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Town of Dudley - Route 197 PDA Analysis 

 

 

Purpose of Analysis 

The West Main Street (Route 197) corridor in Dudley was identified as a Priority Development Area in 
the recently completed Central Thirteen Prioritization Project.  Priority development areas (PDAs) are 
areas within a town that have been identified as capable of supporting additional development or as 
candidates for redevelopment. These are areas on which a town is focusing its energy to promote 
thoughtful economic development that is closely tied to the community’s goals.   

 

Figure 1. Route 197 PDA (Labeled "2") 

 

Following the completion of the Central Thirteen Prioritization Project, CMRPC was presented with a 
project request as a next phase of work from the Central Thirteen Prioritization Project, Blackstone 
Valley Prioritization Project, and the 495/MetroWest Development Compact.  Utilizing planning funds 
from the District Local Technical Assistance Program, the request was to move forward with next steps 
on the identified Priority Development Areas (PDAs).   

http://www.cmrpc.org/Central_PP
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Using approximately 25 hours of technical assistance, the objective of this project is to provide 
participating communities with a packet of information for a priority development area that can be used 
to guide them in identifying possible zoning changes, 43D application1, grant applications (MassWorks2), 
promotion to developers, template for future analysis of additional PDAs, etc.  CMRPC staff worked with 
each participating community to ensure that the technical assistance provided was tailored to the 
town’s specific needs. 

From the PDAs identified in Dudley, the town selected a portion of the Route 197 corridor (West Main 
Street) for a more comprehensive analysis. 

 

Study Area 

 Figure 2. Study area - Google Earth image 

 

The study area is bounded by Elizabeth Street to the east and Paglione Drive to the west, as well as 
significant civic buildings and uses:  the Town Hall and the Fire Department and Post Office.   This section 
of the West Main Street (Route 197) corridor is approximately one-half (1/2) mile in length.  The 
corridor is serviced by both municipal water and sewer infrastructure.  Route 197 continues beyond this 
study area into Connecticut, with predominantly commercial and light manufacturing land uses.  The 
character changes at the intersection with Hall Road and Lyons Road where the corridor becomes 
mostly wooded until Fabyan Road, where a few commercial operations are located, such as Webco 
Chemical Corp., and then we see a predominantly residential character for the remainder of the 
roadway.  Finally, the study area abuts one of Dudley’s most scenic areas, the 90-acre Merino Pond.   

                                                           
1 http://www.mass.gov/hed/business/licensing/43d/ 
2 http://www.mass.gov/hed/economic/eohed/pro/infrastructure/massworks/ 
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http://www.mass.gov/hed/business/licensing/43d/
http://www.mass.gov/hed/economic/eohed/pro/infrastructure/massworks/
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Zoning 

There are three zoning districts in the study area (See Figure 3): 

ZONING 
CODE 

ZONING 
DISTRICT 

MIN. LOT 
AREA (Sq. 
Ft.) 

MIN. LOT 
FRONTAGE 
(Feet) 

MIN. 
FRONT 
YARD 
(Feet) 

MIN. SIDE 
YARD 
(Feet) 

MIN. REAR 
YARD 
(Feet) 

BUS-15 Business/General 
Residential 

15,000  200 20 10 35 

LI-43 Light Industry 43 43,560 100 45 25 40 
RES-10 General 

Residential 
10,000 100 20 10 15 

 

The various uses allowed in the three zoning districts are quite typical for these types of districts.   

The RES-15 district allows a variety of residential types, including multifamily buildings, and commercial 
uses limited to activities such as kennels, funeral homes, recreational activities, and some institutional 
activities such as hospitals, nursing homes, and museums.  These non-residential uses are allowed by 
special permit.  This residential district also allows small solar photovoltaic installations and home 
occupations. 

The BUS-15 district allows residential uses as well as a variety of commercial activities or uses, such as 
motor vehicle sales, restaurants, animal kennels or hospitals, retail sales or services, gas stations and 
motor vehicle repair, and offices.  The district also allows light manufacturing, processing and research, 
institutional, and recreational uses.  

The LI-43 district does not allow residential uses, as it encourages commercial and industrial uses such 
as offices, banks, restaurants, manufacturing, bulk indoor storage, wholesale services, processing and 
research, and large ground-mounted solar photovoltaic installations. 

Of note are the dimensional requirements in the BUS-15 zoning district, specifically the 200-foot 
frontage requirement.   This is significant for two reasons:  1) it is twice the requirement of the Light 
Industry district; and 2) it is a large requirement for a minimum 15,000 square foot lot (where the 100-
foot frontage requirement in the LI-43 district corresponds to a 1-acre minimum lot size).  This sizable 
frontage requirement tends to encourage strip development, and can make successful redevelopment 
in the corridor challenging, particularly as only four parcels along West Main Street comply with the 
requirement, one of which is the Town Hall. 
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Figure 3. Zoning in the Study Area 
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Corridor Context and Characteristics 

 

Figure 4. View of Route 197 (West Main Street) looking west from Town Hall. 

