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C A S E  S T U D Y :  B U S I N E S S  I M P R O V E M E N T  D I S T R I C T 

Town of Hudson | Middlesex County, MA

DISTRICT OVERVIEW
Hudson, Massachusetts, is a quintessential New England town with a small-town feel and entrepreneurial spirit. Hudson business leaders 
point to a time when a motorcycle bar was the one drawing card for the downtown. That was then, this is now. When the television program 
Chronicle featured Hudson in 2016 as a “Happening Hood,” Hudson businesses and downtown supporters wholeheartedly agreed. Hudson is 
experiencing a transformation from a small industrial downtown to a mecca for new entrepreneurs, young families and others attracted to the 
relatively affordable real estate market, home town friendliness and can-do attitude of the local business community. The downtown features 
wide sidewalks and streets lined with historic and architecturally significant buildings. Stately three-story brick buildings front Main Street, and 
the historic Town Hall includes an attractively landscaped park. The rotary, located at the west end of the downtown, helps to serve as a visual 
gateway for visitors. An influx of new entrepreneurs has brought farm-to-table dining, artisanal flatbread and a premium ice creamery and 
microbrewery to the downtown. Longtime merchants and 
residents have embraced this energy and welcomed the 
newcomers into an active, long-standing group of business 
leaders, supporting downtown Hudson. That, coupled with a 
supportive town administration created the opportunity for a 
Business Improvement District (BID) to be formed. 

The Hudson BID has the smallest budget of any BID in the 
Commonwealth. The BID organization is a 501(c)3 non-
profit with an annual budget of approximately $172,700, 
nearly two-thirds of which is derived from BID fees. The BID’s 
nonprofit structure enables it to do additional fundraising 
to augment its budget and access other sources of funding. 
The BID is staffed with a part-time director with deep 
connections in the community and demonstrated ability 
to form collaborations and communicate with property 
owners, town officials and residents. The Hudson BID 
leverages in-kind support from community volunteers and 
strategic partnerships to stretch its modest budget to make 
a significant impact on its downtown. The BID is managed 
by a Board of Directors comprised of the steering committee 
and other property owners. Small in size but big on plans, 
the Hudson BID has made a significant impact on the 
downtown. 

GOAL 
The Hudson BID was created to capitalize on the emerging 
renaissance of its downtown and sustain its positive 
economic growth. A mix of small businesses and services, 
festivals and cultural events, trendy restaurants and shops 

Population: 19,960
Median household income: $89,225 

T H E  B A S I C S
Organizational Model ...........501c3
Formally Authorized ..............2017; Renewal, 2022 
Budget .................................$172,700  
Revenue Sources  .................BID fees, grants and events 
Property Parcels ...................120; Voting entities, 84  
FEE FORMULA:
Property owners pay for the BID services based on the following  
fee formula:

• Commercial ....................0.035% X assessed value 
• Residential .....................0.02% X assessed value 
• Mixed-use .......................Commercial – 0.035% X assessed value  

 .......................................Residential – 0.02% X assessed value 
• Nonprofits/Public ...........Negotiated agreements/MOU

Size ......................................47.8 acres 
2017 Vacancy Rate in BID ....11%
2019 Vacancy Rate in BID ....5% 
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0029-0167
136 MAIN STREET CONDOMINIUM

