
TOWN OF STURBRIDGE ROUTE 15 CORRIDOR STUDY
Report prepared by the Central Massachusetts Regional Planning Commission with the support of the Town of Sturbridge Economic 
Development Coordinator, Planning Office and Town Administrator. 

Central Massachusetts Regional Planning Commission (CMRPC)
1 Mercantile Street, Suite 520

Worcester, MA  01608
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Request from the Town:

• Market Analysis: review market conditions for three recommended 
uses from 2013-14 study: recreation, warehouse or medical 
businesses

• Focus on challenges noted in prior PDA report and address

• Further define the vision and identify and clarify best uses for the 
area compared to market analysis

• Recommend zoning changes as necessary

PROJECT BACKGROUND AND SCOPE



Prior Reports
• Route 15 Corridor Study (1992) – Recommended contract re-zonings based on specific 

development proposals. Also validated the large setbacks currently in place.

• Route 15 Study Committee Report (1997) – Recommended the Special Use District and Planned 
Unit Business Development zoning currently in place. Sought to discourage high traffic generating 
uses, uses detrimental to historic town center and rural character of corridor, and those that would tax 
town services.

• Sturbridge Heritage & Preservation Partnership Report (2008) – Contained a number of 
recommended strategic actions such as Protecting the Fabric of the Community, Enhancing the Visitor 
Experience, and leveraging current events. Suggested design standards and zoning to manage sprawl.

• Route 15 PDA Analysis (2013-14) – CMRPC determined that both the Special Use District and 
the PUBD contained restrictive zoning criteria, unclear objectives, and lack of utilities, creating…”a 
significant deterrent to potential development”

PROJECT BACKGROUND AND SCOPE
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Source: Data provided by the Central Massachsuetts Regional
Planning Commission (CMRPC), massDOT and the Office of
Geographic Information (MassGIS), Commonwealth of
Massachusetts, Information Technology Division.

Information depicted on this map is for planning purposes
only. This information is not adequate for legal boundary
definition, regulatory interpretation, or parcel-level analysis.
Use caution intrepreting positional accuracy.
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## Object ID #

Haynes Street PDA Analysis
Town of Sturbridge, Massachusetts

Overview Map

Date: 12/5/2017   Path: H:\Projects\COMPACT_APRS\PDA_Sites_Work\pda_2017\pda287_HaynesSt_Overview_Map_18x24.mxd

