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Sutton/Millbury 122A PDA (PDA# 290-6) 
Technical Assistance Report  

 
Prepared for the 

Towns of Sutton and Millbury 
 
 

Purpose of Analysis 
 
The Sutton/Millbury 122A PDA was initially identified as the “Providence & Worcester (P&W) Transit-
Oriented Development (TOD) Priority Development Area” within the 2012 Blackstone Valley 
Prioritization Project (PDA #290-6) by the Town of Sutton.  On February 10, 2014 CMRPC received letters 
of interest from the Towns of Sutton and Millbury seeking technical assistance from CMRPC with regards 
to lands on the border of both communities that generally correlate to the location of PDA# 290-6 in the 
area of Route 122A (Providence Road).   Based on the two towns’ submittal, CMRPC Staff worked with 
each community to develop a single PDA Assessment that covers this geographic area.  This assessment, 
which is in accordance with the Scope of Services, follows.  Priority Development Areas (PDAs) are areas 
within a municipality 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. 
 
PDA assistance projects are intended as a “next step” following the completion of a prioritization 
project.  Planning funds from the District Local Technical Assistance (DLTA) Program support the effort 
and up to 25 hours of technical assistance may be provided to each interested community.  Specifically, 
the objective of this program is to provide participating communities with a packet of information for a 
PDA that can be used to guide them in identifying possible zoning changes, development of a Chapter 
43D application1 or other grant applications (MassWorks; DHCD’s Downtown Technical Assistance), 
promotion to developers, as a 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. 
 
Study Area Selection  
 
The Towns of Sutton and Millbury were approved through DLTA PDA Analysis project programming for 
up to 25 hours for this project.  Since each PDA in the respective communities shares a boundary with 
the PDA project in the other community, the approach for this scope was to assess each PDA as one 
single project, to be referenced as the Sutton/Millbury Route 122A PDA, and so CMRPC assigned up to 

                                                           
1
 www.mass.gov/hed/business/licensing/43d.  CMRPC Staff notes that on September 17, 2014 the State’s 

Interagency Permitting Board (IPB) approved the Route 122A PDA as a 43D Priority Development Site (PDS) in both 
towns:  http://www.mass.gov/hed/business/licensing/43d/who-is-it/.   

http://www.mass.gov/hed/business/licensing/43d/
http://www.mass.gov/hed/business/licensing/43d/who-is-it/
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25 hours for the project.   CMRPC Staff, Christopher J. Ryan, CDAP Program Manager, developed the 
Scope of Services and assisted in the Project Development and review of the initial Draft Report; Eric R. 
Smith, Principal Planner, acted as Project Manager to complete this Project according to the various 
agreed to Scope of Services tasks.   Dominique DuTremble, Planning Assistant, led the development of 
the marketing brochure.  
 
This project was designed to provide data and recommendations for the two towns to assist in 
marketing the properties for development or redevelopment. The towns requested that CMRPC Staff 
focus the DLTA technical assistance time on providing an assessment of current conditions with 
consideration of current opportunities and constraints, assist the two towns in the development and 
deployment of marketing tools, including how to potentially market the Route 122A PDA as a single 
development opportunity, and consider other tools such as zoning and design guidelines to facilitate 
development and remove unnecessary constraints.   Specifically the project tasks were completed as 
follows: 

1. Conducted a site visit and took photographs.  Developed comprehensive description of current 
conditions for the PDA site and surrounding area as it may influence development opportunities 
on site. Prepared a set of current conditions maps and analyzed any prior reports for 
background. 
 

2. Developed a comprehensive description of opportunities and constraints for the site both at the 
macro and micro scale. 
 

3. Developed specific recommendations and mechanisms for facilitating site development such as: 
 

a. Marketing Tools: (this shall include a final copy of the PDA analysis report plus brochure 
and recommendations for other media); 

b. Design:  The towns have noted that design is a very important factor in development or 
redevelopment of this area.  Recommendations were developed for appropriate design 
guidelines that will meet these goals but do not serve as another obstacle for marketing 
and development. 

 
4. Developed a comprehensive PDA analysis report to include all elements developed above, 

photographs, and maps.   
 

5. Prepared a marketing brochure (electronic) to draw attention to the PDA and its benefits and 
features. Brochure should be targeted to potential investors, existing property owners, 
prospective business startups, and potential business expansion or relocation opportunities.  
 

Task 1: Site Visit / Photographs / Maps:  On August 6, 2014 CMRPC Staff visited the site with the 
Planning Directors from both communities.   Steve Landry of Aggregate Industries provided a tour of 
their property.     Rainy conditions and the large acreage associated with the Aggregate property meant 
that most of the site visit was conducted by vehicle.   CMRPC Staff took a series of photographs, which 
have been integrated into marketing brochures as appropriate.   All of the photos have been provided to 
the two communities in electronic format for further use as deemed fit.   
 
