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INTRODUCTION

Project Context: GE and Pittsfield

The City of Pittsfield lies just inside the western border
of Massachusetts in picturesque Berkshire County. As
the largest city in the county, its fortunes strongly affect
the economy of the entire region.

world and, in 1968, Building 100, which now houses the
GE Plastics Division, was constructed to handle the construction of the transformers. It employed three-quarters
of Pittsfield’s workers and was producing transformers—the largest was 900 tons—with a capacity of 500
Mva and 230-kv for power companies and other clients
all over the world.

Panoramic View of GE Pittsfield plant, c. 1912 (courtesy of Pittsfield Athenaeum)

In 1890, William Stanley founded the Stanley Electric
Manufacturing Company in downtown Pittsfield to
build transformers. By 1900, the company had grown
and construction on a new plant began in the Morningside section of Pittsfield, just east of downtown. A young
company called General Electric (GE) bought a controlling interest in the Stanley Electric Company in 1903, at
first producing small standard transformers, flat irons,
electric fans and small motors. In the 1910s and 1920s,
GE’s Pittsfield works began producing the large-scale,
high-voltage transformers that eventually powered huge
public works projects such as the Hoover Dam. By the
1950s, GE was building the largest transformers in the

The market for large transformers began to decline in
the 1970s as oil shortages occurred and American industry endeavored to limit power consumption. As electric
companies scaled back expansion plans and orders slowed,
GE’s Pittsfield transformer operation began a slow decline
that ended with its closing in 1986, leaving a huge economic void in the city’s economy. While the Polymer
Plastics Division still occupies part of the plant site,
large areas have been unused for many years and the city
and its residents have not recovered from the impact to
their economy and their community as a whole.
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Site Contamination and Plans
for Remediation/Redevelopment

From the mid-1930s to the mid-1970s, General Electric
used a compound in its transformers that contained a
large amount of poly-chlorinated biphenyls (PCBs).
Subsequently, certain studies suggested that exposure to
high PCB concentrations could cause cancer, and Congress banned the manufacture, sale and distribution of
PCBs. Shortly after, investigations of the Housatonic
River showed that it was highly contaminated with
spots around GE’s outflow pipes. Fish consumption
advisories were issued for a large stretch of the
Housatonic.
After years of investigation and negotiation between GE
and local, state and federal government agencies, the parties reached an agreement on a Consent Decree. At the
same time, the Definitive Economic Development Agreement (DEDA) was executed.

Pursuant to a special act of the Massachusetts Legislature,
Pittsfield formed the Pittsfield Economic Development
Authority (PEDA) and charged it with planning and
implementing redevelopment of a portion of the GE site
to be remediated and turned over to the PEDA, as
described in the DEDA. The focus of PEDA’s redevelopment efforts is the Stanley Business Park, a 52-acre parcel
that is part of the area defined by the USEPA as the
“Plant Site.” GE will lease to the city for a term of 99
years land along the Housatonic River, formerly occupied
by the plant, that will be home to new public athletic
fields.

Vision For The Future

Development of the Stanley Business Park is regarded
as an unparalleled opportunity for Pittsfield and the surrounding region. PEDA envisions the site as a

Scope of Project (courtesy of USEPA)
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commercial and industrial complement to the retail,
office and service sectors that are concentrated in the
downtown just a mile down the road, as well as a strong
industrial component in the economy of the Berkshire
region.
This master plan will be the blueprint for transforming
the site as the William Stanley Business Park of the
Berkshires (Stanley Business Park), re-integrating it
physically into the neighborhood fabric and economically into Pittsfield and the Berkshire region.

• Conduct market studies to establish potential future
uses;
• Assess existing conditions;
• Create a master plan for the Stanley Business Park
that uses its assets most effectively and establish
design guidelines that direct the look and feel of the
redevelopment.
• Energize major stakeholders and the community at
large in an open and interactive dialogue about the
future of the site and its role in the city as a whole.

Goals

The goals of Stanley Businsss Park master planning
process were to:
• Work seamlessly within the larger Consent Decree
and DEDA, the remediation and development
agreements that the city and PEDA have with GE;

The Proposed Stanley Business Park
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Regional Context
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REDEVELOPMENT CONTEXT

The community first became aware of possible contamination of the Housatonic River and other sites surrounding the
GE Pittsfield facility in the late 1970s and early 1980s as
both the Connecticut and Massachusetts Departments of
Public Health issued consumption advisories for fish and
related wildlife in the area. In the early 1980s, investigations
into GE’s role in the contamination began. By 1991, the
USEPA had defined most of what would become the
action area for remediation included under the terms of
the Consent Decree as it was finally entered in October
2000.

Consent Decree

The mediation process for the Consent Decree began in
earnest in 1997. In October 2000, the courts approved the
document agreed upon by the GE Corporation, the City
of Pittsfield, PEDA and a series of government entities
representing Massachusetts, Connecticut and the US Federal Government, including:
• The Massachusetts Executive Office of Environmental Affairs.
• The Massachusetts Attorney General.
• The Massachusetts Department of Environmental
Affairs (MA DEP).
• The Connecticut Attorney General.
• The Connecticut Department of Environmental
Protection.
• The US Department of the Interior.
• The US Department of Justice.
• The National Oceanic and Atmospheric Administration.
• The US Environmental Protection Agency (USEPA).

