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The Cecil Group Mansfield Hatheway-Patterson Site Reuse Study

This study started out as a plan to make a tired, polluted, former industrial site once again 
productive. The solution turned out to be more elegant and complex than originally be-
lieved. 

First, to explain why it is elegant - the solution discovered in this study is to simply move 
the redevelopment project to a more suitable site that happens to abut the property on the 
south. Here the access is better, the land is cleaner and more visible, and is under used, but 
is held by land owners who are very interested in redevelopment. Transferring the develop-
ment rights would allow the increase in density that would make the project truly Smart 
Growth, as the term is defined in Massachusetts and most of the rest of the country. 

Now, why it is complex - this solution is complex because there are three private land own-
ers, at least three state agencies, and the town that all must come to agreement to achieve 
the redevelopment as planned. Prior to those agreements, the town must make some critical 
choices about the future land use plan and how that coincides with local zoning and fiscal 
restraints. In concert with that plan, certain infrastructure improvements must take place 
to ensure that the project can be carried out with minimal impact on the neighborhood 
and the Town as a whole.

The results of this study have been carried forward into a new study with a more detailed 
analysis and development of a truly workable concept. The new study recommends specific 
programmatic elements, capital improvements, phasing, and financing  programs to attain 
the positive outcomes originally suggested by this study. 

Readers are encouraged to familiarize themselves with both this document and the more 
recent study to gain a full appreciation of the opportunity presented to the Town of Mans-
field. Based on the experience of other communities within Massachusetts and elsewhere in 
the region, the proposed redevelopment plan provides a path to a reachable goal. However, 
to make it successful, the Town must embrace the ideas and commit itself to completing 
the plan.

Our team very much appreciates the opportunity to have assisted in this effort. 

This study was contracted through the Town of Mansfield using funds provided by the U.S. 
Environmental Protection Agency's Brownfields Program.

PREFACE AND EVALUATION
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the redevelopment project to a more suitable site that happens to abut the property on the 
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INTRODUCTION

The Hatheway and Patterson Superfund Site property (Hatheway-Patterson site) is a vestige 
of the industrial era that helped Mansfield prosper in the early to mid 20th Century. How-
ever, the site is now closed and lies behind a chain-link fence under U.S. Environmental 
Protection Agency (EPA) oversight because of the need for environmental clean up. 

Fortunately, the current knowledge of environmental remediation now offers an opportu-
nity to not only clean up the site and  return it to beneficial use but also provide numerous 
public benefits. This project is an opportunity to make choices for redevelopment that will 
achieve the following goals and priorities: 

• Remediate and return the site to beneficial use while protecting human health and safety

• Promote growth management while guiding the design of reuse options to preserve 
town character and open space 

• Expand the community tax base while minimizing the need for public expenditures

• Create new job opportunities while promoting the development of existing resources

• Encourage redevelopment options that are compatible with the existing neighborhood 
while promoting new "smart growth" goals

Pragmatic solutions for reuse are paramount for meeting  these goals and making restoration 
successful. In order to guide the future design and redevelopment efforts, there is a need 
to define a vision for the site within which the future uses are not only consistent with the 
environmental clean up standards and economic development goals but also compatible 
with the existing neighborhood. 

Planning for the environmental clean-up is well underway with the EPA. Consequently, 
this study was focused on whether marketable uses that meet community goals could be 
found in the future for the Hatheway-Patterson site. The study’s protocol did not restrict 
any options but tried to determine what future uses would be marketable and sensible given 
the conditions of the site and the character of the community. 

A comprehensive analysis of the physical constraints, market conditions and the EPA's 
environmental findings revealed that the site could be redeveloped for new uses such as 
industrial storage, "flex-space," and research and development. Site planning and urban 
design analyses were then completed to determine the best orientation and mix of uses and 
buildings on the properties. It was determined from this effort that real opportunities exist 
to restore the properties to productive use. However, the study also  determined there were 
several issues and constraints that would impede this redevelopment.

•    The real estate market demand is highest for residential development, not industrial 
uses, which works counter to current land use goals for this industrial location.

•    In order to fully develop any of these uses there is a need for securing access across the 
multi-track commercial railroad right of way, which would limit the number of cross-
ing  vehicles or require a very expensive over/under pass. 

•   Wetlands cover a significant portion of the site and the river bisects it, leaving  the site 
further fragmented and limiting the potential for good building layouts and site design 
options.
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•  The remediation process may require a significant time to complete, especially if com-
pleted as a publicly-funded process. The limited amount of potential new residential 
and commercial development possible on the site would also make it difficult to insert 
enough private funds to speed up the remediation process.

Given these physical and market constraints, there was a concern that the plans for benefi-
cial reuse would be very limited or stymied and not fully meet the goals of the community. 
However, after taking a broader view of the Hatheway-Patterson site in relation to the 
adjacent neighborhoods and community resources, a new opportunity was discovered that 
appears to provide a solution.

Suitable land for development exists just south of the Hatheway-Patterson site, where there 
are parking lots, industrial and commercial buildings and open land around the MBTA 
Commuter Rail Station. This land is owned by the Town, the MBTA and private interests, 
and lies adjacent to the same existing residential neighborhood that abuts the Hatheway-
Patterson site. Here, the drawbacks to development found on the Hatheway-Patterson 
site are much less severe; no rail line or wetlands divide the parcels, access comes from a 
state highway not a local road, the site does not have a significant environmental clean-up 
liability, and development on the site can be better oriented towards the train station and 
the traditional downtown commercial area, thereby reinforcing many smart growth and 
community goals. 

To achieve this revised plan, some of the development potential of the Hatheway-Patterson 
site can be transferred to the MBTA station location, which means that a portion of the 
Hatheway -Patterson site can remain as undeveloped open space to balance new develop-
ment around the MBTA Station. The new land area can then be designed to create a smart 
growth/transit oriented development project that connects present and future residents 
to the train station and the downtown, provides a destination for capturing rents, taxes 
and visitor dollars, and creates a new and improved identity for what is presently barren 
industrial land and surface parking lots for train commuters. 

The new project concept, which encourages the participation of all the land owners, includes 
commercial retail and office space, residential units, a daycare center and indoor recreation, 
with a new parking structure to consolidate (and hide) the commuter parking. New access 
which separates the existing residential traffic from the new commercial traffic, and an 
improved series of walkways and travelways will better integrate the project into the area.

Seeking better use of the development potential at the Hatheway-Patterson site has trans-
formed the recommendations of this study into a new concept of smart growth, transfer 
of development rights, transit oriented development and traditional neighborhood design 
that multiplies the potential community benefits. However for this concept to work there 
needs to be a consensus built on the uses, development density and parking between the 
neighborhood, the various land owners (including the town and the T) and all the con-
cerned stakeholder. The various steps required to implement this plan are presented in this 
report and generally entail a new public process culminating in a rezoning package and 
development agreements. 
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EXISTING CONDITIONS ASSESSMENT

Operational History

The Hatheway-Patterson Site in Mansfield (and partially in Foxborough) had historically 
functioned as a site for wood treatment using a variety of methods and chemicals, which 
over time led to contamination of the soils and eventually the underlying and adjacent 
water resources. This information is confirmed by the elevated concentrations of contami-
nants detected in the various media sampled at the Site, which are directly connected to 
the import and use of wood treatment chemicals, and the manner in which they were used 
and disposed.  

In the 1950’s, when the property only consisted of the “Former Operations Area” east of 
the Rumford River, pentachlorophenol (PCP) in fuel oil, or creosote was used for dipping 
lumber.  After dipping, excess PCP was allowed to drip off the treated wood onto the ground 
surface in this same area. In the 1960’s and early 1970’s, PCP in fuel oil, fluoro-chrome-
arsenate-phenol (FCAP) salts, and mineral spirits in water were used in a pressure treatment 
process to preserve the wood. From the mid-1970’s to mid-1980’s, operations incorporated 
PCP in fuel oil and chromated copper-arsenate (CCA) salt in water. From 1984 until opera-
tions ceased in 1993, solution of CCA salts in water and PCP in water were utilized at the 
property. The various wood-treating chemicals were stored in above ground storage tanks 
(ASTs), underground storage tanks (USTs), and sumps located inside and outside the former 
process buildings. In addition to the drip pads located in the Former Operations Area, it is 
suspected that these sumps and tanks are the source of the surface and subsurface soil and 
groundwater contamination found in this area, and down-gradient from it.

In 1978, the Former Operations Area west of the Rumford River and north of the Penn 
Central Railroad was purchased by Hatheway and Patterson. Wood storage and drying 
reportedly occurred in this portion of the property. Additionally, in this area, wood was 
also infused with fire retardants including Dricon™ (boric acid and anhydrous sodium 
tetraborate) stored in AST’s and drained in sumps. In 1981, the land south of the railroad 
tracks was purchased by Hatheway and Patterson, primarily for extra storage and drying 
of treated wood. Drip pads were also located in these areas. 

Contamination from an off-site source, or a separate operation is likely; bulk chemical stor-
age/ transfer occurred at the northern portion of the property, west of the Rumford River 
and northeast of the railroad tracks, by the Penn Central Railroad prior to that portion 
being purchased by Hatheway and Patterson in 1978.  Coal storage occurred on property 
south of the railroad tracks prior to 1955; this land was purchased by Hatheway and Pat-
terson in 1978. In addition properties north along the Rumford River likely contributed 
contaminants to surface water/sediment within the river, as elevated concentrations of 
contaminants were detected in these upgrade areas.

Factors Affecting Clean-up for Potential Re-use

In determining future potential uses for the site, exposure scenarios are used to estimate 
the future increased carcinogenic and non-carcinogenic risk associated with these activities.  
Cleanup strategies and the physical extent of cleanup are then determined to ensure that 
future planned uses do not exceed risk thresholds.  For purposes of human health risk, the 
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level of cleanup depends on the intensity and type of future use, and the age (adults to 
children) of the human receptors anticipated to typically access the site.

To ensure that the planned use is not altered in the future (example: an office park eventually 
converted to single family homes) and thus requiring potentially further cleanup, institu-
tional controls in the form of deed restrictions called Activity and Use Limitations (AULs) 
are often imposed on properties in order to ensure that planned future risk levels are not 
unacceptably increased.  Due to the depth of soil contamination, and the exponential costs 
and time associated with attempting to remove and remediate all of it, an AUL will very 
likely be imposed at the Hatheway-Patterson Site, as an effective means to cost effectively 
balance risk and re-use of the Site.

Groundwater at the Site contains significant concentrations of contaminants.  Remediation 
of this medium will likely extend well beyond the physical redevelopment of the Site.  These 
two processes (active remediation and site development) could occur simultaneously bacause 
off-site sources of potable water are available for future site users, and the contaminants in 
groundwater are generally non-volatile, which eliminates a potential indoor air issue for 
future on-site buildings (volatile contaminants present in groundwater volatilizing to soil 
gas, often migrating and concentrating in indoor air).  

Physical development of the site may require management of the contaminated groundwater 
depending on the type of planned construction, due to the shallow depth to groundwater.  
During construction of building footings, dewatering of trenches filled with contaminated 
groundwater would likely be required. Groundwater treatment building(s) may be collocated 
with commercial and residential buildings.

Remediation of the Rumford River (surface water, sediment) would likely occur on a par-
allel track with site development with one process minimally affecting the other.  Human 
exposure to the Rumford River, while the river is being remediated, could be eliminated 
with the installation of aesthetically pleasing fencing installed as part of the site develop-
ment.  This would allow occupancy of the site, without unnecessarily exposing the residents 
or workers to the contaminated media.

Access

While the site is situated in close proximity to major interstate highways: Route I-495 and 
Route I-95, access into and through the property is restricted to non-arterial roads. Also the 
site is bisected by a railway right-of-way, which is owned by New York Central Lines, LLC 
(a holding company owned by CSX Corporation and Norfolk Southern, and operated by 
CSX Corporation of Jacksonville, Florida). Access to the parcels north of the rail right of 
way is from County Street, which is a two-lane road, providing one lane in either direction. 
The parcels on the south however currently have no public access except across the railroad 
right of way. Thus, the highest and best use of these parcels is contingent on the creation 
of adequate access, either by building an access road or acquiring a right-of-way from the 
River Street area or by negotiating an easement across the CSX rail line. If adequate access 
could be secured to the southern parcels, D and E (refer parcel map on pg. 9), this could 
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provide an opportunity for substantial new development that would also have access to the 
MBTA commuter rail station serving downtown Mansfield. Without this access, the full 
development potential is more limited.

Market Analysis

While the towns of Mansfield and Foxborough comprise the study area's primary market 
area for housing, the market analysis has has also examined demographic trends and indi-
cators associated with more general market areas defined by 20 and 30 minute drive time 
areas and all of Bristol county. The real estate market indicators show positive economic 
and demographic conditions and suggest a strong local housing market.  These local in-
dicators are:

• The number of households in the primary market and the greater market areas increased 
from 1990 to 2000 and are expected to increase for the balance of the decade; 

• From 1996 to 2005, average annual increases in condominium sales ( as indicated by 
the  number of sales as well as the median sale price) in Mansfield exceeded 24%;

• Recent condominiums and townhome developments in Mansfield have been absorbed 
at a healthy rate;

• Rental rates at local properties increased in the last year;

• The occupancy rate at the comparable rental properties in the neighborhood exceeds 95%.

