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Route 20 Land Use Parcel Inventory and 
Analysis 
Introduction 
This memorandum provides an assessment of land use in the Route 20 corridor in Shrewsbury as it 
relates to the area’s transportation network to supplement the general land use and development 
pattern evaluation included in the Route 20 Master Plan technical report. This land use and 
transportation assessment includes an overview of Route 20’s existing zoning and land use 
regulations, followed by an analysis of the specific land use inventory, traffic access patterns, and 
parking requirements of parcel groups along Route 20. 

The most widespread development along the Route 20 corridor is industrial, manufacturing, and 
warehouse development making up approximately 25% of the land uses. Interspersed among these 
uses are residential and general business uses, representing 25% and 11% of existing development in 
the corridor.  The remaining properties consist of a variety of uses including shopping centers, 
research and development offices, schools, motels, and community centers. Although the Town of 
Shrewsbury has adopted two mixed-use overlay districts along the corridor, the majority of existing 
building types conform to the original underlying zoning which permits only single-use building 
types. The current layout of these buildings and configuration of the properties can only reasonably 
support access via single occupancy vehicle for the following reasons: 

 Many parcels are only connected by a driveway onto Route 20, making them reliant on 
this high-speed roadway for employee and customer access. 

 Building densities do not sufficiently support cost-effective public transit service. 
 Many buildings are set back from Route 20, discouraging walking and bicycle access. 
 Properties lack driveways or sidewalk/path connections between properties, often due to 

differences in grades. 
 The large parking lots increase distances between buildings and reduces possibilities for 

shared access. 
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By closely evaluating the relationship between land use and transportation along Route 20, 
accessibility to key areas of the town and new jobs and businesses to the corridor can be improved.  

Overview of Existing Land Use by Type 
Manufacturing, commercial, and industrial uses line a large portion of Shrewsbury’s Route 20 
corridor. Various other types of existing land uses are found in the study area that can be grouped 
into the following categories: Community Center, Church/Temple, Commercial, Education, Energy, 
Industrial, Massachusetts Department of Conservation and Recreation (DCR) Parkland, Motel, 
Motor Vehicle Sales and Services, Municipal-Public Safety, Office, Potentially Developable and 
Developable Land, Research and Development, Residential, Town Improved, Vacant-Potentially 
Developable and Developable Land, and Vacant-Undevelopable Land. Descriptions of the various 
land uses that can be found along Route 20 are provided below. 

COMMUNITY CENTER 
There is one large parcel zoned as a community center which hosts the Boroughs Family Branch of 
the YMCA. The YMCA is located at the far eastern end of Route 20 and accessible through Valente 
Drive. The facility is set back almost a half mile from the roadway and is technically located in the 
Town of Westborough.  However, because the access point to the is located within Shrewsbury, this 
use was included in the evaluation.  

CHURCH/TEMPLE 
There is one large parcel that is owned by Liberty Assembly of God Church. The Church on Route 20 
is located between Stoney Hill Road and Commerce Road. Most of the parcel is a series of terraced 
parking lots for the Church with a driveway that provides the only site access via Route 20.  

COMMERCIAL 
As stated in the Town’s Zoning Bylaws, the commercial-business uses are intended to provide goods 
and services for visitors and non-consumer goods and services, as well as office uses. Retail and 
service commercial uses along Route 20 follow the same basic pattern as most retail and commercial 
uses found in other parts of the Town. Olde Shrewsbury Shopping Village is one of the Town’s large 
shopping area located at the far eastern end of the Route 20 corridor on a site also accessible via 
Route 9. Office uses are generally dispersed throughout Route 20 with small concentrations of 
larger-scale office buildings found along Route 20’s intersecting streets, particularly east of Centech 
Boulevard.   
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EDUCATION 
There are two large parcels that serve as the University of Massachusetts (UMass) Central Office, 
the University Collaborative Services Conference Center, the UMass Donahue Institute, 
UMassOnline, and the UMass Foundation. The parcels are accessed from South Street which then 
connects with Route 20 south of the parcel. Although it is an office for UMass, the parking 
requirements are those of a general office.  

ENERGY 
These parcels are used for the generation of electricity through solar panels. The land is owned by 
Polito Development Corporation. The parcel previously served as a landfill that was repurposed into 
a new community solar array in 2018.  

INDUSTRIAL/MANUFACTURING 
A critical component of Shrewsbury’s economic base, manufacturing and industrial uses comprise a 
significant portion of Shrewsbury’s Route 20. Many of the industrial and manufacturing uses along 
Route 20 feature larger lot sizes to accommodate outdoor storage of merchandise or materials, and 
operation of automobile or heavy equipment. Within Route 20, manufacturing and industrial uses 
are concentrated east of Centech Boulevard.  

