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Town of Upton – Milford Street (Route 140) Commercial & Industrial PDA 

 

Purpose of Analysis 

The Commercial & Industrial district on Milford Street was identified as a Priority Development Area in 
the recently completed Blackstone Valley Prioritization Project as well as the earlier 495/MetroWest 
Development Compact.  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. Commercial & Industrial PDA (Labeled "3") 

 

Following the completion of the Blackstone Valley 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 (DLTA) Program, the request was to move forward with next 
steps on the identified Priority Development Areas (PDAs).   

http://www.cmrpc.org/bvpp
http://www.mass.gov/hed/economic/eohed/pro/planning/metrowest/
http://www.mass.gov/hed/economic/eohed/pro/planning/metrowest/
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Using up to 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, development of a Chapter 43D application1 or other grant 
applications (MassWorks), 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. 

From the PDAs identified in Upton, the town selected the Commercial & Industrial district on Milford 
Street for a more comprehensive analysis. 

 

 

Study Area 

Figure 2. Study area - Google Earth image 

 

                                                           
1 www.mass.gov/hed/business/licensing/43d 

Approximate study area 

http://www.mass.gov/hed/business/licensing/43d/
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The Commercial & Industrial district (C&I) was created in 1961 and is bounded by Wood Street and the 
Single Residence “C” zoning district to the west and the Hopedale-Upton town line at Milford Street 
(Route 140) to the east.  Its northerly boundary is defined by a line running parallel to Milford Street 
creating an area five hundred feet (500’) wide.  Its southerly boundary is defined by the Grafton-Upton 
Railroad.  This district is located east of town center with approximately 2.55 miles of frontage along 
Route 140 (1.275 miles of frontage along either side of Route 140). The majority of developable land is 
located on the southern side of Route 140.   The district does not have direct access to either municipal 
water or sewer, with both amenities being located at least three quarters of a mile away to the 
northwest.  

  

Zoning 

The study area (See Figure 3) is the Commercial & Industrial zoning district on Milford Street. 

 
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) 

MAX. BLDG 
HT (Feet)/ 
STORIES 

C&I Commercial & 
Industrial 

40,000*  180* 30 20 20 25/1 

 
*  In all General Business Districts and Commercial & Industrial Districts, except as herein provided, no 
building shall be constructed on a lot having less area or having less frontage on a public or private way 
than the area and frontage, respectively, required for the least restricted Single Residential District 
adjacent thereto.  The adjacent single residential district in this case is SRC. 
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Figure 3. Zoning in the Study Area 

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

The C&I district only allows some residential uses by Special Permit, as it encourages commercial and 
industrial uses such as offices, banks, restaurants, personal services, manufacturing and packaging, 
trucking terminal, storage facilities, warehouses, and trailer, truck and machine repair.   

Notably, the C&I district is also where a Planned Village Development may be allowed by Special Permit 
from the Planning Board.  The intent of the Planned Village Development overlay district is “to permit 
greater flexibility and more creative and imaginative design for the development of municipal, 
commercial, retail, general business, and residential mixed-use areas than is generally possible under 
conventional zoning provisions. It is further intended to promote a vibrant, compact, pedestrian friendly 
development with the virtues of a traditional New England village, but with modern amenities and 
services, enabling residents of diverse income levels and ages to live, work, or retire in a well planned 
built and natural environment. In addition, the Town may use this By-Law to promote unmet housing 
needs, including affordable housing and handicap barrier free housing.” 
 
 

Study Area 
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District Context and Characteristics 

The C&I district is not heavily developed at present.  Rather, it has pockets of developed areas 
interspersed with large wooded tracts of land.  Businesses in the district reflect the zoning designation.  
There are a variety of industrial and auto-related uses, landscape contractor yards, a sand blasting 
operation, self storage, machine shops, a restaurant, an ice cream shop, and a paintball business.  
Additionally, Kelly’s farm and farm stand is located on Milford Street.   

 

 

Figure 4.  View of Milford Street looking east toward the start of the C&I district. 

