to implement this designed vision all at once?; however, incremental changes can happen

through redevelopment and infill opportunities.

Form-Based Coding

Form-based design codes will help to direct development in the neighborhood core that will
complement the suburban, residential character. The neighborhood scenario is intended to
guide and code commercial and civic uses outside the urban core of Ludlow. Carefully
designing a concentrated neighborhood, accommodating a diversity of uses, regulated by
design standards, can protect open space, facilitate community spirit and offer a sense of
predictability for the next approved project. These outcomes were consistently high priorities

for residents.

Planned Area Development Zoning

A Planned Area Development (PAD) Zone change is one tool available to direct phased
implementation of the vision. A PAD strategy:

e Encourages proposals of mixed use and other attractive innovative development in a
designated area,

e Streamlines the development process by providing preliminary plan review by all
appropriate parties in an efficient manner,

e Affords administrative discretion to approve or modify projects deemed appropriate, and

e Assures a predictable and efficient process for projects deemed to implement the vision.

The boundaries suggested for the two neighborhoods are conceptual at present. When

drawing the actual project boundaries, a variety of considerations must be weighed. For

instance, if the boundary is drawn to include currently unprotected open space, protection

tools like agriculture preservation restrictions may be applied to protect additional land in

perpetuity; this often makes advocating for increased density in suburban areas more politically

palatable. A second consideration is municipal infrastructure like sewer, water and roads. The

% Any policies adopted for a designated neighborhood area would be applied to affected parcels only when the
individual property owner chooses to make changes. Additionally, zoning adopted to implement the designed
neighborhood vision will apply only to the designated area.
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Transportation f Allow Zoning and Planning incentives to build a Parking Garage and

Multimodal Station

Culture + History f Create a Historic Preservation District Downtown: This zoning technique

would preserve downtown municipal building and allow for strict design
standards as well as encouraging a sense of community by recognizing
culturally and historically significant places in town.
f Signage + Design Standards in Zoning: Explicitly listed in Zoning; Specific
focus on gateway signage and with consistent design standards for the
commercial outlets near the Mass Pike Exit.
See above: TDRs, Commonwealth Capital, “Green” Transportation Options
Resources/Open f Allow for Zoning and Planning Incentives to build a Park alongside the
Space, etc. Riverfront, increasing Recreational Open Space in Ludlow

Natural f

Figure 2.1: Concept Map of the Cultural Core Scenario
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The Cultural Core attempts to synthesize four key areas of town into one coherent vision as detailed
above. 90% of the development proposed in the scenario will happen in the four key areas, all of which
fall within the current sewer line footprint outlined in pink. The goal is to encourage real vitality in the
urban areas of Ludlow, and correspondingly preserve almost all land in the periphery by concentrating
new development into the Cultural Core. These four key areas include the downtown area, the Mill
Redevelopment area and the East St. Corridor with attention also being focused on Ludlow's key
gateway: the Mass Pike exit. The icons depict the types of land use activities that are associated with

each area (Figure 2.1).

Proposed Development Intensity

The scenario proposes a significant increase in intensity of land use within the defined cultural
core area (as defined in Figure 2.2 below) and assumes decreased intensity outside of the area. The
following proposed development intensity map depicts how the cultural core may be enhanced through
land use planning. The boundaries depicted are purely representative and are therefore not exact. The
highest proposed density of the cultural core is the intersection of East and Center Street with up to 15
units per acre. As the geographic center of the cultural core, it encompasses the Ludlow Mills parcel, and
the library block south of Windsor Street. Redevelopment of parcels in this area should support a
diverse, dense mix of housing, retail, and mixed use (See figure X). The second highest proposed
intensity is 10-12 units per acre. This proposed intensity emanates from the highest density zones at
intersections along East and Center Street, the two main thoroughfares of the Core. The development of
these activity nodes would provide neighborhood amenities at a walkable distance. Increased density of
housing and commercial activity in these areas establishes the density required for transit oriented
development. The other two densities in the cultural core cover residential areas and support only a

mild increase in housing density.
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Figure 2.2: Proposed Development Intensity Map

