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GLOSSARY
Below are terms and phrases used throughout the Master Plan.

Access to Opportunities – The ability to live in conditions that make it possible for people to lead successful lives. 
These conditions include safe, affordable housing; good-paying jobs; quality education; adequate health care; and 
convenient transportation. 

Access Management – The coordination between roadway design and adjacent land development to ensure safe and 
efficient traffic operations on major arterial roads and intersections, while providing adequate access to abutting land 
uses. 

Accessible Design – A site, building, facility, or portion thereof that complies with the minimum accessibility standards 
of the Americans with Disabilities Act (ADA), Architectural Barriers Act, or local building code. (National Center for 
Accessibility, Indiana University, Bloomington) 

Accessory Dwelling Unit – Also referred to as an in-law apartment, an accessory dwelling unit is a separate residence 
that is within/attached to a single-family home, or part of an accessory structure (e.g., garage). These residences provide 
accommodations for independent living (separate entrance, full kitchen, sleeping area, and full bathroom facilities). 

Age in Place – The U.S. Centers for Disease Control and Prevention defines aging in place as “the ability to live in one’s 
own home and community safely, independently, and comfortably, regardless of age, income, or ability level.” 

Community Engagement – Actively reaching out to members of a community, usually in an organized fashion, to 
create discussions about important issues and get feedback that will help shape public policy, regulatory change, or 
investment. 

Cost Burdened Household – The condition of housing costs being high enough to cause financial stress to a 
household. As a rule of thumb, a household is considered to have a “housing cost burden” if no more than 30% of its 
income is spent on rent or mortgage, utilities, mortgage principle with interest, taxes, and insurance. 

Development Density – The amount of building space per unit of land. This is often expressed as the amount of floor 
area or number of housing units per acre. For example: “20 housing units per acre” or “30,000 square feet of commercial 
per acre.” 

Economic Development – A change in a community that allows for greater production of goods and services, 
connects people to jobs, and can also create additional tax revenue. Economic development usually includes the 
growth of existing businesses or the addition of new businesses in a community. It can also include efforts to cultivate a 
strong workforce. 

Education – Schooling or training including, but not limited to: job training, formal schooling, self-education, continuing 
or adult education, or people learning about each other’s perspectives through discussion. 

Green Infrastructure – The use of natural features and engineered systems to provide clean water, conserve 
ecosystem values and functions, and provide a wide array of benefits to people and wildlife. (www.americanrivers.org) 

Household – A household consists of all the people who occupy a housing unit. A house, an apartment or other group 
of rooms, or a single room, is regarded as a housing unit when it is occupied or intended for occupancy as separate 
living quarters; that is, when the occupants do not live with any other persons in the structure and there is direct access 
from the outside or through a common hall. (U.S. Census Bureau) 

Housing Unit – A housing unit is where people live, such as a house, an apartment, a group of rooms, or a single room 
occupied or intended for occupancy as separate living quarters. (U.S. Census Bureau)

Inclusionary Zoning - A regulatory tool used by municipalities to increase the number of newly developed homes that 
are deed-restricted to be affordable to households of low to moderate incomes 

Infill – Construction that “fills in” the gaps in already developed areas. Infill can occur on vacant land between buildings 
or on large parking lots. It can also include reusing or changing the use of an existing building by remodeling or through 
renovation.

Infrastructure – The framework or system of public facilities that meets the needs of a community. For example, roads, 
bridges, drinking water systems, sewer systems, treatment plants, sidewalks, buildings, etc. 

Land Trust – A non-profit organization that protects land for public and environmental benefits. 

Low Income Household – A household whose income is 80% or less of the area’s median income. 

Makerspaces – Also called “hackerspaces,” “hackspaces,” and “fablabs,” collaborative spaces where people share 
workspace, equipment, and other resources. Sharing resources and exchanging ideas support entrepreneurs, makers, 
students, and artists. Products often include tools, machine components, and electronics developed using cutting edge 
technologies like laser cutting and 3-D printing. 

Missing Middle or Middle Housing - A range of house-scale buildings with multiple units, compatible in scale and 
form with detached single-family homes, located in a walkable neighborhood. (https://missingmiddlehousing.com/)

Mixed-use Development – Development of a building or collection of buildings with two or more different uses, such 
as residential, office, retail, public, or entertainment. The term is most often used to describe developments that have a 
mix of commercial and residential use. 

Modes of Transportation – The different ways we get around town: car, bus, walking, biking, rail, cab, etc. 

Moderate Income – A household whose income is between 80% and 120% of the area’s median income. 

Multimodal – Accommodating different modes of transportation (see above). 

Planning – Community planning. A process that develops goals, objectives, and strategies to guide community 
decision making over several years. The process often includes, community engagement, analyzing existing resources 
and conditions, developing a vision for how a place will look in the future, developing strategies or activities to create 
that vision, and passing regulations. 

Services – This term is used to refer to municipal services such as veteran’s assistance, assistance for the elderly, public 
safety/ emergency, and other similar items. 

Social Determinants of Health – The economic, physical, and social environments in which we are born, live, work, and 
age. (U.S. Department of Health and Human Services) 

Stormwater Management – Using structures or natural systems to remove pollutants in runoff (e.g. from melting snow, 
storm events) before it enters into groundwater, waterways, or wetlands. 

Universal Design – The design of products and environments to be usable by all people, to the greatest extent 
possible, without the need for adaption or specialized design. (Center for Universal Design) 

Vulnerable Populations/Residents – Residents that are either more susceptible to negative health impacts because of 
a physical condition or have been shown to suffer certain negative impacts disproportionately. 

Zone II Protection Area – The primary recharge area of an aquifer for a public water supply well. 

Zoning – Local regulations that specify uses that are allowed and the sizes and locations of buildings on a property.



ACRONYMS
ACS American Community Survey

ADA Americans with Disabilities Act

AMI Area Media Income

APR Agricultural Preservation Restriction

BFRT Bruce Freeman Rail Trail

CDS Crash Data System

CHAS Comprehensive Housing Affordability Strategy

CERT Sudbury Community Emergency Response Team

CIP Commercial, Industrial, and Personal Property

COA Council on Aging

CPA Community Preservation Act

CPI Consumer Price Index

CR Conservation Restriction

CWMP Comprehensive Wastewater Management Plan

DEP Massachusetts Department of Environmental Protection

DHCD Massachusetts Department of Housing and Community 
Development

DMH Massachusetts Department of Mental Health

DOER Massachusetts Department of Energy Resources

DPW Department of Public Works

EEA Massachusetts Executive Office of Energy and 
Environmental Affairs

FEMA Federal Emergency Management Agency

FISH Friends in Service Helping

FIRM Flood Insurance Rate Map

GIS Geographic Information System

GRP Gross Regional Product

HAMFI HUD Area Median Family Income

MWRTA MetroWest Regional Transit Authority

NAICS North American Industry Classification System

NHESP National Heritage and Endangered Species Program

NPDES National Pollutant Discharge Elimination System

OSRP Open Space and Recreation Plan

PWD Public Works Department 

RHSO Regional Housing Services Office

RMV Registry of Motor Vehicles

SCC Sudbury Cultural Council

SHC Sudbury Historical Commission

SHI Subsidized Housing Inventory

SOC Standard Occupational Classification System

SPS Sudbury Public Schools

SRF State Revolving Fund

STAR Students Thinking and Acting Responsibly in Sudbury

SuAsCo  Sudbury-Assabet-Concord 

SVT Sudbury Valley Trustees

TMA Transportation Management Association

TMDL Total Maximum Daily Load

UMDI University of Massachusetts Donahue Institute

USGS US Geological Survey

WMA Wildlife Management Area

WRPOD Water Resource Protection Overlay District 

HAP Housing Action Plan

HDC Sudbury Historic Districts Commission

HMP Hazard Mitigation Plan

HPP Housing Production Plan

HUD U.S. Housing and Urban Development

LARC Land Acquisition Review Committee

LHMC Local Hazard Mitigation Committee

LFPR Labor Force Participation Rates

LID Low Impact Design

LINC Learning Intergenerational Community

LSRHS Lincoln-Sudbury Regional High School 

MACRIS Massachusetts Cultural Resource Information 
System

MAPC Metropolitan Area Planning Council

MassDOT Massachusetts Department of Transportation

MCRT Mass Central Rail Trail

MBTA Massachusetts Bay Transportation Authority

MCC Massachusetts Cultural Council

METCO  Metropolitan Council for Education 
Opportunity

MESA Massachusetts Endangered Species Act

MFI Median Family Income

MGL Massachusetts General Laws

MPIC Master Plan Implementation Committee

MPH Miles per Hour

MRC Medical Reserve Corps

MSA Metropolitan Statistical Area

MVP Municipal Vulnerability Preparedness
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The Sudbury Master Plan is made up of three volumes: Baseline Report, Master Plan, and Action 
Plan.

BASELINE REPORT
The Baseline Report is a snapshot of existing conditions as they relate to neighborhoods, parks, 
roadways, public services and facilities, the local economy, historic and natural assets, and other 
items that define the quality of life in Sudbury. It includes inventories across numerous departments 
and resources, as well as population and build-out projections. This information was collected 
through Town staff interviews, outreach to key stakeholders, and reviews of existing reports and 
other documentation. The purpose of Baseline Report is to provide the foundation for sound policy 
development moving forward.

MASTER PLAN
The Master Plan, this document, is the primary document for setting policies and strategies in 
Sudbury. It identifies the formative issues that will shape policy in all areas. It lays out the framework 
for how the Town will reach its vision. Public input from workshops, open houses, surveys, focus 
groups, and interviews guided its development. The Master Plan sets short-, mid-, and long-term 
goals and will be used by Town leaders, staff, boards, committees, and other decision makers.