This Consent Decree stipulates exactly how much, when
and how GE will remediate various sites in and around
Pittsfield and along the Housatonic River, and describes
reuse of these areas.
GE was the major user of PCBs in western Massachusetts
after the 1930s, and the USEPA reports that it is the only
known source of the PCBs found in the upper
Housatonic River. In addition to contamination from the
plant itself, large sections of the Housatonic, which flows
south to Connecticut and the Long Island Sound, were
channelized by the Army Corps of Engineers in the 1940s
in an effort to increase the river’s ability to carry stormwater after rains. The effect of this channelization was to
move contaminated sediments into recharge areas.
Investigations into contamination in the early 1980s
and in 1997 led the USEPA to propose that the GE
plant site be added to the Superfund National Priorities
List. Instead, GE agreed to cooperate with the USEPA
and the Massachusetts DEP on a series of clean-up
actions on sites in and around Pittsfield, identified in
the Consent Decree as the General Electric/PittsfieldHousatonic River Site and covering the GE Plant Site,
Silver Lake and Unkamet Brook, the Allendale School
and large areas of the Housatonic River, including sediments, banks, floodplains and former oxbows.
The actions detailed in the Consent Decree include the
clean-up and economic redevelopment of the former GE
plant site (part of which is the Stanley Business Park
site); and the clean-up and restoration of the former
oxbows, Silver Lake and sections of the Housatonic
River near Pittsfield, and of the Allendale School, just
north of the GE plant. The Consent Decree stipulates
that ongoing monitoring and maintenance plans be
implemented in the various remediation areas to prevent
further contamination, and also includes provisions for
community involvement in the process.
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GE Plant Site (courtesy of USEPA)

Definitive Economic
Development Agreement

General Provisions
The DEDA incorporates references from the Consent
Decree and outlines GE’s responsibility to provide for
remediation, redevelopment and transfer of the 52-acre
redevelopment parcel from GE to the city in order to
both remediate the soil to PCB levels that are acceptable
for reuse and to stimulate growth in the currently economically depressed city. The DEDA became effective
upon the entry of the Consent Decree.

building foundation site for a minimum of eight foundations and include some landscaping. GE will manage
excavation for utilities.
In addition to funding the remediation, GE has agreed to
provide a series of payments to help stimulate development in the area, including:
• $1 million per year to the city for 10 years to offset
the loss of tax revenues from the transferred property.
• $100,000 gift to city from GE to be used for an economic reuse analysis.
• $70,000 gift to PEDA for operating expenses.

The DEDA outlines a process of planning and design to
determine the best uses and design of the redevelopment
parcel—now known as the Stanley Business Park. Before
transferring the property to PEDA, GE will demolish
the buildings on the 52-acre parcel, remediate the soil
and leave 350,000 square feet of development-ready

• $15.3 million available to PEDA for redevelopment
costs after the site is transferred.
• Funding for the redevelopment of Building #19
(59,000 sf ) should a tenant be found who wishes to
occupy it while demolition is underway.1
At this writing, this seems very unlikely to occur.

1
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There will be a phased transfer of ownership so that
demolition and remediation activities do not slow the
development of the Stanley Business Park. In return,
PEDA is responsible for the redevelopment and is obligated to retain ownership of the property for at least five
years after GE transfers it.
Land Uses
The DEDA land use restrictions are more limiting than
those stipulated in the Consent Decree. Permitted, “asof-right” uses stipulated in the DEDA include:

Use restrictions were in part determined to limit activities
to those with exposure consistent with the remediation
standards developed for the property: light industrial use.
These use restrictions were developed as guidelines for the
property before the results of the recent extensive sampling
were available, and as such, a process was outlined in the
DEDA to enter into discussion with GE concerning the
permitting of additional uses, if desired. These land use
limits will become deed restrictions unless PEDA exercises its right under the DEDA to broaden allowed uses.
Test results for 2002 show that land contamination is
less than had been anticipated in the DEDA.

• Warehousing and storage.
Property Ownership

• Product distribution.
• Information technology manufacturing and
support systems.
• Wholesale.

According to the DEDA, PEDA may not sell the land
for five years following the transfer of the original property from GE to PEDA. GE, in turn, has agreed to be
responsible for groundwater and non-aqueous petroleum
pollution on the site except that caused after transfer.

• Assembly and other light manufacturing.
Indemnifications

• Packaging.
• Data processing and software development.
• Financial services (non-retail).
Prohibited uses include:
• Residential uses.
• Educational facilities, except for potential development of adult education in conjunction with GE
and PEDA.
• Recreational and athletic facilities, except as provided elsewhere in the agreement.
• Daycare and elder-care facilities.
• Commercial (retail) uses.
• Museums, galleries and libraries, except as part of
educational facilities as set forth above.
• Food-based businesses, except as incidental to educational facilities as set forth above or as part of
customary and necessary internal operations by permitted users.

Provisions in the DEDA outline which party is liable for
various types of claims. If there are any claims of health
issues after remediation, users will have recourse, depending
on the issue and responsibilities described in the DEDA. In
the consideration of the following indemnifications, it is
important to note that the city and PEDA are separate legal
entities.
Specific indemnification provisions include the following:
• Future buyers/transferees will indemnify GE for
liability arising out of GE’s ownership, use and
occupancy of the property, except if caused by GE
after the transfer.
• GE indemnifies the city from all claims arising
from the city’s past practice of providing sewage
sludge containing PCBs for use or disposal on residential properties.
• GE indemnifies PEDA against claims relating to the
responsibilities GE agrees to retain in this agreement.
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Pittsfield From the Air

• PEDA indemnifies GE against certain claims after
the property has been transferred, unless they relate
to negligence on GE’s part.
• The city indemnifies GE from, among other things,
claims by the city relating to PCBs on the property
to be transferred to PEDA.