Task 1a) Comprehensive description of current conditions for the PDA site and surrounding area as it may 
influence development opportunities on site:  
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The Route 122A PDA totals 518.39 acres between the two towns, as indicated in Table 1 below.  Of the 
total acreage 437.62 acres are in the Town of Sutton (84.4%) with the remaining 80.77 acres in the Town 
of Millbury (15.6%). 

Table 1: Acreage of the Route 122A PDA 

Community Acres Percent of Total 

Town of Millbury 80.77 15.6% 

Town of Sutton 437.62 84.4% 

Total 518.39 100% 

 
Land Use: A review of the existing land use, based on 2005 MassGIS data, shows that a majority of the 
land use acreage associated with the 122A PDA is the earth removal operations associated with the 
Aggregate Industries properties, though this facility is now largely inactive, as noted below in the 
ownership discussion.  The earth removal operations of Worcester Sand and Gravel are still active.  
Other land uses of the PDA include the forested lands that surround the formerly mined areas, a couple 
of commercial clusters (the first is in the area of Providence Road and Buttonwood Avenue within the 
Town of Sutton that includes Triola Brothers Materials business; the second is in the Town of Millbury 
that includes the Lewcott Corporation (AKA Barrday Composite Solutions)’s facility.   See Figure 1 for the 
2005 land use as of the 122A PDA and surrounding areas.    
 

Figure 1: Existing (2005) Land Use 
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Ownership:  
 
Of the 80+ acres in Millbury, approximately 40 acres are owned by AGGREGATE INDUSTRIES, which is 
wrapping up an earth removal/processing operation at the site. Another 40+/- acre are owned by 
Lewcott Corporation (AKA Barrday).   Aggregate Industries also owns +/- 297 acres in the Town of Sutton 
that are incorporated in the 122A PDA area.  A complete list of the approximately 70 parcels that are 
included within the Route 122A are included within Appendix A of this Report.    
 
Zoning:  
 
Zoning of the PDA consists of three zoning districts: 1) Industrial-1 District - 80+ acres within the Town of 
Millbury (the Town of Millbury rezoned their portion of the Route 122A PDA to I-1 from Business 
I/Suburban II in 2013), 2) Office-Light Industrial (OLI) District- approximately 2/3 of the Town of Sutton’s 
acreage and 3) Residential- Rural (R-1) District - the remaining portion of Sutton’s acreage. The R-1 
District is located to the rear of the industrial districts on the west side of the Route 122A PDA.    See 
Appendix B for a more detailed document that assesses the various uses and dimensional requirements 
of these three (3) zoning districts.   
 
Note that the R-1 District is clearly incompatible with future economic development opportunities of the 
PDA and a consideration for rezoning to a more appropriate commercial/industrial zone is a key 
recommendation of this PDA Assessment.  The Sutton Planning Director noted that Town of Sutton will 
be supportive of future rezoning but it will be dependent on what mix of land uses/type of development 
a developer proposes.   The Town is also supportive of the idea of a mixed use development such as a 
commercial-residential mix.  CMRPC recommends a zoning change such as Planned Unit Development 
(PUD) or a similar mixed-use and smart growth-based zoning to allow for the mixed-use development 
option.  The Town of Ashburnham is an example of a community that adopted PUD zoning that is an 
overlay over an area of the community they wished to encourage mixed-use development.    
 
For Sutton’s Office – Light Industrial (OLI) zoning district, the Town of Sutton rezoned this area at the 
October 21, 2013 Town Meeting from Industrial zoning. 
 
Constraints:   
 
CMRPC GIS Analyst, Matt Franz, assisted in the mapping and analysis of the various constraints that are 
found within the Route 122A PDA.   The maps are further described below and included within this 
Report as referenced accordingly.  A set of each map at 11” x 17” was provided to each community in 
PDF format as well.   Below in Table 2 is the set of constraints, both in acreage and percentage of the 
total acreage, of the 122A PDA. 
 

Table 2: Constraints within the Route 122A 

Acres Features 
% of total of 

the PDA 

27.93 Acres that are Wetlands 5.34% 

24.81 Acres that are part of the Wetlands Buffer 4.75% 

24.80 
Acres that contain "Steep Slopes" (Slopes 25% and 
Greater) 4.74% 

77.54 Total Acres with a form of constraint 14.83% 
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Thirty-seven (37) acres of this PDA site is included within a power line right-of-way (ROW) and 
associated easement.  There a two such power lines in this PDA; the largest is the one runs north to 
south; with a second that goes generally east to west over the Aggregate Industries parcel in the Town 
of Millbury.   For the larger north to south power line, it is located on the western portion of this PDA. 
The power lines are visible on the land use map in Figure 1. 
 
Task 1b) Provision of a set of current conditions maps. Analyze prior reports for background. 
 
GIS Analyst Matt Franz assisted in the development of a set of current conditions maps making use of 
CMRPC’ GIS.  The set of maps were as follows:  a) Overview Map, b) Orthophoto Map, c) Zoning Map, d) 
Constraints Map and e) Environmental Map. CMRPC Staff are not aware of any prior reports to assist in 
background information for this PDA.   
 