ACTION PLAN
The final volume, the Action Plan, details how the Master Plan is implemented. It includes individual 
action items needed to address community issues and needs. An advocate, such as a Town 
department, board, committee, or commission, is identified along with implementation timeframes. 
It is important to note that the Action Plan and Master Plan are companion documents and should 
be read together to understand the full context of action items.

WHAT ARE THE PIECES OF THE MASTER PLAN?

Members of Sudbury’s community participate in one of the Town’s Master Plan Public Forums. 
Photo Credit: Horsley Witten Group, Inc.

This document, the Master Plan, is organized by topic:
HOW IS THIS DOCUMENT ORGANIZED?

Each chapter is divided into three parts:

•	 An overarching Goal of what the Town hopes to achieve.
•	 Opportunities, Challenges, and Needs describes important issues that impact Sudbury’s 

future, as presented by data and voiced by the community.
•	 Policies and Actions provide direction on how the Town plans to address challenges, meet 

local needs, and build upon available opportunities.

ROUTE 20 CORRIDOR

Takes a comprehensive 
look at the future of Route 
20, including issues related 
to housing, economic 
development, and 
infrastructure. 

ECONOMIC 
DEVELOPMENT

Concentrates on building the 
Town’s commercial tax base by 
supporting local businesses and 
building opportunities for new 
investments.

TRANSPORTATION & 
CONNECTIVITY

Addresses all modes of 
transportation to create safe 
and equitable access for all 
Sudbury residents.

HISTORIC & CULTURAL 
IDENTITY

Builds upon the Town’s strong 
foundation for preserving and 
enhancing Sudbury’s historic 
and cultural assets.

NATURAL ENVIRONMENT

Promotes the protection 
of the Town’s important 
natural resources, including 
groundwater, surface water, 
forests, and wetlands.

CONSERVATION & 
RECREATION

Builds efforts to preserve 
important habitat and promote 
healthy lifestyles through 
active recreation opportunities.

TOWN FACILITIES, 
SERVICES, & 
INFRASTRUCTURE
Addresses municipal 
responsibility to provide high 
quality services to residents 
and businesses.

HOUSING
Focuses on housing 
diversity and affordability 
to meet the diverse needs 
of all ages and incomes.

RESILIENCY
Recognizes the potential 
impacts of natural hazards 
and climate change and the 
need for the Town to adapt.

PUBLIC HEALTH & 
SOCIAL WELLBEING

Focuses on resources in 
Sudbury that allow residents 
to be healthy and productive 
citizens.
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WHAT WE LOVE ABOUT SUDBURY
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WHAT WE LOVE ABOUT SUDBURY
Sudbury residents are passionate about their community. During the development of this 
Master Plan, they continuously spoke of what they love about living in Sudbury and, if certain 
features were altered, the character and the quality of life in the Town would be damaged. 
These features are showcased below in no particular order.

Residents treasure Sudbury as a place of natural beauty with abundant waterways, forests, 
and trails. The ample open space not only provides fresh air but shapes the Town’s character, 
giving residents a sense of pride in their community. Natural areas, such as the National Wildlife 
Refuges, Sudbury Valley Trustees (SVT) properties, and Town-owned lands, provide recreational 
opportunities as well as habitat for plants and animals. Access to these areas allows people to 
enjoy activities such as hiking, birding, fishing, and boating, which in return helps to enhance the 
quality of life physically and mentally for all residents. 

OUR NATURAL AREAS AND OPEN SPACES

Master Plan Steering Committee.
Photo Credit: Horsley Witten Group, Inc.

Puffer Pond, Assabet River NWR. 
Photo Credit: Jay Beeler (Cropped)
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When asked why they moved to Sudbury, community members overwhelmingly responded 
that it was due to the quality of the schools. The public schools in Sudbury encompass two 
separate school districts, Sudbury Public Schools and Lincoln-Sudbury Regional High School. 
Sudbury Public Schools supports students from preschool through 8th grade. Four elementary 
schools and one middle school serve approximately 2,700 students including Boston students 
in the Metropolitan Council for Education Opportunity (METCO) Program. Sudbury Public 
Schools is committed to excellence in educating students to be knowledgeable, creative, 
independent thinkers who are caring, collaborative members of the school and wider 
communities. Sudbury Public Schools core values are: 

OUR PUBLIC SCHOOLS

Wayside Inn. 
Photo Credit: Ted Fitzgerald, MA Office of Travel and Tourism.

Courtyard at Lincoln-Sudbury Regional High School. 
Photo Credit: John Phelan.

•	 Enhance the learning and teaching process to enable and inspire students to achieve their 
potential

•	 Actively promote personal responsibility and integrity
•	 Seek and promote opportunities to advance equity
•	 Cultivate a lifelong commitment to community

Students in grades 9-12 attend Lincoln-Sudbury Regional High School along with students from the 
Town of Lincoln and Boston students who are part of the METCO program. Since its founding in 
1954, Lincoln-Sudbury Regional High School has viewed itself as “a different kind of place” - a place 
that truly values diversity in style and substance. The school’s four core values - fostering caring 
and cooperative relationships, respecting human differences, pursuing academic excellence, and 
cultivating community – constitute the foundation of the operation of Lincoln-Sudbury Regional 
High School.

The rich history of Sudbury is the cornerstone that gives the Town a sense of place and creates a 
unique experience for the people who live here and those who visit. Connections to the past are 
part of the experience in the historic Town Center and traveling among the hundreds of historic 
homes scattered about Town. Historic landscapes in the community include an array of historic 
homesteads, and remaining farmlands maintain living connections to Sudbury’s rural past. Many 
of these sites are connected by scenic roads lined with old stone walls, mature trees, and fields. 
Sudbury has an impressive collection of noteworthy sites, many of which are listed on the National 
and State Registers of Historic Places such as the renowned Longfellow Wayside Inn, the Martha 
Mary Chapel and the Gristmill (all located on contiguous property, as well as the Goodnow Library, 
Hosmer House, Town Hall, and the Revolutionary War Cemetery).

OUR LIVING HISTORY
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With Boston, Lowell, and Worcester within a 25-mile radius, residents of Sudbury value its wooded 
and quiet environment – a respite of tranquility. It is a quiet and peaceful community where 
residents know and look out for each other, fostering a sense of welcome and inclusion. People 
support local businesses and schools, are quick to volunteer their time, and care about community 
events such as the Fourth of July Parade and Truck Day event at the Goodnow Library. Sudbury is a 
great place for people to live all stages of their lives: to experience childhood, to build a family, to 
retire and to enjoy growing old. 

OUR SMALL-TOWN FEEL AND SENSE OF COMMUNITY

March 2018 Snowstorm.
Photo Credit: Town of Sudbury.

Sudbury Senior Center Repair Cafe. 
Photo Credit: Sudbury Senior Center. 

Small towns, like Sudbury, run on the hard work, selflessness, and dedication of volunteers. 
Residents give of their time to local organizations, being on boards and committees, coaching 
sports teams, and participating in community drives to provide for the needs of their fellow citizens. 
Volunteering offers vital help to people in need while creating and cultivating a community that 
cares. Residents of all ages contribute to the betterment of Sudbury --from the staff and members 
of the Senior Center to students from local Sudbury schools-- making Sudbury a caring community.

OUR EXCEPTIONAL VOLUNTEERISM



11 Sudbury Master Plan CHALLENGES IMPACTING SUDBURY’S FUTURE Sudbury Master Plan CHALLENGES IMPACTING SUDBURY’S FUTURE 12

1 University of Massachusetts Donahue Institute, Long-term Population Projections for Massachusetts Regions and 
Municipalities, 2015

Looking down to Town Center.  
Photo Credit: FHI. 
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CHALLENGES IMPACTING 
SUDBURY’S FUTURE
Sudbury faces many challenges in the next 20 years, many of which are shared with other 
communities in the region and the Commonwealth. Because of this, both regional and state 
partnerships are developed to help tackle and solve these common issues. These issues are 
presented here in no particular order.

Among the challenges that Sudbury shares with the nation as a whole is the predominant shift 
in age demographics. According to the University of Massachusetts Donahue Institute’s 2015 
population projections,1  the proportion of older residents (65 years and older, traditionally a smaller 
group) is growing, while the proportion of school-age children (18 years and younger, typically a 
larger group) is decreasing (see Community Profile in Baseline Report). There are two factors driving 
this shift. While there are certainly localized exceptions, most regions across the United States are 
seeing their populations become increasingly older as the Baby Boomer generation continues to 
age. In addition to trends in aging, families are having fewer children than in previous generations, 
thereby decreasing slightly the average size of households. These trends have important 
implications for Sudbury as it plans for public services, upgrades to facilities, programming, and 
housing strategies.

Sudbury needs to anticipate the needs of an aging population and how this will affect the demand 
for services requested from all departments in local government. Issues related to communication, 
mobility, recreational programming, accessibility, public health, housing choice, and safety will be 
affected. Policies and actions in this Master Plan will need to reflect this important demographic 
shift, while balancing the needs of young families who will still require excellence in education.

DEMOGRAPHIC TRENDS

Sudbury is a very desirable community in which to live. High performing schools, bucolic historic 
settings, beautiful homes, and a general high quality of life attract families and young professionals. 
For people who already own homes in Sudbury, these conditions often make them want to stay. 
Unfortunately, the high demand for housing in Sudbury (and many other communities in the region) 
and limited developable open land has led to housing prices that are out of reach. Young families, 
first-time homebuyers, seniors looking to downsize, and households of modest financial means 
have limited opportunities to find a place to live in Sudbury. 

Moving forward, Sudbury will need to consider different approaches to regulating and incentivizing 
a more affordable, diverse housing stock. To meet the needs of existing residents and ensure 
opportunities for future generations, Sudbury will need to adopt policies that proactively and 
purposefully increase the affordability of living in the community.