Area Landscape

Culturally, the region boasts a diverse assortment of
museums, theaters and historic attractions. These include
the Berkshire Athenaeum, the Berkshire Museum, MassMoCA and Tanglewood. In addition, the region supports
the Albany Berkshire Ballet, the Berkshire Opera, and
numerous community theater groups.
Demographics

Site Context

Physical Setting
Pittsfield is a city of 45,000 residents tucked into the
rolling hills of Berkshire County in western Massachusetts. The seat of Berkshire County, Pittsfield lies 45 miles
west of Albany, 80 miles from Hartford, 135 miles from
Boston via the Massachusetts Turnpike, and 150 miles
from New York City. Located in a picturesque area, it is
well known as a summer residence for many noteworthy
Americans, including Oliver Wendell Holmes and Herman
Melville. It boasts a proud history of industrial manufacturing, beginning with textile mills, Crane & Co. paper
manufacturing, and more recently, GE electrical components and plastics manufacturing.

8

According to the 2000 US Census, Pittsfield has a population of about 45,000 and represents over 30% of the
total population of Berkshire County. The county has
experienced a 3.2% drop in population since 1990, while
the rest of Massachusetts grew 5.5% and the overall US
population grew over 13%. Almost 18% of Berkshire
County residents are age 65 or older, compared to 13.5%
in Massachusetts and 12% in the rest of the country. College graduates make up 14% of the population compared
with 17% in all of Massachusetts and 11% nationally.
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Mill Workers, c. 1912 (courtesy of Pittsfield Athenaeum)

Downtown Pittsfield Today

Local Economy

According to the Bureau of Labor Statistics, unemployment in Pittsfield reached almost 14% in the early 1990s,
even though unemployment in the rest of the state was
around 8 – 9% and the overall US unemployment rate
was only 6 – 7%.

After the Revolutionary War, textile, paper and shoes
were the main manufacturing industries in Pittsfield.
The economy surged at the end of the 18th and in the
early 19th century with the industrial revolution and as
the railroad opened new markets all over the Northeast
and the rest of the country, supplying uniforms and
weapons to the Union Army during the Civil War. In 1891,
Pittsfield was declared a city and elected its first mayor.
By the late 1890s, the Stanley Electric Company had
established itself in the city and employed up to 5,000
people. The young General Electric Company bought the
Stanley Electric Pittsfield facility in 1903 and by World
War II employed over 13,000 in Pittsfield. At its peak it
supplied massive electrical transformers that powered
cities and power plants worldwide. Despite the establishment of the headquarters for the emerging GE Plastics
Division in Pittsfield, downsizing in the large transformer and other product areas of the company resulted
in extensive layoffs, forcing Pittsfield into economic
decline in the 1970s and 1980s.
Pittsfield is now emerging from the downturn caused by
GE’s reduced presence in the community and making
strides toward rebuilding and diversifying its economy.

In 1999, Pittsfield’s per capita personal income (PCPI)
was just under $30,000, which, while slightly higher
than the overall US PCPI, was $5,500 less than the
overall per capital income in Massachusetts. Between
1998 and 1999, personal income increased in the Pittsfield area by 3.2% and the area is now ranked 74th of
over 300 metropolitan areas in terms of per capita personal income.
The Bureau of Economic Analysis reports that in 1999,
Pittsfield’s largest industries were “services,” accounting
for 33.6% of earnings; “retail trade,” 12%; and “nondurable goods manufacturing,” 11.6%. In 1989,
“services” was still the largest industry but was only 27.8%
of the economy; “durable goods manufacturing” was at
17.5%; and “retail trade” was only 11.8%. Durable goods
manufacturing dropped from 17.5% of Pittsfield’s earnings
in 1989 to 7.5% in 1999, decreasing at an average annual
rate of 5.5%. The fastest growing sectors were finance,
insurance, and real estate, with 7.1% of earnings in 1999,
an average annual increase of 8%.
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EXISTING CONDITIONS

Opportunities and Constraints

The 52-acre site wraps around the northeastern edge of
Silver Lake. At this writing, buildings are being demolished per the DEDA; the site is either paved, gravel or
hard-packed dirt with the surrounding views to the east
dominated by the GE Plastics facilities. To the west, there
are excellent views to downtown and the hills beyond.
Steep topography at the railroad tracks divides the site
into two levels. Woodlawn Avenue serves as the site’s
other major dividing line. The only on-site access
between the upper and lower levels is the bridge at
Woodlawn Avenue.

GE and Surroundings

Among the site’s attributes are good access and road
frontage, especially along East Street, an established
commercial district. There is also extensive existing
infrastructure, including railroad spurs off a main eastwest line. Views to Silver Lake and the neighborhoods
and open space around the site that can be landscaped
will make the site more pleasant and marketable.

Buildings and Building Foundations

Certain structures and site features will remain untouched
by the redevelopment. For example, the electrical substation will be preserved and three areas to be used for
parking are located on the footprint of collapsed buildings. The most significant is the existing parking lot
directly to the east of Woodlawn Avenue, along East
Street, that sits on the site of a building that was collapsed and capped and accommodates 220 parked cars.
These areas will retain their current uses and can be
enhanced with plantings or light fixtures along their
borders so as not to disrupt the below-ground conditions.

Building Demolition
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Open Space Attributes

The DEDA provided for GE’s demolition of buildings
with the anticipation that their foundations will be left
on-site for reuse. This presents two challenges for redevelopment; it constrains the layout of new buildings to
the site of previous structures and complicates construction
of new buildings as even buildings constructed on pilings
would involve some penetration of the foundation surfaces. Creating new, usable footprints within existing
structurally-sound foundations can be accomplished,
but limits flexibility of future development.
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Subsequent to establishment of the DEDA, the issue of
reusing the existing foundations versus a complete demolition and building new foundations was further
explored and partially resolved. Testing and analysis has
established that, within the site, some foundations will not
serve as sound structural bases for new construction. For
these, GE will remove the slab and one foot of foundation.
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Floodplain

The 100-year floodplain covers much of the southwestern
part of the site near Silver Lake. Demolition of GE buildings will enlarge floodplain compensation even with site
redevelopment.

