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Executive Summary
Johnson Roberts Associates was commissioned to assist the
town of Hopkinton with a site selection study for the Hopkinton Public Library Expansion Project. The first phase
of this study is focused on site selection; this report summarizes the conclusions for site selection and feasibility
study. The assessment of the various sites was conducted
in conjunction with the Library Director, Rownak Hussain,
Members of the Library Building Committee, the Permanent Building Committee and the Owner’s project manager,
Brian Main.
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Three sites were included in the site selection:
• Existing Library Site – 13 Main Street/9 Church Street
Town of Hopkinton,
MA - Property Search
and GIS Maps
by MainStreetGIS
• Un-developed lot - 0 Claflin
Place/12
Claflin
Place
• Center School - 11 Ash Street
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Center School Site

The existing library site, while in the downtown area, with
good visibility, and the traditional location for the library,
was determined to be too small to support the programatic
requirements and parking. The existing configuration of the
library as extended into the church building, also made for
complex visibility, security and supervision issues within
an expanded facility.
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The Claflin Place site is a large, town owned site but its location away from downtown, and its difficult access, at the
end of a dead end, residential street, makes it a difficult site
to develop for public library use. The Claflin site is further
hampered by large setback and buffer rquirements, as well
as wet or waterway on site which may further estrict the
buildable area on the lot.
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The Center School site was originaly envisioned as a potential for adaptive reuse, assuming the school will eventually
move out of the building, making it available for renovation by the town for other uses. The school building will
not supprt library stack loads, a requirement of the building
code, without very expensive structural upgrades.
1 in = 200.97 ft

Center School Site GIS

1 of 2
Partial demolition and new
construction designed to support stack loading was considered at the rar of the original
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school building, but did not review well with a representative of the Massachusetts Board of Library Commissioners,
the body who administers the Construction Grant Program
the Library is preparing to apply for in January 2011.
A new library building, behind the existing school, on the
Center School Site was found to be the most effictive, and
viable option for fulfilling the needs of the library building program, potentially securing a grant, and allowing the
existing Center School building to be adapted for reuse for
other town needs, which may not have as strick structural
loading requirements.

Methodology
Each of the sites included in the study offered a series of
pros and cons which we analyzed for their potential to support a new, renovated or adaptive re-use library project. To
that end we analyzed the existing buildings at both the existing library site and the Center School, for their ability to
support a library project. In addition to the existing library
site, proper, the library also owns the adjacent house lot at
9 Church Street, which was included in the study to support
the potential library.
The 0 Claflin Place site is presently landlocked behind
a property at the end of Claflin Place which is privately
owned. While we have assumed, for the purposes of this
study, that the town would need to purchase this property
at 12 Claflin Place to gain access to the site, we have not
included the residence structure in our analysis, and we
have assumed that it will need to be moved or demolished.
These properties, combined, form the site noted herein as
the 0 Claflin Place Site.
Each of the sites was examined with a view to supporting a library project to meet the May 2008 library building
program, prepared by Marjorie Judd, which calls for 26,568
square feet. It was assumed, for the purposes of this study
that the Hopkinton Library will apply for a construction
grant in the 2011 Massachusetts Board of Library Commissioner’s (MBLC) Construction Grant Program, and the
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requirements of said grant application were used as a guide
for assessing the sites, these requirements include: a library
that meets the 2008 program, adequate parking, a visible,
convenient location in town, etc. Additionally, a live load
of 150 pounds per square foot is required to library loading
and therefore existing buildings were considered for their
loading requirements, as well as there ability to be modified
to support a well laid out, and functioning library, which
is also a condition of a grant award form the MBCL. The
requirements for a library plan that will be awarded a grant
are complex and too extensive to be summarized herein,
but plans were reviewed with representatives of the MBLC
who provided advise and guidance during the study.
Johnson Roberts Associates Inc. reviewed each of the sites,
and buildings and prepared drawings to test the viability of
each site. We reviewed data provided by the owner including building plans, site plans, GIS maps, existing conditions reports, geotechnical, structural, mechanical , electrical and plumbing reports, hazardous materials surveys, and
other documents. More information was available on the
Center School site due to the ongoing study on that building for its potential for expansion, and some information
and reports were reviewed for the existing library. No other
studies have been done on the 0 Claflin Place site. Existing
data on this site was limited to Hopkinton Online GIS data,
and information from the Owner’s Project Manager and the
committee.
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Analysis
Parameters
Program 26,568 SF
Parking required per Zoning*: Places of assembly 1 for
every 2 seats plus 1 for each employee on the largest shift.
[99 reader seats /2 = 50 spaces + 7 for staff] = 57 spaces
[Parking required for program at 1/400 SF (MBLC) = 67
spaces]
Loading requirements for Libraries = 150 pounds/SF**
*§ 210-123, Town Of Hopkinton, Zoning Bylaw
**780 CMR: Table 1607.1 Minimum Uniformly Distributed Live Loads and Minimum Concentrated Live Loads
Existing Library Site
The Existing Library Site includes two parcels:
The existing library at 13 Main Street [parcel U16-196-0]
and the adjacent lot at 9 Church Street [parcel U16-198-0]
The original Hopkinton Public Library building was originally built in 1895. The second floor meeting hall was converted to a children’s library, and the facility was expanded
in 1967 with a link to the adjacent church which now serves
as a reading room and offices for the library. Both the original library building and the church are un-reinforced, stone
and brick masonry building with stone rubble foundations
and wood framed, sloped roofs. Both buildings are roofed
with clay tile. There is a basement at the library building,
but only a partial basement at the church structure, most of
which is unexcavated. The link between the two buildings
is wood framed with a stone veneer, a concrete foundation
and a crawl space beneath.
The structure at 9 Church street is a framed house as was
not considered for use to expand the library due to it insufficient loading requirements and elevational conflicts.
The combined site is approximately 0.58 acres or 25,767
square feet. Both two story, and three story options were
reviewed and while a three story may allow up to 11 spaces
on-site, a two story option doesn’t allow any on site park-
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ing. Moreover, the MBLC will be looking for on-site parking to meet their guidelines, or the local zoning requirements as a minimum.
Combined lot size is 25,767 SF (0.58 acres)
Existing Building area (library) 5379 SF
Existing Library (13 Main Street) is in the Downtown Business District (BD)
According to the zoning by-law:
A. Minimum lot area: 15,000 square feet.
B. Maximum lot coverage: 60%.
C. Minimum setback from street line: 5 feet.
D. Minimum side yard width: 0 feet adjacent to property used solely
for non-residential purposes
at the time of application; 10 feet adjacent to property used partially
or wholly for residential
purposes at the time of application, or zoned for residential purposes.
E. Minimum rear yard depth: 20 feet adjacent to property used solely
for non-residential
purposes at the time of application; 30 feet adjacent to property used
partially or wholly for
residential purposes at the time of application, or zoned for residential purposes.
F. Maximum building height: 35 feet.