q 1 in = 750 feetSCALE
740 0 740370 Feet

LEGEND

6406

6998

7006

6407

7021

7943

7941

7944

7902

7895

6522

9574

7949

7946

7947

7948

4999 5000

5001

5002

5003

5005
5007

4996

4997

7894

9538

9290

7014

9543

6523

FA
IR

VIE
W

PA
R

K
R

O
A

D
WHITTEMORE ROAD

W
IL

B
U

R
 C

R
O

SS
 H

IG
H

W
AY

W
IL

BU
R

CR
O

SS
HI

G
H

W
AY

SOUTH STREET

MAIN
STR

EET

CHARLTON STREET

M
AP

LE
ST

RE
ET

MASHAPAUG ROAD

OLD SOUTH
STREET

OLD
M

ASHAPAUG ROAD

PO
N

TO
N

ST
R

EE
T

PARK AVENUE

KELLY
ROAD

SHEPARD PLACE

M
O

R
SE

STR
EET

K
ELLY

R
O

A
D

PLIMPTON
AVENUE

SI
M

PS
O

N
ST

R
EE

T

MAIN
STREET

HA
YN

ES
 S

TR
EE

T

VI
ST

A
LA

N
E

HALL
RO

AD

STURBRIDGE H IL
LS

ROAD

TU
R

N
ER

LA
N

E

SO
U

TH
 R

O
A

D

CO
LO

NI
AL

DR
IV

E

EAGLE
AVENUE

REGEPLANE

NEWTON

PLACE

GAR
DN

ER
AV

EN
UE

SH
AT

TU
CK

RO
AD

HA
W

TH
OR

NE
RO

AD

R
T

84
W

B R
ES

T
A

RE
A

SH
EPA

R
D

R
O

A
D

BLUEBERRY LANE

O
R

C
H

A
R

D
RO

A
D

BREAKNECK

ROAD

PLEASANT PA RKWAY

CURBOY ROAD

N
EW

BO
ST

O
N

R
O

A
D

EX
TE

N
SI

O
N

SHATTUCK ROAD

B
R

EA
KN

EC
K

RO
AD

SH
EP

A
R

D
R

O
A

D

RA
M

P-
SH

AT
TU

CK
RD

TO
RT

84
W

B

RIVER
ROAD

R
IV

ER
R

O
A

D

STALLION HILL ROAD

O
A

K
AV

EN
U

E

FI
SK

E 
HI

LL
 R

OA
D

FISK
E H

ILL R
O

A
D

O
LD

ST
U

R
B

R
ID

G
E

VI
LL

A
G

E
R

O
A

D

PARK CIRCLE

PARK CIRCLE

FO
X RUN

BENTWOOD
DR

IV
E

W
A

LL
A

C
E

R
O

A
D

JAMIESO
N

RO
A

D

SE
CO

N
D

ST
RE

ET

VISTA
LANE

H
IL

LS
ID

E
D

R
IV

E
R

ID
G

EV
IE

W
R

O
AD

Q
U

IN
EB

O
A

G
R

O
A

D

PI
N

E
AV

EN
U

E

S A
N

D
Y

C
IR

C
L E

FA
RQ

UH
AR

RO
A

D

W
ATER

W
O

R
KS

D
R

IVE

W
ILLA

R
D

R
O

A
DNE

W
BOSTO

N

R
O

AD
EXTE

NS
IO

N

MCGREG
O

RY

RO
AD

M
CG

R
EG

O
R

Y ROAD

")131

£¤20£¤20

§̈¦84§̈¦84

Source: Data provided by the Central Massachsuetts Regional
Planning Commission (CMRPC), massDOT and the Office of
Geographic Information (MassGIS), Commonwealth of
Massachusetts, Information Technology Division.

Information depicted on this map is for planning purposes
only. This information is not adequate for legal boundary
definition, regulatory interpretation, or parcel-level analysis.
Use caution intrepreting positional accuracy.
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## Object ID #

Haynes Street PDA Analysis
Town of Sturbridge, Massachusetts

Overview Map

Date: 12/5/2017   Path: H:\Projects\COMPACT_APRS\PDA_Sites_Work\pda_2017\pda287_HaynesSt_Overview_Map_18x24.mxd
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Source: Data provided by the Central Massachsuetts Regional
Planning Commission (CMRPC), massDOT and the Office of
Geographic Information (MassGIS), Commonwealth of
Massachusetts, Information Technology Division.

Information depicted on this map is for planning purposes
only. This information is not adequate for legal boundary
definition, regulatory interpretation, or parcel-level analysis.
Use caution intrepreting positional accuracy.
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## Object ID #

Haynes Street PDA Analysis
Town of Sturbridge, Massachusetts

Overview Map

Date: 12/5/2017   Path: H:\Projects\COMPACT_APRS\PDA_Sites_Work\pda_2017\pda287_HaynesSt_Overview_Map_18x24.mxd

q 1 in = 750 feetSCALE
740 0 740370 Feet

LEGEND

• Area along Route 15, Haynes St. approx. 3 miles from  
Route 131 in the north to Breakneck Rd in the south

• 61 parcels totaling approximately 153 acres

• Predominate use is residential, with some commercial/
recreational uses

• At least 12 parcels of open, undeveloped or under-
developed space with frontage on Haynes St.

PROJECT BACKGROUND AND SCOPEPROJECT BACKGROUND AND SCOPEPROJECT BACKGROUND AND SCOPE
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## Object ID #

Zoning Districts

Commercial District

Commercial 2
District

Commercial /
Tourist

General Industry

Historic /
Commercial District

Industrial Park

Rural

Special Use Zone

Suburban
Residential

Haynes Street PDA Analysis
Town of Sturbridge, Massachusetts

Zoning Map

Date: 12/5/2017   Path: H:\Projects\COMPACT_APRS\PDA_Sites_Work\pda_2017\pda287_HaynesSt_Zoning_Map_18x24.mxd

q 1 in = 750 feetSCALE
740 0 740370 Feet

LEGEND

PRODUCED BY

2 WASHINGTON SQUARE,
UNION STATION

WORCESTER, MA 01604

Source: Data provided by the Central Massachsuetts
Regional Planning Commission (CMRPC), massDOT
and the Office of Geographic Information (MassGIS),
Commonwealth of Massachusetts, Information
Technology Division.