MASSACHUSETTS DCR PARKLAND 
These parcels are owned by the State as conservation areas and are not available for development.  

MOTELS 
Two parcels on Route 20 serve as motels. A motel is categorized as a building or group of buildings 
with six or more rooms and only offer cooking facilities in some rooms. The building provides 
overnight lodging accommodations with daily rates for guests or the general public for short-term 
periods.  

MOTOR VEHICLE SALES AND SERVICES 
These parcels serve as automobile repair, automobile dealer, gas stations, car wash, and other motor 
vehicle sales and services. These parcels are characterized by automotive-related sales and service 
activities including vehicle and truck repair, gasoline sales, sale of passenger vehicles, and 
motorcycles. Motor vehicle sales and services parcels in the corridor typically have a large amount of 
paved space for vehicle sales and repairs.  

POTENTIALLY DEVELOPABLE AND DEVELOPABLE LAND 
Within Route 20, there is approximately 48 parcels that are entitled for future development. These 
parcels are categorized as individual potentially developable land, individual developable land, 
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potentially developable land, and developable land. There are opportunities at these parcels to create 
uses that diversify the existing land use on Route 20. Vacant facilities are described in this section 
but are categorized separately on the existing land use map in Figure 1.  

RESEARCH AND DEVELOPMENT 
Research and development facilities are characterized by uses for laboratories and other biomedical 
research including production facilities. The properties are fenced in and have private access that 
require special permission to enter.   

RESIDENTIAL 
The residential land uses adjacent to Route 20 range in density from high to low density, where 
houses are on lots of more than half an acre. Residential developments that are directly along Route 
20 generally have a uniform size and spacing structures, linear driveways, and lawn areas, such as 
Audobon Shrewsbury. The less dense options are mostly located along intersecting streets, such as 
Lake, South, and Walnut Streets. There are more single-family homes located directly along Route 
20 west of Centech Boulevard, especially in the Edgemere district.  

TOWN IMPROVED AND MUNICIPAL PUBLIC SAFETY 
These two parcels straddle Centech Boulevard. The parcel east of Centech Boulevard is being used 
as an ash monofill for the disposal of waste primarily from Wheelabrator’s nearby waste-to-energy 
plant located in Millbury. The facility receives more than 400,000 tons of ash each year. The parcel 
west of Centech Boulevard is used as a fire station for Shrewsbury.  

UNDEVELOPABLE LAND 
These parcels are designated as undevelopable by the town. These parcels are not permitted or 
feasible for development. Vacant facilities are described in this section but are categorized separately 
on the existing land use map in Figure 1. 

EXISTING LAND USE EFFECTS ON TRANSPORTATION 
Many of the existing land uses have host business that attract trucks and single occupancy vehicle 
trips due. For example, freight companies and warehouses have needs for large parking lots and 
desire wide curb cuts to accommodate access for trucks. This low-density development pattern with 
large parking lots creates distances between destinations which discourages access by walking, 
biking, and transit, creating the need for people to drive from one place to another. Diversifying land 
uses would provide the opportunity to attract alternative modes of transportation and reduce the 
need for parking.  
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Figure 1.  Existing Land Use
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Overview of Existing Zoning 
The zoning for Route 20 includes areas designated as Multi Family-Residential 2, Limited 
Industrial, Commercial Business, Rural A, and Rural B throughout the corridor from the Worcester 
Town line to the Northborough Town line (Figure 2). Details about the types of land uses allowable 
under the five zoning codes are described below in Table 1.  

Table 1. Zoning Codes in the Route 20 Corridor 

Zoning What is allowed1 

Multi Family-Residential 2 This use is intended for low density multi-family residential uses. 

Limited Industrial This use is intended for use by research laboratories, office buildings, 
and light industries. 

Commercial Business This use is intended as a district to provide goods and services for 
transients or tourists and non-consumer goods and services.  

Rural A This use is intended as a residential district for typical rural uses with 
which one-family homes are compatible. 

Rural B This use is intended as a district for low density uses with which one-
family homes are compatible. 

 
The Town has adopted two separate overlay districts in the Route 20 corridor to encourage mixed-
use development that are shown in Figure 3. Although the primary purpose of the Route 20 Overlay 
District and Edgemere Village Overlay District is to encourage economic development, an additional 
benefit is the improvement of traffic and circulation through improved property access and improved 
conditions for other road users, such as pedestrians and bicyclists. The overlay zoning along Route 
20 creates a special zoning district over the existing zoning, which essentially identifies special 
provisions in addition to those in the underlying zoning. This special zoning districts apply to the 
Commercial Business and Limited Industrial Districts along Route 20 and, as an overlay, it provides 
for diverse development options that do not exist in those underlying districts.  