Map 1: Overview Map of the Route 122A PDA  
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Map 2: Orthophoto Map of the Route 122A PDA 

 
 

Map 3: Zoning Map of the Route 122A PDA 
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Task 2: Develop a comprehensive description of opportunities and constraints for the site both at the 
macro and micro scale 
 
Fortunately, there are no major environmental constraints preventing additional development within 
the Route 122A PDA.  As indicated in Map 4 and 5 on the following page, the Zone II associated with the 
Town of Sutton’s drinking water well resource and the Cold Brook Spring and associated River 
Protection Act jurisdiction area are the most significant environmental constraints within PDA overall. 
 
Infrastructure:  Given this PDA consists of two municipalities (Millbury and Sutton); infrastructure 
availability does differ by municipality.   Millbury has both sewer and water services but they end at the 
Lewcott business and constitute the end of the line for both.  However, the Landscaping Etc. business, 
located diagonally across the street at 145 Providence Street, is currently going through site plan review 
to build a warehouse/garage.   This project would involve extending water and sewer service to serve 
this building.   Coupled with an abutting property on the same side of the street as Landscaping Etc. 
planning a self-storage facility, the Town of Millbury is encouraging both businesses to work together to 
extend the mains in a way that will adequately service both uses.     Landscaping Etc. wants to extend 
water service by connecting to the existing 12” water line with an 8” water main extension.     
 
Millbury’s Aggregate parcels do not currently have sewer and water service.  Although the utilities will 
be further extended as part of the Landscaping Etc. project, they will likely have to be upgraded to 
handle industrial development on this property.    Natural gas extends to the Sutton Town Line, at a 
minimum. Broadband services are readily available to all Millbury properties, including those parcels 
within the Town’s portion of the Route 122A PDA.  Finally, Providence Street has 3-phase power.    
 
Water service is available in the Town of Sutton along Providence Road and Boston Road.  Sewer service 
is available along Providence Road, Boston Road, and Buttonwood Avenue.  Water and sewer would 
have to be installed within the Aggregates lands to service development internal to that site.  Natural 
gas is available on the Town of Sutton along Route 122A, adjacent to the PDA site.  Broadband services 
are available to service properties on the Sutton’s portion of the Route 122A PDA. National Grid has 
three-phase 13.8kV overhead service available along Route 122A, Buttonwood Avenue and Boston Road 
in Sutton.  
 
MassWorks grant funding represents one potential source of funding to help facilitate infrastructure 
development in this PDA.   
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Map 4: Constraints Map of the Route 122A PDA 

 
 

Map 5: Environmental Map of the Route 122A PDA 
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A summary of the opportunities and constraints for the Route 122A are as follows: 
 

 Two (2) landowners own a significant percentage of the total acreage.  (+/-377 acres of the total 
518.39 acres or 72.7%).  This could facilitate development more easily as property acquisition 
negotiations are minimized.  This represents an opportunity for easy land assembly and should 
be marketed as such. 
 

 There are no significant environmental constraints for the PDA as a whole.  For example, two of 
the largest Millbury parcels were identified as sites with few environmental constraints based 
on the analysis prepared for the Worcester Regional Freight-based Economic Development Site 
Selection Project. 

 

  A summary of the environmental constraints that do exist are as follows: 
 

o Wetlands: 27.93 acres, or 5.34% of the Route 122A PDA land area (these are absolute 
development constraints) 

o Regulated Wetlands Buffer Areas: 24.81 acres, or 4.75% of the Route 122A PDA land 
area (these represent a partial development constraint) 

o "Steep Slopes" (Slopes 25% and Greater): 24.80 acres, or 4.74% of the Route 122A PDA 
land area (these represent a partial development constraint). 
 

 The Power Line Easement ROW and High Tension lines act as a development constraint, but 
they are also an opportunity to buffer future development from the existing residential 
development to the east of Dudley Road in Sutton and to the west on Captain Peter Simpson 
Road in Millbury.   Given the interest in providing walkable communities, future development in 
this PDA could provide for a walking path under the high tension power lines.  This concept has 
been implemented in other communities, as CMRPC Staffer Eric R. Smith visited and walked 
such a path within a development in Irvine, California.  An example of such a walking path is 
provided in Figure 2 below. 

Figure 2: Walking Path along a High Tension Power Line 
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 Freight Rail Access:  The site contains an existing spur of the Providence & Worcester Railroad’s 
main line between Providence, RI and Worcester, MA.  According to Charles D. Rennick, General 
Counsel, of P&W Railroad: “The switch to this property is active and we consider this a very good 
site for rail use/development.” 
 

 As was noted within the zoning discussion on page 4, Sutton’s existing residential zoning scheme 
within their portion of this PDA poses a constraint to full economic development potential at 
built out, as about a 1/3 of Sutton’s lands within this PDA are zoned residential.    However, the 
Town of Sutton has stated they do not want to rezone unless they support a proposed project.  
In addition, the Town has noted its support for mixed use here. 

