farms became large
commercial (both retail and office) development sites defined in part by major arterial streets.

The first major commercial development in The Triangle was Shoppers World in Framingham, a large
open air shopping center that opened in 1951 (Fig. 3.2). Shoppers World was followed by Sherwood
Plaza in Natick which opened in 1959 and a variety of stand alone retail establishments along Route
9. The Natick Mall opened in 1966 (Fig. 3.3) and was expanded in 2008.

Office development, both for single and multiple users began along Speen Street north of Cochitu-
ate Road in Framingham in the late 1970s with the opening of the 1, 3, 5, 20 and 30 Speen Street
buildings from 1978 to 1981 and the TJX complex on Cochituate Road in 1979 (Fig. 1.2). That was
quickly followed by the opening of the SCIEX buildings on Old Connecticut Path in 1981. The 111
Speen Street building currently occupied by Ameresco opened in 1985 and was followed by the
current Meditech Building on Cochituate Road in 1989 (Fig. 1.3). The MathWorks Lakeside Campus
(formerly Boston Scientific), currently under construction off of Superior Drive, is the first large scale
office development on the Natick side of The Triangle.

Residential development in The Triangle has been limited until recently. The Lord Chesterfield Apart-
ments, a series of six two-story buildings on the west side of The Triangle, opened in 1972. The Natick
Mall expansion in 2008 included the new 215 unit Nouvelle condominium development. The Nou-
velle, together with the 183 unit Cloverleaf and 407 unit Avalon Natick apartment buildings on the east
side of Speen Street, completed in 2008 and 2013, have begun to transform this area into a mixed-
use district, although with the exception of the Nouvelle, residential uses are not fully integrated. The
Cloverleaf and Avalon Natick apartment complexes are tucked in behind commercial plazas. Poor
pedestrian access and connections to the rest of The Triangle, especially the area west of Speen
Street, makes these residential developments feel more like islands than a part of The Triangle.

New housing developed around the periphery of commercial parcels, has edged The Triangle toward
mixed-use without changing the “superblock” development pattern. That pattern creates a challenge
to repositioning The Triangle as the retail economy continues to rapidly evolve.

Figure 3.3: The Golden Triangle in the early 1970s.
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PLANNING & URBAN DESIGN

This section provides a physical description of The Triangle, including district scale, building scale
and placement, parcel scale and ownership, visibility, and orientation. Together, these factors contrib-
ute to the attractiveness of The Triangle to potential residents, visitors, employees, business owners,
and developers, and to the ability to develop or redevelop parcels for a variety of uses.

DISTRICT SCALE

The lack of through streets and the subsequent circuitous circulation through and around the area
make the scale of The Triangle difficult to understand and maneuver for both drivers and pedestrians.
To make the scale of The Triangle more understandable, and to put it into perspective, the size of The
Triangle is shown relative to both the Natick and Framingham downtowns (Figs. 3.4 & 3.5) as well as
to well known historic and new mixed-use districts. The mixed-use districts described on the following
pages provide good illustrations of districts that have changed over time to respond to market condi-
tions as well as to changes in lifestyle and amenity preferences.

- - 2 Wi =3 : f / j \’\ v
Figure 3.4 New streetscape improvements in Down- Figure 3.5: View of Downtown Natick.
town Framingham.
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NATICK CENTER & DOWNTOWN FRAMINGHAM

Downtown Framingham and Natick Center, as outlined in blue on the aerial photographs below (Figs.
3.6 & 3.7), are approximately 147 and 80 acres, respectively. Although greatly different from The
Triangle in both scale and character, they are mixed-use environments very familiar to the readers of
this Report. As shown, The Triangle is several times larger than both districts.

L i U s e < 4 el P T 4 |
Figure 3.6: Scale comparison of The Triangle (outlined in gold) superimposed Figure 3.7: Scale comparison of The Triangle (outlined in gold) superimposed over
over downtown Natick (outlined in blue). downtown Framingham (outlined in blue).
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Figure 3.8: Wide sidewalks, ground floor cafes and
interesting storefronts create an attractive pedestrian
environment along Boylston Street.

