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I. Introduction 
 

In an effort to harness the benefits of new growth while preserving its unique features, the Town of Westport updated its Master Plan 
to reflect current practice and incorporate new thinking.  Under the direction of the Planning Board over sixty (60) volunteers met, 
discussed, and sought resident input on a vision for the future of this rural coastal community.  The summary of the plan was accepted by 
Town Meeting in 2004.  The plan included recommendations for the future of the Route 6 corridor, one of the Town’s major commercial 
areas.  When technical assistance for smart growth zoning became available from SRPEDD the Westport Planning Board applied for and 
received funding to implement the Master Plan’s vision for the Route 6 Corridor.   

 
This project has reviewed the Master Plan, evaluated existing conditions along the Route 6 Corridor, met with the Planning Board, 

and made specific implementation recommendations.  The timing of this study was especially important as the Town has a Sewer and Water 
Committee studying the need for infrastructure in Westport (and along this corridor in particular), and an Economic Development group 
under the direction of the Board of Selectmen discussing how best to support economic vitality along Route 6. 

 
In addition to four meetings with the Planning Board (February 14, March 22, May 31, and June 28, 2005), SRPEDD staff attended 

two workshops hosted by others: January 22, 2005 workshop by the Sewer and Water Committee and a March 26, 2005 workshop by the 
Economic Development Committee.  This report summarizes the findings of SRPEDD, presents draft zoning amendments, and makes 
recommendations of other public actions.  Due to the very tight timeframe of this project, these proposals have not been adequately 
reviewed by interest groups (such as a wider audience of residents, property owners, and other town boards such as the Conservation 
Commission, Board of Health, etc).  It is the recommendation of SRPEDD that the Westport Planning Board continue to refine these 
recommendations with input from interested and affected parties, while keeping in mind the objectives of the Town adopted Master 
Plan, and within a reasonable time frame take these amendments to Town Meeting for adoption. 

II. Description of the 4.8 Mile Route 6 Corridor 
 

Route 6 is designated as a State Road and falls under the administrative authority of the Massachusetts Highway Department, but the 
local community retains authority over the land uses along the roadway.  The roadway is classified as an urban minor arterial with posted 
speed limits varying from 35mph to 55mph.  As part of this study, SRPEDD has divided the Route 6 corridor into three parts based on the 
character of development along the roadway.  The map below indicates the three sections and descriptions of each section follow.  In 
general there is a lot of good news to report about the Route 6 Corridor.  The area is best described in the words of a March workshop 
participant, as “entrepreneurial”.  Based on the Town’s business registration listing, there are at least 120 small businesses located along 
the corridor.  There is evidence of recent investment including the construction of the new commercial plaza, Coaksett Common, the new 
Cozy Nook restaurant, and two new sheet metal buildings.  The area has capacity to absorb the traffic generated from additional growth 
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without diminishing the level of service along Route 6, and the magnitude of the 
existing environmental resources means the area will not become a continuous 
commercial strip.  Another positive development is the amount of attention the area is 
receiving from the Planning Board and other town committees.   
 
First Segment: Fall River line to Gifford Road 
 
Although anchored by Whites and the 133-room Hampton Inn, this area remains a low-
density residential area with neighborhood commercial uses such as banks, 
gas/convenience stores, realty offices, beauty/nails/tanning places, doctor offices, and 
Empty Class B Office Space.  The business uses are mixed between new commercial 
structures, and re-used residential structures.  Lot sizes are generally 1 ½ acres or more.  
This area has resource protection issues from both the Aquifer Protection District and 
the large wetlands at the intersection of Route 6 and Interstate 195. 
 

Second Segment: Gifford Road to Union Street 
 
From Gifford Road to Union Street the character along the corridor is of a denser residential area (although predominately single 
family homes) with a real mix of lot sizes including 8,000 (5du/acre), 12,000 or even 20,000 square feet. This segment includes 
neighborhood and civic uses, including the Post Office and the 48 units of elderly housing managed by the Westport Housing 
Authority.  Businesses include: restaurants, office space/public accountant office, a package store, pharmacy, and a florist.  The new 
Coaksett Commons commercial plaza is within this segment.  This area evolved during the first wave of suburbanization in the 
1940s and 1950s.  Development occurred along Route 6, after the trolley line between Fall River and Lincoln Park had brought 
attention to the area.  The Bread and Cheese Brook runs from north to south through this segment.   
 