136 MAIN ST

0030-0005
KM HIGH ST LLC

14 HIGH ST

0029-0272
COMMONWEALTH OF MASS

35 WASHINGTON ST 0029-0221
TOWN OF HUDSON

37 SOUTH ST

0029-0230
TOWN OF HUDSON TOWN HALL

  SOUTH ST

0030-0024
 

  MAIN ST

0029-0224
HUDSON TOWN OF

39 SOUTH ST

0029-0274
31 WASHINGTON STREET LLC

31 WASHINGTON ST

0029-0121
HUDSON SAVINGS BANK

17 POPE ST

0029-0221
TOWN OF HUDSON

37 SOUTH ST

0029-0182
SHELL OIL CO
181 MAIN ST

0029-0172
KM HIGH ST LLC

186 MAIN ST

0029-0147
UNITED STATES POSTAL SERVICE

25 CHURCH ST

0029-0166
MANZO PATRICK J

154 MAIN ST

0029-0142
TOWN OF HUDSON TOWN HALL

78 MAIN ST

0029-0203
SICILIAN REALTY TRUST

145 MAIN ST

0029-0232
SEVEN SOUTH STREET LLC

  SOUTH ST

0029-0092
ROSS WILLIAM J

3 LINCOLN ST

0029-0235
KANE MAC LIMITED PARTNERSHIP

32 WASHINGTON ST

0029-0096
A & T  ELLAS LLC

28 MAIN ST

0029-0091
SEGAL HARRY J

1 LINCOLN ST

0029-0282
TOWN OF HUDSON TOWN HALL

2 WASHINGTON ST

0029-0148
TOWN OF HUDSON SENIOR CENTER

29 CHURCH ST

0029-0170
KUNST FLORA W

118 MAIN ST

0029-0277
CEDAR REALTY TRUST

23 WASHINGTON ST

0029-0228
HUDSON SAVINGS BANK
  SOUTH & MARKET STS

0029-0220
121 MAIN STREET LLC

121 MAIN ST

0029-0226
HUDSON SAVINGS BANK

30 SOUTH ST

0029-0093
CRONIN REALTY TRUST

11A LINCOLN ST

0029-0116
HUDSON SAVINGS BANK

36-40 MAIN ST

0029-0237
MCMEE INC

38 WASHINGTON ST

0029-0169
KUNST FLORA W

120 MAIN ST

0029-0300
NBK REALTY TRUST

29-37 MAIN ST

0029-0276
CEDAR REALTY TRUST

25 WASHINGTON ST

0029-0097
BROAD STREET CROSSING LLC

7 FELTON ST

0030-0105
 

  MAIN ST

0029-0231
RW & B REALTY TRUST

25 SOUTH ST

0029-0144
FIRST UNITARIAN CHURCH SOCIETY

80 MAIN ST

0029-0200
REDDING ARTHUR P

165 MAIN ST

0029-0146
HUDSON BOYS CLUB RECREATION CENTER

21 CHURCH ST

0029-0218
SANTOS ALEXANDRE R

1 HOUGHTON ST

0029-0165
CUSTOM CONCEPTS LLC

162 MAIN ST

0029-0198
AMT REALTY TRUST

175 MAIN ST

0029-0283
TOWN OF HUDSON TOWN HALL

8 RIVER ST

0029-0204
WEBSTER DAVID W

5 HOUGHTON CT

0030-0106
2 AND 4-8 LORING ST REALTY TRUST

4 LORING ST

0029-0314
RANDALL CHARLES H

14 MAIN ST

0029-0090
HUDSON HIGHLANDS LLC

2 MAIN ST

0029-0140
18 CHURCH STREET REALTY TRUST

18 CHURCH ST

0029-0305
SOUTH ST PROFESSIONAL BUILDING LLC

24 SOUTH ST

0029-0273
MORAIS JAMES J
  WASHINGTON ST

0029-0280
ST LUKES CHURCH
5 WASHINGTON ST

0029-0302
C & G REALTY TRUST

49-57 MAIN ST

0029-0281
TOWN OF HUDSON TOWN HALL

8 WASHINGTON ST

0029-0304
IOAKIMIDIS STAVROS

65 MAIN ST

0029-0115
ARLINGTON HUDSON REALTY TRUST

12 POPE ST

0029-0219
CONTRADA GEORGE J

123 MAIN ST
0029-0313

MOREIRA NATALIA M
97 MAIN ST

0029-0317
PENEDA JOSE
146 MAIN ST

0029-0298
RANDALL CHARLES H JR

15 MAIN ST

0029-0250
GARCIA MARIA C
11 HOUGHTON CT

0029-0301
SANDRA & ANTHONY ANTICO REAL ESTATE LLC

39-45 MAIN ST

0029-0143
MURPHY D F INS AGENCY INC

54-60 MAIN ST

0029-0310
DURAND ALBERT G

77-81 MAIN ST

0029-0234
PARENTE ANNA

28 WASHINGTON & SOUTH ST

0029-0202
SEGAP CONDOMINIUM

157 MAIN ST

0029-0225
YOUNG BRIAN L

105 MAIN ST

0029-0306
TOWN OF HUDSON TOWN HALL

  SOUTH ST

0029-0316
PENEDA JOSE E

140 MAIN ST

0029-0164
FLAX BLOCK REALTY TRUST

168 MAIN ST

0029-0229
PIZZIMENTO FAMILY REALTY TRUST

29 SOUTH ST

0030-0103
CLOCK TOWER REAL ESTATE INC

213 MAIN ST

0029-0311
FREEDMAN JACOB M

89-91 MAIN ST

0029-0094
ELSHIEMER THOMAS J

  20 MAIN ST

