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

 

Town of Walpole seeks job creation, economic 
development, and increased tax revenue.



 

Route 1A Industrial Park area has the potential to 
grow and diversify Town’s tax base in concert with 
existing commercial uses.



 

The Town obtained funding from Mass DHCD 
Economic Development Fund to conduct a Feasibility 
Study; identify constraints and opportunities.
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Scope of Feasibility Study
Step 1: Site Evaluation, Public Input, and Owner 
Coordination

Step 2: Economic and Market Analysis

Step 3: Development Recommendations, 
Conceptual Plans and Cost Estimates

Step 4: Plan Selection, Marketing Strategy and 
Implementation



Route 1A Industrial Park: Study AreaRoute 1A Industrial Park: Study Area

Area 
A

Area B
Goldie’s Salvage

Allied Recycling

Chris’s Service Center

Micrex

Boston Trailer Mfg

Callahan Chemical

Hale Trailer

Premier Stone

American 
Warehouse

Webster Trucking

Mass Diesel

SepticBoston Trailer 
Sales

Atlas

TopCoat

N.E.Granite

Walpole Auto Service

Orlando & Sons Auto



Route 1A Industrial Park: Site FeaturesRoute 1A Industrial Park: Site Features


 

50+/- Parcels on 229 +/- acres



 

Located on Route 1A:
- 4 miles to Routes 1 & I-95
- 7.5 miles to Route I-495



 

Area A: 
- 150 acres on east side of 1A 
- Industrial & Production Roads
- Industrial Subdivision



 

Area B: 
- 79 acres on west side of 1A
- Recycling/reclamation former 
landfill



 

Cedar Swamp to the north and 
south; residential to the 
northeast; forested to the west



Site Features: Land UseSite Features: Land UseSite Features: Land Use
Area B


 

Previous Waste 
Disposal



 

Metal Recycling


 

Automobile 
Reclamation



 

Automobile Repair


 

Undeveloped


 

Wetland/Forest

Area A
Industrial
Open Land
Commercial
Transportation/Uti 
lity
Wetland

Active 
Railroad

Gas pipe

Neponset 
River

Great Cedar Swamp

Former 
Rail road



Site Features: TopographySite Features: Topography
Areas A and B
relatively flat 
(el 196 - 216 ft)

High points 
are earthen 
mounds
(el 226 - 
246 ft)



Site Features: TopographySite Features: Topography

Man-made earthen mounds

Industrial Road Production Road



Site Features: SoilsSite Features: Soils


 

14 Soil Types


 

Moderate to 
Severe 
Limitations

Urban 
Land

Udorthents: 
refuse 
substratum

Freetown Muck

Freetown Muck

Paxton fine 
sandy loam

Pits, sand & gravel

Windsor loamy 
sandUdorthents: 

sandy Udorthents: 
sandy



Environmental: Wetland Resource AreasEnvironmental: Wetland Resource AreasEnvironmental: Wetland Resource Areas



 

Four possible small 
surface water bodies



 

No Areas of Critical 
Environmental 
Concern



 

Local  Wetlands 
Bylaw has 25-foot 
No Alteration Zone 
for vegetative buffer



 

Great Cedar Swamp


 

Neponset River 
Watershed



 

No Certified Vernal 
Pools; Potential 
Vernal Pools near 
Production Road



 

Perimeter NHESP 
habitat



Environmental: Special Flood Hazard AreaEnvironmental: Environmental: Special Flood Hazard AreaSpecial Flood Hazard Area


 

Similar to wetland boundary


 

Site perimeter


 

Limited impact to 
development potential 



Environmental: Water Supply ProtectionEnvironmental: Water Supply ProtectionEnvironmental: Water Supply Protection


 

Entire site within Water Resource Protection      
Overlay District

 Portion of Area A within Zone II



Environmental: Hazardous MaterialsEnvironmental: Hazardous MaterialsEnvironmental: Hazardous Materials

Area A: 
 Onsite: 6 reportable sites: 5 closed, 1 open
 Offsite: 2 open sites on Main Street
 2 USTs on Industrial Road
Area B: No reportable sites; contamination presumed



Site Access Site Access 


 