RISING COSTS OF LIVING IN SUDBURY
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THE RETURN OF ANOTHER PANDEMIC
During the development of this Master Plan, the world was being subjected to a global 
pandemic event that was truly historic and unforeseen. The onset and spread of the novel 
coronavirus (COVID-19) in the spring of 2020 shut down parts of our society on a scale that 
had never been experienced. It was a time of tremendous disruption and uncertainty, causing 
incredible stress to the nation’s economy and health care infrastructure. 

At the local level, municipalities began to reflect on how government as well as the design 
of the physical and social systems of our communities have helped or hindered residents 
and businesses to be more resilient and manage through the COVID-19 pandemic. Long-term 
planning, as captured in Master Plans, can be an important tool for cities and towns to build 
capacity. As this plan looks ahead 20 years, the view is two-fold. For the long-term, it is very 
difficult to predict how the COVID-19 pandemic, and preparing for future pandemics, will affect 
each element of the Master Plan because impacts and outcomes were still unknown when 
this plan was adopted. In the shorter-term, Sudbury can assess community needs and collect 
information to build knowledge for future decision making. An obvious issue every community 
will need to assess is how it was (or was not) able to continue everyday municipal operations 
and services during COVID-19. Was the Town able to meet the needs of its residents and were 
there populations who were more vulnerable than others? How resilient were local businesses, 
and how did families cope with the loss of in-school learning and organized activities? How will 
recreation facilities and open spaces be used in the future? Answering these questions, and 
many others, will be important to Sudbury moving forward and this Master Plan will start that 
process.
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Town Center. 
Photo Credit: FHI.
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THE INTENT OF THE MASTER PLAN
The following statement is adapted from the 2001 Sudbury Master Plan. It focuses on building 
and supporting Sudbury as an inclusive and sustainable community. These values still resonate 
with Sudbury residents today, and the 2021 Master Plan builds on these principles. The adapted 
statement recognizes long-term challenges of climate change, social and economic resiliency, 
and social injustices that were not specifically articulated in 2001.

Key concepts behind sustainability are the inter-relatedness of issues, and a desire to seek a balance 
between the economic, social, and ecological aspects of a community. It also supports a community that 
can weather the storm and it is the goal of the Master Plan to expose the complex issues facing the Town 
today, and to explore multi-faceted approaches to problem solving. Sustainability seeks to:

•	 Work within nature’s limits by protecting and restoring ecosystems.
•	 Use resources efficiently and productively.
•	 Minimize the use of fossil fuels and toxic materials.
•	 Support economic self-sufficiency to create a vibrant and strong local economy.
•	 Maximize fairness in the distribution of and access to municipal resources, programs, services, and 

facilities.
•	 Promote participatory decision-making and a healthy democracy.
•	 Engage diverse population groups in decision-making that are typically under-represented.
•	 Adapt to and mitigate the anticipated impacts of climate change. 
•	 Call out social injustices and work to create a more inclusive community.

Sustainability implies that change is inevitable, but that change can be directed toward positive ends. 
Housing needs, environment protection, economic development, transportation, and social services are no 
longer isolated issues. Integrated strategies are now required to balance the effects of change in any one 
sector on the other sectors. 

The concept of sustainability also gives the readers and users of the Plan a broader perspective of 
Sudbury’s growth issues. Many communities across the state and the nation continue to experience rapid 
growth and loss of vacant land. Many common growth management techniques, such as cluster zoning, 
planned unit development, and phased growth bylaws, generally deal with one particular topic, such 
as managing the impacts on the natural environment, and do not promote sustainability by using these 
techniques to meet multiple community objectives. A more comprehensive approach must be taken to 
balance the impacts of growth with meeting local needs for housing, recreation, or services. 

Sustainability in the context of land use planning focuses the balance between what is permitted by law 
and the impacts of development on the entire community—the economic, environmental, and societal 
aspects. Balancing competing interests (wetlands protection versus tax revenue), requiring a project to 
be of a scale that is in keeping with the character and environment, and gaining public acceptance of 
guiding principles and performance standards for development are key elements to sustainable planning. 
Sustainable development generally reserves land for open space, reduces lawn and other landscaped areas 
to decrease water consumption, and is of a scale that is accessible to pedestrians and decreases reliance 
on automobiles. 

A primary goal of a sustainable community is to meet its basic resource needs in ways that can be 
continued into the future. A sustainable community seeks to maintain and improve its economic, 
environmental, and social characteristics so that its residents can continue to lead healthy, productive, and 
enjoyable lives. Sustainability is an attainable goal for a community and a desired goal for Sudbury.
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ROUTE 20 CORRIDOR ROUTE 20 CORRIDOR
GOAL

OPPORTUNITIES, CHALLENGES, AND NEEDS
A UNIQUE OPPORTUNITY
The Route 20 Corridor extends from the boundary of the Wayside Inn Historic District #2 
eastward to the town line, as depicted on the map below. 

The Town has been studying the Route 20 Corridor intermittently for approximately 20 years, 
recognizing it as a unique and important asset in the community. As leadership and residents 
in Sudbury continue to think about broad issues such as infrastructure, fiscal health, housing 
diversity, traffic mitigation, connectivity, and economic development, many discussions 
have included a focus on the Route 20 Corridor. A classic SWOT (Strengths-Weaknesses-
Opportunities-Threats) assessment shows the diversity of important issues that come together 
along this corridor:

Create a destination that supports housing options, economic opportunities, and inviting 
and accessible public spaces.

Route 20.
Photo credit: Historic Route 20 Association.
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STRENGTHS
•	 High volumes of traffic along this corridor can result in high levels of 

commerce and send a positive message to business owners.
•	 Technical studies have identified some opportunities for regulatory 

reform and infrastructure investment. Ongoing town-wide wastewater 
planning will be important to encourage and support public and private 
investments on Route 20.

WEAKNESSES
•	 While traffic is a potential strength for commerce, it is a weakness when 

considering environmental impacts and quality of life.
•	 In addition to traffic volumes, circulation patterns and the lack of any significant public 

transit options reinforce this area as “auto-dependent.”
•	 A lack of infrastructure, particularly for wastewater disposal, limits the desired development 

potential of this corridor.
•	 Route 20 is owned by MassDOT and the Town has little control over improvements.

OPPORTUNITIES
•	 The market for clusters of higher density housing similar to Meadow Walk development is 

likely to remain strong and Sudbury could help achieve many of its housing goals through 
redevelopment along this corridor.

•	 The Bruce Freeman Rail Trail (BFRT), the Town’s acquisition of CSX rail corridor, and the 
proposed Mass Central Rail Trail (MCRT)4 will provide alternative ways to link Route 20 to 
other areas of Sudbury and to surrounding communities.

•	 With costs of municipal services continuing to rise, commercial space, mixed-use, and 
smaller housing units (studio and one-bedroom units) will have a positive fiscal impact on 
municipal revenue.

•	 The Route 20 corridor includes two local and National Register Historic Districts along with 
historic buildings and structures representing Sudbury’s evolution over time.

•	 Meadow Walk has proved to be a successful example of mixed use development that led to 
a reduction in overall trips and traffic on Route 20. 

THREATS
•	 The greatest threat to the Town from the Route 20 area would be a poorly researched, 

developed, and executed vision and plan for the area. Without new regulations that are 
smartly crafted, future development would not improve circulation, aesthetics, and historic 
appeal, nor the overall vibrancy of the corridor. 

After years of study and some significant redevelopment, the Route 20 corridor is 
unquestionably the Town’s primary target for growth and economic development. How this 
growth occurs, how it functions, and what it looks like will be critical to achieving the broader 
goals for this corridor and guide new development in that direction.

A CLOSER LOOK AT WATER RESOURCES
Water resources in the Route 20 corridor play a major role in limiting and shaping 
development in the area. In some areas, wetlands place obvious constraints on a 
property. Protecting these resources is a high priority for the community. 

Local development standards, performance standards for construction practices and 
stormwater management establish buffers to wetlands. Where wetlands are not readily 
visible in the landscape, shallow groundwater tables can still make site development 
challenging. Regulations prohibit excavation or re-grading in these areas. Another 
challenge of high groundwater tables is on-site disposal of wastewater. With no sewer 
service in the area, each site is generally responsible for installing and maintaining a 
private septic system. If the site is constrained by high groundwater tables, finding a 
suitable location for a leach field is very challenging and, in some cases, the 
engineered solutions can be unattractive and very costly. 

The other significant water resource issue along Route 20 is the presence 
of Zone II protection areas for the Sudbury Water District water supply 
wells. The delineation of these areas is created through hydrogeologic 
modeling and approved by the Commonwealth’s Department of 
Environmental Protection (DEP). Sudbury uses the Zone II (and Zone III) 
delineations as zoning overlay districts, which apply greater limitations on 
land use, stricter development standards, and more intense permit scrutiny. 
This overlay district, the Water Resource Protection Overlay District 
(WRPOD), has historically been a resource protection tool in Sudbury for 
many years.

A review of the regulations designed to protect water resources along Route 20 (and 
elsewhere in Sudbury) suggests substantive bylaw revisions would be beneficial. For 
example, while the WRPOD has been amended in some small fashion more recently, the last 
major upgrade to the bylaw took place in 2005. The Town may wish to revisit the WRPOD in 
its entirety and determine how this section of the Zoning Bylaw works with other protective 
standards for stormwater, grading, landscaping, and site development.