Site Remediation

Both the USEPA and MA DEP are monitoring remediation activities on the site. For each stage of remediation,
GE must submit a detailed action plan for regulatory
review and comment. After approval by state and federal
authorities, GE will be responsible for the implementation. When the process is complete, PCBs will still be
in the soils, but the levels will meet or be lower than the
USEPA standards for the permitted uses as articulated in
the Consent Decree.
At this time, GE has completed extensive sampling of
soils on the property and has collected three to four
rounds of groundwater samples from several monitoring
wells on the property. The conclusion of GE’s December
2001 report on test results indicates that the site, in its
current condition prior to any remediation, has average
concentrations of PCBs that are approximately a factor of
2 to 5 lower than remediation standards required by the
Consent Decree. Non-PCB contaminants similarly pose
an acceptable risk. Groundwater monitoring continues,
but to date, no unacceptable levels of contamination in
groundwater beneath or upgradient of the property have
been observed. Therefore, no remediation is necessary and
the property is being turned over to the PEDA in a less
contaminated state than originally anticipated.

Silver Lake and the
Housatonic River Recreation Area
Residential and non-residential areas surrounding the
Stanley Business Park are also subject to remediation
under the Consent Decree. Silver Lake will be selectively
dredged and an engineered barrier (cap) will be placed on
the bottom to prevent access to contaminated sediment.
After remediation, the lake’s edges will be suitable for
recreational activities such as jogging, biking, and other
similar uses. It will not be suitable for swimming, though
some boating may be permitted.
The Housatonic River clean-up is currently in its second
phase. Clean-up of the river involves three main sections: the “Half Mile” (between the Newell Street and
Lyman Street Bridges), for which GE is responsible for
the remediation; the “One-and-a-Half Mile Removal”
(between the Lyman Street Bridge and the confluence of
the East and West Branches, just outside Pittsfield),
where USEPA is responsible for the remediation and GE
and USEPA will share the costs on a graduated scale; and
the “Rest of River” (still under investigation, for which
GE will be responsible). The Housatonic clean-up also
includes potential remediation as well as restoration of
numerous oxbows in the river.
Easements
There are numerous easements through the Stanley
Business Park, including a city sewer easement along the
sewer line, a gas easement owned by Berkshire Gas along
the west side of Woodlawn Avenue, and a drainage easement off Kellogg Street.
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Utilities

Water
A potable water system and a fire protection system
serve the Stanley Business Park. Both are fed by city
water mains, including a relatively new (1971) 12-inch
main that runs along East Street. In addition to numerous
locations throughout the site that tap into the potable
water, there are approximately 20 hydrants for fire protection. Existing water supply piping appears adequate to
support the proposed redevelopment of the site.
Sanitary Sewer
Two primary north-south running sanitary sewer mains
serve the site. The first runs along the west side of the site
and includes the effluent from the residential areas north
of the site. The second runs to the east of the site before
heading west along East Street and meeting up with the
first main near the intersection of East Street and Silver
Lake Boulevard. The sanitary sewer eventually runs to the
Pittsfield Wastewater Treatment Plant (WWTP) near
Holmes Road. The plant’s average daily flow is currently
about 12 million gallons per day (MGD) and it has a
capacity of 17 MGD.
There appears to be some backup or surcharging of
sewage effluent within the main that runs along the west
side of the plant. This is likely a result of groundwater
infiltration or a blocked or failed pipe section. Once off
the Stanley Business Park site, the sanitary sewage main
appears adequate to handle the proposed redevelopment.
Storm Drain
Much of the watershed drains into Silver Lake through
hundreds of catch-basins and manholes. Most of the runoff, including some of the city’s run-off from Kellogg
Street, Woodlawn Avenue and Tyler Street, passes
through an oil/water separator located at the northeast
corner of Silver Lake. A small portion of the run-off
drains south through another treatment plant and into
the Housatonic River.

14

Natural Gas
There are numerous natural gas lines surrounding and
bisecting the Stanley Business Park. Berkshire Gas owns
the mains and they are in good condition and capable of
handling any additional loading required by the proposed
redevelopment. Existing interior lines will most likely be
demolished and replaced as part of redevelopment.
Steam Distribution
Until the late 1980s, GE produced its own steam to
serve its manufacturing processes. At that time, GE
entered into an agreement with Pittsfield Generating to
purchase steam for their manufacturing process. The
piping on the site is extensive and not fully documented. A major pumping station and hub exists in the
30s complex.
Electrical Distribution
Most of the electrical systems on the site are in good or
very good condition. They have been well maintained,
despite the fact that some of the cables are quite old
(1940s). In general, there exists adequate power for the
proposed redevelopment of the site. It may be possible to
provide low-cost electric service to future users of the
William Stanley Business Park if the electrical infrastructure can be adapted for reuse.
Communications
The existing on-site system cannot be extended to serve
non-GE entities because of existing legal arrangements.
A proposed new installation in a hut on Kellogg Street
is central to existing conduit banks and facilities. The
construction of this hut, if undertaken, will require
an easement.
Existing Rail Lines And Spurs
CSX operates two main tracks through the site on land it
owns that runs through the Stanley Business Park. GE has
agreements and/or easements for utility and bridge access
through and above this land. PEDA will seek transfer of
these agreements for its benefit.
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There is potential for rail use by future Stanley Business
Park tenants given the existence of several spurs into the
site off the main tracks. One limitation is the track condition, which is poor and will require ties and surfacing to
bring it back into service. Another is configuration, which
may limit certain users who need specific areas for access,
loading and unloading of trains.
Traffic and Transportation
The transportation system in the area surrounding the
Stanley Business Park site was evaluated to identify operating conditions and constraints of the system. These
evaluations included vehicle, transit, pedestrian and
bicycle facilities.
The operating conditions of the existing street system
were evaluated based on the relationship of peak-hour
traffic flow at the principal intersections within the study
area to the theoretical capacity at each location. These
operations were analyzed using the procedures of the
Highway Capacity Manual, published by the Transportation Research Board. These procedures describe operating
conditions in terms of level of service (LOS) that are designated by letters “A” through “F.” LOS “A” represents an
unrestricted, free-flow condition and LOS “F” represents
congested operations. Analyses of the existing operating
conditions indicate that the transportation system generally operates within acceptable levels of service during the
peak hour. Operations at one intersection, Tyler and
North Streets, however, are noted to operate at LOS “F”
during peak hours. This condition is associated with
delays on the STOP-controlled approach of Tyler Street.
Congestion in this area is also associated with the interaction of traffic at the signalized intersection of Tyler Street
and First Street.