BACK BAY

Figure 3.9: Scale comparison of The Golden Triangle (outlined in gold) superimposed over Boston’s Back Bay
(outlined in blue).

Boston’s Back Bay is approximately 188 acres (Fig. 3.9). It was selected for comparison because
it is a very pedestrian-friendly environment familiar to many people. Back Bay includes primarily
residential development, but has retail and office uses along Newbury and Boylston Streets and is
adjacent to the large mixed-use Prudential Center and Copley Place Malls. The distance from Mas-
sachusetts Avenue to Arlington Street (the farthest extent of the area outlined in blue), is considered
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Figure 3.11: The Speen Street entrance to the Natick
Mall pedestrian path and Nouvelle Way.

Figure 3.12: The Flutie Pass/ Shoppers World Drive
intersection provides an uninviting pedestrian en-
trance to Shoppers World.

Shoppers World stores is approximately 0.93 miles. The pedestrian path includes the path around the Natick
Mall.

very walkable and is approximately 0.93 miles. The attractive streetscape (Fig. 3.8) enhances that
walkability. As shown in Fig. 3.10, that same 0.93 miles would take a pedestrian in The Triangle from
the Cloverleaf Apartments to the front of the eastern Shoppers World stores via Nouvelle Way (Fig.
3.11) and Flutie Pass (Fig. 3.12). By contrast, Route 9 from Lake Cochituate on the east to Route 126
on the west is approximately 1.83 miles, almost twice the distance (Fig. 3.13). As shown in the aerial
on the facing page (Fig.3.9), the scale of The Triangle encompasses not only all of Back Bay, but
also Fenway Park to the west, Prudential Center, Copley Place, much of the South End, and a small e

. . . Figure 3.13: Route 9 (highlighted in yellow) from .
portion of Cambridge across the Charles River. Lake Cochituate on the east to Route 126 on the west

is approximately 1.83 miles.
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ASSEMBLY SQUARE
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Figure 3.14: Scale comparison of The Triangle (outlined in gold) superimposed over Assembly Square (out-

lined in blue). The newer development, Assembly Row, is highlighted in green, while the older development is
highlighted in orange.

Assembly Square (Fig. 3.14) is the home of a large new mixed-use redevelopment project in Somer-
ville that includes high density commercial, office, and residential uses. The new development replac-
es primarily older industrial uses and vacant parcels. The older portion of the development is strip retail
with surface parking (shown in orange on Fig. 3.14). The newly developed portion of the site has been
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designed to create a walkable mixed-use environment known as Assembly Row (shown in green on
Fig. 3.14). Assembly Row was designed with pedestrian scaled streets (Fig. 3.15), ground floor retail,
restaurants, and entertainment uses with housing and office space above, and parking mostly in ga-
rages and behind buildings. The development also includes new open space to serve residents and
shoppers as well as the broader community. While Assembly Square is only 139 acres, the approved
Master Plan for the area includes approximately 5.7 million square feet of total development encom-
passing 2.8 million square feet of commercial space; 637,000 square feet of retail space including
restaurants, cinema, and health club; 1,840 residential units; and up to a 170-room hotel, as well as

the existing Assembly Square Marketplace and approximately 10,066 parking spaces. The plan al-
lows a Floor Area Ratio of up to 10, served by the new Massachusetts Bay Transportation Authority
(MBTA) Assembly Square Orange Line Station.

B g 11 R

Figure 3.15: Pedestrian oriented street at Assembly Row.
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Figure 3.16: Scale comparison of The Golden Tri-
angle (outlined in gold) superimposed over Tysons
Corner (outlined in blue).