Residential Use

Residential development appears to be the most market feasible type of development for 
the Study Area, particularly on the parcels south of the railroad tracks.  The market area has 
experienced strong growth over the past ten years as the commuter train and access to major 
regional highways have made the area an attractive alternative to the higher priced housing 
markets closer to the metropolitan areas of Boston and Providence. In addition to single 
family homes, a strong demand for multi-family housing is evidenced in both the condo-
minium and rental residential markets. Recently completed condominium and townhome 
developments in Mansfield and surrounding towns are experiencing strong sales absorption, 
with actual sales prices slightly higher than asking prices. Local apartment complexes are 
experiencing low vacancy rates and have all raised rental rates in the past year.

Provided that access can be attained through the adjacent residential lands to the south, a 
clustered housing concept (mix of condo-flats, townhomes, and rental units) would be well 
received in the marketplace.  The southeast portion of the site provides the best potential for 
high-density residential development.  Proximity to the commuter station and Mansfield’s 
central business district provide the potential for creating an appealing residential site.  The 
parcel south of the railroad tracks and west of the river adds the potential for open space to 
off-set the relatively dense residential development, while keeping price points in a higher 
bracket.  Any residential plan will find value in the larger lots that could be created along 
the tree line and a good distance from the railroad tracks.
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The possibility of acquiring the JP Noonan site (the adjacent business to the east on the 
north side of the railroad tracks) greatly increases the value of the site to a residential de-
veloper.  The added “economy of scale” and increased buildable area would allow for more 
flexibility in creating a “new urbanist” development that could include some retail space 
(25,000 – 40,000 square feet), and other amenities such as trails and open space.  However, 
the ability to create a desirable residential environment would be a key factor, due to the 
limited residential appeal of the site in its current state.

Industrial Use

Any industrial development on the site would be limited by the following issues:

• The railroad bisects the property and any use on the south side of the tracks would 
have to be primarily accessed through a residential area, thereby making any industrial 
use south of the tracks unlikely;

• An excess of industrial space exists in the 495/South submarket, and particularly in 
Mansfield, where the preferred industrial sites are located in Cabot Business Park;

• Rail is becoming an increasingly obsolete asset for industrial development sites;
• The narrow footprints of the parcels north of the tracks make any large-scale industrial 

development (particularly warehousing and distribution) highly unlikely.

Despite these limiting factors, there may be reasonable demand for smaller industrial/flex 
users who seek access to the highways (and perhaps rail line), but do not have the space needs 
for the larger buildings and parcels in the industrial parks closer to I-93.  Any industrial de-
velopment would be best suited on the north side of the railroad tracks, due to the difficulty 
in access through the residential subdivisions on the south.  A likely industrial use would 
be smaller users (perhaps owner occupied) in search of light manufacturing/industrial/flex 
space. The available space in Cabot business park is likely to be too large and expensive for 
this type of user. Such users would provide the benefit of limited impacts on both existing 
and new residential uses surrounding the Study Area.

JP Noonan, appears to be utilizing the railroad tracks and could find some strategic advan-
tage to remaining in the area. One possible scenario is to approach the owner about the 
possibility of expanding his existing operation onto the Study Area, thereby maintaining 
industrial uses on the north side of the tracks, while allowing any redevelopment plan to 
concentrate on the residential component south of the railroad tracks. 

In summary, this analysis indicates that various forms of attached housing should offer 
potentially viable development opportunities in the Study Area. These include rental apart-
ments, condominiums, and townhomes. Commercial development offers less promising 
opportunities for substantial development, but small-scale light industrial/flex space may 
find the parcels north of the railroad tracks suitable for potential development. Any im-
provement in the southern access to the Study Area would greatly enhance its prospects as 
an industrial and commercial location.
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ASSESSMENT OF PROPERTY POTENTIAL

Having evaluated the environmental conditions, market potential and access issues related 
to the Hatheway Patterson site, a detailed analysis and exploration of site reuse options 
was carried out. As a part of this process, input from the community was sought at four 
public meetings so as to have options that are appropriate to the character of the site and 
compatible with the vision of the town.

A matrix was prepared that described the various land use options considered and the results 
that were obtained when those options were applied within different areas of the site (Refer 
to Appendix D). Site characteristics such as location, access, topography, wetlands, improve-
ments, and the known degree of soil contamination were taken into account in order to 
outline potential development parcels and developable areas. The proposed development 
parcels were defined as the following:

• Parcel A – North of railroad tracks and east of Rumford River (Tax Parcel 210)

• Parcel B – North of railroad tracks and west of Rumford River (Tax Parcel 220)

• Parcel C – Foxborough Tax Parcel 4060

• Parcel D – South of the tracks and west of the Rumford River (Tax Parcels 234, 235, 
232 and 233 north of the river)

• Parcel E – South of the tracks and east of the Rumford River (Tax Parcels 230, 231, 
232 and 233 south of the river)

Parcel Plan
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Use Options Evaluation

The analysis took into account uses allowed by the current Mixed Use Industrial, I3 Zoning 
District that covers the site, which would also be compatible with the location of the parcels 
in a mainly residential area, and that would be responsive to the economic development 
goals set forth by the Town Master Plan and confirmed by the people who attended the 
public meeting. Uses considered were:

•  Industrial/ light manufacturing/ flexible use

•  Industrial/ warehouse

•  Industrial/ bulk storage and sales

• Business/ retail

• Business/ office

• Business/ craft shop/ building trade

• Business / research and development

• Residential/ multiple residential

• Residential/ cluster residential

• Mixed business/ residential use

• Recreation/ spa/ wellness/ fitness

• Conservation

The matrix analysis considered each one of these uses for each parcel in terms of estimated 
site capacity, market potential, environmental cleanup level required, relative cost and 
complexity of the cleanup level, employment generated, estimated annual tax gain, capital 
program requirements, and neighborhood and traffic impacts. 

Rating Approach and Parameters

Each potential use was evaluated for each parcel based on assumptions of positive value (for 
example, uses that would produce a high estimated annual tax gain would score higher than 
uses producing a low tax gain) and assumptions of negative value (uses with a high rela-
tive cost/complexity of environmental cleanup required would score lower than uses with 
a low relative cost/complexity). An overall rating was established for each reuse option on 
a parcel-by parcel basis, based on an added total of assumed positive and negative values. 
As a result each reuse option for each parcel received an overall rating from 1 to 5, with 1 
representing the lowest rating and 5 the highest. Value assumptions were:

Market Potential

Low – 3 points
Fair – 4 points
High – 5 points
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Relative Cost/Complexity of Environmental Cleanup 
(Scale of 1 to 8; 1 lowest, 8 highest)

1 and 2 – 0 (zero) points
3 and 4 – 1 negative point
5 and 6 – 2 negative points
7 and 8 – 3 negative points

Employment Generated

1 to 75 jobs – 1 point
76 to 150 jobs – 2 points
More than 150 – 3 points

Estimated Annual Tax Gain

Less than $25,000 – 1 point
$25,000 to $50,000 – 2 points
More than $50,000 – 3 points

Capital Program (other than cleanup costs)

No need for major public expense – 0 (zero) points
One major expense item (road, bridge) – 1 negative point
Two major expense items – 2 negative points

Neighborhood/Traffic Impacts

Low traffic generation – 0 (zero) points
Moderate traffic generation – 1 negative point

High traffic generation – 2 negative points

For example, industrial/ flexible use on Parcel A would have a high market potential (5 
points), a relative cost/complexity of environmental cleanup estimated at 5 on a scale of 1 
to 8 (2 negative points), employment generated of 25-35 jobs (1 point), estimated annual 
tax gain of $14,000 (1 point), no need for major public expense as part of a capital program 
(0 points) and moderate traffic impacts (1 negative point). Rating: 5-2+1+1+0-1=4

Evaluation Results

Parcels A and B

For these parcels that enjoy direct access from the street and ready utilities, the uses that 
offer the best combined possibilities are industrial/ light manufacturing/ flexible uses, bulk 
storage and trade, craft shop/ building trade, and research and development. 

Retail and office uses in general do not appear to be feasible due to the lack of visibility 
and remote location from existing commercial corridors. They would also create the higher 
impacts on the neighborhood in terms of traffic. 
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Residential uses for these parcels do not appear to be feasible either due to the high level of soil 
contamination and the close proximity to the railroad tracks and other industrial uses, unless 
they are part of a larger-scale development that would include all the parcels. Such type of 
development would create a unique image and atmosphere by creating a residential environ-
ment on both sides of the track, and would allow for the generation of economies of scale.

Parcels D and E

These parcels appear to be more suitable for business and residential uses than Parcels A 
and B, as long as road access is created from the south. If adequate access is not provided, 
these parcels will remain undeveloped. Negotiation of an agreement with CSX rail could 
allow for the development of industrial uses accessory to potential industrial development 
on Parcels A and B, such as bulk storage or components of one industrial complex spread-
ing on both sides of the rail.

The construction of a road providing access from the River Street area would allow for the 
potential development of business offices, research and development, mixed business/ resi-
dential uses, and multifamily residential uses, all of which would benefit from the proximity 
of commuter rail access and generate higher taxes. 

Business uses on these parcels would create the highest estimated number of jobs and tax 
generation. However, these parcels still lack visibility and are relatively remote from thriving 
existing commercial areas. These type of uses would also generate the highest traffic impacts 
on the neighborhood, which would have to be carefully addressed through planning.

Residential uses on these parcels would offer high market appeal, good possibilities for tax 
generation, and the potential to create a small transit oriented community. Mixed-use options 
could include neighborhood retail or a small recreation/ wellness/ fitness component.

Conclusions

Although many site reuse options are possible by combining the uses described on the 
matrix, the ones that appear to be more feasible are illustrated in the following diagrams. 
These include industrial, industrial/commercial flexible space, and mixed use business/ 
residential development.
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Option 1- Industrial Flexible Space

Option 1A- Industrial Flexible Space, and Bulk Storage
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Option 2A- Industrial Flexible Space and Mixed Business/ Residential Use

Option 2- Residential, Mixed Use Business/ Residential
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OVERALL CONCEPTUAL PLAN

The possibilities for reuse of the Hatheway-Patterson site are dependent on overcoming 
the constraints of obtaining better access, completing the hazardous materials clean-up, 
protecting wetland resources, and working within the forces of the real estate market. 
It is very clear that the site should not be viewed in isolation if its full potential is to be 
reached. Given its location near to the commuter rail station and an established residential 
neighborhood, and its proximity to downtown Mansfield, the Hatheway-Patterson site 
in this larger context offers a tremendous potential for transit-oriented and smart growth 
development. Thus, the vision for the future of the site should not only be consistent with 
environmental cleanup standards and the economic development goals of the town, but 
also should recognize and enhance the nature of the links between properties, access, and 
infrastructure. These considerations will lead to the development that is in the highest and 
best interests of the town.

The concept plan presented here illustrates a vision for the future redevelopment of the 
site, including consideration of adjacent properties, access and connections to the MBTA 
station, and to the downtown area along North Main Street. It is a plan that enhances the 
site's potential by combining resources to create a better land use concept under the goals 
of Smart Growth. 

What Does "Smart Growth" Mean?

Smart Growth can be simply understood as an environmentally- sensitive approach to land 
development that channels growth into areas already served by infrastructure such as cities  
or town centers while preserving undeveloped green space. As an alternative to sprawl, Smart 
Growth tries to achieve healthy communities (that provide families with a clean environ-
ment by balancing development and environmental protection), economic development 
and jobs (that create business opportunities and improve local tax base, provide neighbor-
hood services and amenities and create economically competitive communities) strong 
neighborhoods (which provide a range of housing options giving people the opportunity 
to choose housing that best suits them) and transportation choices (that give people the 
option to walk, ride a bike, take transit, or drive.)

The following are the "Ten Principles of Smart Growth" as defined by the EPA

• Mix land uses
• Take advantage of compact building design
• Create a range of housing opportunities and choices
• Create walk-able neighborhoods
• Foster distinctive, attractive communities with a strong sense of place
• Preserve open space, farmland, natural beauty and critical environmental areas
• Strengthen and direct development towards existing communities
• Provide a variety of transportation choices
• Make development decisions predictable, fair and cost effective

• Encourage community and stakeholder collaboration in development decision
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Smart Growth and Brownfield Redevelopment

It has been widely recognized that the goals of brownfield redevelopment are closely aligned 
with those of smart growth. However depending on the project approach, brownfield 
redevelopment may or may not promote Smart Growth principles. This site is a classic ex-
ample of how by solely approaching the project as a brownfields project the opportunity of 
utilizing the overall potential of the site as a location for smart growth and transit oriented 
development might be missed.