16

Table 1. Level of Service Summary 2001
Intersection
Tyler Street and North Street
Tyler Street and First Street
Tyler Street and Cherry Street
Dalton Avenue and Benedict Road
Dalton Avenue, Allengate Avenue and Allendale Avenue
Dalton Avenue, Plastics Avenue and Thorndike Avenue
Dalton Avenue, Merrill Avenue and Cheshire Road
Merrill Avenue and Plastics Avenue
East Street and Woodlawn Avenue
East Street, Elm Street, Fourth Street and Gordon Street
East Street and Silver Lake Road
Fourth Street and Silver Lake Road
East Street and First Street
Fenn Street and First Street

2001 Existing LOS
F
C
B
B
B
A
C
D
B
D
D
B
C
B

The Berkshire Regional Transit Authority (BRTA) provides public transit services within the region. Routes 1
and 4 provide service along the north side of the project
site, along the Tyler Street/Dalton Avenue corridor.
Route 14 provides service along the East Street/Newell
Street corridor, south of the project site. Riders access the
system at any point along the route with the exception of
North Street, which has bus stops. Annual ridership
rates on these routes show available system capacity to
serve additional workforce commuting demand.
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PLANNING PROCESS

The master planning process begins with a comprehensive analysis of the subject site, its context and any
outstanding issues that might affect future development.
In the next phase—the alternatives phase—a series of different options for development are proposed and tested
against the goals of the community and the constraints of
the site. As a preferred alternative emerges from one or
parts of each alternative in the alternatives phase, the
project will move into the design development phase. In
the final phase, details of the master plan are enhanced
and an implementation/action plan is created to help
ensure the viability and ultimate success of the project.

Stakeholder Interviews

As a companion to understanding the site’s attributes
and controlling legal documents, stakeholder interviews were held in 2001 in which various members of
the community with interest in the site were invited to
talk about the city, the site and the remediation process.
The results helped shape the critical criteria of alternative
plans for the site’s development.

redirect growth. While Pittsfield’s residents talk about the
beautiful natural setting, distinguished history and great
quality of life, they realize that many of their young people leave and do not return. The city has also had
difficulty attracting young people to re-energize it and
ensure its survival for another generation. There is a sense
that the city is mired in the memories of thriving times
when GE was a strong and positive presence. This attitude limits Pittsfield’s ability to believe in the concept that
supporting smaller- or medium-sized companies rather
than one large employer will bring diversity and allow
them to flourish. The stakeholders also expressed a desire
to move away from heavy industry and into high-tech
and applied technologies.
Following is a summary of the confidential discussions
that captures stakeholder views important to planning the
Stanley Business Park.

How Pittsfield Sees Itself
The interviews reveal the variety of differing opinions
among those most involved in the project. A sense of
pessimism at the city’s recent past is tempered by cautious optimism about renewal and redevelopment.
Many have high hopes that the clean-up and redevelopment of the site will stimulate the economy to revive and

Park Square in Downtown Pittsfield
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Summary of Stakeholder Views
Describe the general character of Pittsfield today.
Pittsfield’s decline was accelerated when the USEPA
declared PCB a carcinogen. Though both the county
and city have declined in population, jobs have
declined even faster. Several of the interviewees
observed that Pittsfield is typical of formerly industrial
cities; it is trying, but struggling to find a new identity.
The city has a “down-on-its-luck” mentality. People
are very aware that the young move away and do not
return. The city’s population is older and households
are small. There is insufficient quality housing for a
family moving into the community to purchase. Historically, family ties in this community have been very
strong. The city is depressed from the loss of GE;
many maintain bad feelings towards GE. There are
romantic visions of the city in its past that people
hold to as the desired next phase.
What are the community’s key social and cultural
values?
There is a strong sense of volunteerism, but this has
not always translated into strong political leadership.
The constant turnover of municipal leadership and its
lack of vision only frustrates this situation. Pittsfield
leaders need to envision their city within its regional
context and realize that the opportunities to improve
the city lie outside its borders.
Silver Lake