TYSONS CORNER

Although the 2000 acre Tysons Corner (Fairfax County Virginia) mixed-use district is larger and more
densely developed than The Triangle (Fig. 3.16), it has several similarities and is a good example of
how these older commercial districts can change over time. Tysons Corner was developed in 1968
for primarily non-residential uses and designed for a car-oriented culture. In 2014, Tysons Corner was
the 12th largest central business district’" in the country, with 49 million square feet of development,
including office, residential, retail, hotel, and industrial uses.

01 A Central Business District is the commercial and business center of a municipality. Tysons Corner is an
example of what is referred to as an “edge city” - a concentration of business, shopping, and entertainment
outside of a traditional downtown in what had previously been a residential or rural area.



03 HISTORY & EXISTING CONDITIONS

Office use accounted for almost 60 percent of the square footage. The district had 105,000 jobs and
only 17,000 residents, 167,000 parking spaces, a lack of parks, public facilities, and an auto-oriented
single use pattern of development.

A 2010 expansion and redevelopment plan for Tysons Corner centered on creating “a livable urban
center” with:

» Multi-modal transportation options with growth focused at Metro transit stations (the Metro Silver-
line opened in 2014)

» A focus on urban design and the pedestrian realm

* Transportation infrastructure coordinated with development

* Improved jobs/housing balance with a goal of 200,000 jobs and 100,000 residents
Designed as a “place where people want to live, work and play” the plan includes:

» A new grid of streets to break up superblocks into pedestrian scale and intersection improvements
in surrounding neighborhoods (Fig. 3.17)

» Urban standards for buildings, services, roads, public facilities, and infrastructure (Fig. 3.18)
* Incorporation of parks, public facilities, cultural, and institutional uses
At full build-out, the plan will result in:
* 93 million sq. ft. of total development
 An increase of over 23,600 residential units

* An increase in the ratio of non-residential to residential from 3:1 to 3:2

P

flee] 'mproved Road Network

¢ An urban street grid = pedestrian scale, more choices for
vehicles, bicycles and pedestrians

# Intersection improvements in surrounding neighborhoods

Office of Community Revitalization

Figure 3.17: Slide from Transforming Tysons, a 2014
presentation on plans for Tysons Corner, illustrates a
plan for breaking up some of the early super blocks.
(Source: Fairfax County, VA Office of Community
Reuvitalization)

oc@ Greater Accessibility in Tysons
—~ =T

+ Facilities for pedestrians, bikes,
transit vehicles, and cars

75 7 N\ > currently 2.7 mi of bike lanes
Ay and shared use paths

> propose 57.7 mi by 2050

+ Expanded bicycle network and
bicycle parking requirements
> Ashgrove Trail — complete
> Vesper Trail - in design,

+ Sidewalks included in all new
developments —

> currently 47mi of sidewatks—. "= =

> critical links of up to 7.5 mi
to be added, plus new ——
street sidewalks

Office of Community Revitalization

Figure 3.18: Slide from Transforming Tysons, a 2014
presentation on plans for Tysons Corner, illustrates
a plan for creating a more pedestrian and bicycle
friendly district. (Source: Fairfax County, VA Office of
Community Revitalization)
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KING OF PRUSSIA
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Figure 3.19: Scale comparison of The Golden Triangle (outlined in gold) superimposed over the King of Prussia
district (outlined in blue).

The 1700 acre King of Prussia (Pennsylvania) district, is larger than The Triangle (Fig. 3.19), but has
a similar development history. Development began in 1963 with an open air shopping mall known as
The Plaza at King of Prussia (The Plaza). The Plaza prospered and by the late 1970s had become a
partially enclosed super-regional mall anchored by department stores. A more upscale fully-enclosed
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mall, The Court at King of Prussia (The Court), opened across the street in 1981. The Plaza was al-
most completely rebuilt as a fully enclosed two-story mall in the early 1990s with a pedestrian bridge
connecting it to The Court. A 155,000 square foot retail connector and parking garage was opened
in 2016.