An important component to the future of higher-density development along Route 20 is the 
expansion of existing public sewer and water services to areas of the Town that do not have that 
existing infrastructure. Sewer line extensions will increase Route 20’s development potential, and 
there will likely be a conversion of low value trucking and distribution companies to higher value 
manufacturing and office uses.   

 
1 Shrewsbury Zoning Bylaw 
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Figure 3.  Route 20 and Edgemere Overlay Districts
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ROUTE 20 OVERLAY DISTRICT 
Adopted in October 2005 and made part of the Town’s official zoning, the Route 20 Overlay District 
in Shrewsbury provides flexible development options that do not exist in the underlying districts 
along Route 20. Creation of the overlay district was spurred by the desire to prevent big-box 
development and its associated impacts and reduce curb cuts and improve traffic safety on Route 20 
by encouraging property owners to share access and appropriate links to adjacent properties.  
Section VII, Part N of the Town of Shrewsbury Zoning Bylaws outlines these other requirements, 
such as landscaping, setbacks, and uses.  

HOW THIS OVERLAY DISTRICT AFFECTS ROUTE 20’S FUTURE  
TRANSPORTATION NEEDS 
The associated impacts of the Overlay District on Route 20’s transportation infrastructure primarily 
includes impacts on property lot access and off-street parking locations. Under the zoning regulation, 
access to lots in the Route 20 Overlay District need to be designed  so that curb cuts are minimized 
on the existing public ways; this means adjacent lots are required to consider sharing access through 
several methods, such as cul-de-sacs, loop roads, common driveways, and existing side or rear 
streets. The Bylaw’s objective of reducing curb cuts is important for Route 20’s transportation 
environment because there will be fewer conflict points between public way users and barriers for 
mobility assistance device users. The Overlay District’s bylaw requires internal pedestrian walkways 
to be provided from a “sidewalk, parking lot, public right of way or interior access road.” 
Additionally, walkways should “connect focal points of pedestrian activity”. These requirements 
could be an opportunity to connect pedestrian activity within a parcel to connect with the future 
pedestrian network on Route 20.  

One of the four criteria that proposed developments must meet to be granted Special Permits 
includes the need for property owners to provide adequate space for vehicular access to the site, off-
street parking, and loading/unloading areas. Unfortunately, the zoning bylaw does not consider 
“improvements to safety for vehicular and pedestrian movement within the site and in relation to 
adjacent ways and land”2  as a valid motive to grant a Special Permit. This is a missed opportunity 
for the overlay district zoning regulation to fulfill their purpose of encouraging traffic calming along 
the corridor. If the bylaw were to consider the mentioned safety improvements, there would be 
incentive for property owners to include these improvements in their site design as a condition to 
receiving a Special Permit. Additionally, off-street parking under the District bylaws includes 
locating parking to the back or side of the proposed development, provided that no off-street parking 
is located within 20 feet of the front facing Route 20. A Special Permit can be granted to proposed 

 
2 “Special Permits in the Route 20 Overlay District,” Section XIV(N)(6) 
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developments that want to locate no more than 15% of the required off-street parking spaces within 
the front yard of the building and Route 20.  

Overall, the Route 20 Overlay District has the potential to be a very effective tool to guide 
development as it adapts regulations to meet specific community goals, such as those identified 
within the Town’s Complete Streets Policy. The Overlay District creates numerous opportunities to 
add new small businesses, restaurants, stores, artist studios, and civic spaces to attract new users to 
the corridor. Combining mixed use development with the Route 20 Master Plan design concept will 
create an attractive corridor designed to accommodate the needs and safety of bicyclists, drivers, and 
pedestrians; users who would be interested in visiting the future businesses of the Route 20 Overlay 
District.  

EDGEMERE VILLAGE OVERLAY DISTRICT 
The Edgemere Village Overlay District was also adopted in October 2005 with the intent that future 
business and residential uses in the district be designed at a scale appropriate for a small village 
area. Like the Route 20 Overlay District, the Edgemere Village Overlay District provides for flexible 
development options that do not exist in the underlying district but uses are to create a “village” 
style portion of Route 20. This is characterized by diverse uses in smaller developments that do not 
require large amounts of parking. The intention is not focused on economic and fiscal benefits as 
they are in the Route 20 overlay but rather a neighborhood atmosphere. 