WASTEWATER INFRASTRUCTURE PLANNING
One of the strengths of Route 20 identified earlier in this chapter is the technical planning 
for wastewater management that has already occurred and is being updated at the time 
this Master Plan was drafted. In 2001 and 2012, separate reports highlighted many of the 
environmental constraints already discussed (above) but also looked at potential solutions, 
including those that could anticipate some growth in the area. These reports were helpful 
as they confirmed predominant soil conditions and wastewater disposal challenges remain 
the greatest challenges to future development of this area. Limited shared wastewater 
solutions may help to unlock the development potential of some larger parcels or those 
with favorable soils. The 2012 study found that a more centralized approach would likely be 
needed to meet different challenges in more intensely developed areas along the corridor. 
At the time this Master Plan was drafted, the Town had embarked on developing a 
Comprehensive Wastewater Management Plan (CWMP) for the entire town. While Route 
20 is certainly a focus of the document, the intent is also to consider future wastewater 
needs throughout the

See 
“Opportunities 

to Build” in 
Housing.

POLICY 
LINK!

4 Note that during the development of this plan, the Town of Sudbury is opposed to the the current MA Division of 
Conservation and Recreation plan/partnership with Eversource and does not support its Mass Central Rail Trail plan as it 
stands.

See “Groundwater 
and Water Supply 

Resources” 
map in Natural 
Environment.

POLICY 
LINK!
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community. What will be critical for success is an integration of this 
wastewater planning effort with any future planning and visioning for this 
area (see High Quality Design on the next page).

TRAFFIC AND CIRCULATION
Traffic congestion along Route 20 and other major roadways is a key issue 
for Sudbury. Finding alternative ways to reduce the volume of traffic on 
Route 20 can improve circulation and access to local businesses in the area. 
Because drivers are a mix of regional commuters passing through Sudbury 
and those with local destinations, strategies should address the impacts 
of both. For commuters and those passing through, the Town continues 
to work regionally to build transit options to commuter stations. Finding a 
designated stop for the Commuter Shuttle that travels from Marlborough to 
the Massachusetts Bay Transportation Authority (MBTA) Riverside Station 
will increase its access to Sudbury residents.

For those with destinations along Route 20, development design can help improve circulation 
(see High Quality Design below). Creating a single access point for multiple properties, a 
secondary road, and other elements can move cars off of Route 20. The area is very much car-
oriented, however, increasing safe walking and biking alternatives can encourage local trips 
to Route 20 without a car. Allowing for shared parking and connecting developments through 

See “Traffic 
Circulation & 
Engineering 

Improvements” 
and 

“Connectivity, 
Transportation, & 
Master Planning”
in Transportation 
and Connectivity.

POLICY 
LINK!

Landham Road Intersection.
Photo Credit: Horsley Witten Group, Inc..

safe and accessible walkways and sidewalks encourages people to park once and visit multiple 
places. The proposed BFRT, CSX rail corridor, and MCRT will create both local and regional 
connections to the area. 

Addressing traffic and circulation on Route 20 will take multiple approaches as well as a shift 
from away from a “driving” culture. Encouraging walking and/or biking for some trips that may 
have been done by car is progress towards this shift.

HIGH QUALITY DESIGN
The issues related to water resources and wastewater disposal are central and integral to 
the successful future of Route 20. If these challenges are successfully met, questions about 
what would be developed, how big it would be, and what it would look like still need to 
be addressed. The Master Plan process provides strong “high altitude” direction for future 
development proposals in this regard with participants favoring redevelopment of Route 20 as 
a mixed-use area that serves as more of a “destination” for people in Sudbury and surrounding 
communities. 

Denser mixes of commercial and residential uses with connections between sites and other 
areas of Sudbury that do not require the use of automobiles was the predominant theme in 
small group discussions and reports from public meetings. A previous study performed in 2015 
touched upon some design issues for specific sites that would meet these objectives. However, 
the study’s focus area did not include the full extent of properties considered in the 2012 
wastewater study. 

Residential area of Meadow Walk, a mixed use development.
Photo Credit: Horsley Witten Group, Inc..
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The implementation of infrastructure initiatives such as developing a public wastewater 
system that could service Route 20 (or more) is complex and time consuming. The Town 
will need to be aggressive if it hopes to see a project like this constructed in a 15-year 
timeframe. With many questions still unanswered, future investigations regarding 
wastewater, the future vision for Route 20, or other related work must remain a high 
priority and receive continued attention from all applicable departments. Municipal 
leadership should consider regular reporting mechanisms to keep efforts moving 
forward and should also ensure municipal staff from various departments have the 
capacity to continue study and work in the Route 20 focus areas.

COORDINATE AND EXPEDITE PLANNING EFFORTS
Moving forward, the Town would benefit from a physical planning and design study that 
would illustrate detailed build-out scenarios for the full extent of Sudbury’s redevelopment 
goals along Route 20. The benefits of this type of study include:

•	 Public Discussion. While there seems to be enthusiasm around the general 
redevelopment vision emerging in this Master Plan, the details of what is desirable in the 
future may be different among Sudbury residents. Developing physical plans for these 
areas, even if they are only illustrative in nature, will allow residents to develop a shared 
understanding of future possibilities.

•	 Zoning Standards. A previous study (Cecil Group, March 2015) offered suggestions for 
amended Zoning Bylaw language related to Route 20 and these ideas should be part 
of future deliberations. However, developing representations for future development 
across Route 20 focus areas would help the Town visualize different zoning standards 
such as allowable uses, circulation, and dimensional controls. They may also help to 
develop a more form-based approach that focuses more on regulating design and 
performance.

•	 Wastewater Flow. Visualizations of build-out can provide realistic numbers related 
to future wastewater flows. While conventional build-out analyses apply a basic set 
of spatial assumptions to individual lots, physical planning provides a more refined 
approach. With buildings in place, wastewater flows can be estimated, which will 
provide a greater level of detail to the town-wide CWMP.

•	 Nitrogen Calculations. In addition to the ability to calculate more precise estimates of 
wastewater flows, visualizations of future development will allow the Town to examine 
nitrogen loading inputs. These calculations are one of the most important compliance 
points for the WRPOD, and future development scenarios will allow the Town to see 
how limiting these standards may or may not be.

•	 Nutrient Impacts. In addition to the ability to calculate more precise estimates of 
wastewater flows, visualizations of future development will allow the Town to estimate 
potential nitrogen and phosphorus impacts. These estimates can be compared with 
WRPOD standards as well as stormwater treatment standards set in local and state 
regulations.

•	 Traffic Volumes and Circulation Options. During the Master Plan process, participants 
showed interest in innovative solutions to the circulation problems on Route 20. Bypass 
options, rear lot connections, and other connectivity solutions were put forward as 
potential strategies. Developing physical plans for future development could be used to 
test these ideas and compare their performance with estimated future traffic volumes. 



27 Sudbury Master Plan ROUTE 20 CORRIDOR Sudbury Master Plan ROUTE 20 CORRIDOR 28

Use incentives or requirements for new development along the Route 
20 Corridor that connect Route 20 to future rail trails in Sudbury 
in a way that enhances local and regional access. This may include 
leveraging public and private investments for new infrastructure.

B.3

Revisit the Route 20 commuter shuttle and other regional transit 
programs to determine if it is meeting commuter needs.

B.4

POLICIES AND ACTIONS
The Town of Sudbury will implement the following policies and actions to meet 
the opportunities, challenges, and needs of the Route 20 Corridor.

 A Sudbury will work to develop a strong vision for the Route 20 
Corridor and remove barriers to achieving that vision.

A.1 Complete a Comprehensive Wastewater Management Study that includes 
recommendations.
Fund and commission wastewater solution(s) for the Route 20 Corridor 
identified in the Comprehensive Wastewater Management Study (See 
above Action A.1).

A.2

Fund and commission a Visioning Study for the Route 20 Corridor that will 
provide detailed build-out visualizations of future development scenarios. 
Identify preferred elements from each scenario.

A.3

Develop and adopt zoning for target areas on the Route 20 Corridor that 
will allow developers to build environmentally sustainable, accessible, and 
attractive projects.

A.4

Revisit the Water Resource Protection Overlay District to determine 
whether this zoning tool is still functioning as intended. Revise the Zoning 
Bylaw as appropriate.

A.5

Ensure housing proposed within the Route 20 Corridor, either as 
standalone developments or part of a mix-used project, follow policies 
outlined in Housing.

A.6

Continue to identify transportation improvement opportunities (policies, 
amenities, or new infrastructure) to connect Route 20 to other areas of 
Sudbury by means other than the car, such as proposed rail trails, walkway 
improvements, or shuttle services for commuters, seniors, and youth (See 
Transportation and Connectivity Policy B).

A.7

 B Identify ways to reduce congestion along Route 20 in order to 
connect the corridor with other key nodes in the community.

Evaluate the potential for using a new “back road,” “access road,” or 
other connectivity strategies to keep automobiles from re-entering the 
Route 20 Corridor when unnecessary.

B.2

Use streetscape improvements to create a positive walking experience 
in the Route 20 Corridor, including sidewalk connections, banners, street 
trees, and burying utilities (See Transportation and Connectivity Policy B).

A.8

B.1 Provide incentives for private commercial property owners on the 
Route 20 Corridor to incorporate site elements conducive to transit 
ridership. These could include interior circulation routes for shuttles and 
some dedicated parking spaces for shuttle riders.

Work with neighboring communities to manage and coordinate future 
development along Route 20 to minimize the impact of traffic on 
mobility.

B.5
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ECONOMIC DEVELOPMENT ECONOMIC DEVELOPMENT
GOAL

OPPORTUNITIES, CHALLENGES, AND NEEDS

THE LOCAL ECONOMY IN CONTEXT
Sudbury residents love their community because of the high quality of life that comes with 
its quiet residential neighborhoods and abundant green space, all within commuting distance 
of the Greater Boston region’s major employment centers. The Town also has a number of 
businesses that cater to the community, providing services and amenities that contribute to 
the Town’s local appeal. Private businesses not only provide job opportunities to residents, 
but they are also an important contributor to Sudbury’s fiscal health. Supporting a diverse and 
competitive local economy makes the Town an attractive place for employers and residents 
alike. For example, offering a façade program can help businesses improve building exteriors, 
such as repainting, windows, siding, doors, lighting, or signage. Another example is a revolving 
loan program, which can support businesses by filling in financing gaps. These types of 
programs help with the purchase of property, equipment, or inventory. 