Main St. Route 1A two lane 

arterial road with 9,700 

vehicles per day (2006)



 

Good local access & 

ingress/egress flexibility 



 

7.5 miles south to Route 

495; 4 miles east to 

Routes 1 & 95



 

No signalized intersection



 

No Public Transit



 

Commuter rail in Walpole 

and Norfolk



 

CSX freight & MBTA 

special events railroad line



UtilitiesUtilities
Water


 

Water service available


 

DEP considering town-wide reduction in Withdrawal Permit 


 

New development must incorporate LID techniques & water efficiency


 

Portion of site within DEP Zone II and local Water Protection Overlay District

Sewer


 

Sewer service only available on portion of Production Road


 

Sewer main terminates at 1601 Main Street


 

MWRA Sewer Community

Electric/Data


 

NStar provides electric service


 

Verizon and Comcast provide telephone and high speed internet

Gas


 

Columbia Gas (formerly Bay State Gas)

Storm Water


 

Drainage along public roadways



ZoningZoning

Rural (R)
Limited 
Manufacturing

Industrial

Park, School, Recreation and Conservation

Residence B

Residence A



Major Property OwnersMajor Property Owners

S M Lorusso

John J & Pauline 
M  Disangro

Recycle 
Walpole LLC 

Robert J.
Potheau

Town of 
Walpole
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Site Development Considerations Site Development Considerations 
AREA AAREA A

Disadvantages:


 

DISTANCE TO RT 95, 1 & 495 


 

WATER PROTECTION OVERLAY 
DISTRICT/ZONE 2



 

PROXIMITY TO ADJACENT 
WETLANDS RESOURCE AREA & 
FLOOD PLAIN



 

WETLAND BUFFER


 

MULTIPLE  PROPERTY 
OWNERS/SITE CONTROL



 

PARTIAL SEWER SERVICE


 

POTENTIAL SEPTIC LIMITATIONS


 

NO PUBLIC TRANSPORTATION

Advantages:


 

PROXIMITY TO ADJACENT 
INDUSTRIAL USES



 

INDUSTRIAL ZONING DISTRICT


 

ROADWAY FRONTAGE


 

SOME UNDEVELOPED PARCELS, 
INCLUDING TWO CUL DE SACS



 

RELATIVELY FLAT 
TOPOGRAPHY



 

EXISTING UTILITIES 


 

PARTIAL SEWER SERVICE


 

ALREADY CLEARED/HIGHLY 
DISTURBED



Site Development Considerations 
AREA B 
Site Development Considerations Site Development Considerations 
AREA BAREA B

Advantages:


 

PROXIMITY TO ADJACENT 
INDUSTRIAL USES



 

FRONTAGE ON ROUTE 1A


 

RELATIVELY FLAT TOPOGRAPHY


 

EXISTING UTILITIES (EXCEPT 
SEWER)



 

MOST OF SITE ZONED LIGHT 
MANUFACTURING



 

ALREADY CLEARED/HIGHLY 
DISTURBED



 

POTENTIAL SITE ASSEMBLAGE

Disadvantages:


 

POTENTIAL FOR BROWNFIELDS


 

DISTANCE TO RT 95, 1 & 495 


 

CURRENT SPLIT ZONING


 

WATER PROTECTION 
OVERLAYDISTRICT/ZONE 2



 

PROXIMITY TO ADJACENT 
WETLANDS RESOURCE AREA &
FLOOD PLAIN



 

WETLAND BUFFER


 

NO SEWER SERVICE


 

POTENTIAL LIMITATIONS FOR 
SEPTIC



 

NO PUBLIC TRANSPORTATION
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Feasibility Study Next Steps 
Route 1A Industrial Park 
Feasibility Study Next Steps


 

Consider public input and comments


 

Coordinate with Market Analysis findings (building size, type, use)


 

Consider lot ownership considerations


 

Consider Brownfield's issues


 

Prepare site development alternatives 


 

Public Hearing to review development options


 

Select preferred alternative


 

Refine plan


 

Estimate potential tax revenue and employment


 

Develop Implementation Strategies and Plan


 

Draft Final Report


 

Final Public Hearing
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