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1.0 INTRODUCTION 
 
Rethinking The Strip 

As economic trends and conditions evolve, communities 
everywhere are retrofitting strip commercial highway 
corridors into mixed use development opportunities 
supported by smart growth standards that include good 
design, streetscapes, mobility, and vibrant open spaces. 
Norwood is clearly moving in this direction as demonstrated by 
ongoing community and economic development initiatives 
such as in the Downtown and South Norwood areas, older mills 
and industrial parks, and now the Route 1 corridor.     
 
In this project, the Town is evaluating the potential for 
economic growth, sustainable development, mobility 
improvements, and refined zoning regulations for the Route 1 
corridor.  The goal is to facilitate a broader mix of uses and 
move beyond the narrow branding image of the corridor as 
just “The Auto Mile” as it has been known for decades.  This 
collaborative planning initiative involves Town staff and 
officials, property and business owners, and the general public 
in a comprehensive visioning process to determine future 
economic opportunity, desired forms of growth and 
development, and new zoning standards to fulfill the potential 
of the Route 1 corridor.    
 
In the fall of 2019, the Town of Norwood selected the consulting team of Brovitz Community Planning & 
Design (BCPD) and Dodson & Flinker, Inc. (DF) to conduct this corridor planning process for the 4-mile 
section of Boston Providence Highway (Route 1) in Norwood from the Westwood town line to the north 
to the Walpole town line to the south. Prior to this planning initiative, BCPD and DF worked collaboratively 
on the recently adopted Downtown Norwood Mixed Use Overlay District (MUOD).   
 

Current Zoning and Land Use Trends 

Route 1 in Norwood is an urbanized highway corridor that includes a broad range of commercial, light 
industrial, and warehouse/distribution uses. The most common land use theme is the 22 Class I and Class 
II licensed auto dealerships that currently reside along the corridor. This large concentration of dealerships 
has drawn a significant amount of supportive auto services such as vehicle repair, fueling, parts, and rental 
businesses. 
 
The auto industry has long been part of Norwood’s identity and the Town has benefited greatly from the 
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real estate tax revenue generated by these and other businesses along the corridor. The Route 1 corridor 
is also a major employment center for the town as well as the region, not only in the auto industry but 
many other sectors including corporate office, life-science, retail, and food and entertainment.  
 
Along with the positive economic aspects of the corridor, there are some emerging trends that suggest 
that Norwood may be falling behind in taking advantage of market opportunities that could benefit the 
community. Consumer preferences are moving away from strip commercial development, and the strong 
regional housing and biotech market are taking hold on these corridors throughout the Boston Metro 
Area. Changes in the auto industry may also have a significant impact the corridor in the years ahead.  
 
There are four (4) base zoning districts and one (1) overlay district along the 4-mile corridor as follows: 
 
 Limited Manufacturing (LM) 
 General Residence (G) 
 Manufacturing (M) 
 Highway Business (HB) 
 Wireless Communications Overlay District 

 
While these different zoning districts appear to create distinct land use patterns on Route 1, the reality is 
that the corridor basically has one linear pattern of strip development with a mix of retail, hotels, 
restaurants, corporate offices, and auto dealerships, and repair services. The four different zoning districts 
along Route 1 have resulted in several nonconforming uses and pockets of disinvestment. 
 
Route 1 lacks a cohesive plan and zoning standards that consider the changing consumer preferences and 
development trends that are likely to affect the corridor over the next 20 years. If the Town and businesses 
that benefit from Route 1 are going to remain successful in the future, a comprehensive re-evaluation and 
vision plan is necessary which lays out a strategy for how Route 1 will continue to growth and evolve as a 
regional economic center.   
 

Key Issues on the Corridor 

Some of the most significant issues facing the Route 1 corridor today are the following:  

 Four separate zoning districts on Route 1 have created a lack of continuity and compatibility. 

 Traffic congestion, circulation, and lack of mobility (access by public transportation, sidewalks, 
pathways, and bicycle lanes). 

 The “Heat Sink” effect identified during the Municipal Vulnerability Planning (MVP) process. 

 Auto dealerships that do not have enough space to store their inventory on site. 

 Business encroaching into the State owned right-of-way. 
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 Inadequate buffering, landscaping, and quality frontage treatments to appeal to drivers and 
potential customers. 

 Lack of convenient access to surrounding neighborhoods in terms of desirable food, drink, retail, 
and personal services. 

 Unattractive signs, billboards, and overhead utilities. 

 The disconnect between growing markets and allowed uses such as residential and mixed uses in 
strategic locations along the corridor. 

 A large number of businesses with frontage along the corridor that do not rely on visibility to 
potential customers  (such as auto storage lots) which limits economic opportunity for those that 
do. 

 Town owned conservation lands that have very limited access to adjacent businesses and 
neighborhoods for passive and active recreational uses. 

 A general lack of branding or a visual theme to promote “The Auto Mile” and Norwood as a 
destination for work, play, live, learn. 

 

Vision Plan Goals and Objectives 

The goal of the Route 1 Corridor Vision & Rezoning Plan is to create an overall concept plan for sustainable 
future growth and reinvestment translated into a series of policies, incentives, and zoning bylaw and map 
amendments to the benefit of business and property owners, employees, customers, visitors, and 
residents of Norwood. 
 
The objectives of the vision plan to be carried out in reaching the goal are as follows: 

 Inventory and define current conditions and trends along the Route 1 Corridor. 

 Create a clear vision for the future of the Route 1, working with Town officials, property and 
business owners, and the general public. 

 Identify trends in the auto industry that may affect dealerships on the corridor as well as the next 
generation of public and private transportation.  

 Identify regional market trends and possible future opportunities for Route 1 such as mixed use, 
life science, R&D, flex/manufacturing and others. 

 Identify options to improve traffic flow and circulation, and improved mobility by bus, bike and 
on foot to and from the Route 1 corridor. 

 Recommend streetscape, landscape, and other site planning improvements that create a more 
attractive setting for future reinvestment. 

 Incorporate smart growth and sustainable design requirements for all future redevelopment. 

 Increase the capacity of the auto dealerships to work together to store their inventory on site or 
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near Route 1 to prevent future open lot motor vehicle storage lots in other areas of Town. 

 Identify branding and wayfinding applications that convey a message of quality and opportunity 
along the corridor. 

 Determine what regulatory changes need to be made to the Zoning Bylaw and Map and prepare 
amendments for consideration at Town Meeting. 

 

 