Is there a vision for the city and what are the city’s
economic objectives and policies?
The city is in a beautiful setting and in a region where
residents enjoy a great quality of life. Some residents
are dedicated to the advancement of the arts and historic character of the region that they live in. They
want Pittsfield to be a tourist destination and not to
remain a place that tourists pass through.
Municipal leaders want to attract jobs without realizing
that they need to provide the amenities that make
Pittsfield a nice place to live in order to secure and
retain those jobs. Amenities for workers will likely be
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different than those for tourists. Pittsfield does not
capitalize on its wonderful recreational attributes and
good schools. It could be a successful family-oriented
community.
The city’s survival mode prevents it from having a
long-term vision. The consequence of this is that it
stands to lose more residents. Most recognize jobs
creation and expansion and quality of life as the
municipal objectives. There is criticism that the city’s
efforts to attract jobs are too focused on trying to
replace the lost major employer. Pittsfield’s downtown
will never be a retail center again. It should be developed as a business center, a more practical goal.
PEDA’s success is the community’s big hope for a
turnaround.
Describe the character of the area around the site.
Currently (2001), some regard the site as ugly and sterile. Others see it as in transition, giving them hope and
optimism. Most recognize its proximity to downtown
and its location within a population center as a real
asset and symbolically significant.

The GE Site

Morningside, the residential area surrounding the
Stanley Business Park, is deteriorating. Residents are
unemployed and poor. Many in the neighborhood are
living off their GE stock. Still, the neighborhood is
safe and its residents have a strong sense of community and pride. Along the main roads leading to the
site from Park Square, small commercial districts
hang on. They are very utilitarian and should be
improved aesthetically.
Do you have a vision for what this site should look
like once redeveloped?
Some advocate that the PEDA site should be beautiful,
with a campus-like, unified look, jogging and bike
paths and nice tree-lined streets. The existence of rail at
this site is generally recognized as a great asset for manufacturing. Add all the amenities to the site that
employers want: e.g., telecom, etc. Ultimately, the
site should attract jobs that pay a living wage and
benefits.
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What land uses would you like to see on the project site?
Few of the interviewees were aware of activity and use
limitations established in the Consent Decree and DEDA.
Possible uses mentioned included:
•
•
•
•
•
•
•

Free Trade/Empowerment Zone;
Applied technology;
Plastics spin-off entities;
High-tech;
Artist community studio or live/work space;
Incubator businesses;
Museum celebrating the history of electricity distribution; and
• Municipal Services.
Office uses aren’t as critical. Manufacturing and light
manufacturing will attract the kind of jobs that people
desire and are well suited for. The site is in an excellent
location for incubator businesses and becoming a center
of innovation. Many commented on the need to attract a
diversity of businesses in order to secure the local economy
against any industry downturns.

The GE Plant

Some suggested that it is an excellent site for job training
and/or higher education. Nearby businesses and commercially-zoned parcels could provide the other amenities site
workers would need, such as childcare.
Do people think of the site’s natural attributes, like
Silver Lake, in association with this project?
Silver Lake is nearly universally valued and, for most,
recognized as the only natural attribute in the area. It
offers aesthetic beauty that is a relief from the construction and pavement. One interviewee valued the poplar
trees near the treatment plant. Few recognize the proximity to the Housatonic, which, when cleaned, will
become a natural feature of the area.
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Should PEDA wait to redevelop until it finds the
right end user?
The majority of the interviewees felt that if the market
for development is weak in the immediate future, PEDA
should hold off until it attracts the businesses it desires.
PEDA needs to have a vision for the site and to pursue
it. The site should host businesses that can afford to lease
or construct buildings with nice facades. Many asked for
buildings with windows. Landscaping should be of good
quality. The design should anticipate and invite neighbors to walk through the site. However, people will
become impatient if there is no activity after the demolition occurs.
How do people perceive the GE land and this site; is
it considered an asset?
The clean-up symbolizes hope. People are tired of looking at the site in its current condition. PEDA must make
its decisions and processes very clear and available to the
public. It should formulate a decisive business development strategy that will attract people from outside
Berkshire County who will enjoy the quality of life of the
region. In general, people have confidence in PEDA.
Is there an atmosphere of necessary cooperation
among the city, GE, and state and federal governments as relates to GE-associated clean-up efforts?
Relations among the government entities and GE are
sound so as to promise successful execution of the agreedupon clean-up plan.
The general public is not worried about the quality of
the clean-up process. They are confident that it will go
as planned. They are glad that the site wasn’t declared a
Superfund site because the stigma would be much more
difficult to overcome than the current redevelopment
challenge.

The Housatonic River
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Stakeholder Charrette

Alternatives

In June 2001, the consultant team conducted a charrette
(work session) with over 60 invited members of the residential and business communities and local government
representatives to share information about the master
planning process and to gather ideas and opinions about
how the site can best be developed.

• Articulate and explore design options for the site.

On the second day, two potential layouts were presented,
one reusing the existing footprints to achieve 350,000
square feet and one assuming that the foundations would
be demolished to open options for location of new construction. The circulation remained the same for both.
Industrial uses were concentrated on the southwestern
edge near Silver Lake, while the rest of the parcel was
deemed as more flexible space because of the lack of railroad connections. In both alternatives, open space is
reserved near Silver Lake, and just off Woodlawn
Avenue to the east with buildings arranged around them.

• Discuss market conditions—which uses will
create jobs.

Table 2. Program Comparison

The goals for the charrette were to:
• Exchange information (both facts and opinions).

• Discuss a possible new name for the site.
Among the issues of concern that emerged were the difficulty of access from the Massachusetts Turnpike and a
labor pool that is mostly older with limited training. In
addition, participants expressed that PEDA and the
community need to counteract the perception of the
Stanley Business Park as “contaminated” in order to
enhance its marketability.
Presentations
Presentations included summaries of issues presented elsewhere in this document: the legal agreement (DEDA);
the remediation process and the condition the site will be
in when it is finished; allowable future uses; market analysis; and provision of utilities.
The consultant team’s landscape architect then led a discussion about the way the site might look and the issues
that should be taken into consideration. Issues raised
included landscaping and architecture, connectivity to
the neighborhood, treatment of utilities (they should be
underground) and the reuse of the rail and other existing
site features.