Economic development relates to and is dependent upon all other elements in the Master Plan. 
Most directly, connectivity and housing are critical ingredients for sustaining and enhancing 
Sudbury’s reputation as a place to do business. Businesses rely on an efficient transportation 
network to get employees to work, reach customers, and transport goods “from Point A to 
Point B.” The better connected the town is, the more synergies can occur and contribute to the 
Town being an even more desirable place to locate businesses.

With regard to the local housing market, the healthy regional economy makes Sudbury an 
attractive place to live because access to job opportunities provides income for residents, 
while supporting robust property values allows homeowners to build wealth. 

Beyond housing and transportation, economic development is also critical in providing the 
fiscal resources needed to deliver Town services, maintain infrastructure, and achieve goals 
related to sustainability, public health, historic preservation, and natural resource conservation.

The issues related to economic development highlighted in this Master Plan (below) were 
identified by the community as those needing special attention when looking at the economic 
and fiscal future of Sudbury over the next 10 to 20 years. 

Support development that is fiscally responsible, generates jobs suitable for residents, and 
offers opportunities to access desired retail, services, and other amenities within Sudbury.

144 North Rd Sudbury, MA. 
Photo credit: LoopNet
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In market environments like these, developers will often look to create housing as part 
of their projects to create revenue that is both steady and, in the case of Sudbury, higher 
in value. The recent Meadow Walk development illustrates the complementary nature 
of housing and commercial development on a scale that is large for a community like 
Sudbury. But even on smaller lots, Sudbury should pro-actively identify areas where 
mixing housing with commercial development is desirable and ensure local zoning allows 
this to occur. An overlay zone can allow for and encourage shared parking, infrastructure, 
and other amenities between lots and owners.

ECONOMIC DEVELOPMENT AND FISCAL HEALTH
Businesses in Sudbury rely on the Town to foster a business-friendly climate, provide 
critical services and infrastructure, maintain accessibility via roads and sidewalks, ensure 
employees and customers have safe places to live, and provide high-quality education. 
Likewise, the Town relies on businesses to create employment opportunities, provide 
goods and services to its residents, and critically, support the Town’s fiscal health through 
taxes.

The Town is heavily reliant on its residential tax base for revenue, with 
over 91% of its total property tax levy coming from residential properties 
in 2019. It has a split tax rate, meaning commercial properties pay a higher 
tax rate than residential properties. Both rates are slightly higher than 
average when compared to surrounding communities. With considerable 
budget increases in recent years, and a number of important infrastructure 
investments on the horizon, it is safe to assume the costs of providing 
services in Sudbury are going to increase. This could lead to steep 
increases in tax rates across the board if Sudbury cannot find ways to 
increase overall tax revenue.

One important piece to fiscal health for a Town like Sudbury is identifying 
commercial properties that are vacant or underperforming. The Route 20 
Corridor chapter of this plan discusses what is probably Sudbury’s biggest 
opportunity to leverage an increase in tax revenue over the next 10 to 20 years. Notably, 
this opportunity has significant hurdles and the Town will need to invest in infrastructure 
before the full economic potential of the corridor can be realized. Shorter term strategies 
are therefore also important to increasing tax revenue and the Town should consider 
dedicating resources to business retention, regulatory reform, and capitalizing on its 
resources.

See “Continued 
Development of 
Town Inventory 

of Historic 
Resources” in 
Historic and 

Cultural Identity.

POLICY 
LINK!

positions means local businesses relying on these workers must hire outside the community. 
This significantly constrains the labor pool for local businesses since many lower-wage 
workers may be unwilling or unable to commute into Sudbury due to distance and limited 
transportation options. Lack of workforce accessibility may also dissuade future businesses 
from locating in town.

At the same time, the town’s highly skilled residents are often challenged to find professional 
job opportunities in Sudbury and must commute to employment centers closer to Boston, 
Framingham, or Worcester. This leads to increased traffic congestion and consumer spending 
leakage as residents make more purchases closer to their places of employment. The lack of 
nearby jobs may also discourage prospective residents from purchasing homes in Sudbury.

The above discussions regarding Sudbury’s economic setting describe many of the conditions 
and values that shape a very locally focused economy. Sudbury is not a community looking 
to put resources toward landing “big fish” business development opportunities or large-scale 
industrial operations that might employ hundreds at a single site. Business development in 
Sudbury, even in target areas on Route 20, will likely include mixes of smaller scale commercial 
operations. However, as described above, this focus on small to mid-scale opportunities does 
create challenges where markets for retail and office use are relatively soft. 

THE ROLE OF HOUSING IN ECONOMIC DEVELOPMENT

Avalon Communities at the Meadow Walk. 
Photo credit: Meadow Walk - Sudbury.
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Work with commercial property owners to modernize existing 
commercial spaces through façade programs, revolving loan funds, 
etc.

B.2

 C Sudbury will develop a strategy for its ongoing fiscal health.

C.1 Develop strong fiscal strategies and policies that prioritize short- and 
long-term expenditures and balance costs against revenues.

C.2 Modify zoning to promote the type and scale of development aligning 
with current retail and office market trends, including mixed-use 
buildings, walkability, connectivity, integration with housing options, 
etc. Consider using an overlay district to implement this regulatory 
change. (See Route 20 Corridor).

POLICIES AND ACTIONS
The Town of Sudbury will implement the following policies and actions to meet 
the opportunities, challenges, and needs for Economic Development.

 A Sudbury will develop capacity to support economic 
development efforts, including taking an active approach to 
business attraction, retention, and expansion.

A.1 Hire an economic development planner tasked with managing projects 
specific to economic development and working on business retention, 
expansion, and outreach/relationship building. The economic development 
planner, through the Planning and Community Development Department, 
will lead the remaining actions under this goal.
Develop a comprehensive economic development strategy for the town.
Develop incentives to attract the types of businesses that Sudbury 
residents currently leave town to patronize, particularly food service, 
entertainment, private recreation, and recreation-oriented retail. 

A.2
A.3

Survey existing businesses to understand issues and promote retention.A.4
Partner with private property owners, businesses, and other economic 
development stakeholders to develop modern flexible office and meeting 
space that supports existing and new professionals within the Town who 
may currently work from home.

A.5

Partner with private property owners, businesses, and other economic 
development stakeholders to develop a small-scale entrepreneurial/maker 
space to support light manufacturing/assembly businesses.

A.6

Work with local commercial real estate agents to assist existing businesses 
seeking to expand by helping locate appropriate space in Town.

A.7

 B Sudbury will work with property owners and other stakeholders 
to ready sites for development or redevelopment.

B.1 Work with local commercial real estate agents to promote sites in 
Sudbury for commercial development, especially redevelopment sites 
along the Route 20 corridor.

Strengthen relationships with economic development stakeholders, such 
as the Sudbury Chamber of Commerce, to assist with capacity building for 
economic development efforts.

A.8
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TRANSPORTATION AND 
CONNECTIVITY

TRANSPORTATION AND 
CONNECTIVITY
GOAL

OPPORTUNITIES, CHALLENGES, AND NEEDS
Sudbury faces transportation challenges that are characteristic of many suburban communities 
in Massachusetts within commuting distance to Boston. Historically, as the town transitioned 
from rural settlement patterns to a suburban “bedroom community,” connections between 
the town and the region were built primarily for automobile travel. This approach continued 
through the highest growth periods from the mid to late 20th century. It was a primary 
influence in shaping the way Sudbury looks today, with its historic Town Center at the 
crossroads of Hudson Road/Old Sudbury Road (Route 27) and Concord Road. Development 
patterns branched outward away from the Town Center, transitioning to cul-de-sacs and 
neighborhoods that were no longer within walking distance of the core. The ease, affordability, 
and convenience of personal automobiles supported this type of development. 

Minimize the impact of traffic congestion and create a safe network of walking, biking, and 
public transportation options to get people out of their cars to travel around Sudbury.

See “Traffic & 
Congestion” in 

Route 20 Corridor.

POLICY 
LINK!

See “Aligning 
Skills & Job 

Opportunities” 
in Economic 

Development.

POLICY 
LINK!

More recently, Sudbury is starting to recognize the urgency of 
expanding beyond a one-dimensional approach to transportation in 
the community. A number of factors continue to place pressure on 
Sudbury’s roadways and impact everyday quality of life:

•	 Regional traffic congestion impacts local trips on Route 20. 
•	 Commuter traffic is exacerbated by a mismatch between 

the jobs in Sudbury and the predominant skills of Sudbury’s 
workforce.

•	 Development in neighboring towns contributes to regional 
      traffic volumes, impacting local traffic on Routes 27 and 117.
•	 Access to transit options is limited. 

Changing the course of traffic patterns and transportation choices 
in the region is not something Sudbury can do on its own, but there 
is an important role for the Town to play. Sudbury will require a 
systemic approach to addressing these issues, which will include 
engineered improvements, new local transit programs, bicycle and 
pedestrian amenities, interdepartmental coordination, and public 
education. While the challenge is great, the need for solutions is
greater and participants in the Master Plan process highlighted these issues as a top priority. 
Providing Sudbury’s residents with multi-modal transportation options such as walkways, rail 
trails, and transit/shuttle service is well aligned with goals discussed in Livable Sudbury: A 
Community Needs Assessment. 

Bruce Freeman Rail Trail Development.
Photo Credit: Beth Suedmeyer.
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Existing network of walkways and proposed rail trails and local destinations.