The proposed development intensity is the anticipated build out of the scenario. With appropriate
changes to the current underlying zoning, the proposed development intensity would allow for a wide
diversity in housing stock and commercial activity. Fostering a diverse housing stock allows people of all
ages and incomes to call Ludlow home. Affordable housing and rental options will retain the young
adult population. Downtown community living will enable the elderly to participate in community

activities and remain close to care and amenities.
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Figure 2.3: Matrix Depicting Possible Activities Associated with Proposed

Development Intensity

Units Housing Activity

Commercial Activity

1-3 bedroom Apartments
Loft-style apartments
Condominiums
Multi-family houses
Assisted living apartments

Boutique Shops
Restaurants

Business incubators
Entertainment venues

Office space

Multi-family houses

1-3 bedroom Apartments
Condominiums

Duplexes

Office space
Restaurants
Retail

8to 10 Duplexes
Condominiums
Cottage-style

Convenience store
Grocery

4to 8 Duplexes
Cottage-style
Single family with
accessory apartments

Convenience store

2to4 Single family housing Residential workspace
Accessory apartments
Duplexes
Key Proposed Projects

The scenario proposes several projects that capture the essential elements of a “cultural core”. These
projects include an increase in public open space, an increase in mixed-use and housing activity,

transportation options, and utilizing key infill opportunities.
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Figure 2.4: Key Proposed Projects Map

Encourage mixed-use
nodes along East Street
including housing
above shops

Encourage new housing
in the Core District

Fill in the Missing Teeth:
Support Reuse of
under-utilized Buildings
and Property in Core

Legend

D Downtown Focus Area

Proposed Projects

; ) - Commercial
R TN Mixed-Use
/ N\ N \ I 1uiti-Modal Center
. Encourge building to Mill Redevelopment: Residential
Create a riverfront = - h o Intermodal .
street with 2-3 story Mixed Use Transportation Parks
parkand lrE e buildings to create a Apartment Housing Center with
R sense of scale with retail activity

Parking Garage

1. Riverfront recapture park

In responding to the need for increased park space for Cultural Core residents, the
scenario proposes a park that recaptures the Chicopee River as a community asset. The
river is currently barricaded from downtown by the existing structures on the Ludlow
Mills site as well as the Walgreens Plaza across from the Common. As the riverfront was
once a valuable economic engine, this working waterfront has been left unused. A linear
park along the river may be established that would connect the Ludlow Mills Parcel to
the town common. This park could serve as downtown anchor or attraction. It may
support pedestrian retail, promote healthy activity, and revitalize the Chicopee River. A
riverfront park would also increase the value of downtown property.

2. Zone changes that foster a Cultural Core identity.

Changes in Zoning can mandate building and design standards that promote infill
development as well as downtown aesthetics. The scenario proposes that downtown
development be built to the sidewalk, have minimum height of three stories, and have a
brick facade to match the existing character. Parking may be provided either on street,
in the garage, or in a lot behind the structure. This form of development will promote a
sense of place in the downtown while fostering a more walkable environment. (See
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figure x). A primary way to achieve this goal is to replace the downtown IA zone to a
high density mixed use zone.

3. Mill Redevelopment

The proposed redevelopment of the Ludlow Mills has renewed interest in the entire
downtown, and it should be planned in accordance. The scenario proposes that Mill site
support 600 new dwelling units. This increase in residential density can support first
ground floor office and conversion to retail can follow. There may be a diversity of
housing available on the site, from garden apartments and condos to apartment style
housing. Residents will have easy access to the both the riverfront and the amenities of
the cultural core.

4. Intermodal transportation center with garage

The proposed increase in cultural core population and commercial activity will require
an increase in the supply of parking. A parking garage is an essential solution to achieve
the goals of the Cultural Core scenario because it minimizes the footprint of downtown
parking lots and promotes pedestrian travel. Linking this garage to multi-modal
transportation options is also central to the goals of the scenario, because the proposed
increase in density supports a critical mass for transit ridership as well as cycling
opportunities.