Third Segment: Union Street to Dartmouth line 

 
Like the first segment, wetlands and a lower density of development mark this area. There are a few residences along this stretch, a 
church, a day care center, and two relatively new plazas with neighborhood businesses—Town Square Plaza and Pond View Plaza.  
A tributary to the Bread and Cheese Brook runs from north to south, crossing Route 6 at Forge Road.  The Westport Factory historic 
area lies at the end of this segment.  Although there are no extant structures from this early 19th century mill, the area retains 
significance for this historical link.  Route 6 connects with Route 177 at this end of the corridor, and across the town line into 
Dartmouth, the former Lincoln Park property is scheduled for redevelopment in a mixed-use form including retail, office and 
residential units.   
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The zoning along Route 6 is presently Business and Unrestricted.  The majority of the Corridor 
is in the Business District. 
 
 

III. What the Master Plan Says 
 

The Master Plan singles out the Route 6 corridor as an area in need of special attention 
and improvement.  The Plan suggests that the corridor needs a more cohesive image in order 
to transition into an area with greater economic vitality and diversity.  Given the current 
proposal for sewer and water service, the limited land zoned for business development, and the 
availability of SRTA service, the Master Plan suggests that the Route 6 corridor be considered 

for new, larger commercial development and multi-family and elderly housing.  The Plan cautions that all such growth should be 
pursued in a manner that respects the Town’s rural character, and its environmental and historic resources.  
 
Relevant Master Plan goals & objectives include:   
 
 Direct growth to areas with the potential to absorb it. (3-12)  
 New development (business and residential) must be accommodated in a manner that preserves the Town’s rural character and 

environmentally sensitive areas. (3-12 & 3-28) 
 The circulation system, and improvements to it, must be coordinated with land uses. (2-3 & 8-1)  
 Provide “structure and form” to the business districts. (2-1) 
 Use existing land attributes for structuring land use changes. (3-11 &12) 
 Support and maintain traditional local businesses, and invite compatible new businesses. (9-6) 
 Use Route 6 corridor, with the addition of infrastructure, for larger retail and commercial projects. (3-12) 
 Modify the Route 6 Corridor after careful consideration of the needs of existing residents, viable current businesses, and the overall 

corridor image. (3-22)  
 Create districts and overlay zones for elderly housing and multi-family housing near appropriate infrastructure and convenient support 

services. (2-4 &10-2 &3-11,3-13) 
 Look to develop multi-family housing in business districts, clustered around “shopping nodes: which provide neighborhood retail goods 

and services on Route 6. (10-27 & 10-30) 
 Position Westport to pursue commerce harmonious with the Town’s vision and discourage additional used car lots. (9-2 & 9-6)) 
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The following summary statement based on the objectives 
above, was used to guide the recommendations of this study: 
 
STUDY OBJECTIVE:  
Modify the Route 6 Corridor after careful consideration of 
the needs of existing residents, viable current businesses, 
and the overall corridor image.   Consider regulatory and 
other means to improve the Route 6 Corridor in a manner 
that: 
 

 Preserves the Town’s rural character, 
 Protects environmentally sensitive areas, 
 Supports existing local businesses, 
 Develops additional commercial uses,  
 Coordinates circulation with land use, 
 Gives structure and form, and  
 Concentrates multifamily development in 

appropriate areas. 

IV. Regional Context.   
 
The map to the left provides a regional context for the Route 
6 corridor in Westport.  It notes the corridor’s location 
relative to major retail centers (regional malls &  “big 
boxes”) and industrial/office parks within a five mile and ten 
mile radius.  This indicates that the Route 6 Corridor sits 
between two major regional malls (Swansea and Dartmouth) 
and given its relatively small population is not a likely 
location for additional major commercial development.  
Also the number and location of existing industrial and 
office parks does not point to a great need for this type of 
space.   
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V. History, Sensitive Environmental Resources & Constraints 
 
Route 6 was constructed in the 1880s and originally served as the major transportation connection between Fall River and New Bedford.  In 
the early twentieth century a trolley line along the corridor provided Westport residents easy access to the cities and to the premier trolley 
destination- Lincoln Park amusement center.  Until the Interstate was built this portion of Route 6 also served as a part of the main route for 
vacationers traveling to the shoreline and to Cape Cod.  As noted above, development along the corridor is a mix of residential and business 
uses.  Some of the businesses are leftover from these earlier times (such as the Cartway facility) while others are neighborhood businesses 
servicing nearby residents (restaurants, dance studios, hair salons, etc.).   
 