CONNECTIVITY, TRANSPORTATION, AND MASTER PLANNING
Transportation planning, in its most basic form, is the study of mobility and connection. 
Because of this, it is easy to see the direct physical and policy connections between this 
chapter and others in the Master Plan. Connecting people to jobs, goods, and services is 
essential for local economic health and has implications for housing development. Providing 
opportunities to walk and bike has direct impacts on public health, local traffic patterns, 
and everyday recreation opportunities. Our ability to shift away from traditional commuting 
patterns has implications for our global climate. How we plan for and design transportation 
solutions can be the deciding factor in whether residents with disabilities can visit with 
friends, participate in local government, and access important health services.

Because of these connections, Sudbury will need to reinforce an approach to local 
government operations that regularly considers the transportation implications of its decision 
making. How residents connect with important locations like schools, health care facilities, 
municipal government, recreational amenities, and commercial centers needs to be part 
of early planning discussions to ensure future development and municipal investment are 
supported by transportation choices that go beyond the automobile. 

Moving forward from this Master Plan, implementation of initiatives related to Route 20, 
developing a local tourist economy, providing housing choice, and accessibility will require 
input and expertise from stakeholders in the community who can speak to the challenges of 
connecting resources and providing inclusive solutions.
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 C Sudbury will foster the continued creation of the Bruce 
Freeman Rail Trail (BFRT) and other walking and biking 
networks throughout Town.

C.1 Complete the construction of Phase I of the BFRT.

B.5 Prioritize streets for burying overhead utility lines and research state and 
federal funding opportunities.

C.2 Conduct environmental studies, acquire required permits and 
approvals, prepare engineering designs and construction drawings, 
and construct the extension of the BFRT on the CSX-owned corridor.

C.3 Work with Friends of the BFRT on signage and wayfinding, safe 
roadway crossings, features, and amenities for those with disabilities, 
and trail maintenance policies. 

C.4 Pursue grants to fund trail connections.

 D Sudbury will map key destination points within the community 
and will work to close gaps in the pedestrian and bicycle network 
accessing these destinations and creating and improving access 
for those with disabilities.

D.1 Work with community businesses and organizations to create marketing 
plans to attract rail trail users to visit local shops and amenities.

D.2 Create an inventory of destination points, including but not limited to civic 
institutions such as schools and libraries, commercial areas, recreational 
assets, and historical and cultural places in the community. Identify 
opportunities to connect destination points with an expanded walkway 
and bicycle network (See also Route 20 Corridor A.7).

D.3 Update the walkway inventory conducted in 2000 by the Sudbury 
Walkway Committee and update the inventory of completed walkways. 
Identify locations of the existing network that are not accessible for those 
with disabilities. Along with the outcomes of D.2, prioritize future walkway 
segments.

D.4 Create an open dialogue with property owners with key frontage areas as 
a means of educating and engaging owners about benefits of closing gaps 
within the pedestrian and bicycle network.

D.5 Explore the possibility of creating a toolkit that can be given to property 
owners located in frontage areas so they may better understand some of 
the benefits of pedestrian infrastructure such as increased property values. 
Develop and implement an educational campaign with key stakeholders.

POLICIES AND ACTIONS
The Town of Sudbury will implement the following policies and actions to meet 
the opportunities, challenges, and needs for Transportation and Connectivity.

 A Sudbury will remain active in regional efforts to coordinate 
transportation planning across multiple municipalities.

A.1
Coordinate with the state, MassDOT, Metropolitan Area Planning Council 
(MAPC), Massachusetts Bay Transportation Authority (MBTA), MetroWest 
Regional Transit Authority (MWRTA), and adjacent towns to establish and 
enhance connections between key destinations.
Solicit support from legislators as needed to prioritize and implement 
regional connectivity projects. 

A.2

A.3

 B Sudbury will continue to identify, design, and install physical 
improvements to its roadway system in a way that increases 
public safety and pedestrian/bicycle mobility and ensures 
compliance with state and federal accessibility regulations.

B.1 Implement the projects in the Complete Streets (Phase II) Prioritization 
Plan. Coordinate and prioritize infrastructure improvements that support 
economic development and housing initiatives.

Study the need for and establish park and ride locations.

Study traffic signal synchronization opportunities along Route 20.B.2
B.3 Evaluate appropriate strategies that can reduce vehicular traffic volumes 

(transportation demand management) in preparation for future larger 
development proposals.

B.4 Explore access management strategies to reduce congestion and improve 
safety along major roadways, particularly commercial areas along Route 20, 
including, but not limited to:
	 a. Identify opportunities for shared driveways and/or other 		
	 connections between adjacent commercial properties.
	 b. Evaluate frontage of rear roads between multiple properties to 	
	 create connectivity between adjacent commercial properties to 		
	 better serve businesses with reduced driveways and road access 		
	 points.
	 c. Study with MassDOT to determine if syncing signalized 			 
	 intersections can improve traffic flow.
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D.6

 E Sudbury commits to be a community where people of all ages 
and abilities and financial means are able to get where they 
need to go locally and regionally without the use of personal 
automobiles. 

E.1 Identify specific measures to address gaps in transportation services for 
persons with disabilities and identify funding sources required to ensure 
access.

Pursue grant opportunities and funding available for the creation of 
walkways. Grant programs to pursue include but are not limited to 
Complete Streets Funding, Transportation Alternatives Program (TAP), Safe 
Routes to School, and others. 

Rethink the existing school busing cost structure to encourage bus use 
and discourage car drop-off/pick-up of students at Ephraim Curtis Middle 
School and local elementary schools. Also see Actions D.2 and D.3. 

E.2

E.3 Manage parking resources and explore options for shared parking near 
trails.

E.4 Continue to work with MAPC through its Making the Connections micro 
transit pilot project to identify and fill gaps in connectivity between modes 
and destinations.

E.5 Continue to coordinate with Sudbury Senior Center and Commission on 
Disability in the evaluation of its transportation services to ensure that 
needs of the entire community are being met and identify gaps in services. 
Identify opportunities to expand existing services for older residents and 
persons with disabilities and investigate new types of services such as ride-
share programs. Identify funding sources required to ensure access.

E.6 Coordinate with MWRTA to expand accessible service along major 
roadways in Sudbury wherever possible.

E.7 Ensure future housing development, particularly those with SHI units, 
include resources and access to existing local shuttle services, walking and 
bicycling amenities, and connections to regional transportation networks. 
Partner with the Sudbury Housing Authority and Sudbury Housing Trust in 
this effort.
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HISTORIC AND CULTURAL IDENTITY HISTORIC AND CULTURAL IDENTITY

GOAL

OPPORTUNITIES, CHALLENGES, AND NEEDS

In this Master Plan, each chapter examines the different assets that help define Sudbury’s 
community character and contribute to the everyday quality of life residents experience 
throughout town. There is perhaps no asset so prominent and visually pervasive as Sudbury’s 
historic and cultural resources. Preservation policies and protection continue to be a priority 
for Sudbury. Our historic sites, buildings, structures, and cultural landscapes are a tangible 
reminder of our past. Historic preservation is a source of civic pride, offers economic benefits 
by creating opportunities for heritage tourism, protects a variety of important buildings, and 
helps conserve natural resources by reusing existing structures rather than building new.

From the historic Town Center to the Wayside Inn, Goodnow Library, Hosmer House, and 
literally hundreds of historic properties throughout town, the collection of historic resources 
is diverse and brilliant. Cultural landscapes in the community include an array of historic sites 
and farms that tell stories of the birth of the United States and maintain living connections to 
Sudbury’s rural past. Many of these sites are connected by scenic roads lined with old stone 
walls, mature trees, and fields for agriculture. There was a time when the presence and viability 
of these homes, buildings, farms, and fields were simply part of everyday life in Sudbury. The 
past few years, though, have seen an acceleration of partial or full demolitions of historically 
significant buildings and structures outside of Local Historic Districts. Due to rising land values, 
developers and property owners are choosing to tear down or significantly modify these 
historic homes, permanently eroding Sudbury’s inventory of historic resources. Today, the 
preservation of these historic resources needs to be an ongoing partnership between private 
owners and the Town. Management requires the thoughtful use of preservation policy tools 
and an increased awareness and education of the important role preservation plays in our 
community.

Preserve, protect, and develop the historical and cultural assets of Sudbury to foster 
appreciation of the Town’s heritage for enjoyment today and by future generations. 

THE IMPORTANCE OF SUDBURY’S LIVING HISTORY

Loring Parsonage. 
Photo Credit: Horsley Witten Group, Inc..
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 ORGANIZATION  DESCRIPTION

Historic Districts  
Commission

•	 Holds hearings for applications for Certificates of Appropriateness.   
•	 Approves or denies all requested changes to structures that are in an historic district 

that are visible from a public way.
•	 Rules on applications to demolish structures in an historic district.
•	 Supports the development, modification, and approval of new Local Historic 

Districts.

Historical 
Commission

•	 Advocates for the preservation, protection, and development of the historical 
and archaeological resources owned by the Town and/or that fall outside of Local 
Historic Districts. 

•	 Administers the Demolition Delay Bylaw for Historically Significant Buildings, 
Structures, or Sites outside of historic districts. 

•	 Provides oversight for the preservation, maintenance, and improvement of Town-
owned historic sites and structures, such as the Hosmer House, Loring Parsonage, 
Town Hall, and Carding Mill. 

•	 Conducts historical research and develops inventories on Sudbury historic resources 
and prepares National Register nominations.

•	 Provides comments and input to Massachusetts Historical Commission and federal 
agencies regarding impacts to historic or cultural resources in Sudbury. 

Sudbury 
Historical 
Society

•	 Provides research into historic resources and develops/curates inventories of 
Sudbury-related objects, photographs, and records.

•	 Develops educational materials in a variety of media (e.g., website, films, etc.).
•	 Provides public programing on Sudbury’s rich history.