If redevelopment of a site can promote density where there is appropriate infrastructure, 
this approach saves greenfields and open space elsewhere. The goals for redeveloping brown-
fields can overlap with smart growth principles when the redevelopment improves physical 
and aesthetic conditions of a given site and at the same time promoting urban vitality and 
preserving open space through infill development.

Each brownfield redevelopment project is therefore a potential smart growth opportunity. 
This can result in a win-win situation for all the stakeholders involved including the town, 
the various state agencies (whether they are pushing for more affordable housing or a higher 
transit ridership), and federal agencies like the EPA. 

Smart Growth Initiatives in Massachusetts

There is a widespread interest in concentrating density near transit and within existing 
communities as opposed to developing green-fields in the region among state policy mak-
ers and a number of strategies are being employed by the state to promote this interest. To 
encourage appropriate levels of density at transit locations, States all over the country are 
providing priority funding and other incentives, working to reduce the zoning and financing 
barriers to compact, denser projects, and streamlining the approval process to move these 
projects through the pipeline more quickly.

In Massachusetts, the Romney administration has honed in on creating new housing and 
accommodating smart growth through various means:

• Better coordination of state agencies and programs
• More efficient use of state resources
• Promotion of housing production
• Use of excess state property to attain goals

• Provision of technical assistance to municipalities

With the creation of the Office of Commonwealth Development as a coordinating agency 
for Department of Community Development, Executive Office of Environmental Affairs, 
Executive Office of Transportation and Division of Energy Resources, there is a real push for 
coordinating state-agency activities to conform to smart growth. In terms of the strategies for 
smart growth, there are a number of incentives that the Office of the Commonwealth is push-
ing in Massachusetts with its “fix it first” strategy. In addition to the funding incentives, the 
State is also reducing barriers of zoning through means such as transfer of development rights 
and improving the approval process for various transit oriented development projects. 
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Among the housing initiatives that are being pursued under Smart Growth, the following 
are the most significant:

• Encouraging housing development in town centers and near transit or commuter rail 
stops

• Transit oriented development projects  under a transportation bond bill (with $30 
million for projects)

• Chapter 40B Task Force for affordable housing
• Disposition of state land for housing
• Mass Housing's $100 million Priority Development Fund with $3 million for smart-

growth housing planning
• Smart Growth Zoning- Chapter 40R (Incentives for communities to zone for higher 

density housing, including 20% affordable, around transit stops and other appropriate 
locations)

Smart Growth through Transfer of Development Rights

Transfer of development rights (TDR) refers to a method for protecting land by transfer-
ring the “rights to develop” from one area and giving them to another, leaving the donor 
property without any development. This means placing conservation easements on property  
to be preserved while allowing for an increase in development densities or “bonuses” in 
other areas that are being developed. The costs of purchasing the easements are recovered 
from the developers who receive the building bonus.

The most common TDR program allows the landowner to sell the development rights to a 
developer who then uses those development rights to increase the density on another piece 
of property at another location. A variation of that type of a TDR would be a situation in 
which the developer transfers the development rights from one property to another property 
the developer owns. The higher density that developers are able to realize is the incentive 
for them to buy development rights. 

A second method allows a local government to establish a TDR Bank to transfer development 
rights. In this method, developers, who wish to develop at a higher density than current 
zoning allows, would purchase development rights from the local government. Again, the 
higher density is the incentive for the developer to purchase the development rights. The 
local government could then use these funds to purchase development rights of properties 
in areas that it wants to protect from urban development. The receiving area could not 
increase in density higher than some maximum set within a comprehensive land-use plan. 
The difference between the density with or without the TDR credits would be the permit-
ted “bonus” that the developer could realize. It thus enables cities and towns to concentrate 
development in their core rather than on the edges so as to facilitate smart growth.
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Smart Growth through Transit Oriented Development 

Transit Oriented Development (TOD) can be simply characterized as compact, walkable 
development centered around transit stations, designed to improve the quality of life while 
reducing dependence on the car. As per the TOD Program Guidelines being formulated 
by the Office of Commonwealth Development, TOD should incorporate the following 
features:

• a mix of uses
• moderate to high density within easy walk of the transit station 
• walkable design/ connectivity
• transportation choice
• reduced parking
• high quality design

TOD can function at a range of scales and in a variety of contexts. Moreover, in order to 
work properly and make the trade-offs (such as higher density in exchange for greater ac-
cess) attractive, TOD should also contain amenities such as pedestrian friendly shopping 
streets and better public space along with offering different housing and transportation 
choices within the same development.

There are huge incentives to planning and implementing TOD in both urban and subur-
ban areas. The federal government is funding transit systems more generally, tying funding 
more closely to land use decisions, and giving transit agencies more flexibility in how they 
use the land they own around stations. Many state governments, regional entities such as 
metropolitan planning organizations, and local jurisdictions are also using tools at their 
disposal to encourage better land use decisions. 

It is thus in the best interest of all the stakeholders involved in redeveloping the Hatheway 
and Patterson Superfund Site to push for a transit oriented development hub around the 
commuter rail station which would not only serve as way to achieve all the goals and priori-
ties outlined by the town but also achieve smart growth as a longer term vision.

Realizing the Opportunity for Smart Growth at Mansfield

Having completed a comprehensive assessment of the property potential of the parcels at 
Hatheway-Paterson, and the overall context of the site, this plan recommends: 

•  Transfer the development rights from the southern parcels, D and E, to the sites adjoining 
the MBTA station so as to create a higher value and concentrated development next to the 
T Station, which can be designed as a Smart Growth, TOD project; and,

•  Allow parcels D and E at Hatheway-Paterson to be preserved as open spaces. 

Given the current FAR restriction of 0.25 under Mixed Use Industrial, I3 zoning, the 
densities would be dispersed, using more land to create the same development. The trans-
fer of development rights could allow a higher FAR  (up to 2.5) which could provide the 
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density needed for creating a market-based, mixed use project on properties with direct 
access to a state highway. This would not only enhance the physical and aesthetic quality 
of the development but also increase the commercial value of the properties from a market 
standpoint, and increase the value to the town's tax base.

In conformance with Smart Growth principles, the recommended plan:

• Proposes a mix of land uses; commercial, housing, services, retail and recreation;
• Proposes a compact building design that preserves open space;
• Creates a location for housing adjacent to an established residential neighborhood;
• Creates a walkable, transit oriented project, with direct and better connections to the 

MBTA commuter rail and Mansfield's central business district;
• Allows for design of a project with a strong sense of place and acknowledges the history 

of the area;
• Preserves open space and critical environmental areas including the southern Hathe-

way-Paterson parcels and the Rumford River;
• Strengthens and connects to the existing neighborhood and central business district; 
• Provides transportation choices by improving the pedestrian environment, locating 

closer to the MBTA Station, and directing vehicle access to locations better suited to 
manage the traffic;

• Clarifies to all parties and stakeholders that the project will proceed as a joint project 
with coordination between local, state, federal and private interests;

• Proposes to proceed with the community and stakeholders in a collaborative process.
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Parcel Plan
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Issues and Opportunities Diagram
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Illustrative Landuse Diagram
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STRATEGY AND ACTION PLAN

Designing the Concept

Given the context of Mansfield, it is important to note that the kind of transit center 
envisioned on the site will be more suburban in character though incorporating all the 
features of a successful urban-style transit oriented development hub. This development 
is planned as a village center with a lively mix of uses including retail, office, residential, 
recreational as well as a day care which would serve not only the residents of the area but 
also the commuters. 

One of the crucial aspects of planning this development is designing the access in a way 
that provides maximum visibility to the retail areas of the development and makes the ve-
hicular circulation to and from the station and parking most efficient, while separating the 
existing residential neighborhood to the maximum extent possible. In order to accomplish 
this, access is proposed across the Jeep Chrysler dealership, Cleveland Twist Drill and the 
Foundry LLC properties with a loop provided close to the train tracks to serve as a pick-
up/drop-off in a way that still encourages pedestrians, and continues to the southern side 
of the Hatheway-Paterson Site, to the areas proposed as open space. 

The main access road is proposed as a traditional main street lined with buildings having 
ground floor retail with offices, residential or structured parking above. This mix of uses 
would help create a destination point at this transit node. In the heart of the development 
is proposed a landscaped public plaza, which not only contributes to providing a pleasant 
pedestrian experience for the commuters moving across the site but also gives a sense of place 
to the development. Also the plan proposes to extend the village green on the other side of the 
rail tracks so as to make both sides of the development pedestrian friendly and attractive. 

In addition to local convenience retail serving the commuters along with the neighborhood 
residents the plan proposes to create destination retail, which would provide opportunity for 
a larger draw, perhaps at a sub-regional level. While there isn’t a significant market demand 
for office space in the area, there has been some interest shown in locating a medical office, 
which could also contribute to the daytime activity in the area. An indoor recreation facility 
has been envisioned at the far end of the site at the culmination of the Main Street which 
would cater to demand of the youth in the community, which is a fast growing section of 
the Town’s demographic. This use could also complement the open space at the Hathaway 
Patterson Site, which could be developed for other recreational uses such as a pitch and 
putt facility. Given that there is a significant demand for residential uses in the areas, a va-
riety of multifamily housing types could be explored along the site edge facing the existing 
neighborhood. This would provide a good transition between the existing lower density 
single-family residences to the moderate density mixed-use core at the train station. 

In order to free up land for all the above development, the existing commuter parking would 
have to be converted from surface parking into structured parking. A parking garage would 
therefore be sited along the railway tracks and facing the transit plaza for high visibility. Also 
the lower floor of the garage would be lined with retail so as to have an active face towards 
the Main Street and the public plaza.
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In looking at providing good access to the site as well as improving the existing traffic 
conditions at the intersection of Highland Avenue with Chauncy Street, it is proposed that 
the access road be pulled off from Highland Avenue along the rear edge of the corner site. 
A gateway plaza is proposed at this site with the existing business being relocated across 
Chauncy Street where it would benefit from improved visibility. The town owned parcel 
on the south of Chauncy Street is also used to provide a platform structure for parking to 
support the commuter need. 

In considering the parcels south of Chauncy Street, it is recognized that it is not only critical 
to improve the pedestrian connection underneath the railroad across Chauncy Street, but 
the connections all the way into downtown need to be improved so as to develop this site as 
the new gateway into downtown Mansfield. Thus the synergy created by the development 
on all the parcels surrounding the commuter rail station makes a very compelling case for 
creating density and value at the core of this transit oriented community, while preserving 
parcels D and E as open spaces.

The Environmental Approach

Analysis of Preferred Options for the Site

The preferred option to convert Parcels D and E to open space, and Parcel A and B to flex 
space requires a level of environmental cleanup such that there is no significant future risk 
to human and environmental receptors once cleanup is complete.

Less stringent cleanup standards could be assigned to future flex space uses for the Site.  It is 
assumed that all of the listed flex space uses (e.g., bulk storage, warehouse, light manufactur-
ing), would be activities where human exposure to on-site subsurface soils would be limited 
to routine landscaping, or emergency subsurface utility repairs. In addition, the presence 
of children would be expected to be transient (i.e., no day-care facilities). Similarly, future 
open space cleanup standards would be generally equivalent to flex space standards because 
although more intensive exposure to site media (soil, sediment, surface water) would be 
expected, frequency of use for the open space would be much less than residential.

Areas of the Hatheway-Patterson Site have differing levels and amounts of contamination; 
obviously the larger and more contaminated the area, the costlier will be its excavation/
treatment/disposal.  In reviewing past environmental reports on the Site, Parcels A and E 
were determined to be the most costly and complex parcels of the five parcels to remediate 
due to the relatively elevated concentrations of contaminants, and horizontal and verti-
cal extent of contamination.  Parcel D was determined to be the least complex/costly to 
remediate.  

As shown in Appendix D, the relative cost/complexity of the required environmental cleanup 
was ranked on a scale of 1 to 8, with 1 being the least costly and complex and 8 being the 
highest.  Combining each of the parcels with the anticipated level of cleanup yielded the 
resulting score of 1 to 8.  
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The Flex Space option for Parcel A was given a relative ranking of 5 (most contaminated 
area, less stringent cleanup standards).  The Flex Space option for Parcel B was given a rela-
tive ranking of 3 (3rd most contaminated area, less stringent cleanup standards).  The Open 
Space option for Parcel D was also given a relative ranking of 1 (least contaminated area, 
less stringent cleanup standards).  The Open Space option for Parcel E was given a relative 
ranking of 4 (2nd most contaminated area, less stringent cleanup standards).

The Massachusetts Contingency Plan (310 CMR 40.0000), which is the regulation that 
manages cleanup of hazardous waste sites in the Commonwealth, stipulates that if a site is not 
cleaned up to the most stringent cleanup standards, deed restrictions (i.e., Activity and Use 
Limitations) would be required for the site to ensure that future use of site would not cause 
significant risk.  For example, an adequate remedial solution for a parcel of contaminated 
soil may be to pave the parcel with asphalt to minimize the exposure that receptors would 
have to the contaminated soil.  An AUL placed on the parcel by the owner of the parcel, 
would ensure that the soil beneath the pavement would not be disturbed without adequate 
protective measures in place (i.e., health and safety plan, soil management plan).