 
 
 
This map includes several layers of environmental 
data that reflect the environmental resources and 
constraints along the Route 6 corridor.  The map 
includes: 
 

 Wetlands, 
 Aquifers, 
 Rare Species Habitat, 
 Certified and Potential Vernal Pools,  
 Regulated water supplies, and 
 Known sites of contamination (21e 

sites). 
 
Development along the corridor is clearly 
constrained by the magnitude and location of the 
environmental resources. 
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Below is a list of challenges and opportunities identified by SRPEDD after the initial evaluation of the Route 6 conditions. 
 
Challenges: 
 
 This must be a long-term vision.  In order to upgrade the image along the corridor some of the existing uses will need to phase out or 

investment in property improvements to achieve the desired cohesiveness. 
 
 This also means that new investment may require a pioneering spirit. 

 
 Redevelopment (and development on underdeveloped parcels) can occur in some areas but may require parcel aggregation and there 

may be brownfield issues. 
 
 The community will need to be willing to tighten regulations on existing uses (due to grandfathering this is relevant to expansions) in the 

areas of: signage, outdoor storage; access management; and site design elements such as landscaping. 
 
 Grandfathering may be an issue for those vacant lots where owners favor residential use.  

 
 New uses will make demands on services, and these demands will depend on the use.  For instance, elderly housing generally has a 

higher level of calls for emergency response than other uses.  As new growth is accommodated the level of municipal services (fire, 
police, emergency response) must be maintained. 

 
 The magnitude and location of the wetlands and aquifers constrains development along the corridor. 

  
Opportunities: 
 
 The denser central segment has potential, with investment, to become a vibrant mixed-use area.  The existing civic uses can be expanded 

and with high quality multi-family this area could increase the base needed to support additional uses such as restaurants. 
 
 The SRTA line supports multi-family and elderly development. 

 
 Establish corridor (or segment) identity with design standards, and investments in infrastructure, landscaping, and signage. 

 
 There has been recent investment along the corridor including new retail plazas, a restaurant, and some smaller sheet metal buildings. 
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 Assess possible future municipal facility needs and locations within this corridor to support new village center. 
 
 Encourage medical facilities and outpatient treatment centers as elderly population increases, and given location close to Fall River 

Hospitals. 
 
 Niche areas to consider: agricultural support functions; marine technology and boat building; tourism; and medical facilities. 

 

VI. Recommendations by Section 
 

The following represents the initial recommendations presented to the Planning Board in May 2005.  The recommendations are tied 
to the maps of each section, which are presented here in reduced form following each assessment. 
 
Section One 
Some development potential in an area that has a quality anchor in White’s and the 133 room Hampton Inn.  The planned improvements 
of a dedicated left turn lane at the Sanford Road intersection will improve traffic safety.  This area could be suitable for office/medical 
development. 
  
Area #1: 
Currently in agricultural use but zoned Business with good access from I-195 east. 
Restricted by wetlands and aquifer protection district – limits coverage.  Estimated acres available: 23. 
 
Area #2: 
Cleared, fairly level sites currently used for storage.  Rail line inactive at this point. Roughly 10 acres could be available, although 
ownership is split among four owners.  
 
Area #3: 
Back acreage with frontage on Sanford Road.  Could gain access from Route 6 frontage through redevelopment.  Good location relative to 
White’s and Hampton Inn and I-195 access.  Pull Business Zoning District line out – while maintaining buffer to residential uses, overall 
estimate of 24 available acres.  SPR standards would require buffer/screen to residential areas. 
 