The King of Prussia Mall is surrounded by several big-box stores, restaurants, hotels, and other
businesses, including a United Artists Theatres and an iFLY indoor skydiving center. The new King of
Prussia Town Center (Town Center) opened in 2016 as a lifestyle center that consists of Wegmans,
LA Fitness, multiple big-box retailers, and a downtown area with dining, retail, and service establish-
ments and a Town Square (Fig. 3.20). The Town Center is part of the Village at Valley Forge, a 122-
acre mixed-use development under construction that will include retail, seven full-service restaurants,
1,000,000 square feet of commercial space (office and hotel) and up to 3,000 apartments and 132

L3

townhouses, and the Children’s Hospital of Philadelphia’s “Specialty Care and Surgery Center”.

The King of Prussia Rail Coalition (Coalition) was formed in 2015 by the King of Prussia district and
Greater Valley Forge Transportation Management Association to garner regional support for the pro-
posed extension of the Southeast Pennsylvania Transit Authority (SEPTA) Norristown High speed
Rail Line to provide direct rail service from Philadelphia into King of Prussia. The Coalition seeks to
build support from residents, commercial property owners, elected officials, employees, visitors, re-
gional economic development and job growth agencies, chambers of commerce, and more to move
the King of Prussia Rail proposal forward.

The King of Prussia mall represents another example of a mixed-use district reinventing itself to in-
clude more housing, a wider variety of uses, more transit, and a more walkable environment.

Figure 3.20: Model of the new King of Prussia Town
Center with a public gathering space shown near the
middle.
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Figure 3.21: Land Use Map

*Note: Because land use was identified by parcel from Assessor’s data, the parking category refers to parcels
that contain only parking. Parcels that have parking to support another land use on the same parcel are cate-

gorized by the other land use.
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Figure 3.21 illustrates the existing land use throughout The Triangle. As is clear from the map, com-
mercial uses are clustered in the middle of the The Triangle, extending from south of Route 9 to north
of Route 30. Office uses are focused around Speen Street and the Exit 13 interchange, primarily north
of Route 30, with the exception of the new MathWorks Lakeside Campus at Speen Street and Route
9. A cluster of smaller office buildings is located at the western end of Route 30, near Route 126.

Newer, multi-family housing is concentrated in Natick east Speen Street, between Route 9 and Route
30. The older, smaller scale housing is in Framingham on the western end of The Triangle, also be-
tween Route 9 and Route 30.

Hotels and institutional uses are scattered around The Triangle. A large wetland occupies the center
of The Triangle (Figs. 3.22 & 3.23). Boardwalks through the wetland could be developed to provide
pedestrian and bicycle connections across The Triangle and the wetland could provide a passive
recreation amenity for adjacent uses.

Figure 3.22: View of the large wetland in the center of
The Triangle.

Figure 3.23: View of the large wetland in the center of
The Triangle.
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Legend

Golden Triangle Boundary

Figure 3.24: The Figure Ground diagram, with buildings shown in white, illustrates the irregular building pattern.



03 HISTORY & EXISTING CONDITIONS

Figure 3.24 defines all of the buildings in white and all of the ground plane in black. The ground plane
includes streets, sidewalks, parking lots, lawns, water, wetlands, woodlands, and all other forms of
open space. The graphic is instructive in several respects:

» Parking dominates land use in the project area. In typical urban areas, streets are prominent in a
figure ground graphic because they are well defined by adjacent buildings parallel to the street with
consistent setbacks. In this image, the streets are barely discernible due to the multiple building
setbacks to accommodate parking.

» The Triangle’s edge conditions are graphically illustrated by the fine grained pattern of adjacent
residential neighborhoods in Framingham to the northwest and Natick to the southeast juxtaposed
against the large buildings and parking lots in The Triangle.

* It also is a graphic depiction of the history of mid-20th century to late 20th century retail: older com-
mercial strip retail complexes along Route 9, the iconic Shoppers World open-air shopping mall,
big box stores, and Natick Mall - an enclosed mall with large anchor tenants.