 

Task 3) Develop specific recommendations and mechanisms for facilitating site development such as: 
 
a. Marketing Tools: (this shall include a final copy of the PDA analysis report plus brochure and 

recommendations for other media);   
 
CMRPC Staff provided the Towns of Sutton and Millbury with a marketing brochure for the Route 
122A PDA.   Included within the brochure are the following bulleted summary points that each 
community can use to help market the Route 122A PDA Site. 

 

 Subject Site = 519 acres (81 acres in Millbury / 438 acres in Sutton) 

 Two owners (Aggregate Industries and Lewcott Corporation) own 72.7% of land within the 
Subject Site 

 Zoning: Recently rezoned Industry-1 in the Town of Millbury; Mix of Office-Light Industrial and 
Residential-1 in Town of Sutton (Town of Sutton would be supportive a mixed-use development 
in their 122A PDA lands) 

 Allowed Uses: In Millbury, building materials or construction equipment sales or storage, 
building tradesmen and contractors; light manufacturing, warehousing, wholesale distribution 
not involving bulk storage, research and development, freight or transportation terminal. In 
Sutton, residential, church, agricultural, continuing care retirement communities, nursing home, 
veterinary/kennel, personal service establishments, motion picture establishment and 
commercial recreation, railroad and railway express service, warehousing, commercial parking, 
other non-industrial accessory uses, small and large solar photovoltaic installations;  business 
and professional office,  research and development, retail stores, restaurants, hotels and 
motels, hospital/medical clinic, repair services, educational establishments which are not non-
profit, trucking services and warehousing, manufacturing, processing, landscape contractors, 
and research and development. 

 Utilities: Natural gas, water, and sewer adjacent to the site. 

 Freight Rail Access:  Site is served by an active rail spur along the main branch of the Providence 
& Worcester Railroad.   

 Driving Distance:   
o To Route 146 / Route 20 / I-90 – 3.5 miles 
o To I-290 and I-395 – 6.5 miles 
o To I-495 – 11 miles 
o To Worcester – 8 miles 

To Providence – 33 miles 
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In addition to distributing the brochure within each community, CMRPC Staff suggests that each 
town work with the Blackstone Valley Chamber of Commerce (BVCoC) to distribute the brochure 
to existing businesses and also as part of business recruitment efforts.   The Worcester Regional 
Chamber of Commerce has a staff person dedicated to business recruitment and may be able to 
assist in the recruitment effort, especially to potential business/users that could benefit from the 
large acreage associated with the Route 122A PDA. 

 
The BVCoC’s website: http://www.blackstonevalley.org/.  Contact person:  Jeannie Hebert, 
President and CEO, Blackstone Valley Chamber of Commerce, email address: 
jhebert@blackstonevalley.org, 508 234 9090 X106 (ph).   
 
The WRCC website https://www.worcesterchamber.org/.  Contact person:  Sherri G. Pitcher, 
Director of Business Recruitment.  Email address: spitcher@worcesterchamber.org; Phone #:  
508.753.2924, ext. 226.  
 
Finally, due to the site’s designation as a Priority Development Site under MGL Chapter 43D on 
September 17, 2014, the 122A PDA site can benefit from marketing as part of the Commonwealth 
of Massachusetts’s state-wide economic development efforts.     
 

b. Zoning: (Consideration of underlying and overlay zoning appropriateness and identification of any 
barriers/lack of sufficient incentives to development from these mechanisms.) 

 
The Town of Sutton is interested and supportive of a mixed use development in their portion of the 
Route 122A. CMRPC recommends the Town develop a zoning provision to allow for the mixed-use 
development option.  Such zoning could be achieved via a Planned Unit Development (PUD) zoning 
bylaw or a similar mixed-use and smart growth-based zoning bylaw provision to allow for the 
mixed-use development option. For example, the Town of Ashburnham adopted PUD that is an 
overlay district over an area of the community they wished to encourage mixed-use development.   
The Ashburnham PUD Bylaw is provided as Appendix C.    CMRPC Staff did not observe anything 
within the Town of Millbury’s zoning scheme for the site (I-1) that would hinder development. 
 

c. Design:  (The towns have noted that design is a very important factor in development or 
redevelopment of this area.  Develop recommendations for appropriate design guidelines that will 
meet these goals but not serve as another obstacle for marketing and development.)     

 
CMRPC Staff notes that our 25-hour technical assistance effort did not allow for development of 
detailed recommendations regarding appropriate design guidelines.  Each Town could apply for 
additional DLTA assistance in 2015 or consider use of their Local Planning Assistance (LPA) hours for 
this assistance.   However, we have identified a number of resources, including one directly related 
to the Blackstone Valley, that each town can review further to assist in the development of 
appropriate design guidelines.  A summary of each of these resources is provided for below.  