5. Mixed-use nodes along East Street

East Street is main thoroughfare to downtown and is a cherished asset to Ludlow
residents. There is already a vibrant mix of uses along East Street, but the scenario
proposes to enhance neighborhood activity nodes along the street. These nodes are
located roughly .5 miles apart and would provide neighborhood amenities at a walkable
distance. These could support further housing above shops and multi-family infill
development. Increased density of housing and/or commercial activity in these areas
establishes the density required for transit oriented development.

6. Attract a Cultural Core anchor, encourage civic use downtown

Retail activity alone may not attract customers and residents to the Cultural Core of
Ludlow. A truly vibrant downtown area needs to be a destination. The location of
Ludlow public facilities such as the Town Hall, High School, and Fire Station has taken
the focus off of Ludlow’s Cultural Core. Civic uses such as the library and the post office
should be enhanced and encouraged. Consider a theater or other entertainment
venues. Focus on making better connections to stadium events, parades, and cultural
events. Capture the soccer enthusiasm by working with stadium owners to enhance
Ludlow as a destination for soccer enthusiasts.
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Figure 2.5 Scene from the Cultural Core Scenario

This image presents a simplified proposed vision of cultural core scenario. The photograph is
approaching the Ludlow Mills from the bridge/town common area. In the case of this image, the current
building has been duplicated on the opposite side of the road where there is currently a strip-style
development. Note how having multiple story brick buildings on either side of the road create a sense of
enclosure that is critical to the downtown aesthetic. The historic clock tower of the Ludlow Mill is
framed by the vantage of the buildings. Housing above ground floor office and retail is one way to

obtain infill development.

PuBLIC RESPONSE

The stakeholders that reviewed the Cultural Core scenario were enthused about revitalizing the
downtown area. Many had lived in town for years and have a strong connection and sense of place of
regarding the proposed Cultural Core area. None of participants lived within the cultural core and most
lived in subdivisions in its periphery. A number of participants shared fond memories of growing up in
the downtown. At least two had been raised downtown, but have since moved outward in Ludlow.
These residents were nostalgic over the ability to walk to services and amenities. One resident noted

that the lot sizes were small, but were very livable.
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The community views this area as primarily a cultural asset. None of the participants wanted to live in
town core per-se, but they valued the urban fabric of small town center. They embrace the culturally
diverse neighborhoods, the abundance of small businesses, and the walkability of the current Ludlow
core. None of the residents work in the town core nor use it for retail shopping, but they do value its

existence.

Everyone in the workshop had a different opinion about the geographic identity of the town core.
Participants noted that the core of the town has been shifting throughout the town’s history. A general
consensus is that currently Ludlow’s core forms a triangle (Center St., Chapin St., East St.). One resident
noted that “everything seems to happen here”. It was found that there is no one central point for
community gathering, rather there are many areas in each neighborhood that celebrate the diversity of

each culture.

Public Support

The town likes the focus of a centralized downtown with river access, walkability, and retail activity.
They support farmland preservation and reinvestment in existing infrastructure. The participants
supported affordable and diverse housing opportunities with supporting amenities in the cultural core
to attract and retain the young adult and new family populations. They also supported housing the
elderly in the town core, where they may be able to avoid isolation through community interaction.

Other benefits noted would be less need for driving to services and promoting exercise.

The participants reacted strongly in favor to the proposed development standards exemplified in Figure
2.5. They favored mixed use, built to the street, brick facades to commercial strip development.
Residents were also enthused about riverfront access, noting that “now is the time to take action” on

the recapture of the Chicopee riverfront.

Public Concerns

Some participants expressed concerns about the proposed density and its associated problems. The
primary concerns with the proposed scenario were: (1) An increase in traffic, (2) Safety concerns
associated with increased density and renters, (3) Retail types that could feasibly be supported in the

core, and (4) Skepticism about the Ludlow Mills Redevelopment.

Center Street is a perceived traffic nuisance to Ludlow residents. The problem is such that residents

avoid traveling that road which is the main artery to downtown. Residents expressed concern over the
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