* The difficulty of developing east-west vehicular or pedestrian/bicycle routes through The Triangle is
underscored by the juxtaposition of large building forms (e.g,. Shoppers World and the Natick Mall)
with large parking lots and the central wetlands area.

While these conditions can be appreciated from land use and ownership maps, the figure ground
illustration in Figure 3.24 highlights the spatial layout of The Triangle and its surrounding environment.
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Figure 3.25: Plan of Building Heights.
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There are a number of factors that define the scale and design of the existing buildings in The Trian-
gle: height, footprint, massing, spatial relationship to the nearest street and to each other, building
materials, and fenestration or visual permeability. In general, The Triangle is characterized by incon-
sistent building forms ranging from smaller single-use one story retail structures, to larger single story
big box retail structures and associated single story retail mall complexes, to free standing mid-rise
housing and office buildings. The majority of the lower buildings are clustered in the western sector
of The Triangle, and the taller buildings are located along the Speen Street corridor and in the north-
eastern sector north of Route 30 and east of Speen Street (Figs. 3.25, 3.28 & 3.29).

The buildings don’t define the street edge, and the parking lots between buildings and the street edge
create an uninviting pedestrian environment (Fig. 3.27). In some locations, buildings are sited at odd
angles, rather than parallel, to the street edge. This arrangement can be disorienting for both drivers
and pedestrians who use building fagade alignments as a visual clue to the location and direction of
streets and sidewalks. The scale, placement, and orientation of new structures should be considered
from the point of view of district legibility as well as district connectivity and walkability.

In addition to the height, scale, and orientation of buildings in The Triangle, visual permeability or
transparency (especially at the ground level pedestrian environment) is an important factor in the cre-
ation of safe, pedestrian-friendly environments. Many buildings in The Triangle are internally focused
with largely blank walls on the exterior (Fig. 3.26); others feature large glass windows in the front but
are separated from the street by large parking lots. The ideal condition is continuous sidewalks lined
with facades that have a high degree of transparency providing “eyes on the street”, light spill onto
the sidewalks at night, and a visually interesting panorama for pedestrians passing by (see the Boylston
Street photo (Fig. 3.8).

Figure 3.26: The view from Shoppers World Drive is of the backs of stores,
with no windows to create interest.

Figure 3.27: View of large building setbacks with one
story buildings along Route 30.

W
Figures 3.28: View of three, four and five story build-
ings along the northern portion of Speen Street.

Figure 3.29: View of 3 and 4 story buildings along Old
Connecticut Path.
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Figure 3.30: Plan of Property Ownership. Although difficult to read, the names of the owners have been included to illustrate the number of individual owners.
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The Ownership and Parcel Scale Plans (Figs. 3.30 & 3.31) illustrate similar conditions in slightly dif-
ferent ways. The ownership varies from larger single ownership parcels - The TJX Companies, DDR
at Shoppers World, General Growth Properties at the Natick Mall, MathWorks, and others - to small
single ownership parcels such as those clustered at the western end of Routes 9 and 30, and at the
intersection of Route 30 and Speen Street. Mixed throughout The Triangle there are mid-sized par-
cels supporting various uses including big box retail outlets and office parks. The Parcel Scale Plan
(Fig. 3.31) summarizes these scale differences in four categories: superblock, large parcel, medium
parcel and small parcel.

The pattern of parcel size within The Triangle raises several issues to consider as the redevelopment
potential is evaluated:

» The small parcels may be difficult to consolidate in order to create a parcel of sufficient size to
accommodate desired new uses. Equally important is the geometry of the potential consolidations;
many of them would result in triangular or irregular shapes difficult to develop efficiently.

» Many of the large and superblock parcels contain multiple businesses and it is unclear when and
in what sequence current land uses might change. Flexibility is the key - potential redevelopment
scenarios should be defined with the ability to be realized in different sequences within various
access and circulation schemes.

* The superblocks, including the central wetland, are largely physically and visually impenetrable.
Developing circulation and visual corridors through these parcels will be a guiding principle in con-
sidering near-term and long range redevelopment.