 

Figure 5.  Property at the corner of Wood Street and Route 140. 
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Figures 6-8.  Kelly’s farm and farm stand. 
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Figure 9.  Kelly’s Farm 

 

Kelly’s Farm adds an interesting mix to the C&I district.  According to their Facebook page, Kelly’s Farm 
has been in operation since 1936.  They grow and sell a wide variety of fruit, berries, and vegetables.  
They also have a nursery and “pick your own” flowers as well as Christmas trees and wreaths in the 
winter.   Its presence in the district, and the Planned Village Development overlay district, provide some 
interesting development opportunities. 
 

Walker Drive is one of the developed pockets within the C&I district.  A variety of commercial and 
industrial businesses are located there, including a fire and water damage restoration business, a 
heating oil service company, a coffee roasting company, an all-terrain cycles dealer, a construction 
machinery company, and  an adult retail boutique. 
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Figure 10.  Walker Drive location. 

 

 

 

 

 

 

 

 

Figures 11 and 12.  Walker Drive. 
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Development Suitability and Constraints 

There are over 300 acres of developable land in the C&I district, with an additional 50 acres already 
developed.  The 2003 Upton Master Plan included maps illustrating the development suitability and 
constraints in the district. 

 

 

Figure 13.  Portion of Buildout map (Figure 3 from 2003 Upton Master Plan). 

 

Figure 13 show the zoning and development constraints in the C&I district.  We see  several areas of 
“partial constraints”, which include:  the FEMA 100-year flood zone, 100-200’ Riverfront Protection 
Areas, Title V areas, Zone IIs wellhead protection areas, and Interim Wellhead protection areas.  These 
are areas that can be developed, but are regulated and thus have limited development potential. 
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Figure 14.  Portion of Land Use Suitability Map (Figure 4 from 2003 Upton Master Plan) 

Figure 14 indicates development suitability in the C&I district.  The map shows where various resources 
overlay with one another and indicates where development is more or less suitable based on the 
number of underlying resources. Those areas with few or no underlying resources are presumably more 
suitable for development than those areas with more resources present.  What we see is that the vast 
majority of the district has either excellent or good suitability for development.   

An additional consideration when analyzing commercial development suitability is traffic: the number of 
cars that travel through the district.  The Blackstone Valley Corridor Planning Study produced by CMRPC 
in 2003, included current and projected Average Week Day Traffic (AWDT) volumes for key roadways in 
the region.  The following table provides this information for the study area, as well as other roadway 
locations for comparison purposes. 

 Location    2000 AWDT 2010 AWDT 2025 AWDT 
Study Area: Route 140 (Milford Street)  8,200  10,400  13,100 
Route 140 (West Main Street), Upton  6,000  8,000  11,000  
Church St, west of Rte. 122, Northbridge 11,600  13,500  15,100 
Rte 16, east of Mendon Center   13,700  16,300  18,800 
Hartford Ave North, east of Rte 140, Upton 10,800  13,200  17,200 
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Route 140 has been given the functional classification of “urban principal arterial”, also known as a 
thoroughfare.  This means, according to the Federal Highway Administration, that Route 140 is 
significant to the area particularly because of the service it provides for travel through the region. This 
bodes well for commercial activity in the C&I district. 
 
Planning in the Study Area 
 
The 2005 Upton Master Plan discusses economic development, and this district, in detail.  Although the 
Master Plan is a bit outdated, we want to be sure that this analysis and any associated 
recommendations are consistent with the goals and objectives expressed in the Master Plan. 

In general, the economic development goal for the town is to “...Encourage economic development that 
maintains a balance between resident’s preferences for limited, selective commercial/industrial growth 
while recognizing that increasing Upton’s 3.5% commercial/industrial tax base will lessen the residential 
property tax burden.”  The Master Plan also notes the results from a community survey, which indicates 
that residents have preferences with the type of economic development they wish to see in Upton: 

• Minimal new industry  
• No fast food chains   
• Prefer restaurants  
• Small retail stores 
 
However, it is important to point out that while the community survey indicates that residents do not 
want to see significant new industry, the Economic Development chapter lists as one of its objectives 
the need to “Coordinate the extension of municipal water and sewer service to the town’s two industrial 
districts.”  This chapter also identifies an opportunity of over 3 million square feet of potential 
development at buildout in the C&I district.  A focused planning process to confirm the town’s goals for 
this district is recommended. 