Section VII, Part O of the Town of Shrewsbury Zoning Bylaws outlines these other requirements, 
such as landscaping, setbacks, and uses. 

  Accessory dwelling units to commercial uses are allowed above ground floor commercial 
use buildings if the lot is 16,000 square feet and at last 65% of the commercial building is 
leasable for commercial use. The dwelling and the commercial portions of the building 
must have separate entrances. 

 No off-street parking is permitted in front of any building or setback facing Route 20 
unless it was existing prior to when the bylaws were written. Special Permits can be 
obtained for existing parking areas.  

 If parking (at least 20 cars) is located under the second story of the building and not 
visible from the street, the maximum height of the building is 45 feet and 3.5 stories.  

HOW THIS OVERLAY DISTRICT AFFECTS ROUTE 20’S FUTURE  
TRANSPORTATION NEEDS 
Elements of the Village Overlay bylaws include a prohibition by right on creation of any new off-
street parking in the front yard setback in front of any building on a lot with frontage of Route 20; 
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however, the Planning Board may grant a Special Permit to retain use of an existing off-street 
parking area that does not comply with the former. Additionally, five feet of the required setback of 
any proposed development within this district must be designed as a paved sidewalk if sidewalks do 
not exist or if no space is available for a sidewalk within the existing public right of way.  

Parking Requirements 
Parking requirements differ between the underlying zoning and the overlay districts. The underlying 
zoning parking focuses on requiring parking for a specific number of persons or employees in a 
building. The overlay districts do not specify requirements for parking. Development regulations 
focus on restrictions in parking, particularly parking facing Route 20. The overlay district off-street 
parking regulations provide an opportunity to encourage vehicular activity to move off Route 20 onto 
adjacent street, specifically the rear and sides of buildings on Route 20. Specifying requirements that 
move vehicles away from Route 20 can help to improve congestion and circulation on Route 20 as 
vehicles are not immediately pulling into parking lots as they exit Route 20. This will also reduce the 
need for curb cuts on Route 20 and encourage development that have alternative access.  

Planned Development  

EDGEMERE DEVELOPMENT DETAILS 
The 68-acre site of the former Edgemere Drive-In located at the western end of the Route 20 corridor 
is being developed with a mix of uses that will include a supermarket, retail space, restaurants, 
townhouses, and apartment buildings.  In total, over 427,500 square feet of commercial space and 
250 rental residential units will be completed on site3. The residential components of the site will be 
connected to the commercial areas by sidewalks helping encourage walking trips for residents. The 
mix of uses mean that a percentage of trips will be internal to the site and not result in added trips 
on the surrounding roadway network.  This development plan takes advantage of the mixed use 
zoning provided by the Route 20 Overlay District and will serve as an example of how properties in 
the study corridor can be successfully be redeveloped to both improve the economic vitality of the 
Town and improve transportation in the Route 20 corridor.  

POTENTIAL FOR FUTURE DEVELOPMENT 
As with the Edgemere property, there is potential for future development along Route 20 to be 
configured in ways that decrease traffic congestion and help promote alternative modes of 

 
3 Environmental Notification Form, Edgemere Crossing at Flint Pond – June 17, 2019 
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transportation to single occupancy vehicles. The various parcels are shown in Figure 4 accompanied 
by the discussion below of how the various parcel types will contribute to changing travel patterns.  

DIRECT ACCESS PARCELS 
These parcels are those that currently have access exclusively via Route 20 with no alternative 
means of access from an adjacent road. These parcels are likely to have continued access from Route 
20 when redeveloped unless a they are combined with adjacent parcels or shared access is facilitated 
through the consolidation of driveways with abutting property owners or the town.  These parcels 
will likely continue to contribute to traffic on Route 20 in the future.  

DIRECT ACCES WITH SEPARATED CIRCULATION 
Existing circulation to these parcels is provided by shared driveways and roads, such as apartment 
complexes and shopping centers. These parcels are likely to have less of an effect on traffic because 
internal on-site circulation is possible without use of Route 20.  

ALTERNATIVE ACCESS PARCELS 
Route 20 alternative access parcels are those that currently have a configuration that allows access 
from streets other than Route 20 or have shared access from adjoining properties. These parcels may 
or may not have access directly from Route 20. The current access to these parcels provides an 
opportunity to divert traffic away from Route 20. Additionally, there are opportunities to improve 
congestion due to the reduction in the number of vehicles that must slow down to turn into Route 20 
properties.  