 

 The Design Review Manual: A Guide for the Blackstone River Valley, was prepared by the 
Blackstone Valley Institute in March 2003.  Though now over 10 years old, this document 
still represents an excellent resource for both communities to address the design 
considerations they consider so important.  As noted on page 1 of this Guide: 
 

http://www.blackstonevalley.org/
mailto:jhebert@blackstonevalley.org
https://www.worcesterchamber.org/
mailto:spitcher@worcesterchamber.org
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 “Many communities in the Blackstone Valley are growing at rapid rates and face the challenge of 
ensuring that new development is compatible with the established character of their historic villages 
and neighborhoods. Several types of regulations can play a role in shaping the appearance of new 
structures, uses, and signs, including designation of local historic districts, review of site plans, and 
implementation of design review. This guide provides Valley communities with general information 
on how design review works, and how to begin a local design review process. Design guidelines 
developed through a consensus-building public process and with professional expertise can be an 
effective tool for shaping community character (emphasis added).   
 

The Guide provides reference to a set of Design Guidelines adopted by the Town of 
Franklin.  We summarize this set below, given that they have developed a set of guidelines 
for areas being targeted for new development, which is similar to the Route 122A PDA.  A 
second set of Design Guidelines provided for reference is the Town of Sturbridge’s Design 
Review Committee Handbook and Design Guidelines. 

 

 The Town of Franklin’s Design Review Commission’s Design Guidelines were prepared by 
The Cecil Group, Inc. in August 2005.   Within “Part III – Specific Design Guidelines” on page 
III-10 is a set of design guidelines that were tailored to the Town of Franklin’s commercial 
corridors including “the areas currently experiencing the greatest commercial activity (that) 
are located along Route 140 and around the two major industrial parks in Franklin - Forge 
Park and Franklin Industrial Park.”  The Town had noted how. “…continued development of 
these areas could result in a hodge-podge of incompatible buildings and uses, or, with 
careful planning, could result in attractive and usable ‘gateways’ to the Town, which can be 
sources of pride to the entire community.  CMRPC notes the similarity of the Route 122A 
PDA acting as a gateway to each respective community.    The Town notes their objective 
“…to reconcile the architecture of the new ‘gateway’ commercial areas, King Street/Route 
495 and West Central Street/Forge Park, with the rural character that already exists 
throughout the Town. Orderly streetscape patterns, small and clustered scale, vernacular 
building forms, materials and details, appropriately sized signage and thoughtful 
landscaping can all contribute to the rural context.” 
 
Accordingly the Town of Franklin developed design guidelines that address the following 
development considerations: 

o Site planning and layout, including parking 
o Site design and landscaping, including pedestrian amenities 
o Building design, including exterior materials.   

 
Both the Town of Millbury and Town of Sutton could adopt similar design guidelines for 
future development in the Route 122A PDA to follow.  The design guidelines could then be 
applied during site plan reviews and special permit applications submitted to each 
community.  By integrating the design review process with existing permitting processes, 
they would not serve as an obstacle to marketing and development. The specific 
commercial corridor design guidelines are found on pages III-11 to III-16.   
 
The Town of Franklin’s Design Guidelines can be found at: 
http://town.franklin.ma.us/Pages/FranklinMA_Planning/designdocuments/guidelines.PDF  

 

http://town.franklin.ma.us/Pages/FranklinMA_Planning/designdocuments/guidelines.PDF
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 The Town of Sturbridge’s “Design Review Committee Handbook and Design Guidelines” 
were adopted in March 2011 and prepared with consultant assistance, Planning Staff and 
volunteers from the Town’s Planning Board and Design Review Committee.    Section 4.2 of 
the Design Guidelines (page 35) addresses the Town’s Commercial Corridors by providing a 
similar set of design guidelines that the Town of Franklin developed for its commercial 
corridors.  
 
Within Section 4.2, there are eleven (11) general design guidelines that applicants must 
take into consideration per Section 2.3 of the Design Review Guidelines.  These are: 
  
1)  Site Planning 
2)  Parking layout, including buffers and pedestrian considerations 
3) Perimeter buffers around commercial development where they abut the street or 

residential uses 
4) Pedestrian access and connection considerations 
5) Site lighting (light pole height, designed to minimize spillage to adjacent properties)  
6) Site lighting (internal to the site, bright enough to provide security) 
7) Signage (individual tenants) 
8) Architectural details 
9) Building layout (especially for larger buildings)  
10) Freestanding Signs (e.g. directory signs) and  
11)  Signage placement considerations 
 
Finally, “Applicants are encouraged to discuss their projects with the Planning Department 
if they have any questions regarding the Design Review Guidelines.”  A copy of the Town of 
Sturbridge’s Design Review Committee Handbook and Design Guidelines can be found at: 
http://www.town.sturbridge.ma.us/Public_Documents/SturbridgeMA_Depts/S02FE9296-
02FE92DF.0/Guidelines_adopted_03_22_11.pdf     
 

http://www.town.sturbridge.ma.us/Public_Documents/SturbridgeMA_Depts/S02FE9296-02FE92DF.0/Guidelines_adopted_03_22_11.pdf
http://www.town.sturbridge.ma.us/Public_Documents/SturbridgeMA_Depts/S02FE9296-02FE92DF.0/Guidelines_adopted_03_22_11.pdf
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j.smith@town.sutton.ma.usj.smith@town.sutton.ma.usj.smith@town.sutton.ma.us   
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Board of Selectmen 