Hence the complexity/extent of cleanup/cost required for the flex space uses at Parcels A 
and B could be significantly reduced depending on the extent of the deed restrictions de-
termined to be acceptable to future owners/users of the property and regulatory agencies.  
Implementation of AUL’s in an open space (Parcels D and E) is more complex, because 
the owner would need to demonstrate control over the property, such that if tenets of the 
AUL were being violated (e.g., unauthorized digging beneath a subsurface soil cap), these 
activities could be immediately stopped.  

Mitigation and Remediation Plan

It is assumed that the EPA’s selection for remediation of the Hatheway Patterson site 
contaminants will follow their protocol outlined in their Presumptive Remedies for Soils, 
Sediments, and Sludges at Wood Treater Sites (EPA Directive: 9200.5-162, December 
1995).  This document outlines the presumptive remedies for wood treater sites with soils, 
sediments, and sludges contaminated with organic contaminants: bioremediation, thermal 
desorption, incineration, and capping. As outlined in the document, the EPA’s presump-
tive remedy for wood treater sites with soils, sediments, and sludges contaminated with 
inorganic contaminants is immobilization.  

EPA’s presumptive remedies for groundwater contamination are outlined in their Presump-
tive Response Strategy and Ex-Situ Treatment Technologies for Contaminated Groundwater 
at CERCLA Sites (EPA Directive 9283.1-12, October 1996) and includes Air Stripping, 
Granular Activated Carbon, Chemical/UV Oxidation, Aerobic Biological Reactors, Chemi-
cal Precipitation, Ion Exchange/Adsorption, Electrochemical Methods, and Aeration of 
Background Metals.  These soil and groundwater technologies can be used in combination 
with each other or by themselves in different areas of the site.

As with any remediation project, the cleanup contractors will need to ensure that the reme-
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dial process itself does not cause unacceptable risk to human health and the environment.  
These risks can be mitigated and closely monitored through proper engineering controls 
and measuring devices.  Neighborhood buy-in of the selected remedy is obviously critical 
to the selection process, and early education of those affected individuals is necessary to 
allay their concerns that remediation of the Site would cause short term significant risks 
to their safety and health.

The presumptive remedies listed above for soil/sediment generally involve their excavation/
movement.  Fugitive dust would need to be controlled (i.e., wetting down soils) and air moni-
tors installed to ensure that on-site workers, and individuals on abutting properties are not 
exposed to elevated concentrations of on-site contaminants during remedial activities.

Similarly, use of remedial technologies such as incineration would need to be properly en-
gineered to ensure adequate destruction of site-related contaminants, and again, perimeter 
air monitoring would likely be necessary.  Testing of remediated or imported soils would 
need to be conducted to ensure that cleanup standards were met prior to the soil being used 
as part of future Site development, and accepted by site owners/users.  

Treatment of groundwater/surface water contamination, which would involve the discharge 
of remediated groundwater/surface water would need to be properly engineered/permitted 
(e.g., NPDES discharge) to provide adequate protection of the Rumford River. Adequate 
erosion control measures (i.e., silt fence/hay bales) would need to be implemented to avoid 
stormwater-related erosion to the Rumford River, and adjacent properties. 

Until cleanup of the Site soils are complete, adequate perimeter fencing/warning signs would 
need to remain in place, to ensure exposure to site-related contaminants by trespassers is 
minimized. 

Southern Properties

Prior to development of the southern properties, an environmental site assessment of the 
properties should be conducted to ensure that costs or liability associated with their po-
tential environmental cleanup during development are known up-front.  The assessment 
should follow the guidelines outlined in the ASTM’s Standard for Environmental Site 
Assessment: Phase I Environmental Site Assessment (ASTM E 1527-94).  Based on site 
walkovers, and records reviews, the need for collection of on-site media for testing would 
then be determined. 

Market

An initial market analysis for new development was completed. Demographic and economic 
indicators were gathered and analyzed as a means of determining which uses were most 
likely to be well received in the private development community. 

From an economic perspective, the strength of the housing market makes any development 
on the site more feasible with the incremental addition to the overall number of housing 
units. Commercial development offers less promising opportunities for substantial develop-
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ment in the Study Area. Poor office and industrial markets in the local area are exhibiting 
low lease rate and high vacancies, thereby making any large-scale speculative development 
unlikely. Furthermore, the site is currently challenged by its poor visibility and access from 
Chauncy Street. While the outlook for large scale industrial development in the area is nega-
tive, small-scale light industrial/flex space may find the parcels north of the railroad tracks 
suitable for potential development. Office and retail uses could be feasible, particularly if 
supported by a large number of residential units on site and incorporated within a large, 
transit-oriented development with better access. 

The focus of the residential market analysis was primarily on multi family housing types, 
including rental apartments, condominiums, and town homes. The market analysis indicated 
that various forms of attached housing offer potentially viable development opportunities. 
Positive demographic indicators are reinforced by a strong local housing market in Man-
sfield and surrounding communities. The possible density on the site adds to the market 
potential as a way of distancing the site from its industrial past and adding a further incen-
tive in attracting private developer interest. Furthermore, the Study Area’s location in close 
proximity to the commuter rail station and downtown Mansfield, presents an opportunity 
for multi family development while revitalizing a key under utilized parcel. 

The Way Forward

Having completed a comprehensive analysis of re-use options and having examined the 
potential benefits and constraints of each, it is apparent that although some very viable uses 
could be planned for the Hatheway-Patterson property, the real value of this project may 
be in transfer of these development options to a location that better serves the community 
towards the goals of health, jobs, taxes and open space. 

Therefore the primary conclusions of this study are:

• The property can be developed with a combination of industrial storage and ‘flex-
space’ (i.e. large span floor space for handling bulk items), residential units, and open 
space;

• The property is restricted by current environmental conditions, both natural (the river 
and wetlands) and man-made (hazardous material releases), that impact the type and 
quality of any development;

• Access into and through the property is restricted to non-arterial roads, and the site is 
severed through the middle with a multi-track, private railroad;

• Suitable land for development lies just to the south of the Hatheway-Patterson site, 
where there are parking lots, industrial building and open land around the MBTA 
Commuter rail station owned by the Town, the MBTA and private interests, and where 
the drawbacks to development found on the Hatheway-Patterson site are much less 
severe;

• Development on the properties just south of the Hatheway Patterson Site could be 
designed to meet many of the smart growth and transit-oriented development goals as 
well as goals of the community;

Consequently, the recommendation is to transfer the development rights of the Hatheway-
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Patterson site out to the southern properties and create a smart growth/transit oriented 
development project that meets community goals. 

The envisioned planning concept for the area would incorporate a mix of residential, office, 
retail and recreational uses that will bring new amenities to the community, and a renewed 
sense of place. Pedestrian crossings under and over the tracks will integrate the new "village" 
development, and by extension the preserved open space on the Hatheway Patterson site, 
to an expanded village green on the North Common and improved pedestrian connections 
to the rest of the downtown.

To accomplish this change, a new community participation program is suggested to educate 
the public about the study findings, establish the basis for design of the project, and finalize 
the zoning that will allow the approved development project to proceed. There is  therefore 
a  need to build consensus on the TDR process, uses, densities, and parking amongst all 
stakeholders involved and to get a buy in from the neighborhood, the land owners (includ-
ing the town and the MBTA) and the general public at the town meeting. A more detailed 
study of development feasibility for the recommended transfer of development rights con-
cept will also be critical. In parallel with this study, negotiations and discussions with the 
private property owners, the MBTA and the State administration need to be conducted 
so as to meet the objectives of all the stakeholders involved in a coordinated fashion and 
create a successful project. 
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APPENDIX  A - ENVIRONMENTAL ANALYSIS

Existing Conditions

Past environmental investigations and the most recent analytical sampling results were 
compiled into the Draft Remedial Investigation (RI) Report (TRC, 2004), submitted to 
the DEP in April 2004.  A Preliminary Reuse Assessment (TRC, 2003) for the Site was also 
completed in September, 2003.  It is from both of these reports that an assessment of existing 
environmental conditions is based.  The RI details the nature and extent of contamination 
in charts, figures and text.  The below description is meant as a summary overview.

Site Contamination

The below discussion of site contamination is made relative to the following federal and 
state cleanup standards and/or screening guidelines: (1) EPA Region IX Soil Preliminary 
Remediation Goals (PRG’s) and Massachusetts Contingency Plan (MCP) Method 1 Stan-
dards for soil, (2) NOAA Screening Quick Reference Tables (SQuiRTs) for sediment, (3) 
Federal Maximum Contaminant Levels (MCLs) for groundwater, (4) Fresh Water Criteria 
Continuous Concentrations (CCC) for surface water, and (5) NOAEL concentrations for 
fish tissue developed by the Army Soldier System Center (SSC).  

Only after a formal site-specific risk assessment is finalized, would actual final cleanup levels 
be dictated.  The risk assessment for the Hatheway-Patterson Site is currently in draft form, 
and was not available for review as part of this report.  

Surface Soil (0-1 feet below ground surface)

The primary contaminants detected at elevated concentrations (exceeding cleanup/screening 
levels) at the Site include Pentachlorophenol (PCP), Lead, Arsenic, and Dioxin.  Chromium, 
Thallium, and other polyaromatic hydrocarbons (PAH’s) were also detected at elevated levels; 
the PAH’s may be partially associated with the historic use at portions of the property for 
coal storage – an exempted activity/contaminant source under the MCP.  

The majority of the arsenic, lead, and PCP contamination was generally confined to the 
Former Operations Area in the vicinity of the drip pads, and storage tanks.  Dioxin, how-
ever, was detected at concentrations exceeding state cleanup standards at most locations 
sampled throughout the site.  Due to its ubiquitous nature at this, and other similar EPA 
Superfund Sites, the dioxin cleanup standard may be raised (i.e., made less stringent) by 
the EPA when issuing its Record of Decision.

Subsurface Soil (Greater than 1 foot below ground surface)

The nature of the subsurface contamination closely followed the surface soil contamination 
with virtually the same primary contaminants detected at elevated levels.  The southwest-
ward migration of these contaminants in the subsurface soil from the Former Operations 
Area, reflects the influence of the shallow groundwater table (<6-8’ bgs) moving in the 
same general direction.  
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With the exception of some spot locations of Arsenic and Lead in the Former Wood Storage 
Areas southwest of the Railroad Tracks, the majority of elevated PCP and metal contami-
nation in the subsurface soil was detected in the area of land from the Former Operations 
Area southwest to the Rumford River.  The concentrations were heaviest at depths greater 
than four feet, which indicated the influence of sump sources of contamination in the For-
mer Operations Area.  Again, elevated dioxin contamination concentrations were present 
throughout all used areas of the Site.

Groundwater

Metals (arsenic, chromium), dioxin and PCP were detected in overburden (above bedrock) 
and bedrock groundwater at concentrations exceeding groundwater screening criteria.  The 
location and type of elevated contamination in groundwater is predictable given the site 
operational history and groundwater flow direction.  The likely source of groundwater 
contamination (drip pads, tanks and sumps in the Former Operations Area) forms the up-
gradient portion of the plume of contamination, which runs underneath the railroad tracks 
toward the Rumford River.  Free product (Light Non-Aqueous Phase Liquid (LNAPL)) up 
to several inches thick of PCP-containing oils is present in these downgradient areas.

Surface Water/Sediment/Fish Tissue

Surface water, sediment and fish tissue samples were collected from both on-site and up-
gradient locations.  Predictably, similar site-related contaminants were detected in these 
media as were detected in soil and groundwater above screening/cleanup criteria, although 
upstream samples showed elevated concentrations of metals, volatile and semi-volatile or-
ganic compounds pesticides, PCB’s and dioxins.  This indicates influence on the surface 
water/sediment/fish tissue from other non-Site-related sources.

Criteria for Impact and Review

Environmental 

As part of the criteria for evaluating land use options, the degree, cost and complexity of 
the environmental cleanup required for each option were evaluated.  

As previously discussed in section 1.1 the degree of environmental cleanup/remediation re-
quired depends both on the future site use.  As shown on the Land Use Options Spreadsheet, the 
required level of environmental cleanup was categorized as residential or non-residential.  

More stringent standards are required for future residential use, as more intensive exposure to 
site media (soil, sediment surface water) would be expected with the presence of children.  