22

Zone 1
Zone 2
Zone 3
Total Program

Option A

Option B

165,000
50,000
150,000
350,000

180,000
50,000
205,000
435,000

On each plan, the site is divided into three zones: Zone 1
is nearest to Silver Lake, Zone 2 is to the west of Woodlawn and north of Kellogg Street, and Zone 3 is east of
Woodlawn Avenue. Vehicular access to Zone 1 will be
primarily off Silver Lake Boulevard. Zone 2 will be
accessed from Kellogg Street, with some attempts made
to knit the site back into the neighborhood by extending
existing streets into the parcel. Zone 3’s vehicular access
will be from several points off Woodlawn Avenue, again
with the intention of integrating the parcel back into the
fabric of the city. Parking is located in a series of large,
central lots.
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Proposed Site Development

Summary of Public Involvement

September 2002

June 2001

Meeting with representatives of Pittsfield’s business community to critique the project’s market analysis and
establish this stakeholder group’s preferred direction for
the project.

Sixty project stakeholders were invited to participate in a
two-day charrette to discuss master plan goals, existing
site conditions, market projections, environmental limitations on site development, and potential names for the
site. Participants directed the site’s landscape architect
through a process of envisioning the redeveloped site.
Two concepts were developed reflective of their input.

June 2003
Project update presented to Mayor Hathaway, General
Electric, and environmental regulators
September 2003

June 2001
Public meetings at City Hall provided the general public
with the opportunity to view and provide response to
the findings of the charrette and ask any questions they
might have about project direction.
June through September 2001

Public Meeting at City Hall provided the general public
with the opportunity to comment on the draft plan
Fall/Winter 2003
Presentation(s) to the mayor, city council and community development board on the draft and final plan.

Individual interviews with more than twenty key stakeholders to establish a detailed understanding of community
interest in the site’s redevelopment.
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MARKET STUDY

Pittsfield is the major economic center of Massachusetts’
western gateway. The economy of Berkshire County and
Pittsfield has made the transition from manufacturing to
a service-oriented economy that features tourism. Despite
overall downsizing in manufacturing, a vibrant industrial
base of small and expanding businesses still remains,
concentrated in paper, printing, plastics and associated
industries.
The population of Pittsfield has been declining over the
last twenty years, as is reflected in a diminishing labor
force. Employment in Pittsfield has also declined; 1999
levels remain below those reported in 1980 and 1990.
Employment levels reported in 1999 were higher than in
1995, suggesting modest recovery, especially in the manufacturing sector.

Pittsfield Architecture

The location of the Stanley Business Park convenient to
GE and downtown Pittsfield, its rail service, and its
landscape and design guidelines are intended to distinguish it within the marketplace.

Existing Building Stock

Despite the overall decline in population and employment
since 1980, nearly 240 acres have been developed with
more than 1.6 million square feet of industrial buildings
and another 500,000 square feet of office buildings, including five Class A buildings. Most of this activity has been for
specific end-users or owner-occupants, and these figures
exclude properties owned by GE or the government.

Pittsfield Architecture
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Of the 59 post-1980 industrial buildings in Pittsfield,
70% of the buildings are less than 20,000 square feet in
size, another 12% are between 20,000 square feet and
50,000 square feet, and 12% are between 50,000 square
feet and 80,000 square feet. Only two post-1980 buildings are greater than 80,000 square feet.

of the parks in other areas of Berkshire County were
developed by community development organizations.
The lower pricing scale is used at these sites to attract
businesses and promote job generation.

Of the 21 post-1980 office buildings, 15 (71%) are less
than 10,000 square feet, one building is roughly 25,000
square feet, three buildings are between 50,000 square
feet and 80,000 square feet, and only two buildings are
more than 80,000 square feet—one of which is vacant
and available. Office development trends over the last
twenty years indicate that one building of more than
50,000 square feet has been built every four years, and
four of those five buildings are located downtown.

The number of modern (post-1960) industrial buildings
is limited in Pittsfield (when excess/underutilized space at
the the GE complex and General Dynamic/Navy buildings is excluded). Field research indicates that of the
roughly 375,000 square feet of available space in Berkshire County, including 171,400 square feet in
Pittsfield, less than 35,000 square feet of industrial
buildings in Pittsfield are considered modern (post-1960
construction). The city has 137,000 square feet of older
space, including some at multi-level mill facilities.

Market Supply and Demand

Business and Industrial Parks
Berkshire County has eight business and industrial parks
with 24 available lots containing more than 100 acres.
Five of these are in Pittsfield, with 37 available acres in 12
lots (this figure does not include the Stanley Business
Park, scattered parcels with limited infrastructure, or
those parcels under private ownership lacking the control
and marketing of a “business park” setting). The sell-out
capacity at Pittsfield’s parks is at 87%, but there is a very
limited supply of modern buildings available at these parks.
Historic absorption trends at Pittsfield industrial parks
have ranged between 8 acres and 12 acres per year, suggesting a three- to five-year supply of available sites. The
for-sale cost of lots in Pittsfield ranges from $45,000 to
more than $120,000 per acre and there are two lots
available on a ground lease basis, with a current annual
lease rate of $1,500 per acre. This is equivalent to the real
estate tax for an industrial acre, assuming an assessment
of roughly $55,000 per acre. For-sale pricing at the
industrial parks in the rest of Berkshire County is much
lower, ranging from $20,000 to $25,000 per acre. Many
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Industrial Building Supply