0029-0183
T & V CORPORATION

12 BROAD ST

0029-0145
BOYS & GIRLS CLUBS OF METROWEST INC

11 CHURCH ST

0029-0303
THE MIGAL REALTY TRUST

59-61 MAIN ST

0029-0323
RANDALL CHARLES H JR

  SOUTH ST

0030-0104
CLOCK TOWER REAL ESTATE INC

  MAIN ST

0029-0120
MURPHY D F INS AGENCY

7 POPE ST

0029-0171
RANDALL CHARLES H JR

112 MAIN ST

0029-0299
RANDALL CHARLES H

23-27 MAIN ST

0029-0233
HUDSON AMVETS BLDG ASSOC INC

5 SOUTH ST

0029-0312
HUDSON HOLDINGS TRUST

87 MAIN STREET

0029-0297
PAULINO REALTY SERIES LLC

24 WASHINGTON ST

0029-0315
MCDELTS REALTY TRUST

127 MAIN ST

0029-0205
MAHANAIM EVANGELICAL CHURCH INC

8 HOUGHTON ST

0029-0089
HUDSON HIGHLANDS LLC

6 FELTON ST

0029-0279
13-15 WASHINGTON ST STREET REALTY TRUST

15 WASHINGTON ST

0029-0119
MURPHY D F INS AGENCY

1 POPE ST

0029-0278
MARKOPOULOS NICHOLAS L

21 WASHINGTON ST

0029-0227
OSA 300 REALTY TRUST

8 MARKET ST

0030-0009
A & N REALTY TRUST

5 HIGH ST

0029-0327
D FRANCIS MURPHY INSURANCE AGENCY INC

  POPE ST

0029-0309
KLEINERMAN JASON L

73 MAIN ST

0029-0307
JUSSAUME & YATES

69-71 MAIN ST

0029-0223
35 SOUTH STREET REALTY TRUST

35 SOUTH ST

0029-0275
TOWN OF HUDSON TOWN HALL

  WASHINGTON ST

0029-0294
TOWN OF HUDSON

  MAIN ST

0029-0095
ELSHEIMER THOMAS J

5 FELTON ST
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These maps are not a legal record and should 
be used for assessment and/or

reference purposes only.
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has brought vitality to downtown Hudson and provides needed services to neighboring rural communities. Nearby natural resources 
including parks, a canal walk and multiple river access points provide the opportunity to be better connected to downtown destinations. 
The BID created a way for downtown Hudson to Implement a BID Improvement Plan that includes wayfinding, enhanced and well-managed 
parking and infrastructure improvements—such as the rotary gateway project and Riverwalk with connections to the Assabet River Rail Trail 
and downtown—and marketing and coordination of events. These enhancements were all designed to help the downtown continue to grow 
and thrive. Hudson has an enthusiastic and engaged business community and supportive town administration, determined to build on 
these recent trends. 

THE PROCESS 
Feasibility/Planning The BID effort was spearheaded by the Downtown Hudson Business Association, a group of active and influential 
businesses and property owners promoting Hudson. Their leadership, coupled with strong support from the Hudson planning staff, built on 
an existing public/private partnership between the Downtown Hudson Business Association and the town of Hudson. The town of Hudson 
supported the effort by securing technical assistance grants through the Massachusetts Downtown Initiative (MDI) to fund the planning and 
organization of a BID. 

The steering committee played an active role in developing property-owner support and 
determining the BID program priorities. Facilitated by the MDI consultant, the steering committee 
did extensive outreach to businesses and property owners, stakeholders and elected officials to 
develop the Hudson BID Plan. This document served as the marketing piece for the BID during the 
signature campaign and authorization phase of the BID formation. 