Sudbury’s broad inventory of historic structures, landscapes, and roadways remains 
intact today, in large part because of a number of Town boards and local organizations. 
The Town’s bylaws provide a suite of regulatory and non-regulatory tools to help 
mitigate potential impacts to resources, or to help educate property owners about their 
options for restoration or home improvement that honors the architecture and materials 
of historic structures. While state and federal protection programs are important to 
use where possible, the local tools used in Sudbury provide a much greater scope of 
protection. Several organizations provide funding, resources, and develop programs. A 
detailed summary of the boards and organizations that support, protect, and promote 
historic and cultural Identity is provided in the Baseline Report, with a list provided 
below:

TOWN ORGANIZATIONS THAT SUPPORT, PROTECT, AND 
PROMOTE HISTORIC AND CULTURAL IDENTITY
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Numbered Highway

Major Road, Collector

Minor Road, Arterial, Local

Local Roads

Surface Water

Designation (July 2019)

National Register Historic Places

Inventoried Historic Site*

Local Historic Districts

George Pitts Tavern Historic District

King Philip Historic Distrct

Old Sudbury Historic District

Wayside Inn Historic District I

Wayside Inn Historic District II

* Historic sites and structures inventoried by the Town of Sudbury and/or listed on the Massachusetts Cultural Resource
Inventory System (MACRIS) are not inclusive of all historic properties in town.

Local Historic Districts and Places
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THE IMPORTANCE OF CONTINUED EDUCATION
Preservation of historic and archaeological resources in the community can be supported 
through local regulations, but a great deal of the continued investment in these resources 
begins with education. With approximately 300 historic structures located outside of historic 
districts, Sudbury relies on the capacity of local homeowners to protect many of its historic 
resources. However, as noted above, residents express a lack of understanding about the 
Town’s inventory of historic and archaeological resources and how they are regulated and 
protected. There is also a lack of local guidance for new homeowners of historic properties 
about resources and agencies that can help them make informed decisions about their 
properties.  

While expansion of existing historic districts or the creation of new ones is an important tool 
to be considered for protecting local resources, it will never fully capture all of the historically 
significant structures in the community. Educational resources for these homeowners can 
provide an opportunity to learn more about the rich history of their properties and strategies 
that can highlight and preserve that history when maintenance is required.

In addition to homeowners, members of organizations that fund preservation initiatives may 
also benefit from a better understanding of preservation standards and processes. The ability 
for these groups to acquire well-organized, accessible information about individual properties 
is critical to determining the best course of action related to financial investment. Further, 
ensuring there are clear protocols for identifying, recording, and reviewing information about 
historically significant properties will ensure that permitting processes are predictable and 
uniform.

Community 
Preservation 
Committee

•	 Presides over the money raised by Sudbury’s adoption of the Community Preservation 
Act (CPA).

•	 Allocates a portion of CPA funds each year toward historic preservation initiatives or 
projects.

Scenic Roads 
Bylaw

The purpose of the Scenic Roads Bylaw is to protect the scenic quality and character of 
specific roadways in Sudbury. The Town uses the bylaw to review proposals that will involve 
the cutting or removal of trees, or the tearing down or alteration of stone walls. 

Wayside 
Inn Historic 
Preservation Zone

This district is distinct from the Wayside Inn Historic Districts and adds development 
standards that are more typically regulated under the Zoning Bylaw (e.g., minimum lot size).

Planning Board

Goodnow Library 
Trustees

•	 Serves as one of the Town’s primary development review authorities.
•	 Reviews Scenic Roads Applications and some developments in the Wayside Inn Historic 

Preservation Zoning District.

Curates the Local History Collection and various collections of official Town documents. 

Sudbury 
Foundation

Philanthropic organization that supports a number of social issues, including the 
preservation of historic and cultural resources.

Sudbury Valley 
Trustees

Regional conservation group that can contribute to land preservation efforts in Sudbury 
(one of 36 member communities).

To ensure that preservation objectives are being met, the Town would benefit from a 
reexamination of how Town boards administer these tools and standards available.  A review 
should identify areas for improvement and how best to move changes through the adoption 
process. One issue identified during the Master Plan update process was confusion over the 
most basic protocols for identifying a historic structure and applying the appropriate review 
process (if any at all). Additionally, despite having similar goals, these organizations remain 
largely isolated from one another, thereby negating opportunities to work efficiently and more 
effectively together. Creating opportunities for these organizations to work together can build 
support for shared goals. 

Postcard of Union Station in South Sudbury.
Source: Town of Sudbury

ORGANIZATION/
TOOL  DESCRIPTION

Wayside Inn 
Foundation

The Wayside Inn Foundation is a non-profit charitable Massachusetts corporation created in 
1944 to own, operate, and maintain the Wayside Inn Historic Site, a campus of nine historic 
buildings and a heritage landscape of over 100 acres.
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EFFECTIVENESS OF SUDBURY’S CURRENT DEMOLITION DELAY BYLAW
In 2004, in reaction to the rapid loss of historic properties, Sudbury adopted a six-month 
Demolition Delay Bylaw. Despite overwhelming support for the bylaw at Town Meeting, 
loss of historic fabric continues to occur. In recent years, the Town has seen the loss of 
some of the oldest extant properties and buildings, which necessitates an examination 
of Sudbury’s current bylaw, its overall effectiveness, and other strategies to better stem 
these losses. A review of how similar towns administer demolition delay bylaws may 
offer insight. Sudbury should also examine how the Town can more pro-actively work 
with historic property owners to preferably preserve buildings, sites, and landscapes 
at greatest risk. In the case of archaeological resources, many of these sites remain 
unprotected, understudied, and/or unidentified.

PROTECTION AGAINST NEGLECT
While there are some tools to protect properties in and outside historic districts, Sudbury 
has no tool to protect them against neglect.  In 2019, two of Sudbury’s historic barns, each 
having a story to tell about Sudbury’s farming past, fell victim to demolition by neglect.  
When structures are deemed dangerous or too costly to repair, there is little way to save 
them.  Many of Sudbury’s neighboring towns now have bylaws to protect against neglect 
and ensure their maintenance.   

IMPROVED RESOURCES FOR HISTORIC PROPERTY OWNERS
Owners of historic properties often cited a lack of guidance and resources to make informed 
decisions about their properties and confusion about how to navigate the historic preservation 
regulatory processes. Creating clear protocols for identifying, recording, and reviewing 
information about historically significant properties will ensure that permitting processes are 
predictable and uniform for town staff, boards, commissions, and property owners. Sudbury 
should also consider more creative and visible ways to support homeowners through the use 
of Community Preservation Commission funding mechanisms, information resources and design 
guides, ongoing communication efforts, etc.

MANAGEMENT OF TOWN OWNED HISTORIC PROPERTIES 
AND SITES
The Town is the largest owner of historic resources within 
Sudbury. Sudbury owns and manages historic properties 
and sites including the Loring Parsonage, Hosmer House, 
Town Hall, Haynes Garrison site, Carding Mill, and several 
historic cemeteries (Wadsworth, Mount Pleasant, North, 
and Revolutionary War).  Maintenance, restoration, 
and rehabilitation of these properties and sites must 
be addressed on an ongoing basis. Equally important is 
addressing accessibility issues to ensure that everyone has 
the opportunity to experience these places and use them 
as part of everyday municipal operations or special events. 
The town recognizes the historical value of these structures, 
but looks to maintain them as part of a “living history” in the 
community. This may require careful changes to the original 
design of historical structures to ensure accessibility for 
people of all ages and abilities.

PROTECTION OF VULNERABLE 
HISTORIC SITES
Many of Sudbury’s important structures remain 
vulnerable to demolition and changes not compatible 
with their historic character. A building, a street, and 
a neighborhood can quickly lose much of its historic 
character when this happens.  Evaluating current 
tools can determine their effectiveness. The process 
for updating any of these tools should include an 
educational component for residents.

HISTORIC STRUCTURES NOT IN A DISTRICT
Of the approximate 400 pre-1940 houses in Sudbury, 
only a third are in an historic district. While not 
all of these structures rise to the level of historic 
significance, a sufficient number do warrant concern 
for their protection. These houses are at risk of losing 
their historic identity or even being demolished. The 
demolition of the Bogle-Walker House in the 1990s, 
one of only two houses in Sudbury that were on the 
National Registry of Historic Places, serves as a prime 
example of what can happen when structures are not 
adequately protected.    

See “Accessibility” 
in Town Facilities, 

Services, and 
Infrastructure.

POLICY 
LINK!

The Hearse House. 
Photo credit: Sudbury Historical Society

NEED FOR A TOWN-WIDE HISTORIC PRESERVATION PLAN
Sudbury would benefit from a town-wide Historic Preservation Plan to guide and coordinate 
its many historic preservation stakeholders towards shared priorities and goals. Optimizing 
the way these groups can work together, inform one another of their efforts, collaborate on 
specific initiatives, and integrate permit review will help make each group more effective and 
preservation overall more successful. A formal Preservation Plan should include an audit of 
existing historic preservation regulatory tools, how their effectiveness can be strengthened, 
suggestions of new preservation protections, and strategies for resident and community 
outreach. 

Stakeholders agreed that communication could be improved, and collaboration would be 
more effective with a clearly documented town-wide strategy outlining shared preservation 
priorities and goals. There are many resources available to Sudbury regarding the content and 
approach to developing these plans. 
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ARTS AND CULTURAL RESOURCES
While Sudbury’s historic resources are at the center of the town’s cultural identity, 
there are many groups and institutions in Sudbury that work to cultivate other areas of 
cultural enrichment, adding depth and diversity to the core historic focus. Most obvious 
are the public schools, which provide Sudbury’s youth with an outstanding education 
that includes exposure to visual arts, performing arts, and music within the curriculum 
and enrichment programming. While the Goodnow Library plays an important role in 
making historic records and collections accessible, it is also an important center for arts 
and culture education providing access to educational material, an incredible diversity of 
classes, and regular displays of artistic collections. In addition to these public institutions, 
a broad collection of religious, fraternal, and enrichment organizations provide additional 
layers of cultural education, awareness, and practice opportunities for Sudbury’s residents 
(see Baseline Report).