Information depicted on this map is for planning
purposes only. This information is not adequate for
legal boundary definition, regulatory interpretation,
or parcel-level analysis. Use caution intrepreting
positional accuracy.

Divided into two principal zones

• Historic/Commercial District: covers parcels around 
the municipal buildings, Publick House

• Special Use District: designated in 1998 at Town 
Meeting. Provides for a mix of uses and also for 
Planned Unit Business Development (PUBD). 

• PUBD: Planned Unit Business Development allows 
for a mix of typically non-residential. non-retail uses 

PROJECT BACKGROUND AND SCOPE



• Significant environmental constraints

• Lack of water and sewer infrastructure

• Goals and vision that are unclear

• Limited and restrictive zoning; no incentives

• Poor connectivity to major activity and services areas

• Jumble of existing uses that limit new use compatibility

• Commercial tax rate slightly high for Central Mass towns but lower 
than cities in MA

CONSTRAINTS AND CHALLENGES
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Significant Wetland Areas 

Well-head projection areas

CONSTRAINTS AND CHALLENGES



• No Sewer along Haynes Street

• Nearest connections would need to come from Route 
131 or Farquhar Rd

• All line extensions would need to pass through 
watershed areas and cross streams

• Chicken and Egg: The Town can’t afford to extend 
sewer without private investment, private investment 
not likely without sewer
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Natural resources and water assets: navigable rivers and streams 
with possible access to Old Sturbridge Village (OSV)

Access to I-84 and other major roadways: direct connection to I-84.

Town name recognition and OSV: major marketing potential by 
making connection to OSV and other attractions

Interested and active Town government: town planners, 
Town manager, Board of Selectmen and Economic Development 
Coordinator have demonstrated long-term interest in future of this 
corridor

OPPORTUNITIES AND ADVANTAGES



Considerations...

• Preserving the viewshed along the corridor

• Preserving the maximum amount of existing forest

• Still drawing consumers to the region

• Avoid retail unless as accessory to other use

USE ANALYSIS



TYPES OF COMMERCIAL RECREATIONAL FACILITIES

• Outdoor adventure parks

• Indoor sports/recreation

• Accessory businesses to passive recre-
ation (trails, blue-trails)

USE ANALYSIS: COMMERCIAL RECREATION



MARKET CONSIDERATIONS

• Analyzed consumer behavior in a 30-minute drive-
time radius around the Route 15 corridor

• Market Potential Index (MPI) developed by ESRI Busi-
ness Analyst

• 100 is the national average response for each of the 
Product/Consumer Behavior  categories

• MPI above 100 represent positive responses greater 
than national average

USE ANALYSIS: COMMERCIAL RECREATION



USE ANALYSIS: OUTDOOR RECREATION

PHOTOS FROM BOUNDLESS ADVENTURE AERIAL ADVENTURE PARK, 
BERLIN, MA, 2018 (https://boundlessadventures.net/ma-park/)



ISSUES AND CONSTRAINTS
• Not a very large market; uncertain 

investment potential

• Examples found were typically on 20+ 
acres

• Not all outdoor recreational uses would 
be compatible with goals of corridor 

• Increased traffic from visitors could 
cause serious bottlenecks at the 
intersection of Routes 131 and 15

• Not necessarily a year-round use

POSITIVE CONSIDERATIONS
• Outdoor adventure park style 

integrates well with existing 
woodlands

• Would have minimal impact on 
viewshed

• Water and sewer not (as much) of a 
consideration as other uses

• The right development would be both 
a draw for the region and an service to 
residents

USE ANALYSIS: OUTDOOR RECREATION



POSITIVE CONSIDERATIONS

• Soccer teams, skating rinks, roller rinks, 
multi-purpose facilities, etc.