 

  

Figure 5. View of Route 197 (West Main Street) looking east from the signal at Paglione Drive. 
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The bulk of the study area is in the BUS-15 zoning district, and the corridor is a mix of residential and 
commercial use, many times side by side.  Many residential buildings have been converted to 
commercial uses or include home-based businesses which are located next to typical small scale 
commercial developments.  See photos below.  With the exception of a few parcels, most properties in 
the corridor are less than one-half acre, and many are less than 15,000 SF.  Predictably, the corridor’s 
commercial uses are predominantly found along the street frontage, with the interior properties being 
predominantly residential, despite their commercial zoning classification. 

We also note that while the study area is of a residential scale, with most buildings close to the roadway, 
and with civic buildings anchoring the corridor, it is not comfortably walkable.  With so many residential 
properties in close proximity to the commercial-use area, walkability is a desired goal.   Information 
from the Town Planner indicates that part of the north side of West Main Street in the study area has 
sidewalks in various states of disrepair.  The south side of the street has no sidewalks, although older 
students and local workers can be seen walking daily on that side of the street.  However, to do so, 
pedestrians sometimes walk on a small path that has been worn in the roadside grass or on gravel 
through parking lots and on the street itself. 

A connected sidewalk network would improve this and would encourage more pedestrian use in this 
mixed use corridor. 

 

Figure 6. Typical mix of traditional small scale commercial development adjacent to residential buildings 
converted to commercial use and single-family residences. 
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The residential-scale development pattern changes in the corridor section near Paglione Drive.  In 
addition to a large retail beverage business (Marty’s Liquors), there is a large three-acre area made up of 
two parcels abutting Merino Pond.  This parcel is a former dairy and a remediated brownfield site.  This 
area provides a unique opportunity in the corridor in that it is a mostly vacant previously developed site, 
and it is one of the few areas that fully complies with existing dimensional controls.  See Figure 7. 

 

Figure 7. Approximately 3-acre area on Route 197 (West Main Street); zoned BUS-15. 

 

While mostly vacant, the 
site is occupied by a few 
businesses, including a 
karate studio and a business 
supplying garage doors and 
awnings.  See site photos to 
the left and below. 
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Figures 8 and 9. Remainder of site at 114 West Main Street. 
 

While this site presents a significant redevelopment opportunity, it is important to keep its surrounding 
context in mind: directly across the street from this site are residences.   

 

 

Figure 10. Homes across the street from the site at 114 West Main Street. 
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However, in addition to these residences, Marty’s Liquors, the aforementioned large retail beverage 
operation, is diagonally across West Main Street from the site.  Interestingly, the sizable parking lot 
associated with Marty’s is also used for the weekly farmers market and an annual plant sale.  It would be 
beneficial to consider alternative land use options for the 114 West Main Street site that compliment, 
and are complimented by, the surrounding neighbourhood. For example, a development that includes 
smaller scale offices, retail, restaurant, and/or a residential component would be consistent with the 
surrounding land use pattern and would also take advantage of Merino Pond.   

 

  

Figure 11.  Marty’s Liquors site. 

 

 

Finally, we note that there is a 
vacant lot measuring 1.77 acres 
in the LI-43 district at the end of 
the study area across from the 
Fire Station. Given its location at 
a signalized intersection, we see 
potential for redevelopment 
here as well.  See Figure 12. 

 

 

 

 

 

Figure 12.  Vacant site at Paglione Drive. 
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Planning in the Study Area 

The 2000 Dudley Master Plan discusses the Town’s economic development goals.  The Master Plan 
notes that two of the three Economic Development Incentive Program (EDIP) sites within Dudley are on 
West Main Street, although not within the study area.  Those two sites, Gentex Optics and Webco 
Chemical, were also participants in Dudley’s Tax Increment Financing (TIF) program at the time.  This 
indicates that the Town encourages a variety of commercial developments on West Main Street. 

The Master Plan also notes impediments to development in the study area, including:  1) Lack of Access 
to Regional Interstates; and 2) Lack of Capacity in the Municipal Water System.  Lack of access to 
regional interstates is noted because the nearest interstate highway is I-395; one must travel two-lane 
roads through either Webster or Webster and Oxford to access I-395. According to the Town Planner, 
lack of capacity in the municipal water system continues to be an impediment to economic development 
in the entire town, but especially along the West Main Street Corridor, where insufficient water pressure 
is an occasional complaint.   