One of the Town’s most prominent cultural groups is the Sudbury Cultural Council, 
approved in 1982 by the Massachusetts Cultural Council. This organization works to 
develop and support cultural programming in Sudbury primarily by distributing money 
provided annually by the Commonwealth. In Sudbury, grants to local artists, the public 
schools, the Goodnow Library, and others are used to bolster events, projects, and 
awareness.  

CONTINUED DEVELOPMENT OF TOWN INVENTORY OF HISTORIC 
RESOURCES
The development of a town-wide plan and the ongoing use of existing regulatory tools 
requires accurate and up-to-date information. The Town should pursue migrating the existing 
inventory of historic resources, particularly structures, to a more sophisticated and accessible 
database platform, distinct from the Massachusetts Cultural Resource Information System 
(MACRIS). While the exact format of this database would be determined in more focused 
discussions, the final product would be able to provide user-friendly, accessible online 
information for the complete inventory of historic structures, buildings, and sites in the 
community. This would not only be a great resource for the general public, but local boards 
would have ready access to standardized information related to individual properties at 
their disposal. Committees such as the Community Preservation Committee would use this 
information to help deliberate on potential investments in historic preservation efforts. 

With the development of a Town Historic Preservation Plan and a new data platform, Sudbury 
would be in a much stronger position to leverage the richness of its historic resources for 
economic development. While there is no question some enthusiasts visit Sudbury to visit 
historic sites, Sudbury has the resources to develop a stronger cultural tourism brand in the 
region. With its vast inventory of structures, sites, landscapes, and scenic roadways, there 
is little question the town could be viewed as a “hot spot” for history enthusiasts. Using the 
Town’s website, the websites of other groups, and potentially the development of tools like 
smart phone apps, self-guided local tours could be developed that lead participants through 
Sudbury’s most prized resources as well as through local commercial areas where tourists 
could support local business. Building connections with conservation areas, which also attract 
visitors to Sudbury, can be a way to create a network of destinations.

Guidance has been developed and published in various forms by the Commonwealth of 
Massachusetts, Massachusetts Historical Commission, MAPC, and various historic resource 
groups across the country. In Massachusetts, many communities have developed these plans 
and Sudbury has easy access to the wealth of examples “to help start the process.” 

Four Arch Bridge (left) and Native American Communal Grinding Stone (right). 
Photo credit (both): Sudbury Historical Society.
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	 b. Examine the effectiveness of the Demolition Delay Bylaw to 		
	 protect properties outside historic districts and lessen its impact 
	 on properties that have no historic value. Consider ways to update 	
	 it.
	 c. Consider establishing a Minimum Maintenance Bylaw or a 		
	 Demolition by Neglect Bylaw to maintain historic properties and 
	 protect them from demolition. 

A.4 Develop a sophisticated and accessible platform for the Town’s historic 
and archaeological resources inventory that can be used to support local 
permit review and educate residents and property owners.
	 a. Create a complete digital inventory of historic structures, sites, 		
	 landscapes, roads, and significant features (e.g. stone walls) 
	 throughout Sudbury.
	 b. Identify and inventory historic structures, buildings, sites, and 		
	 landmarks that have not been inventoried or those inventories 		
	 which are out of date. 
	 c. Work with the Sudbury Historical Society and the Goodnow 		
	 Library to include links historic photos of Sudbury with property 		
	 addresses as part of the platform.
	 d. Link with GIS data to better inform and shape the effectiveness 	
	 of preservation and planning policies.

 B Sudbury will continue to develop educational resources and 
materials related to historical and archaeological resources in 
the community.

B.1 Develop a Historic Preservation Primer for all local boards, commissions, 
and committees that clearly describes the variety of historic preservation 
regulatory tools in the community, powers, and limitations, and how they 
function together.

B.2 Increase awareness and support among residents about the value and 
benefits of Historic Preservation tool protections. Consider an education 
campaign for local realtors, Chamber of Commerce, community leaders, 
and other stakeholders.

B.3 Develop more robust resources for historic homeowners on what they can 
do with their homes/properties to maintain historic features and attributes, 
including a Historic Preservation Primer. Other resources may include a 
historic design library, better online resources on the the Town’s webpage, 
and public seminars on how to preserve historic homes (how to restore 
historic windows, historic property maintenance, etc.), to encourage more 
proactive maintenance and restoration of properties. 

POLICIES AND ACTIONS
The Town of Sudbury will implement the following policies and actions to meet 
the opportunities, challenges, and needs for Historic and Cultural Identity.

 A Sudbury will address historic preservation needs and emphasize 
collaboration among its local historic preservation groups and 
coordinate their efforts town-wide.

A.1

Appropriate funding for and develop a town-wide Historic Preservation 
Plan with the involvement of stakeholders. Items addressed in the plan 
could include, but will not be limited to:
	 a. Ongoing survey and study of non-documented and under-		
	 documented historic and archaeological resources and/or those 		
	 not fully understood.  
	 b. A clear description of the responsibilities of each historic 		
	 resource stakeholder in the community, including the Town 
	 boards, committees, and commissions, historic property owners 		
	 (homeowners and businesses), and the Town. 
	 c. An assessment of needs and gaps in Sudbury’s historic 			 
	 preservation administrative capacity, funding, and infrastructure.
	 d. An audit of existing historic preservation regulatory tools, how 		
	 their effectiveness can be strengthened, and adopting new tools 		
	 for preservation protections. 
	 e. Identifying the appropriate situations for purchasing property, 		
	 regulating property, and educating property owners to achieve 		
	 historic preservation.
	 f. Developing a Town Center Master Plan.

A.2

Create a Historic and Archaeological Working Group comprised of 
preservation organizations, Town boards, committees, and commissions, 
Town officials, and citizens whose mission is to advance the protection, 
preservation, and development of historical and archaeological resources 
and town character. 

A.3 Re-evaluate the purpose, scope, and adequacy of regulatory tools to 
protect Sudbury’s historical and cultural resources. 
	 a. Examine existing historic district policies: Determine the need 		
	 to expand or reduce boundaries based on historic resources and 		
	 the effect of these changes on area character. Define how historic 	
	 district boundaries are drawn and if the 300-foot setback from 		
	 the public right of way is an effective determinant of a 
	 boundary. Add provisions for landscape regulations.
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B.5

 C Sudbury will continue to foster a vibrant local arts and culture 
network.

C.1 Coordinate efforts between local arts and cultural groups and the 
Commission on Disability to increase access and offerings related to the 
arts for people with disabilities.

Create more descriptive and informative Historic Districts Design 
Guidelines. Review guidelines from other Massachusetts communities as a 
first step.

Encourage collaboration between local arts, cultural, and historic 
organizations, and the local business community to create community-
wide events and programming. 

C.2

C.3 Continue to provide local artists and arts organizations with access to 
municipal facilities as appropriate to display art, hold classes, and publicize 
events.

C.4 Work with Sudbury Public Schools and Lincoln-Sudbury Regional High 
School on special projects that engage students with local historic 
resources and cultural entities.

B.4 Working in collaboration with the Historical Society, the Historical 
Commission, the Wayside Inn, the Sudbury Cultural Council, and other 
interested parties, develop materials focused on Sudbury’s historical 
resources to support the local tourist economy. This would include 
connections to the rail trails, incorporating historical railroad elements, and 
capitalizing on bicycle and pedestrian use to attract tourism.
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NATURAL ENVIRONMENT NATURAL ENVIRONMENT
GOAL

OPPORTUNITIES, CHALLENGES, AND NEEDS
This chapter of the Master Plan views natural resources from 
a broad perspective and highlights the management of entire 
ecosystems on both public and private property. Healthy and 
productive natural resources, whether on public or private land, 
have essential functions and values for the community at large, 
including wildlife habitat, clean drinking water, fish and game 
habitat, and food production. Natural resources are also the 
community’s first line of defense against natural hazards like 
severe storms, storing floodwaters, and limiting damage to life 
and property. The Trust for Public Lands refers to these as “natural 
goods and services” and they contribute important economic and 
social benefits to a community.

The Town has diverse natural resources that are protected by 
conservation tools, but many of these resources are found on 
private properties. Pressures from development and misuse are 
managed through local polices and regulations, but it is equally 
important these policies and public outreach also promote 
environmental stewardship and responsibility of residents and 
businesses to protect resources for future generations.

Maintain and restore the environmental, economic, and social benefits of Sudbury’s natural 
areas.

See “Traffic 
Circulation & 
Engineering 

Improvements” 
in Transportation 
and Connectivity.

POLICY 
LINK!

See 
“Management 

& Usage of 
Conservation 

Land” in 
Conservation and 

Recreation.

POLICY 
LINK!

WATER RESOURCES
SURFACE WATERS
The primary threats to surface water resources (streams, ponds, and rivers) are pollutants 
from current and past human activities that have led to excessive nutrients and metals in the 
water and sediment. Sudbury is located within the Sudbury-Assabet-Concord (SuAsCo) River 
watershed and activities along the three rivers and their tributaries have (and have had) a 
regional impact, including point (direct) discharges into these waterways. For example, both 
Carding Mill and Grist Mill ponds suffer from excessive phosphorus and algal growth as a 
result of discharges from the Easterly Wastewater Treatment Plant located in neighboring 
Marlborough. The Sudbury River, which travels along the Town’s eastern border, has one of the 
most significant sediment contamination problems in the nation, specifically mercury primarily 
emanating from the Nyanza Chemical Company site in Ashland. Over the years, nutrients have 
entered the river from point sources such as other wastewater treatment plants as well.

Hop Brook.
Photo Credit: Beth Suedmeyer.


