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      PLANNING BOARD

                             TOWN OF TISBURY

                                  P.O. BOX 602

                            TOWN HALL ANNEX

        VINEYARD HAVEN, MASSACHUSETTS 02568
                                (508) 696-4270 X1122
                             FAX (508) 696-7341

                             www.tisburyma.gov
August 13, 2013
Mr. Bill O’Brien

Viceroy Development Associates 

22 Captain Pierce Road

Scituate MA 02086

RE: 
Proposed renovations for Stop & Shop, Vineyard Haven, MA 

Dear Mr. O’Brien:

Enclosed are two documents which the Planning Board has prepared to try to present our concerns in a concise but clear way. We feel strongly that until these issues are addressed it will be difficult for the Planning Board to support this project. And support is something we would prefer to be able to give. We believe that it is possible for Stop and Shop to achieve its business goals , to provide a  resource to the Town and to the Island and to intigrate these ends with the broader concerns of the Town.

We understand that a public hearing is a difficult, if not impossible, venue in which to absorb new information. Such circumstances also provide no space to step back and consider new possibilities. Therefore, the Planning Board wishes to be as clear as possible about our concerns and also to provide some specific proposals for addressing these concerns. We feel that an unbiased look, taken in the quiet and privacy away from the public eye, may allow you to review these concerns and suggestions in a constructive way as they are proffered.

The numbered list or “Bullet points” are an attempt to summarize our various concerns We have seen the list of questions and requests for additional information sent to you by the Martha’s Vineyard Commission and while some of our concerns presented in the bullet list may appear redundant, we include our remarks in full so that you may see easily were MVC and Planning Board concerns align. The second document is a compilation of specific suggestions and illustrations that seem, to us, to present ways to address these concerns . We hope you will look at them carefully and consider whether or not it is really NECESSARY that this Stop and Shop facility mimic,inside or out, the model you might apply to new stores in general.

We hope that having this information prior to the next public meeting (LUPC on 19, August 2013) will enable you to review and consider it in a more open way. Please feel free to contact the Planning Board at any time. We would be pleased to engage in any dialogue which would help the Stop and Shop Corporation and the Town of Tisbury craft a proposal which will best serve the interests of all parties.

Sincerely,

L. Anthony Peak

L. Anthony Peak

Co-Chairman

Planning Board Concerns with the Current Stop and Shop Proposal
August 14, 2013
1. Traffic & Parking Impacts on Downtown 

We need a broader and more comprehensive study of traffic impacts. There are many unanswered questions including an understanding of -- 

· the proposed Stop &Shop parking and town lot within the larger context of the village,

· potential impacts on the SSA, VTA and Main Street businesses, and

· alternatives to mitigate identified impacts. 

2. Vehicular and Truck Circulation Patterns at and Near the Site 
We are concerned about the reorganization of the town’s public parking lot for the benefit of Stop & Shop.  Specifically-- 

· removal of existing plantings, and 

· redirection of Norton Street without a better understanding the broader traffic impacts.

3.
Pedestrian Circulation

· In the current plan, the pedestrian entry ramp to the Stop & Shop building encroaches on public town land. The upper entrance to the store should be on Stop and Shop property -- not on town property -- possibly within the volume of the building. 
· We would like to see pedestrian walks on the south and north sides of the parking lot connect to existing pedestrian and bike paths creating a pedestrian network that links the waterfront to the Main Street. The current plan pays little attention to the north side of the lot and does not develop logical extensions to broader pedestrian network in the village.

· As proposed, the sidewalk along Water Street does not create a satisfactory pedestrian space. The walk should be wider and/or the building height lowered along the walk.  In the future this walk will be part of a major pedestrian corridor from the ferry to the proposed MV Museum. 

4. Public Amenities
· All of the public amenities occur on town property. The redevelopment of the parking lot should result in improvements that produce a benefit for all affected parties. The current plan does not.
· The comfort station is a town amenity. Its removal and proposed replacement by restrooms in the store is not satisfactory.
· The current plan does provide adequate pedestrian amenities (street furniture, plantings, well-marked pedestrian crossings) along Water Street.  

· The proposed plan limits the potential to extend pedestrian amenities along Water Street and Cromwell lane in the future. 

5. 
Building Design Considerations: village character and historic preservation
· The building as currently designed is out of scale and does not adequately reflect the traditional patterns (materials, detail and pedestrian scale) of the Main Street buildings.

· ​​​​​The architecture does not relate to or strengthen the village pedestrian environment. 