Less stringent non-residential standards were assigned to those future commercial uses for the 
Site.  It was assumed that all of the listed potential commercial uses (e.g., industrial, bulk storage, 
warehouse, light manufacturing), would be activities where human exposure to on-site subsurface 
soils would be limited to routine landscaping, or emergency subsurface utility repairs. In addition, 
the presence of children would be expected to be transient (i.e., no day-care facilities).
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The relative cost/complexity of the required environmental cleanup was ranked on a scale 
of 1 to 8, with 1 being the least costly/complex and 8 being the highest.  Areas of the Ha-
theway-Patterson Site have differing levels and amount of contamination; the larger and 
more contaminated the area, the costlier will be its excavation/treatment/disposal.  After 
reviewing past environmental report on the Site, Parcels A and E were determined to be the 
most costly/complex parcels of the five parcels to remediate due to the relatively elevated 
concentrations of contaminants and/or horizontal/vertical extent of contamination.  Parcel 
D was determined to be least complex/costly to remediate.  

Combining each of the parcels with the anticipated level of cleanup yielded the resulting 
score of 1 thru 8. 

The Massachusetts Contingency Plan (310 CMR 40.0000), which is the body of regulations 
that manages cleanup of hazardous waste sites in the Commonwealth, stipulates that if a 
site is not cleaned up to residential cleanup standards, deed restrictions (i.e., Activity and 
Use Limitations) would be required for the site to ensure that the site was not converted 
to residential use in the future.  

Hence the complexity/extent of cleanup required for non-residential uses could be signifi-
cantly reduced depending on the extent of the deed restrictions determined to be acceptable 
to future owners/users of the property.  Additionally, if the top layer of soil (i.e., typically 
three feet), met  residential cleanup standards following remediation activities, the property 
may also be acceptable for residential uses assuming the appropriate deed restrictions were 
imposed to ensure no significant risk to future residential users (e.g., no digging greater 
than 3 feet).

How the cleanup is intertwined with future deed restrictions can significantly alter the cost 
and complexity of the cleanup, assuming that future owners/users of the site as well as the 
regulatory agencies (e.g., EPA), are accepting of those restrictions.

Mitigation and Remediation Plan

Environmental

It is assumed that the EPA’s selection for remediation of the site contaminants will follow 
their protocol outlined in their Presumptive Remedies for Soils, Sediments, and Sludges at Wood 
Treater Sites (EPA Directive: 9200.5-162, December 1995).  This document outlines the 
presumptive remedies for wood treater sites with soils, sediments, and sludges contaminated 
with organic contaminants: bioremediation, thermal desorption, incineration, and capping. 
As outlined in the document, the EPA’s presumptive remedy for wood treater sites with soils, 
sediments, and sludges contaminated with inorganic contaminants is immobilization.  

EPA’s presumptive remedies for groundwater contamination are outlined in their Presump-
tive Response Strategy and Ex-Situ Treatment Technologies for Contaminated Groundwater 
at CERCLA Sites (EPA Directive 9283.1-12, October 1996) and includes Air Stripping, 
Granular Activated Carbon, Chemical/UV Oxidation, Aerobic Biological Reactors, Chemi-
cal Precipitation, Ion Exchange/Adsorption, Electrochemical Methods, and Aeration of 
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Background Metals.  These soil and groundwater technologies can be used in combination 
with each other or by themselves in different areas of the site.

As with any remediation project, the cleanup contractors will need to ensure that the reme-
dial process itself does not cause unacceptable risk to human health and the environment.  
These risks can be mitigated and closely monitored through proper engineering controls 
and measuring devices.  Neighborhood buy-in of the selected remedy is obviously critical 
to the selection process, and early education of those affected individuals is necessary to 
allay their concerns that remediation of the Site would cause short term significant risks 
to their safety and health.

The presumptive remedies listed above for soil/sediment generally involve their excavation/
movement.  Fugitive dust would need to be controlled (i.e., wetting down soils) and air moni-
tors installed to ensure that on-site workers, and individuals on abutting properties are not 
exposed to elevated concentrations of on-site contaminants during remedial activities.

Similarly, use of remedial technologies such as incineration would need to be properly en-
gineered to ensure adequate destruction of site-related contaminants, and again, perimeter 
air monitoring would likely be necessary.  Testing of remediated or imported soils would 
need to be conducted to ensure that cleanup standards were met prior to the soil being used 
as part of future Site development, and accepted by site owners/users.  

Treatment of groundwater/surface water contamination, which would involve the discharge 
of remediated groundwater/surface water would need to be properly engineered/permitted 
(e.g., NPDES discharge) to provide adequate protection of the Rumford River. Adequate 
erosion control measures (i.e., silt fence/hay bales) would need to be implemented to avoid 
stormwater-related erosion to the Rumford River, and adjacent properties. 

Until cleanup of the Site soils are complete, adequate perimeter fencing/warning signs would 
need to remain in place, to ensure exposure to site-related contaminants by trespassers is 
minimized. 
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General Economic Context

Mansfield serves as a residential community but maintains a large industrial presence. It 
is 26 miles south of Boston, 19 miles northeast of Providence, and 14 miles southwest of 
Brockton. The Study Area is located adjacent to the Foxborough border.

The subject’s immediate neighborhood contains a mix of residential, industrial, and com-
mercial uses, including a large hardware and lumber supply store, an industrial container 
warehouse, and the distribution center for B. J.’s Wholesale stores.  Uses along Oakland 
Street and the smaller streets surrounding the subject are more residential in nature and 
primarily consists of single-family homes; however, there are a number of commercial uses 
located along US Route 106.  Mansfield’s commuter rail station that connects to Boston 
is located within a quarter mile of the subject on Oakland Street nearly adjacent to State 
Route 106.  

Housing Market

Local Demographic Overview - The towns of Mansfield and Foxborough comprise the 
study area’s primary market area of housing.  We have reviewed demographic trends and 
projections in this primary market area and also examined demographic trends and indi-
cators associated with more general market areas defined by 20 and 30-minute drive time 
areas and all of Bristol County.

Population Trends – Population trends indicate that the Mansfield/Foxborough market 
area, and those areas within a 20-minute and 30-minute drive increased their populations 
in the last decade.  The primary market area added 7,396 residents from 1990 to 2000.  
The 20-minute area added 27,586 residents and the 30-minute area increased its popula-
tion by nearly 60,000.  Analysts expect all three areas to continue their population gains 
through 2008. 

Market Area Population Trends

Aggregate Population Average Annual Change

1990 2000 2003 2008 1990-2000 2000-2003 2003-2008

Mansfield/
Foxborough

30,980 38,376 39,308 40,542 2.39% 0.81% 0.63%

20 Minute 
Drive Time

189,753 217,339 220,228 225,387 1.45% 0.44% 0.47%

30 Minute 
Drive Time

641,936 700,827 715,881 739,572 0.92% 0.72% 0.66%

Household growth rates exceed those for the aggregate population.  The number of house-
holds in the primary market area increased from 11,134 in 1990 to 13,991 in 2000, an 
increase of 2,857, or an annual average rate of growth of 2.57% per year.  The increase in 
the number of households can be compared with the annual aggregate population growth 

APPENDIX  B - MARKET ANALYSIS
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rate of 2.39%. Geovue estimates that the number of households in the primary market area 
will increase by 1,247 from 2000 through 2008.  The expected increase is equal to a rate of 
1.11% per year, on average. The different rates of growth seen in total population and the 
number of households are the result of changes in household size and tenure.  

Households are the more important factor when determining the potential demand for 
housing, and the increases associated with the number of households in the primary market 
area, as well as the 20-minute and 30-minute drive time areas and the increases seen in all 
of Bristol County, indicates an increasing demand for housing in the area.

Market Area Trends In Number of Households

Number of Households Average Annual Change

1990 2000 2003 2008 1990-2000 2000-2003 2003-2008

Mansfield/
Foxborough

11,134 13,991 14,498 15,238 2.57% 1.21% 1.02%

20 Minute Drive 
Time

65,685 77,156 79,169 82,625 1.75% 87.00% 87.00%

30 Minute Drive 
Time

229,528 257,152 165,629 279,195 1.20% 1.10% 1.02%

Income Trends – The next exhibit compares median household income levels in the primary 
market area, the 20- and 30-minute drive time areas and Bristol County.  According to 
the Geovue estimates, the median household income level in Mansfield/Foxborough area 
is higher than in Bristol County.

Market Area Median Income Trends

Median Household Income Average Annual Change

1990 2000 2003 2008 1990-2000 2000-2003 2003-2008

Mansfield/
Foxborough

46,100 66,594 72,210 83,735 4.45% 2.81% 3.19%

20 Minute Drive Time 46,217 66,122 70,896 81,155 4.31% 2.41% 2.89%

30 Minute Drive Time 39,514 54,574 58,519 66,644 3.81% 2.41% 2.78%

Rental Housing Market Conditions – The apartment market in the Mansfield/Foxborough 
area has  remained strong in recent years. Rental rates have increased in the local market area 
in response to changes in local demographics.  A map illustrating the location of apartment 
complexes in the immediate neighborhood of the Study Area and summary data of each 
product is shown on the next several pages.

In 2004, rental rates have begun to increase and vacancy rates have started to decrease.  All of 
the comparable properties are relatively similar in terms of location, condition, and product 
type.  Two of the three properties surveyed exhibit an occupancy rate of 92% or greater.  
Overall, the comparables exhibit an aggregate vacancy rate of 5.3%, proving considerable 
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demand for market rate rental housing in the neighborhood.

Market Area Occupancy Data

# Development Units Rate

1 Twin Oaks 140 95.0%

2 Mansfield Depot 245 95.0%

3 Mansfield Meadows 170 97.0%

Total/Avg. 555 95.7%

Condominium Market Conditions - In general, the Mansfield/Foxborough condominium 
market has shown consistently positive trends over the past 10 years.  As shown below, the 
volume of condominium sales in Mansfield increased to a peak of 96 in 1998; and remained 
relatively stable through year-end 2004.  In addition, during this ten-year period, median 
sale prices have consistently increased- even since 2000- and achieved average annual increase 
of 15.7 percent. These data reflect a generally healthy condominium market. 

Condominium Sales-Town of Mansfield: 1993-2004

Year Number Median Sale Price

1994 41 $50,000

1995 33 $55,714

1996 45 $51,250

1997 50 $67,803

1998 79 $76,750

1999 96 $87,700

2000 77 $97,000

2001 77 $117,250

2002 94 $125,000

2003 92 $154,000

2004* 92 $215,000

Avg. Annual Increase in Med. Price 15.7%

Source:  The Warren Group

* 2004 through October

New Product - Several new townhome/duplex developments have been introduced to the 
Mansfield/Foxborough market area in the past two years.  A discussion of some notable 
projects follows:

The Village at the Pointe in Mansfield currently has completed 26 townhome units and 
has several more phases of development remaining, while continuing to experience steady 
absorption (as reported by local officials and brokers).  These units generally range in price 
from $150 to $190 per square foot, range in size from 2000 - 2,200 square feet and are 
located 2.5 miles from the Study Area.
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Mechanics Street Condominiums and Townhomes are located 2.7 miles from the subject in Foxborough. They are cur-
rently under construction and local brokers report a strong demand and healthy absorption. These units range from 
1,800 to 2,200 square feet and are currently being marketed at $160 to $180 per square foot.

The Roosevelt, a 7-unit condo building in Mansfield’s CBD, is the only new market-rate condominium development cur-
rently in Mansfield.  This is a higher density use than the two previous examples.  The property is located 1/2 mile from 
the study area and the units are scheduled to open in December 2004.  The developer reports good absorption; with only 
one unit remaining.  The majority of sales have been to young professionals who are drawn to the proximity of the com-
muter train station.  The units are approximately 1,000 square feet, 
have 2 Bedrooms, 2 Baths, and hardwood floors.  Prices range from 
roughly $260 to $280 per square foot.

Industrial Market

The 495/South suburban submarket is made up of the towns of 
Bellingham, Foxborough, Franklin, Lakeville, Mansfield, Mil-
ford, North Attleboro, Norton, Raynham, Taunton and Wren-
tham.  In the 495/South submarket, most industrial development 
has been situated along major highway corridors, either adjacent 
to major interchanges or within site of the highway. 

As the following exhibit illustrates, the downturn in the industrial 
economy in the northeast has produced a glut of industrial space 
in the Greater Boston Area. The area overall has a 21.8% avail-
ability rate for industrial space with higher rates in the Northwest 
and the 495/South submarkets.  

Availability of Industrial Space in Leasable Buildings

Boston Metropolitan Area and Submarkets: 1994-2004

1994 1999 2004

Inventory Available % Available Inventory Available % Available Inventory Available % Available

Greater Boston 46,703,888 12,799,000 27.4% 47,196,977 6,697,000 14.2% 58,204,511 21.8%

Boston n/a n/a n/a n/a n/a n/a n/a n/a n/a

Cambridge 512,888 124,000 24.2% 439,800 59,000 13.4% 354,000 33,984 9.6%

Suburbs

  North 9,416,000 1,672,000 17.8% 9,192,000 777,000 8.5% 10,302,000 1,668,924 16.2%

  Northwest 1,343,000 260,000 19.4% 1,630,000 83,000 5.1% 2,377,000 1,252,679 52.7%

  128/Mass 
Pike (west)

2,710,000 454,000 16.8% 2,255,000 99,000 4.4% 1,724,000 163,780 9.5%

  South 16,324,000 4,778,000 29.3% 16,708,000 2,372,000 14.2% 20,613,000 4,658,538 22.6%

  495/Mass 
Pike (west)

7,035,000 2,339,000 33.2% 7,103,213 946,000 13.3% 7,182,000 1,558,494 21.7%

  495/North 4,268,000 2,279,000 53.4% 4,684,964 905,000 19.3% 5,756,000 863,400 15.0%

 495/South 5,095,000 893,000 17.5% 5,184,000 1,456,000 28.1% 6,524,133 1,631,033 25.0%

Source:  Spaulding & Slye Colliers.