4 Uxbridge Road 

Sutton, MA 01590 



 

 

 

The Shoppes at Blackstone Valley Blackstone River Bikeway 

Potential uses include: 

 Warehousing, manufacturing, pro-
cessing 

 Commercial parking, repair services 

 Businesses, offices, R&D 

 Commercial recreation,  

 Retail, restaurants, hotels/motels 

 Educational, medical, veterinary insti-
tutions 

Potential uses include: 

 Warehousing, manufacturing, processing 

 Research & Development 

 Wholesale distribution, transportation terminal 

 Education or medical facility 

 Personal services, restaurant 
 

Sutton (438 acres) 

Population: 

Millbury- 13,261 
Sutton- 8,963 

Worcester County- 798,552 

 

Distance: 

Rte. 146/20/ I-90-  3.5 miles 

I-290 & I-395- 6.5 miles 

I-495- 11 miles 

Worcester- 8 miles 

Providence- 33 miles 
Boston- 45 miles 

Millbury (81 acres) 

UNPARALLELED  

OPPORTUNITY 

The Region’s most developable 

site, the Route 122A PDA offers 

space, metropolitan proximity, 

freight rail access, and more. 

Offering gentle topography, easy 

site assembly, and pro-business       

policies makes this area a don’t 

miss opportunity.  

 519 acres 

 Supports mixed-use development 

 Served by active rail spur (P&W) 

 Natural gas, water, sewer, broadband,                             

& 3-phase power adjacent to the site 

 Easy site assembly  
       (two primary owners) 

 Motivated sellers 

 No significant environmental  
      constraints 

 Single-payer tax rate 

 Quick review: Site is an                                                     

approved MGL Ch. 43D                                                    

Priority Development Site 

 

   Cordis Mills Residential Development 

 

Located in the Blackstone 
River Valley National Heritage 
Corridor, Millbury and Sutton 

Mass. are part of the Worcester
-Metro Area- home to 799,000 

people. Millbury is on the fore-
front of development,  resulting 

from multi-million dollar  highway 
connections and improvements. 
The Shoppes at Blackstone Val-
ley provide over 750,000 SF for 

shopping and dining. A picturesque, 
bedroom community, Sutton hosts 
firms such as Atlas Box, CARQUEST, 

Polyvinyl, and others.  

VIBRANT 

 REGION 

Mixed Commercial Development South Sutton Industrial Park 

http://www.shopsatblackstonevalley.com/
http://www.shopsatblackstonevalley.com/


 
 
 
 
 
 
 
 
 
 

Appendix A: 
 

Parcels within the Route 122A PDA 



Appendix A: Parcels within the Route 122A Priority Development Area (PDA)

Object ID Parcel ID
Lot Size 

(Acres)