Petition Signature Campaign To form a BID, a community must have support of a minimum of 
60 percent of property owners representing 51 percent of the assessed value of the proposed 
BID. Hudson has a small BID with 120 parcels included in the district. This manageable size 
allowed the steering committee to execute a plan to build property owner support through very 
personalized outreach and communication that involved one-on-one and small-group meetings 
with property owners. The BID steering committee was committed to demonstrating a level of buy-
in from property owners that far exceeded the statutory minimum required to form the BID. They 
completed their campaign with 80 percent of property owners within the district recording their 
support, and a unanimous vote by the Hudson Board of Selectmen to formally establish the BID. 

BID PLAN
The BID budget is allocated to marketing, cultural programming and events, maintenance and beautification, infrastructure planning and 
business support. Initially, the BID focused on highly visible projects that could be quickly implemented to enhance the physical look of 
the district, including lighting, wayfinding, landscaping and cleanliness and other improvements. These first “wins” provided an immediate 
positive impact on the district. The BID has also been actively involved in the development of a rotary infrastructure project funded by 
MassWorks and the Town of Hudson that will become an attractive gateway to the district. 

P R O  T I P

STEERING COMMITTEE
A strong steering committee is 
essential for success. Hudson 
described its committee’s 
“secret sauce” as the ability 
to assemble the influential 
players needed to lead the BID 
organizing effort. In members’ 
words, this included “a bulldog, 
an organizer, a financial person 
and a visionary.” 



Case Study: Hudson          3

EARLY HIGHLIGHTS 
• A Seat at the Table/Partnership with the Town of Hudson The BID has established itself 

as the unified voice of downtown businesses and property owners and a partner with 
the Town on all significant issues impacting the BID. It serves as an effective advocate 
for the downtown and a liaison between the business, property owner, community, 
and Town administration. The BID feels this is a significant achievement and creates a 
powerful voice for the district’s property owners and tenants.

• Enhanced Downtown Appearance The BID has installed wayfinding signage, banners, 
hanging baskets, holiday lighting, benches and other physical enhancements to the 
district to create a more appealing experience for the visitors to downtown Hudson.

• Rotary Gateway The BID has been active in the design, implementation and 
communication to property owners and tenants on the the Gateway rotary project in 
downtown Hudson. These efforts help mitigate the disruption caused by construction by 
ensuring timely communication and execution of the project. 

• Business Support The BID actively works with property owners to retain and recruit 
tenants. Vacancy rates fell from 11 percent to 5 percent since its inception in 2017. 

• Creating Collaborations The BID has formed new collaborations with groups and 
organizations that were previously untapped resources. For example, the BID has 
partnered with the Rivers Edge Arts Alliance for the production of ArtsFest, a major 
cultural event in Hudson. Additionally, the BID has partnered with the Hudson Cultural 
Alliance to develop a plan to create a regional performing arts center in a century-old military armory located in the heart of the BID. 
These collaborations have enabled the BID to leverage resources and offer future opportunities. 

BUDGET 
Cultural place-making .............. 40%
Marketing, arts and culture ...... 25% 
Advocacy/admin ...................... 15%
Infrastructure/parking .............. 20%

COVID-19 RESPONSE
The Hudson BID quickly responded to the impacts of COVID-19 by connecting businesses and property owners to financial and technical 
assistance. The BID created a technical assistance program providing free advice from a financial expert who assisted businesses in 

preparing Payroll Protection Program (PPP) and other applications for financial relief. The BID reached out to every 
business located in the district to offer this assistance. Sixty percent of businesses in the Hudson BID took advantage of 
this free program. The BID was able to allocate its budget to procure services that were generously offered at a reduced 

rate by a local financial expert. The nimble response to the pandemic crisis is acknowledged by downtown businesses as being critical to 
helping them weather the pandemic crisis. 

LESSONS LEARNED 
• Accessing the Massachusetts Downtown Initiative (MDI) technical assistance grants provided the steering committee the technical 

support needed to facilitate the development of the BID Plan and orchestrate the legislative approval process.
• A strong steering committee comprised of property owners and other civic leaders in partnership with the town is essential to the 

success of developing a BID. 
• A small BID, formed as a 501(c)3 can leverage BID fees, in-kind contributions, grants and other revenue streams to maximize a 

modest budget. 
• A BID creates a strong, unified voice for the district.
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20%

15%



Prepared for Mass Development by Ann McFarland Burke, consultant 