Industrial Submarkets
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The figures below suggest that, at prevailing occupancy rates, in order to achieve a stabilized 
occupancy rate (of seven percent) the market contains available space roughly equivalent to 
6.7 years for the greater Boston area and 20.7 years for the 495/South submarket.

Available Space vs. Historical Absorption

10-yr  Avg. Annual 
Absorption

Available Space Absorption to

# % 100% 93%
Industrial

Greater Boston 1,317,419 11,157,965 19.2 8.5 5.4

495/South submarket 58,535 1,615,605 26.9 27.6 20.4

Mansfield - Mansfield contains a total of 3,137.588 square feet of industrial space, which 
is equal to 32% of all industrial space in the 495/South submarket.  The industrial market 
in Mansfield has been reasonably strong in recent years, but vacancy rates have spiked in 
recent quarters due to the loss of several large tenants.  Currently, with the exception of 
expansion of existing buildings, there is no new industrial construction in Mansfield. 

Availability of Industrial Space – Mansfield and 495/South submarket

Mansfield 495/South 

Year Total Supply Vacant Space Vacancy Rate Vacancy Rate

2004 3,137,588 654,525 20.9% 20.1%

2003 2,633,432 222,356 8.4% 16.2%

2002 2,625,064 105,212 4.0% 12.4%

2001 2,749,263 58,285 2.1% 2.9%

2000 2,562,804 67,837 2.6% 4.1%

Source: Spaulding & Slye Office Report

The majority of industrial space in Mansfield is located within the Cabot Industrial Park, 
which encompasses over 560 acres of land with 4.8 million square feet of building area. The 
industrial park area, which includes most of the industrial, office, and flex space within the 
local area, is concentrated within the borders formed by I-95 to the northwest, I-495 to the 
southwest, and Route 140 to the northeast.  This area was developed as a major industrial 
park in the 1970’s, and has added office space and flex space to the mix of buildings since.

Cabot Industrial Park is mostly built out with relatively low-density uses and average FARs in 
the .25 range, providing plenty of surface parking.  The industrial park currently has higher 
vacancy than in recent past, but most economists are predicting a return to growth.  

A number of light industrial users occupy space outside of the industrial park along Oakland 
Street, northwest of the Study Area including National Lumber, The Mansfield Glass Company, 
Smurfit Stone, and TIGHE Warehousing.  The majority of these companies are focused on 
warehousing/distribution uses.  Overall, the local industrial market is in a stalled growth phase, 
with some little land still available for development.  with additional land only available outside 
the immediate area.  The neighborhood should remain attractive to investors and employers, 
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and the vacancy rates should decline with the return to a more healthy economy.

Research and Development

The “495 South” and “South” submarkets are the smallest in the Boston Metropolitan 
Area in terms of R&D space, which tends to be concentrated in Cambridge, as well as 
north and west of Boston.  The 495 South submarket (which Mansfield is in) currently 
has 19% vacancy for this type of space (up from 16% one year ago).  Mansfield contains 
approximately 600,000 square feet of space classified as “Research and Development” exists, 
primarily located along Forbes road in the industrial park. Over 22% of this space remains 
vacant (up from 14% next year), including a new (2002) 30,000 square foot building 
located at 15 Berkshire Road.

Rent declines throughout the Boston Metropolitan Area and in the immediate market area 
indicate that available space is out there and the competition for tenants remains strong.  
Further speculative development is unlikely to occur until the economy rebounds.
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Massachusetts General Laws Chapter 121B allows municipalities acting as urban renewal 
agencies, to eliminate and redevelop substandard, decadent or blighted areas for industrial 
commercial, business, residential, recreational, educational, hospital or other purposes. 
The Massachusetts Department of Housing and Community Development (DHCD) is 
charged with the responsibility for the operation and administration of the Urban Renewal 
Program as defined under Chapter 121B. 

Urban renewal projects help municipalities revitalize deteriorated areas by providing the 
economic environment needed to attract and support the private investment needed to 
achieve a balanced mix of housing, business and industry. Chapter 121B places great im-
portance on the achievement of socio-economic development such as the provision of jobs 
for the unemployed, the addition of tax revenue to overburdened communities and/or the 
construction of space for the expansion or siting of industry or business. 

An Urban Renewal Plan is an application submitted by a municipality through its urban 
renewal agency (Redevelopment Authority) to DHCD requesting its approval of a rede-
velopment project. With the goals of revitalizing underutilized areas and encouraging new 
growth, Redevelopment Authorities have the power to:

•  Establish rehabilitation and design standards;

•  Assemble and dispose of land, including the taking of real estate through eminent domain;

•  Relocate businesses and residents occupying urban renewal sites;

•  Demolish and/or rehabilitate substandard structures;

•  Participate in real estate development and commercial revitalization;

•  Issue bonds, borrow money and invest funds;

•  Receive grants and loans;

•  Accept gifts or requests.

Redevelopment Authorities are particularly effective in large scale and complex redevelop-
ment projects and in land assembly. Redevelopment Authorities are exempt from M.G.L. 
Chapter 30 b), the Uniform Procurement Act, when they are engaged in the development 
and disposition of real property in accordance with an urban renewal plan. This exemption, 
coupled with the ability to use eminent domain powers, makes Redevelopment Authorities 
powerful tools for commercial revitalization, industrial park development, infrastructure 
improvements, facilities renovation and brownfield site remediation. The development and 
approval of an urban renewal plan is necessary for a Redevelopment Authority to undertake 
specific projects.

In order to create a redevelopment authority, a municipality must first establish the need 
through a vote by municipal officers or at town meeting. Four members are elected through 
town meeting and confirmed by the board of selectmen. The fifth member of the board 

APPENDIX  C - REDEVELOPMENT AUTHORITY
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is appointed by DHCD. One member of the board must represent labor. Board member 
terms are staggered over five years. Following these steps, the Secretary of State will issue a 
certificate of organization.

An Urban Renewal Plan is an application submitted by a municipality through its urban 
renewal agency to DHCD requesting its approval of a redevelopment project. In order 
to approve a proposed Urban Renewal Plan, DHCD must make the following findings: 

•  The project area would not, by private enterprise alone and without either government 
subsidy or the exercise of governmental powers, be made available for urban renewal.

•  The proposed land uses and building requirements in the project area will afford 
maximum opportunity to privately financed urban renewal consistent with the needs 
of the locality as a whole.

•  The plan for financing the project is sound. 

•  The project area is a decadent, substandard or blighted open area. 

When these findings have been made, DHCD will issue a letter of approval for project 
implementation. If the Urban Renewal Plan is not approved, it may be resubmitted with 
such modifications, supporting data, or arguments as are necessary to meet DHCD’s 
written objections.
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APPENDIX D- SUMMARY OF LAND USE OPTIONS

Location/Sub-area 
within the Site

Developable 
Area 

Potential Uses As 
Allowed By Zoning

Estimated Site 
Capacity

Market Potential Environmental 
Cleanup Level
Required

Relative Cost/Complexity 
of Environmental Cleanup 
(Scale of 1-8; 1 lowest, 8 
highest)

Employment 
Generated

Estimated 
Annual Tax 
Gain

Capital Program
(Other than 
cleanup)

Neighborhood/Traffic 
Impacts

Overall Rating
(Scale of 1-8; 1 
lowest, 8 high-
est)

PARCEL A
(Tax Parcel 210)
Nor th of RR tracks  
[Fronting on County 
Street]

Access from County 
Street. 

Possible rail access.
Water, sewer, and elec-
tric service available.

2 Acres Industrial/Light 
Manufacturing/
Flexible Use

20,000 sq. ft. 
building

HIGH – Good access and services, po-
tential rail access, few layout restrictions 
for this type of use. Demand for smaller 
industrial/flex space (in contrast to larger 
spaces available in local industrial parks) 
exists in Mansfield. 

Non-Residential 5: Most Contaminated Area, 
less stringent standards

25-35 $14,000 No need for major 
public expense.

Use consistent with historic 
past and adjacent uses. 
Generated traffic would 
impact residential uses 
across the street – access 
should be restricted to one 
point/curb cut.

4

Industrial/ Ware-
house

20,000 sq. ft. 
building

LOW – Good access, but small buildable 
footprint does not allow for the space 
needs of modern large-scale warehous-
ing operations. A glut of large industrial 
and warehouse buildings exist in the local 
submarket, making speculative develop-
ment unlikely.

Non-Residential 5: Most Contaminated Area, 
less stringent standards

20-30 $13,000 No need for major 
public expense.

Use would require a high 
number of truck trips per 
day, which would result in 
significant traffic impacts 
to residential uses across 
the street.

1

Industrial/Bulk 
Storage/Sales

2-acre open stor-
age area

FAIR – Good access and minimal im-
provements/ environmental cleanup 
needed. A demand for this type of space 
exists and involves minimal investment. 
However, this use is unlikely to achieve a 
high sales price for the property.

Non-Residential 5: Most Contaminated Area, 
less stringent standards

10-15 $2,000- 
$5,000

No need for major 
public expense.

Use consistent with historic 
past and adjacent uses. Gen-
erated traffic would impact 
residential uses across the 
street – access should be 
restricted to one point/curb 
cut.

3

Business/Retail 20,000 sq. ft. 
building

LOW – Lack of visibility, remote from 
commercial areas. Larger “destination” 
retailers like Home Depot, and B.J.’s 
are limited by the small and narrow site 
configuration. 

Non-Residential 5: Most Contaminated Area, 
less stringent standards

40-50 $20,000 No need for major 
public expense.

Use would generate a high 
number of vehicular trips 
at peak times, which would 
result in significant traffic 
impacts to residential uses 
across the street.

1

Business/Office 20,000 sq. ft. 
building

LOW – Lack of visibility, remote from 
commercial areas. Suburban office 
market is depressed, making speculative 
development in the short-term unlikely. 

Non-Residential 5: Most Contaminated Area, 
less stringent standards

70-80 $21,000 No need for major 
public expense.

Use would generate a high 
number of vehicular trips 
at peak times, which would 
result in significant traffic 
impacts to residential uses 
across the street.

1

Business/Craft 
Shop/Bui lding 
Trade

20,000 sq. ft. 
building

HIGH – Good access and services, 
potential rail access, few layout restric-
tions. Demand for smaller industrial/flex 
space (in contrast to larger spaces in the 
industrial parks) exists in Mansfield.

Non-Residential 5: Most Contaminated Area, 
less stringent standards

25-35 $14,000 No need for major 
public expense.

Relatively lower traffic gen-
eration than retail and office 
uses - access should be 
restricted to one point/curb 
cut.

4
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Potential Uses As 
Allowed By Zoning

Estimated Site 
Capacity

Market Potential Environmental 
Cleanup Level
Required

Relative Cost/Complexity 
of Environmental Cleanup 
(Scale of 1-8; 1 lowest, 8 
highest)

Employment 
Generated

Estimated 
Annual Tax 
Gain

Capital Program
(Other than 
cleanup)

Neighborhood/Traffic  
Impacts

Overall Rating
(Scale of 1-8; 1 
lowest, 8 high-
est)

Business/R&D 20,000 sq. ft. 
building

FAIR – Good access and services, relatively 
small site. Could be a demand for affordable 
“incubator-type” research space that would 
need to be built to specific criteria.

Non-Residential 5: Most Contaminated Area, 
less stringent standards

60-70 $27,000 No need for major 
public expense.

Use would generate a high 
number of vehicular trips 
at peak times, which would 
result in significant traffic 
impacts to residential uses 
across the street.

4

Residential/
Multiple Res.

20 dwelling units LOW – Negatives (proximity to industrial 
uses, railroad tracks) make this use highly 
unlikely. IF parcels B, C, D and E are de-
veloped into a master planned residential 
use and access (footbridge over tracks) is 
provided, residential use would be in de-
mand due to local residential land shortage. 
Increased density would add market value 
to the site.

Residential 8: Most Contaminated Area, 
most stringent standards

N/A $35,000 No need for major 
public expense.

Use would enhance residen-
tial character of the neighbor-
hood; would generate a low/
negligible traffic impact (low 
number of vehicular trips). 2

Residential/ Clus-
ter Res.

20 dwelling units LOW – Negatives (proximity to industrial 
uses, railroad tracks) make this use highly 
unlikely. IF parcels B, C, D and E are de-
veloped into a master planned residential 
use and access (footbridge over tracks) is 
provided, residential use would be in de-
mand due to local residential land shortage. 
Increased density would add market value 
to the site.