Use 

Code
Parcel Address Town Property Owner ZONING

3646 6_1 3.86 4100 37R BUTTONWOOD AVE Sutton AGGREGATE INDUSTIRES R1

351 11_42 1.41 1300 96 BOSTON RD Sutton AGGREGATE INDUSTRIES R1

190 11_161 0.95 1310 90 BOSTON RD Sutton AGGREGATE INDUSTRIES R1

3758 6_23 4.73 316I 71 PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

177 11_142 10.10 4100 92R BOSTON RD Sutton AGGREGATE INDUSTRIES R1

349 11_39 18.12 4100 100R BOSTON RD Sutton AGGREGATE INDUSTRIES R1

3174 5_100 18.00 4100 54R DUDLEY RD Sutton AGGREGATE INDUSTRIES R1

3284 5_87 10.00 4100 123R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

3285 5_88 11.00 4100 91R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

3286 5_89 50.77 4100 81R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

3288 5_90 6.00 4100 98R DUDLEY RD Sutton AGGREGATE INDUSTRIES R1

3290 5_94 18.89 4100 82R DUDLEY RD Sutton AGGREGATE INDUSTRIES R1

3293 5_98 2.98 4100 72R DUDLEY RD Sutton AGGREGATE INDUSTRIES R1

3294 5_99 32.11 4100 64 DUDLEY RD Sutton AGGREGATE INDUSTRIES R1

3710 6_18 4.91 4100 61R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

3719 6_19 2.97 4100 71R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

3728 6_2 6.00 4100 35R BUTTONWOOD AVE Sutton AGGREGATE INDUSTRIES I

3769 6_24 12.67 410C 75R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

3780 6_25 12.16 410C 105 PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

133 10_97 49.00 410I 100 BOSTON RD Sutton AGGREGATE INDUSTRIES R1

3740 6_21 7.16 440V 53 PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

3732 6_202 5.56 4410 33R BUTTONWOOD AVE Sutton AGGREGATE INDUSTRIES I

1320 2_10 0.69 4420 127R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

1323 2_4 6.03 4420 125R PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

1901 3_1 0.90 4420 125 PROVIDENCE RD Sutton AGGREGATE INDUSTRIES I

1906 3_14 0.98 3900 124  PROVIDENCE RD Sutton DILEO GAS INC I

130 10_94 1.33 1010 122 BOSTON RD Sutton DOIRON MARCEL R1

1922 3_3 0.43 316I 81 BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

1924 3_4 3.46 4000 71 BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

1925 3_5 0.70 4000 69 BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

3850 6_58 3.30 403 65R BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

1915 3_22 3.66 403V 63 BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

3848 6_56 0.02 403V 69R BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

3849 6_57 2.81 403V 71R BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

1927 3_7 2.05 4420 64 BLACKSTONE ST Sutton ONE BLACKSTONE STREET LLC I

4175 0.49 1040 69 BUTTONWOOD AVE Sutton PELKEY JOAN F R1

Prepared for the towns of Millbury and Sutton; Prepared by CMRPC



Appendix A: Parcels within the Route 122A Priority Development Area (PDA)

Object ID Parcel ID
Lot Size 

(Acres)

Use 

Code
Parcel Address Town Property Owner ZONING

3869 6_8 1.02 316I 47 PROVIDENCE RD Sutton PELLATT HOWARD V

3745 6_216 9.98 9750 1 BLACKSTONE ST Sutton PROVIDENCE & WORCESTER RR R1

1928 3_8 8.40 3320 112 PROVIDENCE RD Sutton RANO FRANK I

3812 6_28 6.66 4000 68 PROVIDENCE RD Sutton S RALPH CROSS & SONS INC I

3738 6_208 1.84 1010 33 BUTTONWOOD AVE Sutton SHIH PEI PEI R1

4201 11.12 1310 25 BUTTONWOOD AVE Sutton SHIH PEI PEI R1

3823 6_3 2.46 1320 35 BUTTONWOOD AVE Sutton SHIH PEI PEI R1

1912 3_2 0.59 9300 113 PROVIDENCE RD Sutton TOWN OF SUTTON R1

3705 6_17 2.15 9300 34 HATCHERY DR Sutton TOWN OF SUTTON I

3729 6_20 22.93 9300 14 HATCHERY DR Sutton TOWN OF SUTTON I

4172 2.06 9300 51 PROVIDENCE RD Sutton TOWN OF SUTTON I

1926 3_6 5.65 9306 72 BLACKSTONE ST Sutton TOWN OF SUTTON I

3791 6_26 2.78 3250 80 PROVIDENCE RD Sutton TRIOLA DOMENIC P I

3748 6_22 0.56 1090 65 PROVIDENCE RD Sutton VAILLANCOURT ROLAND D JR I

3821 6_29 0.60 1110 66 PROVIDENCE RD Sutton VAILLANCOURT RONALD J I

3824 6_30 8.34 440V 60 PROVIDENCE RD Sutton VAILLANCOURT RONALD J I

3701 6_16 11.54 9383 40 HATCHERY DR Sutton WILKINSONVILLE WATER DISTRICT I

4173 0.68 1010 7 HATCHERY DR Sutton WILSON PETER J I

3844 6_5 0.37 1010 47 BUTTONWOOD AVE Sutton WORCESTER SAND & GRAVEL CO INC R1

3834 6_4 1.16 1300 39 BUTTONWOOD AVE Sutton WORCESTER SAND & GRAVEL CO INC R1

3695 6_154 0.93 1320 63 BUTTONWOOD AVE Sutton WORCESTER SAND & GRAVEL CO INC R1

3852 6_6 0.93 1320 51 BUTTONWOOD AVE Sutton WORCESTER SAND & GRAVEL CO INC R1

3671 6_13 8.48 4100 11 HATCHERY DR Sutton WORCESTER SAND & GRAVEL CO INC I

3681 6_14 5.60 4100 49R BUTTONWOOD AVE Sutton WORCESTER SAND & GRAVEL CO INC I

3690 6_15 27.86 4100 26 HATCHERY DR Sutton WORCESTER SAND & GRAVEL CO INC I

3733 6_203 0.29 4420 39R HATCHERY DR Sutton WORCESTER SAND & GRAVEL CO INC I

3801 6_27 0.50 1040 76 PROVIDENCE RD Sutton YOUNG RICHARD M I

88 64_2 37.99 4000 86 PROVIDENCE ST Millbury LEWCOTT CORPORATION I-1

98 64_1 and 64_8 40.22 3910 PROVIDENCE ST Millbury AGGREGATE INDUSTRIES, N.E.REG,INC I-1

5130 64_9 2.56 4000 PROVIDENCE ST Millbury LEWCOTT CORPORATION I-1

Prepared for the towns of Millbury and Sutton; Prepared by CMRPC
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Appendix B: Zoning Assessment 

Prepared for the Route 122A PDA Assessment 

For the Towns of Millbury and Sutton: 

Town of Millbury Zoning Assessment 

There is just one (1) Zoning District within the Town of Millbury’s portion of the 122A PDA, which is 

the Industrial-1 (I-1) Zoning District.  The Town of Millbury rezoned this area to I-1 last year. 