Area #4: 
Move Unrestricted Zoning District line to rail line to protect residential neighborhood.   Should consider a rezoning for this area to 
Residential/Agriculture that permits SF, 2 Family and home occupations or inclusion in a new “Mixed Use” Zoning District. 
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Other Issues: 
Some aspects of business zoning is appropriate—such as not permitting multifamily. 
Should consider other use modifications such as: 

• SF not permitted or by SP 
• Outdoor Storage Regulations 
• Gas Station by SP 
• Flea Market by SP 
• Outdoor Advertising SP or not permitted 
• Evaluate frontage requirements to see if larger frontage could result in larger parcels and better spacing of access. (150 feet to 

250 feet) 
 
Possibly do this through a new Business District (Business A) – make incremental changes until other Business District areas are 
evaluated.  Also possible to create an “Office Park District” for Area 3, or Office park standards in the zoning bylaw. 
 
The Unrestricted zone should be evaluated.  Part of Unrestricted within this Section could be adjusted to exclude the residentially developed 
area, while maintaining Mid City Steel site.  The role of the Unrestricted District needs to be reviewed based on existing land uses, 
environmental constraints, and the Master Plan vision.  There are incompatibilities. 
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Section Two: 
Character of this area is different from either end.  This is where the Master Plan envisions a mixed-use center with multi-family and 
supporting commercial and civic services.  The area is predominately single family with a density of roughly 5 dwelling units/acre, 
and poor street connectivity.  There is a small nucleus of uses that are conducive to pedestrian level activity (post office, 48 units of 
Greenwood Terrace, pharmacy, restaurants) but to increase vitality could use more destinations (such as library branch, civic 
square/park, additional retail). 
 
Development in this Section must take the form of redevelopment – no vacant land is available.  Such redevelopment is more likely with 
sewer and water infrastructure.   
 
The multi-family allowed in the Unrestricted portion of this Section difficult to accomplish within the existing dimensional requirements.   
 
An inadequate and poorly maintained sidewalk exists on the north side only.  Pedestrian signals at crosswalks are not obeyed and signage is 
geared towards high-speed automobiles.  To achieve the Master Plan vision the safety, security and accessibility needs of pedestrians and 
bicyclists needs to be addressed. 
 
There is potential for public investment in this area to support and spur private investment.  Route 6 could be modified in this area 
along the emerging guidelines of “Context Sensitive” highway design.  The existing ADT supports a traffic calming approach in this 
vicinity that would be more conducive to a pedestrian environment.  The existing layout is wide enough to explore a variety of alternatives.   
Ideas include: 

• Traffic calming with round-abouts or road compression 
• Improve sidewalks 
• Add bike lanes 
• Landscape median with low plantings that are also maintenance free 
• Announce area with low signs and colored pavement 
• Create bus pull out 
• Increase visibility of cross walk areas with colored pavement/rumble strips 
• Add street trees – create boulevard effect 
• Provide adequate lighting for security. 
 

This approach presumes that there will not be major development with heavy trip generation, i.e. that the reduced roadway section will be 
able to provide adequate levels of service.   
 
The current ADT is close to the ADT of 2 lane Route 44 in Rehoboth. 
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Private development would add to the “sense of place” at this point of the corridor through landscaping, building orientation, and 
access management standards applied through Site Plan Review.   
 
Present Business sections do not permit multifamily development.  Consider creating new “Mixed Use District” that permits multi-
family (not likely without infrastructure), and evaluate the potential to tie in Transfer of Development Rights (TDR) to achieve the 
density.  Need to create a market for TDR to be viable.  Develop specific standards for retail on first floor with residential above, 
and compatible residential/business mixes. 
 
Mixed Use District would take a linear form rather than that of a radial village due to wetlands and habitats that border the area on 
the north and south.   The ½ mile radius is considered a typical walking distance for a pedestrian village areas, with the denser core area in 
the ¼ mile distance. 
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Section Three: 
Within this area there are few residences directly along the corridor.  
The character is more akin to Section One than Section Two, and the 
zoning is Business.  There is some limited potential for new 
development.   
 
Area #5: 
Rear upland area (before stream crossing) with restricted access 
that could be home to a use that did not desire Route 6 visibility 
such as Assisted Living or possibly low density office development.   
Most recent zoning amendments allows Assisted Living in 
Residential /Agricultural District by special permit.  A different, but 
due to environmental sensitivity not preferred option, would be to 
bump out the Business District line to include some of this upland.   
 