Stop & Shop – Development Impact diagrams

August 14, 2013
Traffic impacts stemming from the expansion of the store need to be analyzed in a comprehensive way. 

The proposed development minimizes the consequences of doubling the size and scale (height, width, depth) of their store located as it is on the most congested street on the island.  Even now, a jam at five-corners affects Main Street, Water Street, the Post Office, and others.  

In addition, the proposed development recommends a significant reconfiguration of the adjacent Municipal parking lot which would in turn have consequences for all the surrounding routes.  These proposals may or may not result in improvements but that would have to be shown in a larger analysis of the area.  

The SSA is the most important user of Water Street and Water Street is a cul-de-sac

Any major decisions about the size, direction, access, closing or any other changes to the flow of traffic in this area need to be analyzed and measured against its impact on the SSA operations. This includes the handling of delivery vehicles as well as autos in and around the Municipal Lot.      

Union Street / Ferry Traffic 

The Planning Board has often recommended the rerouting of Union Street. 

Redirecting Union Street away from Water Street would provide an alternative outlet for downtown shoppers, taxis, emergency vehicles and other users. This recommendation is, however, dependent on at least three important concerns:

1. Can the flow of traffic off the ferry boats be separated from the rest of the traffic in the area? 

2. Would the rerouting Union Street result in an unacceptable loss of parking spaces in downtown? 

3 What would be the impact on the nearby neighborhoods (with or without the inclusion of the ferry traffic)? ​​​

Separate the ferry vehicles from the rest of the traffic *
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Since ferry traffic (especially summer traffic) is carefully controlled and systematically directed toward Five Corners, It would appear that this policy could remain in place, preventing the ferry vehicles from traveling up Union Street and overwhelming the neighborhood streets. 

Union Street could then be redirected to flow west (away from the ferry) acting as relief valve for people and cars (no trucks) in the Water Street area and providing a reasonable opportunity for Vineyard Haven residents and visitors who are not ferry users to patronize the downtown area without getting caught in ferry traffic. 

 * This recommendation needs to be analyzed as part of a larger study of the circulation throughout the downtown area.  

Truck access and loading 

Many of the problems and conflicts concerning the Stop & Shop plans stems from a basic decision to locate their loading facilities at the upper end of the municipal lot. 

An assumption has been made that creating a loading dock at the upper end of the lot would be simpler because it would put the truck at the same level as the sales floor. However the truck bay prevents customers from directly entering the store at that corner. It forces an entrance ramp out on to town property; and it requires a major reorganization of the town lot including the destruction or relocation of the comfort station.  

It was also assumed that Water Street would be problematic because:  

1. Trucks would have to cross Water Street to enter the loading bay 

2. It would prove to be unsightly at the Water Street level 

3. Lifts would be required to move the goods to the sales floor and storage areas. 
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Truck access alternative  

Circulate the truck through the lot (as is done today) but bring the truck down into the Water Street parking Bay. From there back the truck directly into a loading bay. Exit directly to the ferry staging area or anywhere else. This eliminates the need to routinely cross Water Street to dock the truck. 

The truck can be discreetly screened from the pedestrians on Water Street in the same way that the parking garage would be screened. A wide sidewalk with street trees, awnings, displays and other features would hide the trucks entirely. 

Lifts can be used to transfer goods to the sales floor or storage floor above. Lifts are already planned to move goods at the other end of the building so there should be no major difference between the two options.     

Pedestrian Circulation / Cromwell Lane 
Downtown Vineyard Haven suffers from a lack of clear and safe pedestrian ways but, in Cromwell Lane, we have an excellent opportunity to create one. 

The Planning Board and the Martha’s Vineyard have both recommended that this corridor be included in a Shared Use Path system connecting an island-wide pedestrian/bike system to downtown Vineyard haven and the ferry terminal. 
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It is possible today to walk from Veteran’s Park, up Cromwell Lane, past the comfort station, across the top of the municipal lot and down the Union Street Mall to Union Street. This corridor is a combination of public and private properties that together could form a safe pleasant pedestrian corridor in an area currently dominated by cars. The route also provides crossing links to pedestrian routes at Norton Lane, the Capawok path, and the north side of the municipal lot. 

In the future, we would like the Town formalize this route and complete the design, paving and landscaping for it.  

At the Stop & Shop, we are recommending that the façade which faces Cromwell be designed to reflect this small scale and pedestrian character and at the intersection of Cromwell and Norton Lane there should be a more open and fully developed entry, one that incorporates the future plans for Cromwell and does not rely on a narrow handicapped access ramp located on public land to access the store.  