Adjacent House lot (9 Church Street) is Residence A (RA)
According to the zoning by-law:
A. Minimum lot area: 15,000 square feet with Town water.
B. Minimum lot area: 22,500 square feet without Town water.
C. Maximum lot coverage: 25%, except that lots which did not conform to the minimum lot area
requirement on January 1, 1997, may have a maximum lot coverage
requirement of 35%.
D. Minimum lot frontage: 100 feet.
E. Minimum setback from street line: 40 feet.
F. Minimum side yard width: 10 feet.
G. Minimum rear yard depth: 20 feet.

Page 9

Hopkinton Public Library Feasibility Study
Hopkinton, Massachusetts

Plus:
Buffers around nonresidential uses in residential districts:
The buffer shall be no less than 25 feet wide in a Residence A District.

Pros:
Traditional Library location
Historic Existing Library building
On Main Street
Cons:
Site too small to support library Program
No on site parking possible
Site split between Downtown Business and Residential A
districts
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0 Claflin Place
The undeveloped site at 0 Claflin Place [parcel U19-2-0]
is town owned property but is landlocked and will require
the acquisition of the currently developed house lot at 12
Claflin Place [parcel U19-3-0] . The structure at 12 Claflin
Place is a framed house as was not considered for use for
the library due to it insufficient loading requirements and
its location on site.
The combined Claflin Place site is long and narrow, and
expands in width towards the rear (south) end of the property, from 123 feet to 366 feet. The frontage is approximately 12 feet at the end of Claflin Place. Claflin Place is a
short (300 feet) but narrow (12 feet) road to support a large
commercial development such as a library. The traffic and
noise may be an issue for the neighbors, and it is unclear
if the utilities in the street would support a development of
this size.
The site is bordered on the East by a defunct Milford &
Woonsocket Line railway bed--formally owned by The
New York, New Haven & Hartford Railroad Co.,--which
is also town owned property [parcel U19-9-0]. This parcel
is part of the developing Charles River Trail system and
may also have a conservation restriction out to West Main
Street, where the frontage is 25 feet, and was accordingly
not considered as part of the possible site for the library.
The Claflin site shows a waterway which bisects the parcel
east-west, and drains to the west. It is not clear whether
this waterway is a continually flowing, or seasonal stream.
No wetlands surveys were performed as part of this study,
however the potential for wetlands and/or waterways and
their potential buffers were considered a negative for development of this property.
Combined lot size is 190,793 SF (4.38 acres)
Both lots are in the Residence B District (RB)
According to the zoning by-law:
A. Minimum lot area: 45,000 square feet.
C. Maximum lot coverage: 25%.
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D. Minimum lot frontage: 150 feet.
E. Minimum setback from street line: 50 feet.
F. Minimum side yard width: 25 feet.
G. Minimum rear yard width: 20 feet.
Plus:
Buffers around nonresidential uses in residential districts:
The buffer shall be no less than 50 feet wide in a Residence B District.

Pros:
Large, undeveloped site
Cons:
Stream on site? (Rivers Protection Act, setbacks)
Wetlands on site? (protection and setbacks)
Major commercial development on dead end street
Poor visibility for public building
Requires purchase of residence for access
Zoning setbacks are large reducing buildable area
Buffers between library use and in residential district
Access for trucks/deliveries
Utilities on dead end sufficient?
Traffic on dead end
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