Area #6: 
Another rear upland area constrained by wetlands and Aquifer 
Protection.  Some upland areas, and all of this land is presently in 
Business District.  Access from the business oriented Forge Road is 
also a future possibility.   
 
Area #7: 
If looking for a new village area, could look to re-establishing 
Westport Factory village area in Forge Road/Union Avenue/Route 6 
triangle through TDRs or as Affordable Housing area.  Create value, 
while respecting Rivers Act buffer and using water as focal point.  
Proposed Lincoln Park redevelopment will provide retail/commercial 
uses and traffic improvements. Also, this area has the potential to tie into 
Dartmouth infrastructure. 
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Inadequate buffer between 
retail and residential uses.

VII. Recommendations 
 
Based on this analysis and with the input of the Planning Board the following recommendations are made: 
 

(1) To achieve the objective of a unified corridor look, as well as, to promote good and functional design, it is recommended that 
the Town adopt a town-wide Site Plan Review ordinance.  Two versions are presented in Appendix A—one that establishes the 
Planning Board as the SPGA for site plan approvals, and the other that represents the direct integration of some site plan standards 
into the Town’s zoning bylaws.  The choices are presented in response to concerns raised that the Planning Board and staff are 
facing a heavy workload and may not be able to add the duties of SPGA for site plans.  However, adding the standards to the 
existing bylaw translates into the Building Inspector reviewing site plans, and also does not provide as broad review powers as the 
special permit process.  For instance, under the present ordinance the Planning Board or the Zoning Board would not review a major 
office building, which is a by-right use in the Business District.  The Building Inspector would review plans but there would be no 
ability to request a study and consultant review.  In addition there is no process for assessing off-site mitigation related to the 
impacts of the development.  Site Plan Review establishes a threshold for project review and allows for these additional 
concerns to be addressed. 

 
 
 Examples of Poor Site Layout and Circulation Along the Route 6 Corridor 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

No landscaping and 
undefined curb cut. 

No landscaping, not pedestrian 
friendly, and relationship to the 
public sphere. 
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Existing outdoor storage along the corridor 

 
(2) To achieve the objective of a unified corridor look and to address a problem noted from site visits, 

it is recommended that the Town adopt standards for Outdoor Storage and Outdoor Displays.  
Draft language is included in Appendix B.  This language is meant 
to: minimize the negative aesthetic impacts of outdoor storage; 
address safety, noise, and nuisance issues related to outdoor storage; 
and protect abuttors (especially residential uses), while respecting the 
needs of businesses.  As proposed the regulations would be effective town wide.  Many of the 
businesses along this corridor use large and bulky equipment so these standards are designed to 
accommodate the storage of such equipment while achieving the objective of a corridor with a 

unified image.  The photographs show existing Route 6 outdoor 
storage that detracts from the image of the corridor.  It is not in the 
interest of the community to make it impractical or uneconomical for 
such business to locate along the corridor, or within the Town.  These 
regulations are meant to meet the needs of such businesses, while also 
addressing the impacts of such operations. 

 
 
 
(3)  Modify the allowed uses in the Business District to promote vibrant economic uses and eliminate other uses.  Appendix C 
includes a table created from the use chart in the current bylaw with proposed changes.  Some uses are recommended as special permit 
uses, others are excluded in the Business District.  There are some new uses recommended including an “office park” (definition 
included in Appendix C) and a refinement on the existing term “research labs” to permit distinguishing between uses that may require 
additional regulations.  The office park would be a use by special permit on parcels of at least 8 acres, that would permit an office park 
with individually owned buildings or a common ownership approach.   Site plan standards would be governed by new language (see 
Appendix D) and the Site Plan Review process.  (Note: If Westport does not adopt Site Plan Review, the standards for the Office Park 
will need to be expanded in the bylaw.)  One of the initial change proposals, increasing the frontage requirements from 150 to 250 feet, 
is not included as a final recommendation.  As a result of comments at a Planning Board meeting SRPEDD reviewed all existing lots 
(outside of the proposed new Mixed Use District area-see #6 below) to assess the number that had frontages in excess of 300 feet and 
found that the figure is fairly small.  In addition some of the lots with enough frontage to subdivide lacked enough area to subdivide and 
it is likely that others would not be able to meet the upland requirements.  Given these facts it appears that the benefits of greater 
frontage (fewer curb cuts and generally larger parcels) would not outweigh the cost of making existing parcels with under 250 feet of 
frontage nonconforming lots. 
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(4) Increase the Business District in area #3 of Section One.  This would add some upland 
area without encroaching on residential uses.  The majority of the area proposed for a change to 
Business is currently a mixed-use property – car repairs and residence.  The remaining area that 
is part of the rezoning is back land to a parcel with frontage on Route 6. 
 