Civic Spaces / Comfort Station 

The Town’s comfort station is conveniently located in a small landscaped plaza just a block away from Main Street at the convergence of several pedestrian ways - Cromwell Lane, Norton Lane, a pathway adjacent to the Capawok Theater, the Union Street Mall, the Police Station and a sidewalk which leads to an outdoor seating area and the ferry.  
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The current Stop & Shop plans call for the removal of this comfort station and the demolition of the site to provide an access road for its delivery trucks. 

We do not think that the demolition of these facilities in order to create an access road is either wise or necessary. [See Municipal Lot alternatives]   

While it is possible that the comfort station might be relocated, it is important that it be very near to its current location and available directly to the pedestrian network. Moreover, if the comfort station is relocated, the present site should still be preserved and used a small park and meeting space.  

Public Spaces / Parking Lot Design

Although the ferry attracts more pedestrians from every direction than any other activity on the island, there is little attention paid to the need for a system of public spaces in the neighborhood.  Wide sidewalks, well-marked safe crossings, seating areas, bike racks, information displays, shade and landscaping are all in short supply. 

Our Municipal Parking Lot is, for all its faults, a major civic space in the center of the village. We would hope that, if it were to be renovated, it would include these kinds of amenities as an integral part of its design. 

Unfortunately, the proposed reconfiguration of the municipal parking lot is designed purely as an automobile parking lot designed to serve the Stop & Shop only. 

Below is  a proposed modification that creates improvements to the existing parking lot while expanding on, not reducing, public amenities.  

[image: image6.jpg]



The plan widens the crossing lanes so they all have a two-way flow. It retains and expands the public facilities at both ends of the lot, creates more efficient perpendicular parking stalls throughout.  

A continuous sidewalk is installed on the North side of the lot and Norton Lane is kept open to Water Street.     

Public Amenities 

Downtown Vineyard Haven was built in an era when people routinely walked from one place to another producing a pattern of narrow streets with shops & services located near each other. That intimate scale is what gives Vineyard Haven its charm. Now that most of us get around in cars, compromises are necessary but we must pay close attention to pedestrian needs or we will destroy the very qualities upon which our economy depends as well as of the main reasons for living here.  

In their current proposal, She Stop & Shop plans indicate a bike rack located deep inside the parking garage, where, if anyone could find it, it would serve Stop & Shop customers only.  

Bike racks should be located in a public area associated with other public functions, i.e. shade trees, plantings, meeting areas, comfort station, and other considerations to make the overall area attractive to the walking public.  Bike racks at the top of the municipal lot and near the intersection of Norton and Water Street would be more useful.    

Sidewalk Example - Water Street   

The walk along Water Street is an important corridor connecting the ferry to the Post Office and would also serve to bring visitors to the new MV Museum when it is completed, 

The Stop & Shop proposal pushes a very large building to the very edge of its property line, producing an unpleasant and unnecessary restriction on a pedestrian way that needs to be much more generous. 
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In this alternative, the sidewalk is set back about five feet under the sales floor along with an entry plaza at the corner of Water and Norton. A row of columns supports the floor above. The result is a wide sidewalk varying from ten to fifteen feet providing space for displays and mobile venders in the summer and a row of shade trees along Water Street. 

​​

Visual Scale 

Although the proposed height of the building is just three stories, roughly the same as many buildings on Main Street and less than the Mansion House, Its sheer bulk, and the fact that the first floor is a parking garage, causes it to loom out over the street. This creates a crowded and unfriendly environment for pedestrians, especially on Water Street where very little room is available for walking and landscaping.       

[image: image8.jpg]RN G N e RS

7 NN A Y N o d' Sl Or-

LN AR | ; : 4 o g | : . .
Lot s e | et B9 W] a oy A ﬁi wali





Sample Water Street Elevation 

This is not a specific recommendation. It is just a sample of how the visual scale of the building might be reduced to a more comfortable level at the street level. 

The roof line of this elevation is the same as the existing Stop & Shop proposal but the main roof is pitched back away from the street starting at the second floor level creating an image of a one-story wall at street level. Projecting dormers create the image of a row of smaller two and a half story structures fronting the street 

A wider sidewalk, allowing for awnings, displays and vendors creates a lively friendly space where people can move freely, gather, talk and shop.  

Note: If the sidewalk is set back under the second floor, it can be made significantly wider without any reduction of square footage on the sales floor level. 
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