Uses allowed in Industrial I: 

District Uses Allowed By-Right or Special Permit 

Industrial-1 (I-1) Allowed By-Right: School or college; Religious, sectarian 

or denominational buildings or uses; nursing home, public 

utility cemetery, municipal use, non-profit club, 

philanthropic institution airfield, building materials or 

construction equipment sales or storage, personal services, 

restaurant (w/o counter service or drive thru), funeral 

home, building tradesmen and contractors; earth removal, 

manufacturing or processing (other than asphalt plants, 

including alternative and/or renewable energy systems); 

warehousing, wholesale distribution not involving bulk 

storage, research and development, stone and monument 

works; agricultural, parking to service a permitted use; 

radio station; standard or par-3 golf course; following 

accessory uses: (Home occupation; roadside stand for 

good primarily produced on premises, residential uses 

incidental and necessary to an industrial establishment, 

temporary structures)  

 Allowed by Special Permit – Freight or Transportation 

Terminal, if not within eight hundred feed (800’) of more 

than two (2) dwellings, temporary structures or uses not 

conforming to this bylaw, accessory scientific, veterinary/ 

kennel, Assisted Living Facility in accordance with 

Section 42. 
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Dimensional Requirements for the Industrial I District: 

District Min Lot Area Frontage Min Yards 

(Front/Side/Rear) 

Max. 

Coverage 

Max. 

Building 

Height 

Ind. I 80,000 sq. ft. 150 feet 30 ft* / 20 ft ** / 

20 ** 

40% 50 ft 

Footnotes: 

* Thirty (30%) of required yard area shall be free of any paving and maintained with vegetation.  Entire 

yard to be free of outdoor storage materials. 

** If abutting a residential or suburban district boundary, increase to one hundred (100’) feet, of which fifty 

(50’) feet shall be free of any paving or outdoor storage of materials, and maintained with vegetation. 

Town of Sutton Zoning Assessment 

There are two (1) Zoning Districts within the Town of Sutton’s portion of the Route 122A PDA: 

1. Office – Light Industrial (OLI) - the Town of Sutton rezoned this area at the October 21, 2013 

Town Meeting from Industrial zoning. 

2. Residential- Rural (R-1) – this zoning district is found to the rear of the Industrial 

districts on the west side of the Route 122A PDA.   It is anticipated that the R-1 zoning is 

incompatible with future economic development opportunities of the PDA and a 

consideration for rezoning to a more commercial/industrial centric zone is one 

recommendation outcome of this PDA Assessment.  Town will support rezoning but it 

will be dependent on what mix of land uses/type of development a developer proposes.   

The Town also supports a mixed use development.  CMRPC recommends some sort of 

Planned Unit Development (PUD) zoning provision to allow for the mixed-use 

development option.  The Town of Ashburnham is an example of a community that 

adopted PUD zoning that is an overlay over an area of the community they wished to 

encourage mixed-use development.   

Uses allowed in OLI and R-1 Zoning Districts: 

District Uses Allowed By-Right or Special Permit 

Residential Rural-1 (R-1) Allowed by-right: single-family detached residential, Open 

Space Residential Development, church, agricultural 

 Allowed by Special Permit – Condominium Development, 

Continuing Care Retirement Communities, Home business, 

bed & breakfast, recreational facility, public utility, 

cemetery, commercial, veterinary/kennel, restaurant 
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accessory to main use, nursing home 

Office – Light Industrial (OLI) 

 

church, agricultural (over 5 acres), free standing ATMs, 

restaurants accessory to permitted or allowed use, personal 

service establishments, motion picture establishment and 

commercial recreation, railroad and railway express service, 

warehousing, commercial parking, other non-industrial 

accessory uses, small and large solar photovoltaic 

installations 

 Allowed by Special Permit –Continuing Care Retirement 

Communities, recreational facility, cemetery, power plant 

and refuse facility, agricultural (under 5 acres), business and 

professional office, drive through windows for banks, 

Planned Business Development, research and development, 

retail stores, restaurants, hotels and motels, hospital/medical 

clinic, nursing home, repair services, educational 

establishments which are not non-profit, communication 

and television towers (not inc. cell towers), trucking 

services and warehousing, manufacturing, processing, 

landscape contractors, research and development, accessory 

scientific research and development, earth removal, 

accessory uses, small hydropower installations, small wind 

turbines 

 

Dimensional Requirements for the R-1 and OLI Zoning Districts: 

District Use Area  

(sq. ft.) 

Width & 

Frontage  

(ft.) 

Front  

(ft.) 

Side  

(ft.) 

Rear  

(ft.) 

R-1  Any 

permitted 

structure 

or 

principal 

use  

80,000  250  50  20  50  

OLI  Any 

permitted 

structure 

or 

principal 

use  

80,000  200  50  20  50  

 



 
 
 
 
 
 
 
 
 
 

Appendix C: 
 

Town of Ashburnham 
Planned Unit Development (PUD) Zoning Bylaw 
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