Residential 8: Most Contaminated Area, 
most stringent standards

N/A $40,000 No need for major 
public expense.

Use would enhance residen-
tial character of the neighbor-
hood; would generate a low/
negligible traffic impact (low 
number of vehicular trips). 2

Mixed Business/ 
Residential Use

10,000 sq. ft. 
retail, 10 dwelling 
units

LOW – Lack of visibility from main roads, 
proximity to industrial uses, railroad, and 
narrow site configuration present significant 
challenges to the redevelopment of this site 
into a Mixed Business/ Residential Use.

Residential 8: Most Contaminated Area, 
most stringent standards

20-30 $25,000 No need for major 
public expense.

Use would enhance residen-
tial character of the neigh-
borhood; would generate 
moderate traffic impacts due 
to business trips. 

1

Recreation/ Spa/ 
Wellness/Fitness

20,000 sq. ft. 
building

LOW – Location model used in speculative 
development for these types of facilities 
(combination of retail/medical) is not 
promising for this site.

Non-Residential 
(assumes no out-
door playground 
area)

5: Most Contaminated Area, 
less stringent standards

45-55 $18,000 No need for major 
public expense.

Use would result in moderate 
traffic impacts to residential 
uses across the street. 2

Open Space (vice-
Conservation)

2-acre land area Not Applicable Non-Residential 
(possible public 
transient use of 
land )

5: Most Contaminated 
Area, less stringent cleaup 
standards 

N/A N/A Cost of restoring 
and maintaining 
conservation 
land.

Benefit to nearby residential 
areas in terms of visual, rec-
reational, and environmental 
qualities.

N/A
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Location/Sub-area within 
the Site

Devel-
opable 
Area 

Potential Uses 
As Allowed By 
Zoning

Estimated Site 
Capacity

Market Potential Environmental 
Cleanup Level
Required

Relative Cost/Complexity 
of Environmental Cleanup 
(Scale of 1-8; 1 lowest, 8 
highest)

Employment 
Generated

Estimated 
Annual Tax 
Gain

Capital Pro-
gram

Neighborhood/Traffic Impacts Overall Rating
(Scale of 1-8; 
1 lowest, 8 
highest)

PARCEL B
(Tax Parcel 220)
North of RR tracks  [Front-
ing on County Street]

Access from County 
Street. 

Possible rail access.
Water, sewer, and electric 
service available.

2 Acres Industrial/Light 
Manufacturing/
Flexible Use

10,000 sq. ft. 
building

FAIR – Good access and services, potential 
rail access, but limited building capacity, site 
within 100-ft. wetlands protection area. Demand 
for smaller industrial/flex space (in contrast to 
larger spaces in the industrial parks) exists in 
Mansfield.

Non-Residential 3: 3rd Most Contamintd. 
Area, less stringent cleanup

12-18 $7,000 No need for 
major public 
expense.

Use consistent with historic past 
and adjacent uses. Generated 
traffic would impact residential 
uses across the street – access 
should be restricted to one point/
curb cut.

4

Industrial/ Ware-
house

10,000 sq. ft. 
building

LOW – Limited building capacity, site within 100-
ft. wetlands protection area. Good access. Small 
site configuration and wetlands limitations do not 
allow for the space needs of modern large-scale 
warehousing uses. A glut of large industrial and 
warehouse buildings exist in the local submar-
ket, making speculative development unlikely.

Non-Residential 3: 3rd Most Contamintd. 
Area, less stringent cleanup

10-15 $6,000 No need for 
major public 
expense.

Use would require a high number 
of truck trips per day, which would 
result in significant traffic impacts 
to residential uses across the 
street. 2

Industrial/Bulk 
Storage/Sales

2-acre open 
storage area

LOW–Good access and minimal improvements/
environmental cleanup needed. A demand for 
this type of space exists and involves minimal 
investment. However, this use is unlikely to 
achieve a high sales price for the property.

Non-Residential 3: 3rd Most Contamintd. 
Area

10-15 $2,000- 
$5,000

No need for 
major public 
expense.

Use consistent with historic past 
and adjacent uses. Generated 
traffic would impact residential 
uses across the street – access 
should be restricted to one point/
curb cut.

3

Business/Retail 10,000 sq. ft. 
building

LOW – Lack of visibility, remote from commercial 
areas. Larger “destination” retailers like Home 
Depot, and B.J.’s are limited by the small, narrow 
site configuration and wetlands.

Non-Residential 3: 3rd Most Contamintd. 
Area, less stringent cleanup 

20-25 $10,000 No need for 
major public 
expense.

Use would generate a significant 
number of vehicular trips at peak 
times, which would result in high 
traffic impacts to residential uses 
across the street.

2

Business/Office 10,000 sq. ft. 
building

LOW – Lack of visibility, remote from commer-
cial areas. Suburban office market is depressed, 
making speculative development in the short-
term unlikely.

Non-Residential 3: 3rd Most Contamintd. 
Area, less stringent cleanup

35-40 $11,000 No need for 
major public 
expense.

Use would generate a significant 
number of vehicular trips at peak 
times, which would result in high 
traffic impacts to residential uses 
across the street.

2

Business/Craft 
Shop/Building 
Trade

10,000 sq. ft. 
building

FAIR – Good access and services, potential 
rail access, but limited building capacity, site 
within 100-ft. wetlands protection area. Demand 
for smaller industrial/flex space (in contrast to 
larger spaces in the industrial parks) exists in 
Mansfield.

Non-Residential 3: 3rd Most Contamintd. 
Area, less stringent cleanup

12-18 $7,000 No need for 
major public 
expense.

Relatively lower traffic generation 
than retail and office uses - ac-
cess should be restricted to one 
point/curb cut. 4
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Potential Uses 

As Allowed By 

Zoning

Estimated Site 

Capacity

Market Potential Environmental 

Cleanup Level

Required

Relative Cost/Complexity 

of Environmental Cleanup 

(Scale of 1-8; 1 lowest, 8 

highest)

Employment 

Generated

Estimated 

Annual Tax 

Gain

Capital Program

(Other than 

cleanup)

Neighborhood/Traffic 

Impacts

Overall Rating
(Scale of 1-8; 
1 lowest, 8 
highest)

Business/R&D 10,000 sq. ft. 

building

LOW – Could be a demand for affordable “incu-

bator-type” research space. This use is unlikely 

to achieve a high sales price for the property 

given the small size of developable area.

Non-Residential 3: 3rd Most Contamintd. 

Area, less stringent 

cleanup

30-35 $14,000 No need for major 

public expense.

Use would generate a sig-

nificant number of vehicular 

trips at peak times, which 

would result in moderate 

traffic impacts to residential 

uses across the street.

2

Re s i d e n t i a l /

Multiple Res.

10 dwelling 

units

LOW –Negatives (proximity to industrial uses, 

railroad tracks, small buildable area) make this 

use highly unlikely. IF parcels A, C, D and E are 

developed into a master planned residential use 

and access (footbridge over tracks) is provided, 

residential use could be in demand.

Residential 6: 3rd Most Contamintd. 

Area, most stringent 

cleanup

N/A $18,000 No need for major 

public expense.

Use would enhance 

residential character of 

the neighborhood; would 

generate a low/negligible 

traffic impact (low number 

of vehicular trips). 

2

Re s i d e n t i a l /

Cluster Res.

10 dwelling 

units

LOW –Negatives (proximity to industrial uses, 

railroad tracks, small buildable area) make this 

use highly unlikely. IF parcels A, C, D and E are 

developed into a master planned residential use 

and access (footbridge over tracks) is provided, 

residential use could be in demand.

Residential 6: 3rd Most Contamintd. 

Area, most stringent 

cleanup

N/A $20,000 No need for major 

public expense.

Use would enhance 

residential character of 

the neighborhood; would 

generate a low/negligible 

traffic impact (low number 

of vehicular trips). 

2

Mixed Business/ 

Residential Use

10,000 sq. ft. 

building, 10 

dwelling units

LOW – Lack of visibility from main roads, prox-

imity to industrial uses, railroad, and narrow site 

configuration present significant challenges to 

the redevelopment of this site into a Mixed Busi-

ness/ Residential Use.

Residential 6: 3rd Most Contamintd. 

Area, most stringent 

cleanup

20-30 $13,000 No need for major 

public expense.

Use would enhance 

residential character of the 

neighborhood; would gener-

ate moderate traffic impacts 

due to business trips. 

2

Recreation/ Spa/ 

Wellness/Fitness

10,000 sq. ft. 

building

LOW – Location model used in speculative 

development for these types of facilities (com-

bination of retail/medical) is not promising for 

this site.

Non-Residential 

(assumes no out-

door playground 

area)

3: 3rd Most Contamintd. 

Area, less stringent 

cleanup

30-40 $9,000 No need for major 

public expense.

Use would result in high 

traffic impacts to residential 

uses across the street.

2

Open Space (vice 

Conservation)

3-acre land 

area

Not Applicable Non-Residential 

(possible public  

transient use of 

land)

3: 3rd Most Contaminted 

Area, less stringent 

cleanup standards

N/A N/A Cost of restoring 

and maintaining 

conservation land.

Benefit to nearby residential 

areas in terms of visual, rec-

reational, and environmental 

qualities.
N/A
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Location/Sub-area within 
the Site

Develop-
able Area 

Potential Uses 
As Allowed By 
Zoning

Estimated Site 
Capacity

Market Potential Environmental 
Cleanup Level
Required

Relative Cost/Complexity 
of Environmental Cleanup 
(Scale of 1-8; 1 lowest, 8 
highest)

Employ-
ment 
Generated

Estimated 
Annual Tax 
Gain

Capital Program Neighborhood/Traffic Impacts Overall Rating
(Scale of 1-8; 
1 lowest, 8 
highest)

PARCEL C

(Foxborough Tax Parcel 
4060)

North of RR tracks  [Front-
ing on County Street]

Access from County Street.

Possible rail access.

1 Acre Residential 
(R-40)

Single-family 
home

FAIR – High cost of cleanup, and small size 
of parcel makes residential development on 
this site (alone) challenging. A high demand 
for any developable residential land exists in 
the area. The future uses for Parcels A and B 
will significantly impact the value of this site for 
residential use.

Residential 5: Contaminated Area, 
most stringent cleanup

N/A $3,000 No need for major 
public expense.

Use compatible with adjacent 
residential areas; would generate 
a low/negligible traffic impact (low 
number of vehicular trips). N/A

PARCEL D

(Tax Parcels 234, 235, 
232 and 233 north of the 
river)

South of RR tracks [Does 
not front on any public way]

No access from public 
ways.

Possible rail access.

2 Acres Industrial/Light 
Manufacturing/
Flexible Use

20,000 sq. ft. 
building

FAIR – Demand for smaller industrial/flex space 
(in contrast to larger spaces in the industrial 
parks) exists in Mansfield. Large buildable area 
enables flexibility in design of structure or struc-
tures. Industrial access from the south could be 
challenging.

Non-Residential 1: Least Contami-
nated Area less stringent 
cleanup

25-35 $14,000 Costs of provid-
ing access road 
and bridge over 
Rumford River, 
or securing rail 
crossing.

Use consistent with historic past. 
Creation of truck access road/ 
easement is critical. Generated 
traffic would impact residential 
areas nearby unless properly 
planned/restricted.

3

Industrial/
Warehouse

20,000 sq. ft. 
building

FAIR– While access remains a challenge for 
this use, the large developable area (particu-
larly when combined with Parcel E) makes this 
an appealing option for this parcel. Market po-
tential could be “High” if convenient industrial 
access is provided and “Low” if access remains 
unachievable. 

Non-Residential 1: Least Contami-
nated Area less stringent 
cleanup

20-30 $13,000 Costs of provid-
ing access road 
and bridge over 
Rumford River, 
or securing rail 
crossing.

Creation of truck access road/ 
easement is critical. High number 
of truck trips per day would impact 
residential areas nearby unless 
properly planned/ restricted.

2

Industrial/Bulk 
Storage/Sales

2-acre open 
storage area

LOW – Minimal improvements/ environmental 
cleanup needed. Access is a challenge. A de-
mand for this type of space exists and involves 
minimal investment. However, this use is unlikely 
to achieve a high sales price for the property.

Non-Residential 1: Least Contami-
nated Area less stringent 
cleanup

10-15 $2,000- 
$5,000

Costs of provid-
ing access road 
and bridge over 
Rumford River, 
or securing rail 
crossing.

Use consistent with historic past. 
Creation of truck access road/ 
easement is critical. Generated 
traffic would impact residential 
areas nearby unless properly 
planned/restricted.

2

Business/Retail 20,000 sq. ft. 
building

LOW – Lack of visibility, remote from commer-
cial areas, and access problems make this an 
unlikely use for this site.

Non-Residential 1: Least Contami-
nated Area less stringent 
cleanup

40-50 $20,000 Costs of provid-
ing access road 
and bridge over 
Rumford River.