The Commercial & Industrial district still has a great deal of undeveloped road frontage along Route 140. 
According to the Master Plan, there are “three essential factors that reduce the desirability of the 
eastern Commercial & Industrial district”:  

• poor soil conditions (including the presence of ledge);  
• lack of direct access to a major transportation corridor (I-495);  
• lack of infrastructure (this district is not served by either town water or sewer).  

 

According to the Master Plan, of these three essential factors, the single biggest impediment to future 
economic development in Upton is the municipal sewer system’s lack of capacity.  A sewer master plan 
analysis will begin in July to address the overall system and goals for possible expansion. 

The C&I district abuts the Town of Hopedale and its associated municipal infrastructure. Information 
provided in the Master Plan indicates that, conceptually speaking, Hopedale’s sewer system could 
accommodate an additional wastewater from new development. The Master Plan suggests the 
possibility for Upton to negotiate an arrangement with Hopedale to use some of its reserve sewer 
capacity to service the Commercial & Industrial District.    
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Another option for providing this infrastructure is for Upton to extend its own municipal infrastructure 
to service this district.  Funding this expansion could come from the Town, and/or the state’s 
MassWorks Infrastructure Program.  With an annual funding cycle, the MassWorks Infrastructure 
Program provides a “one-stop shop” for municipalities and other eligible public entities seeking public 
infrastructure funding to support: 

• Economic development, job creation and retention 
• Housing development at density of at least 4 units to the acre (both market and affordable 

units) 
• Transportation improvements to enhancing safety in small, rural communities 

The MassWorks Infrastructure Program is administered by the Executive Office of Housing and 
Economic Development, in cooperation with the Department of Transportation and Executive Office for 
Administration & Finance. 

As far as funding a sewer expansion locally, information from the Town indicates that the major 
impediments to sewer system expansion in Upton are the lack of a connection mandate (if the 
infrastructure is extended) and the sewer ratepayer and ad valorem tax increase implications of funding 
an expansion.  Simply put, sewer connection fees are inadequate to accommodate current construction 
costs.  A few years ago the sewer system funding was changed from the Town’s General Fund to an 
Enterprise Fund.  However, the wastewater system is less than 75% self-funded, with the remainder 
provided by the General Fund.  An expansion of the system would be a move toward self-sufficiency; 
however, as stated above, without a connection mandate, expanding the system funded solely by the 
Town is a financial gamble, given that the cost associated with the Milford Street expansion would be 
approximately $6 million.  Figure 15 illustrates the existing and potential future sewer system.  As shown 
on the map, the nearest sewer line to the study area is an 8-inch line that ends at the intersection of 
North Main Street and Grove Street in the Town Center, which is approximately one mile from the study 
area; this expansion would also require a new pumping station. 

Recognizing the economic importance of extending sewer service to the C&I District, it is recommended 
that the Town begin a very real discussion about what that entails and the ways in which the Town could 
fund such a project. 
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Figure 15. Existing and Future Sewer Infrastructure. 
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District Boundaries  

Absent any documentation to reveal the process behind the development of the C&I District, the 
boundaries of the C&I district seems to reflect fairly traditional land use thinking:  the southern 
boundary is defined by the Grafton and Upton Railroad rail line and the northern boundary is a set 500-
foot width parallel to Route 140.   This 500-foot boundary line does not follow any parcel lines, so we 
assume the width was chosen as being sufficient to accommodate commercial and industrial 
development along Route 140 and not spill over into abutting residentially-zoned areas on Glenwood 
Street and Wood Street.  However, with the exception of a few homes on these two streets, there is 
significant land area available for development on the north side of Route 140 beyond the district 
boundary.  In particular,  the land that is part of Kelly’s Farm and the land behind the parcels on the 
eastern end of the district near the Hopedale town line.  While Kelly’s Farm is certainly an important 
piece of Upton’s agricultural history and is a successful operation, it can certainly continue if its land is 
re-zoned to Commercial and Industrial if the district is expanded to the north.  It is worth thinking about 
what happens to that land in the future should the farm cease to exist. 