« Potential modification to the MassPike access ramps and feeder roads could, if feasible, contribute
to future redevelopment opportunities or potential.

Figure 3.31: Parcel Scale Plan.
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Figure 3.32: Wayfinding and Orientation Diagram: the red arrows indicate routes of travel. The numbers correspond to the numbered points on the page at right.
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The Wayfinding and Orientation Diagram (Fig. 3.32) illustrates several obstacles to driver orientation

upon entering The Triangle (the numbers below refer to the numbers on the map on page 42).

1.

Leaving the MassPike at Exit 13 and proceeding to Speen Street is a bewildering experience in-
volving a pair of loop ramps to a connection with Route 30 eastbound. For westbound MassPike
drivers, that is 180 degrees from the original line of travel on the MassPike. At the fork on the
ramp just north of Route 30, there is a large overhead highway sign, but the ground-mounted sign
identifying the direction to either town is small and too close to the driver’s decision point to be
useful.

Heading north on Speen Street from Route 9 involves multiple closely spaced decision points
and, as in point 1 above, the few directional signs are too small and too close to the decision
points to be effective. Earth berms and landscaping that obscure destinations create an additional
complicating factor in orientation (Figs. 3.33 and 3.34). The large Cloverleaf sign is one of the
more visible signs (Fig. 3.35).

Approaching Shoppers World from the east on Route 30, the combination of building setbacks
and dense foliage on low hanging branches obscure the entrance and entrance sign to the retail
complex (Fig. 3.36).

Constraints to turning onto Route 9 from development on both the north and south sides frequent-
ly require drivers to turn in the opposite direction of their destination, and then make a U-turn.

Figure 3.33: Heading north on Speen Street from Route 9, with the
Cloverleaf Marketplace on the right: overhead signs identify major
roadways but not destinations.

Figure 3.34: Further north on Speen Street a small
sign directing drivers to Natick Mall Road on the left
is barely visible until the last second for making a
decision.

Figure 3.35: A business listing sign directs customers
into the Cloverleaf Marketplace on the right.
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Figure 3.36: Heading east on Route 30 from Speen Street and MassPike Exit 13 with Shoppers World in the
distance on the left.

The examples of poor wayfinding signage on the previous page are only three of many throughout
The Triangle. A number of examples have been identified through the coUrbanize platform. A more
detailed mapping and analysis of the points where information and improved sightlines can aid driver
and pedestrian orientation should become the basis for a wayfinding program developed as a follow
on to this Study.

The combination of large, irregular building setbacks, dense low foliage, topography, insufficient way-
finding signage for specific destinations, and lack of a comprehensive signage hierarchy make ori-
entation to and within The Triangle a challenging experience. Specifying trees with higher canopies
(allowing better views under the branches) and siting surface parking behind buildings would help
with orientation.
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SUMMARY PLANNING AND URBAN DESIGN FINDINGS

The following findings will provide important guidance to the development of potential development

scenarios:

» The existing superblocks are to a great extent physically and visually impenetrable. The need for
circulation and visual corridors through the blocks will guide redevelopment plans.

» The numerous small and irregularly shaped parcels would require consolidation in order for rede-
velopment to be possible.

* The existing buildings don’t define the street edge, and the parking lots between buildings and the
street edge, create an uninviting pedestrian environment. The scale, placement, and orientation
of new structures should be considered from the point of view of district legibility as well as district
connectivity and walkability.

» Many buildings in The Triangle are internally focused with largely blank walls on the exterior; others
feature large glass windows in the front but are separated from the street by large parking lots. To
create a more pedestrian friendly mixed-use district, redevelopment concepts should be designed
with continuous sidewalks lined with facades that have a high degree of transparency providing
“eyes on the street”, light spill onto the sidewalks at night and a visually interesting panorama for

pedestrians.

» Care should be given to improving wayfinding and orientation through building placement and
signage.
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