Use would generate a significant 
number of vehicular trips at peak 
times. Creation of access road/ 
easement is critical. Generated 
traffic would impact residential ar-
eas nearby unless properly planned/ 
restricted.

1

Business/Office 20,000 sq. ft. 
building

LOW – Lack of visibility, remote from commer-
cial areas. Suburban office market is depressed, 
making speculative development in the short-
term unlikely.

Non-Residential 1: Least Contami-
nated Area less stringent 
cleanup

70-80 $21,000 Costs of provid-
ing access road 
and bridge over 
Rumford River.

Use would generate a significant 
number of vehicular trips at peak 
times. Creation of access road/ 
easement is critical.

1
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Potential 
Uses As 
Allowed By 
Zoning

Estimated 
Site 
Capacity

Market Potential Environmental Cleanup 
Level
Required

Relative Cost/Complexity 
of Environmental Cleanup 
(Scale of 1-8; 1 lowest, 8 
highest)

Employ-
ment 
Gener-
ated

Estimated 
Annual 
Tax Gain

Capital Program
(Other than 
cleanup)

Neighborhood/Traffic Impacts Overall Rating
(Scale of 1-8; 1 
lowest, 8 high-
est)

Business/
Craft Shop/
Building 
Trade

20,000 
sq. ft. 
building

FAIR – Demand for smaller industrial/flex space 
(in contrast to larger spaces in the industrial 
parks) exists in Mansfield. Large buildable area 
enables flexibility in design of structure or struc-
tures. Industrial access from the south could be 
challenging.

Non-Residential 1: Least Contaminated Area 
less stringent cleanup

25-35 $14,000 Costs of providing 
access road and 
bridge over Rum-
ford River.

Relatively lower traffic generation than 
retail and office uses. Creation of truck 
access road/ easement is critical. 3

Business/
R&D

20,000 
sq. ft. 
building

FAIR– While access remains a challenge for this 
use, the large developable area (particularly when 
combined with Parcel E) makes this an appeal-
ing option for this parcel. Could be a demand 
for affordable “incubator-type” research space. 
Market potential could be “Low” if access remains 
unachievable.

Non-Residential 1: Least Contaminated Area 
less stringent cleanup

60-70 $27,000 Costs of providing 
access road and 
bridge over Rum-
ford River.

Use would generate a significant num-
ber of vehicular trips at peak times. 
Creation of access road/ easement is 
critical. Generated traffic would impact 
residential areas nearby unless prop-
erly planned/ restricted.

3

Residential/ 
Multiple 
Res.

20 dwell-
ing units

HIGH – Highland area, clean, scenic. With the 
demand for developable residential land in strong 
demand, residential use has the most potential for 
the site. Increased residential density on the entire 
site (particularly Parcel E) enables a developer to 
create an atmosphere and increased the market 
potential for this use.

Residential 3: Least Contaminated Area 
but most stringent cleanup

N/A $35,000 Costs of providing 
access road and 
bridge over Rum-
ford River.

Use compatible with nearby residential 
areas; would generate a low/negligible 
traffic impact. Creation of access road/ 
easement is critical. 4

Residential/ 
Cluster Res.

20 dwell-
ing units

HIGH – Highland area, clean, scenic. Increased 
residential density on the entire site (particularly 
Parcel E) enables a developer to create an atmo-
sphere and increase the market potential for this 
use. Clustered development provides the benefit 
of higher level of density, while enabling the devel-
opment to benefit from areas of green space.

Residential 3: Least Contaminated Area 
but most stringent cleanup

N/A $40,000 Costs of providing 
access road and 
bridge over Rum-
ford River.

Use compatible with nearby residential 
areas; would generate a low/negligible 
traffic impact. Creation of access road/ 
easement is critical. 4

Mixed 
Business/ 
Residential 
Use

10,000 
sq. ft. 
retail, 10  
units

LOW – Lack of visibility, remote from com-
mercial areas makes any retail development 
challenging. 

Residential 3: Least Contaminated Area 
but most stringent cleanup

20-30 $18,000 Costs of providing 
access road and 
bridge over Rum-
ford River.

Use compatible with nearby residen-
tial areas; would generate a moderate 
traffic impact. Creation of access road 
is critical.

1
Recre-
ation/ Spa/ 
Wellness/ 
Fitness

20,000 
sq. ft. 
building

LOW – Location model used in speculative devel-
opment for these types of facilities (combination 
of retail/medical) is not promising for this site.

Non-Residential (as-
sumes no outdoor 
playground area)

1: Least Contaminated Area 
less stringent cleanup

45-55 $25,000 Costs of providing 
access road and 
bridge over Rum-
ford River.

Use would generate a significant num-
ber of vehicular trips at peak times. 
Creation of access road/ easement 
is critical.

1
Open Space 
( vice Con-
servation )

9-acre 
land area

Not Applicable Non- Residential (pos-
sible public transient 
use of land)

1: Least Contaminated 
Area less stringent cleanup 
standards

N/A N/A Cost of restoring 
and maintaining 
conservation land.

Benefit to nearby residential areas 
in terms of visual, recreational, and 
environmental qualities.

N/A
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Location/Sub-area within 
the Site

Devel-
opable 
Area 

Potential Uses 
As Allowed By 
Zoning

Estimated 
Site Capacity

Market Potential Environmental 
Cleanup Level
Required

Relative Cost/Complexity 
of Environmental Cleanup 
(Scale of 1-8; 1 lowest, 8 
highest)

Employ-
ment 
Generated

Estimated 
Annual 
Tax Gain

Capital Program Neighborhood/ Traffic Impacts Overall Rating
(Scale of 1-5; 
1 lowest, 5 
highest)

PARCEL E
(Tax Parcels 230, 231, 232 
and 233 south of the river)
South of RR tracks [Does 
not front on any public 
way]

No access from public 
ways.

Possible rail access.

6 Acres Industrial/Light 
Manufacturing/
Flexible Use

60,000 sq. ft. 
building area

FAIR – Demand for smaller industrial/flex space 
(in contrast to larger spaces in the industrial 
parks) exists in Mansfield. Large buildable area 
enables flexibility in design of structure or struc-
tures. Industrial access from the south could be 
challenging.

Non-Residential 4: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), less 
stringent cleanup

75-85 $45,000 Costs of provid-
ing access 
road from 
River Street, 
or securing rail 
crossing right-
of-way.

Use consistent with historic past. 
Creation of truck access road/ ease-
ment is critical. Generated traffic would 
impact residential areas nearby unless 
properly planned/restricted.

5

Industrial/ Ware-
house

60,000 sq. ft. 
building area

FAIR– While access remains a challenge for this 
use, the large developable area (particularly when 
combined with Parcel D) makes this an appealing 
option for this parcel. Market potential could be 
“High” if convenient industrial access is provided 
and “Low” if access remains the same.

Non-Residential 4: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), less 
stringent cleanup

65-75 $40,000 Costs of provid-
ing access 
road from 
River Street, 
or securing rail 
crossing right-
of-way.

Creation of truck access road/ ease-
ment is critical. High number of truck 
trips per day would impact residential 
areas nearby unless properly planned/ 
restricted.

3

Industrial/Bulk 
Storage/Sales

6-acre open 
storage area

LOW – Minimal improvements/ environmental 
cleanup needed. A demand for this type of space 
exists and involves minimal investment. However, 
this use is unlikely to achieve a high sales price 
for the property.

Non-Residential 4: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), less 
stringent cleanup

30-50 $5,000 Costs of provid-
ing access 
road from 
River Street, 
or securing rail 
crossing right-
of-way.

Use consistent with historic past. 
Creation of truck access road/ ease-
ment is critical. Generated traffic would 
impact residential areas nearby unless 
properly planned/restricted. 2

Business/Retail 60,000 sq. ft. 
building area

LOW – Lack of visibility, remote from commercial 
areas. A smaller amount (10,000 – 15,000 sq. ft.) 
of retail space could be supported with enough 
residential units on the site, but the parcel has 
minimal market value as a retail only location.

Non-Residential 4: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), less 
stringent cleanup

80-120 $60,000 Costs of provid-
ing access 
road from River 
Street.

Use would generate a significant 
number of vehicular trips at peak 
times. Creation of access road/ ease-
ment is critical. Generated traffic would 
impact residential areas nearby unless 
properly planned/ restricted.

4

Business/Office 60,000 sq. ft. 
building area

LOW – Lack of visibility, remote from commercial 
areas. Suburban office market is depressed, mak-
ing speculative development in the short-term 
unlikely.

Non-Residential 4: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), less 
stringent cleanup

180-225 $65,000 Costs of provid-
ing access 
road from River 
Street.

Use would generate a significant 
number of vehicular trips at peak 
times. Creation of access road/ ease-
ment is critical.

5
Business/Craft 
Shop/Building 
Trade

60,000 sq. ft. 
building area

FAIR – Demand for smaller industrial/flex space 
(in contrast to larger spaces in the industrial 
parks) exists in Mansfield. Large buildable area 
enables flexibility in design of structure or struc-
tures. Industrial access from the south could be 
challenging.

Non-Residential 4: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), less 
stringent cleanup

75-85 $45,000 Costs of provid-
ing access 
road from River 
Street.

Relatively lower traffic generation than 
retail and office uses. Creation of truck 
access road/ easement is critical. 5
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Potential 
Uses As 
Allowed By 
Zoning

Estimated Site 
Capacity

Market Potential Environmental 
Cleanup Level
Required

Relative Cost/Complexity 
of Environmental Cleanup 
(Scale of 1-8; 1 lowest, 8 
highest)

Employ-
ment 
Generated

Estimated 
Annual Tax 
Gain

Capital Program
(Other than 
cleanup)

Neighborhood/Traffic 
Impacts

Overall Rating
(Scale of 1-8; 1 
lowest, 8 high-
est)

B u s i n e s s /
R&D

60,000 sq. f t. 
building area

FAIR– While access remains a challenge for this 
use, the large developable area (particularly when 
combined with Parcel D) makes this an appealing op-
tion for this parcel. Could be a demand for affordable 
“incubator-type” research space. Market potential 
could be “Low” if access remains unachievable.

Non-Residential 4: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), less 
stringent cleanup

80-140 $80,000 Costs of providing 
access road from 
River Street.

Use would generate a sig-
nificant number of vehicular 
trips at peak times. Creation 
of access road/ easement 
is critical. Generated traffic 
would impact residential 
areas nearby unless properly 
planned/ restricted.

5

Residential/ 
Multiple Res.

60 dwelling 
units

HIGH – Highland area, clean. With the demand 
for developable residential land in strong demand, 
residential use has the most potential for the site. 
Increased residential density on the entire site (par-
ticularly including Parcel D) enables a developer to 
create an atmosphere and increased the market 
potential for this use.

Residential 7: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), most 
stringent cleanup

N/A $115,000 Costs of providing 
access road from 
River Street.

Use compatible with nearby 
residential areas; would gen-
erate a low/negligible traffic 
impact. Creation of access 
road/ easement is critical. 4

Residential/ 
Cluster Res.

60 dwelling 
units

HIGH – Highland area, clean, dependent on provision 
of vehicular access. Increased residential density 
on the entire site (particularly including Parcel D) 
enables a developer to create an atmosphere and 
increase the market potential for this use. Clustered 
development provides the benefit of higher level of 
density, while enabling the development to benefit 
from areas of green space.

Residential 7: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), most 
stringent cleanup

N/A $135,000 Costs of providing 
access road from 
River Street.

Use compatible with nearby 
residential areas; would gen-
erate a low/negligible traffic 
impact. Creation of access 
road/ easement is critical. 4

Mixed Busi-
ness/ Resi-
dential Use

10,000 sq. f t. 
retail, 50 dwell-
ing units
(Could include 
recreation/spa/ 
wellness/fitness 
uses)

HIGH – Master-planned community on the entire site 
with retail (village center type uses) on southeast 
portion of Parcel E would capitalize on location near 
downtown Mansfield and commuter train station. 
Enough residential units on the site would create 
a demand for approximately 10,000 sq. ft. of retail 
space to serve the local residents.

Residential 7: Contaminated Area (esp. 
center of 232 – 2nd most 
contaminated area), most 
stringent cleanup

20-25 $100,000 Costs of provid-
ing access road 
from River Street 
(unless adjacent 
industrial parcels 
are incorporated 
into a master 
plan).

Use compatible with nearby 
residential areas; would 
generate moderate traffic im-
pacts due to the presence of 
a retail component. Creation 
of access road/ easement is 
critical.

4

Open Space 
(vice Conser-
vation)

22-acre land 
area

Not Applicable Non- Residential 
(possible public 
transient use of 
land)

4: Contaminated Area (esp. 
center of 232 – 2nd most con-
taminated area), less stringent 
cleanup standards

N/A N/A Cost of restoring 
and maintaining 
conse r va t i on 
land.

Benefit to nearby residential 
areas in terms of visual, rec-
reational, and environmental 
qualities.

N/A