DEVELOPABLE LAND PARCELS 
Parcels in this category are those that have been identified by the Town as having opportunity for 
development. These parcels were designated by the Town as developable land, potentially 
developable land, or individual potentially developable land. The parcels are having plans for 
anticipated development, in the process of being developed or are vacant with the designation of 
potentially developable or developable land. These parcels have opportunity for desired development 
listed in the Edgemere and Route 20 Overlay Districts zoning bylaws.  

TOWN-OWNED PARCELS 
Town-owned parcels are those that are vacant or occupied by a building and owned by the Town of 
Shrewsbury. This includes Town Improved parcels. 

UNDEVELOPABLE PARCELS 
These parcels are designated as undevelopable by the Town. These parcels are not permitted or 
feasible for development.  
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Conclusion 
Opportunities for new development can be found in the vacant developable parcels that are still 
available on Route 20. Any development on these parcels can be constructed under the zoning bylaws 
of the Route 20 and Edgemere Village Overlay Districts which prioritize pedestrian safety and access 
management that minimizes curb cuts and encourage shared access to parcels from the roadway. 
Through supporting mixed-use development, the overlay districts zoning regulations could encourage 
more diversity in users on Route 20. Consideration in development regulations for pedestrian safety 
in the overlay district amendments provides an opportunity to advance toward a larger pedestrian 
network on Route 20. Additional opportunities are those to change primary access of current 
developments. Those parcels that have alternative access points on adjacent streets in addition to 
direct access to Route 20 can reconfigure access to the parcel to direct traffic off Route 20 where 
feasible. Adjustments to alternative access points on existing parcels and creating new development 
that follows standards for overlay districts could support reduction in congestion on Route 20. 

The Route 20 and Edgemere Overlay Districts apply to the Commercial Business and Limited 
Industrial Zones that abut Route 20. The abutting parcels on Route 20 primarily fall into one of 
these Zoning Districts. The limited industrial district is intended for research laboratories, office 
buildings, and light industries. The commercial business district is intended for providing goods and 
services for transients and tourists, and non-consumer goods. As mentioned in the technical 
memorandum, the Route 20 and Edgemere Overlay Districts in Shrewsbury came to fruition to 
provide flexible development options that do not exist in the underlying districts along Route 20. 
Despite this overlay district, the existing land use is primarily consistent with the underlying 
zoning.  

The overlay district allows for a range of uses but dimensional and intensity regulations put limits 
on what can be built. Many of the abutting properties are owned by industrial companies that use 
their properties for auto repair or industrial purposes. The turnover between owners appears to be 
minimal. This could be preventing redevelopment as the current owners do not have incentive to 
change their current land use to something that would create more diverse land uses in the overlay 
district.  

Additionally, an element of transportation that has a significant impact on the development of land 
use pattern is parking. Depending how parking is managed, it can have a significant impact on 
travel behavior and studies have shown that automobile-dependent networks tend to increase the 
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amount of land required for development (e.g., road widening and parking lots).4 This leads to 
sprawling development characterized by homogenous land uses, commercial, and institutional 
activities that are dispersed, and large scale buildings that result in wider roads and street blocks. 
Shrewsbury’s amendment to establish the Route 20 and Edgemere Village commercial overlay 
districts along the corridor was amended for the purpose of encouraging more mixed-use 
development to bring more people to the area at a variety of times during the day. By evaluating the 
parking requirements that are included within the amended bylaws along with the land use and 
traffic patterns of the corridor, we were able to conclude whether Route 20’s existing zoning and land 
use impeded with the future growth of this corridor, as it relates to transportation impacts. Results 
of the evaluation showed that under the existing zoning the corridor’s parking requirements, land 
use and development patterns could be impeding on future growth of the corridor. The Route 20 and 
Edgemere Village overlay districts provide opportunity to diversify future growth through 
adjustments to parking requirements, access management and pedestrian safety regulations.   

Rather than just focusing on providing flexible development, the Town should reevaluate their 
zoning bylaws and land use policies to encourage smart growth. Elements of smart growth include 
higher density, commercial and institutional activities that are concentrated into centers, mixed land 
uses, buildings that are human scaled so smaller buildings, blocks, and roads, multimodal 
transportation, and public realm improvements. Although smart growth along Route 20 would 
require improvements in other elements (architecture, setbacks, etc.), achieving smart growth 
through transportation-related improvements in the zoning bylaws and land use policies include: 
reducing the parking minimum requirements for each land use, increasing the maximum lot 
coverage requirement, and finding opportunities to reduce curb cuts and shared access to parcels 
along Route 20. 

 

 
4 VTPI article 
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