• Can provide both a regional draw and local 
service

• Comparatively easy to design in a way that 
minimizes impact on viewshed

ISSUES AND CONSTRAINTS

• Greater water/sewer needs than other 
recreation types

• Greater impacts on land and forest 
cover

• Uncertain investment climate
• Current zoning height limitations may 

constraint

USE ANALYSIS: INDOOR RECREATION



POSITIVE CONSIDERATIONS

• Potentially less need for water / sewer 
infrastructure

• Potential knock-on effects for existing 
surrounding businesses (e.g. lodging, 
restaurants)

• Minimal impact on viewshed or woodlands

• Could lead to more diverse economic 
activity along the corridor

ISSUES AND CONSTRAINTS

• Much more limited economic impact

• Requires development of smaller, more 
spread out business activity along trails

• Potentially greater investment from 
the community (trail development, 
maintenance, etc.)

• Current zoning not particularly friendly 
to smaller businesses opening to 
support recreation corridors

USE ANALYSIS: PASSIVE RECREATION



MARKET CONSIDERATIONS

• Analyzed vacancy rates for industrial property and 
net absorption

• Vacancy rate in Sturbridge is estimated at 0% 
(Costar, 2018) for the past three years. 

• Total square footage has remained stable since 
2008 (~ 13,000 sf )

• For Worcester County, vacancy rate of warehouse/
industrial space is around 6% indicating high 
demand regionally  

USE ANALYSIS: MANUFACTURING AND WAREHOUSE/
DISTRIBUTION



POSITIVE CONSIDERATIONS

• Warehousing/Distribution currently has 
some of the highest demand of uses 
examined

• Greater positive impact on employment

• Warehousing/Distribution has lower 
potential water/sewer needs than some 
other use types

• Comparatively stable market over time

ISSUES AND CONSTRAINTS

• Heavy demand for water and sewer 
infrastructure

• Large impact on forest canopy

• Traffic impact could be substantial 
depending on the type of business

• Not as compatible with existing uses

• Would contribute little to tourism 
industry

USE ANALYSIS: MANUFACTURING AND WAREHOUSE/
DISTRIBUTION



MARKET CONSIDERATIONS

Healthcare is one of the key employment sectors for 
residents of Sturbridge

Represents about 8% total private workforce in 
Sturbridge

Between 2009 and 2016 sector employment grew 
about 38%

Growth in this sector is projected to continue well 
into the middle of this century

A high-growth, high-profit sector

USE ANALYSIS: HEALTHCARE/MEDICAL 
ESTABLISHMENTS



POSITIVE CONSIDERATIONS

• Large positive impact on local and regional 
employment

• Long-term market outlook is very stable

• Tend to be less controversial for residents 
than some other use types

• May be a positive step toward diversifying 
the Town’s economy

ISSUES AND CONSTRAINTS

• Heavy demand for water and sewer 
infrastructure

• Large impact on forest canopy

• High employment leads to big traffic 
impacts

• Would contribute little to tourism 
industry

• Current zoning may exclude many 
types of medical establishments

USE ANALYSIS: HEALTHCARE/MEDICAL 
ESTABLISHMENTS



Outdoor and Passive Recreation
• Most suitable development type given the goals 

and considerations for the corridor
• Have the most minimal impact on existing infra-

structure
• Would be compatible with existing tourism indus-

try and businesses already in the corridor
• Traffic impacts could be considerable depending 

on the development, but likely less than other de-
velopment types

Warehousing and Distribution
• Projected growth and less stringent infrastructure 

demands might make this an attractive option
• Traffic impacts could be a problem, but may be 

mitigated with careful planning and site plan re-
view

OTHER RECOMMENDATIONSUSE RECOMMENDATIONS
Water and sewer investments
• For almost any other type of use, water and sewer must be 

extended along Haynes St.

By-law amendments to consider
• PUBD: Consider repealing or else revising the PUBD to make the lot 

dimensions reducible to 20 acres by grant of the planning board, 
rather than special permit of the ZBA

• Setbacks: clarify language in the PUBD to ensure setbacks are 
measured from the edge of the ROW and not the viewshed 
easement along Route 15

• Height limits: raise height limits in the SU district and PUBD to 
ensure desired uses to not need a variance 

RECOMMENDATIONS



THANK YOU!
Questions or comments? Feel free to contact Ron M. Barron, Associate Planner, CMRPC via the contacts below:

Central Massachusetts Regional Planning Commission (CMRPC)
1 Mercantile Street, Suite 520

Worcester, MA  01608
Email: rbarron@cmrpc.org 

Phone: 508.459.3340