 
 

 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
(5) Decrease the Unrestricted zone to a size of about 36 acres to reflect the existing 
character and environmental resources in the area.  Move the northern boundary of 
Unrestricted from Route 195 to the rail corridor and end the district at Davis Road. 
Rezone the area between the rail corridor and Route 195 Ag/Residential to reflect current 
uses.  Also rename this area to Business B, retaining its broader use categories. 
 

 
 

Aerial photo is facing south with Route 6 in the foreground and 
Sanford Road on the right of the photo.  
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(6) Create a new Mixed Use Overlay District to govern the redevelopment 
of section two of the corridor into a vibrant mixed-use, more pedestrian 
oriented area.  The underlying uses would be permitted but new standards for 
multi-family, building orientation, and amenities would be required.  A draft of 
these standards is included in Appendix E.  The proposed new Mixed Use 
District is indicated on the map in green; it runs from Davis Road to Union 
Street. 
 
 
 
 
 
 
 
 
 

(7) Pursue Context Sensitive Redesign of Route 6.  Explore options for redesigning the Route 6 right-of-way area to support the mixed- 
use area of Section Two.  Such changes should maintain the levels of service for traffic on the roadway, while also improving the experience 
of those using the area whether by car, foot, or bike.  The possibilities listed above in Section IV should be explored.  The following photos 
are examples of changes that should be explored for the Route 6 Corridor in the Section Two area where the character of the corridor is 
dominated by residential, civic, and neighborhood businesses, 

 
 
 
 
 
 
 
 
 

 
 
 

This illustrates a narrowing of lanes that make pedestrian 
crossing safer and the parked cars show a pull out area that 
could be incorporated along Route 6 for a bus stop area, as 
opposed to the existing bus stop at right. 
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Examples of pavers and colored 
pavement that increase the 
visibility of crosswalks. 

Landscaping, bike lane and brick sidewalks 
on right create an attractive space, versus 
existing median and sidewalk conditions 
below and to the left.. 
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A round about is one way to transition from 
four lanes to two.  Another would be to funnel 
the traffic with bump outs.  

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
(8) Explore re-establishing a village in the vicinity of the historic Westport Factory Village. There are 44 acres bounded by Route 6, 
Forge Road, and Union Avenue a fair amount of some of which is undeveloped.  Westport could consider this area as either an affordable 
housing district or a TDR receiving area, given that the presence of the river provides a water feature and infrastructure may be available 
from Dartmouth.  This triangle also has good street connectivity.  The proposed new retail center at Lincoln Park is close enough for 
residents of this area to access by foot.  A village overlay in this area could establish residential units at a village density and in a village 
pattern.  This would require parcel aggregation but at 6-8 dwelling units per acre, it could be possible to site approximately 100 units and 
add to the Town’s Subsidized Housing Inventory (SHI). 

 
(9) Once value has been established along Route 6 Corridor consider using a Transfer of Development Rights bylaw to achieve higher 
densities.  TDR is a good method for preserving open space and farmland while developing denser mixed-use areas.  Successful TDR 
programs, however, require viable receiving areas with clear economic incentives.  It is challenging to balance the supply of units with the 
demand in a manner that meets the economic requirements of both parties.  Such programs work best when a clearinghouse or TDR bank 
exists to hold units in order to hold units and match them to demand. While Westport should pursue TDR (even as part of the equation for 
making land purchases work) it is not recommended at this time along the Route 6 Corridor.  There are very real constraints to multi-family 
development including: the lack of infrastructure, lack of vacant land, and an undistinguished environment.  These work against a viable 
TDR market along this corridor.  This could change as public investment establishes the area as a place with identity and private investment 
begins, so Westport may want to revisit TDR at a later date. 

Before and After visualization for a 4 lane 
to 2 lane project in Raleigh, North 
Carolina with round about and crosswalks.