 

Recommendations and Next Steps  

The study area has many advantages for additional economic development: 

• Municipal water (although somewhat problematic) and sewer 
• Route 197 is an established mixed use corridor 
• Several civic buildings/uses located in the corridor, which serve as good “anchors” that bring 

regular, but not heavy, traffic 
• Existing sites with redevelopment or infill development opportunity  

 

As noted in the list above, one of the advantages of the study area is that it is an established mixed use 
corridor: it has a mix of small businesses, home-based businesses, and larger commercial endeavors, as 
well as established residential neighbourhoods.  One of the goals of this area could be to build upon the 
existing foundation of businesses and homes and provide an environment that encourages additional 
development in scale with the surrounding neighbourhood.   

The 2000 Master Plan began the discussion regarding the future of the study area.  However, before 
anything significant is undertaken, the Town ought to establish a specific vision for this area.  Is there a 
shared vision for this section of Route 197 that sets it apart from the rest of the Route 197 corridor?  Is 
there a shared vision that can be articulated by both the commercial and residential interests located 
there?  What kinds of businesses or residential development would the Town like to see here in the 
future?  This vision, or goal statement, or series of objectives, can help guide the future land use policy 
for the area.  Does the zoning bylaw as it relates to this corridor and its three zoning districts support the 
vision?  Or are there changes that ought to be considered to encourage the type of development that 
the Town would like to see?  

For example, this type of mixed use corridor might benefit from mixed use development sites.  That is, 
development projects that include a mix of residential and commercial uses on the same site.  Currently, 
the Mill Conversion Overlay District is the only zoning district in Dudley that allows mixed use 
development.  The Town may want to consider allowing mixed-use developments within this area, 
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subject to specific zoning language and design guidelines to ensure the end product meets the goals for 
the area.  The site at 114 West Main Street, given its size and proximity to Merino Pond might be a 
suitable location for such a development. 

This notion is further supported by one of the major recommendations in the 2000 Master Plan: “The 
Town’s zoning scheme needs to differentiate between large-scale, high-intensity commercial uses and 
small-scale neighborhood commercial uses.”  Given the existing character of the study area, 
appropriately scaled development is critical.  Finally, according to comments made in public meetings 
over the past several years, it appears that Dudley residents have been thinking about what they would 
like to see on West Main Street, including: 

• Street trees and sidewalks on both sides of the street 
• A multi-store shopping venue near the post office 
• A restaurant 
• A bakery 

 

 

 

Figure 13.  Examples of mixed-use developments. 

 

Concurrent with the visioning process, an analysis of the required 200-foot frontage requirement in the 
BUS-15 district is recommended.  This is a significant requirement that may not encourage the type of 
development or redevelopment the Town wishes to see here, particularly as so few existing parcels in 
the district conform to this requirement.  A 200-foot frontage requirement seems out of scale with the 
prevailing development on West Main Street.  This may be a constraint on effective economic 
development in such a limited activity area, and may also be an impediment to improving older business 
uses and structures. As an example, areas of Route 9 in Southborough and Westborough require 200 
feet of frontage, but this is for large scale development on a four-lane arterial that sees 50,000 vehicles 
per day, which is quite different from the character of West Main Street. By comparison, Route 197 sees 
approximately 18,000 cars (based on a 2002 traffic count conducted by CMRPC), and it is a collector 
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road.  However, given its immediate context, smaller scale development standards would be more 
appropriate. 

Along with potential zoning changes, the Town may consider adopting Design Guidelines as well.  Design 
Guidelines are a set of recommendations intended to guide development toward a desired level of 
quality through the design of the physical environment.  They are separate from the zoning bylaw, and 
are intended to inform the process for both the developer and the permitting authority.  Guidelines 
should work in concert with other regulatory tools to clarify Dudley’s vision and facilitate and expedite 
development that is consistent with that vision. Articulating what the Town wishes to see in 
development proposals assists both the reviewing authority and the project proponent because 
everyone starts the process knowing what the Town is looking for.  Providing a more predictable 
permitting process will allow the Town and the proponent to work cooperatively on the critical issues 
surrounding a site’s development.   

In summary, this section of Route 197 (West Main Street) has the potential for positive redevelopment 
in some select locations and would also benefit from improvements to the sidewalk network and a few 
specific zoning bylaw changes.   

We recommend the following: 

• Develop a vision for the area 
• Consider allowing mixed use 
• Encourage appropriate scale development  
• Review dimensional requirements for consistency with the established vision 
• Adopt design guidelines to guide town and developers 
• Invest in sidewalk (and water) infrastructure 

 

 