The Town might consider expanding the northern boundary of the district to capture more land as a way 
of expanding the development potential of the district.  This in turn might make a large investment in 
infrastructure expansion more palatable and potentially increase the possibility of a higher return on 
that investment. 

 

Grafton and Upton Railroad 

The rail line of the Grafton and Upton Railroad (GURR) is not only the southern boundary of the district, 
but the GURR also owns a significant amount of land in the district.  Given the GURR’s presence in the 
district, its existing operation in West Upton, and its plans for the rest of its operations, the 
development potential the company represents in the C&I district warrants discussion. 

The GURR has been in operation for over 135 years.  It is the only privately-owned, independent 
shortline railroad in the region and has a 15 mile route between North Grafton and Milford.  The GURR 
specializes in the transport of a variety of goods, such as: paper, lumber, steel, building products, 
manufactured goods, bulk products, and food grade products. 
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Figure 15.  Grafton & Upton Railroad site in the study area.2 Circled in Red. 

 
 

                                                           
2 http://www.graftonuptonrr.com/wp-content/uploads/2012/10/3PL_Brochure_10-12.pdf 

http://www.graftonuptonrr.com/wp-content/uploads/2012/10/3PL_Brochure_10-12.pdf
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As shown in Figure 15, the GURR has an active logistics hub in West Upton, where various products are 
transloaded (transferred from rail to truck) and shipped throughout the region.  The map also identifies 
a large parcel in the study area (and one just over the town line in Hopedale) that the company seeks to 
develop, although there are no specific plans at this time.  This presents a tremendous opportunity for 
the town to work with the GURR to develop the property and encourage additional economic 
development in the C&I district.   
 
 

Recommendations and Next Steps  

The C&I district is a large area that is suitable for development and is currently zoned Commercial & 
Industrial as well as Planned Village Development Overlay. However, infrastructure constraints related 
to wastewater disposal, public water, and road capacity limit the size and type of development that can 
locate there, as well as increase the cost of development.  Of primary interest to the community should 
be the question of whether this area should be developed with Industrial, Commercial, or planned 
Mixed Use developments, or some combination of the two.   

We recommend the town confirm the development goals for this district, and ensure that municipal 
boards and committees participate as part of that process.  As the regulatory authorities for permitting, 
it is important that all are “on the same page” when reviewing applications to avoid conflict.  To that 
end, a discussion regarding the desired intensity of development is warranted as well, particularly with 
recommended costly infrastructure upgrades.  

Should the town move forward with active marketing of the district for development, we recommend 
that the town consider the following: 

• Meet with the Grafton and Upton Railroad to discuss how the Town and the railroad can work 
together to achieve mutual goals for economic development.  The Town already has a good 
working relationship with the GURR and this site is a good opportunity to continue that success. 

• Several commercial uses are allowed in the district by right; the town should actively market this 
area given its local streamlined permitting process for these uses. 

• Begin the process of developing a MassWorks grant application for the extension of sewer and 
water to the district; alternatively, the Town ought to discuss the potential for extension of this 
infrastructure from Hopedale. 

• Continue to ensure that Kelly’s Farm remains an active part of the district.  The farm is an 
historic and popular enterprise and, together with the restaurant and ice cream stand, they 
create a blend of heavier commercial and village-rural oriented activities in the district.  The 
future of the district can continue to reflect this blend through the permitting process. 

• The Town should consider expanding the northern boundary of the district to capture more land 
in the C&I district as a way of expanding the development potential of the district. 
 

 

 

 