Pricing for industrial space in Pittsfield runs from $2 per
square foot to more than $7 per square foot. The higher
end of the range ($4 to $7 per square foot) reflects pricing
for modern spaces, including build-to-suit properties, and
is typically quoted on a net basis, while the lower end ($2
to $4 per square foot) is for older space. Location, condition, size, lease terms, specific tenant requirements,
among other factors, also influence values.
Absorption of industrial space is difficult to estimate
since some of the older properties serve as incubator
space for start-up businesses, as well as viable space for
expanding companies. Comparison with previous reports
indicates that the supply of available industrial space has
diminished by roughly 150,000 square feet over the last
two years.
Most indications point to improved conditions for both
the office and industrial markets over the last few years.
However, Pittsfield still has a sizable supply of underperforming, underutilized properties that are in need of
either investment or removal, such as the GE complex.
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Pittsfield Industrial Site

Pittsfield Office Building

Office Building Supply

Marketing Challenges and Opportunities

In comparison, more than 330,000 square feet of office
space is available in Berkshire County, including more than
225,000 square feet available in Pittsfield. More than 40%
of Pittsfield’s available office space is contained in one Class
A building. Most of the remaining 130,000 square feet supply in Pittsfield is in the downtown area, and some of the
buildings are in unmarketable condition, limiting their
appeal. In addition, the lack of convenient on-site parking
hinders the marketing of some downtown properties.
For-rent pricing of office space ranges from $5 per square
foot to $16 per square foot, and is typically quoted on a
modified gross-square-foot basis. The upper end of the
range ($10 to $16 per square foot) is reflective of good
quality, recently-renovated space. The lower end of the
range ($5 to $10 per square foot) is quoted for the lesser
quality, walk-up properties, and some in as-is condition,
where the tenant provides fit-up. Overall, the amount of
available office space in Pittsfield has decreased by 12,000
square feet over the last two years as a result of business
relocating to recently-renovated buildings or downsizing
to other locations.
These findings indicate more demand for industrial than
office uses. Sizes of potential buildings should be in modular units of 20,000 gsf, 50,000 gsf, and 80,000 gsf, with
mostly one-story construction.

Environmental
With cooperation from the state and federal governments,
PEDA has obtained a number of agreements and insurance that will significantly mitigate any concerns about
liability for existing or past hazardous wastes at the property. PEDA has obtained comprehensive environmental
insurance with funding from the state Brownfields Access
to Capital (BRAC) program that covers PEDA’s obligations under the DEDA and new conditions on the site.
PEDA tenants have the ability to obtain the same terms
and conditions as the PEDA policy, upon approval from
the insurer. The EPA and PEDA entered into a Covenant
Not to Sue that protects PEDA and its tenants from claims
by the United States and third parties under a host of federal environmental laws. PEDA’s enabling act provides it
with with significant liability limitations under state law.
PEDA and its tenants also have protection under the state
hazardous waste law, GLc 21E, §5.
Still, the stigma and concerns about liability associated
with the past industrial use of the Stanley Business Park,
which GE is committed to clean, will be significant legal
and marketing challenges that will impact the potential
financing and acquisition costs for property transfer. The
trends identified at Pittsfield’s industrial parks might not be
comparable to those affecting the Stanley Business Park
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The GE Plant and Silver Lake

because of environmental liability characteristics, including
their associated costs. To overcome this dilemma, PEDA
may consider ground leasing potential sites to future
building owners. Ground leasing for industrial sites has
been proven successful in the market as evidenced by the
build-out at Westwood Center adjacent to the Municipal
Airport. However, certain financial criteria will have to be
considered due to the lease and environmental liabilities.
Labor Force
The tightening of the labor market over the past decade,
coupled with a population loss that has diminished the
size of the labor force, will likely be a concern for many
potential users, especially those from outside Berkshire
County who would be unfamiliar with the local labor
situation. The skill level and any training needs of the
existing labor force will also have to be addressed to the
target market.

envisioned in the DEDA, new foundations will be built
on those of former structures, a concept that constrains
building expansion.
Subsequent to establishing the DEDA, foundations were
tested to ascertain their viability for meeting code requirements if used as the base for new buildings. The resultant
study (Parsons Brinckerhoff, January 2002) examined the
cost viability of reuse as compared to demolition. The
result was a decision by GE and PEDA that GE will
demolish many of the foundations and regrade parts of
the site, thus providing desired flexibility in building location and building expansion opportunities. Future testing
and analysis will decide the fate of the northeast quadrant
of the site.
Rail Service
A valued attribute of the site in attracting manufacturing
and light industry is its rail service. CSX lines provide up
to seven building sites with rail access.

Real Estate Taxes
Pittsfield’s current fiscal condition has affected its real estate
tax rate. For fiscal year 2001, the commercial and personal
property tax rate in Pittsfield was the highest of neighboring communities in Berkshire County.

Electricity and Steam
One of the marketing advantages that PEDA may have is
inexpensive electricity and steam heat, assuming that it is
available to potential users. PEDA intends to make efforts
to extend these advantages to its tenants.

Foundation Footprints
Typically, an established business considering building
new will choose a site that has the acreage to accommodate future growth of the business at a later date. As
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Rail and Truck Access On the Site

Government Support
to Market the Stanley Business Park

Commonwealth Support
For the Redevelopment Project
MassDevelopment, the state economic development
authority, is assisting PEDA in developing the Stanley
Business Park. To meet its mission of creating jobs and
supporting community development, the agency supports
real estate development projects and other capital investment by providing development and financial services. It
has provided seed money to the Stanley Business Park and
has the ability to provide grants, loans, loan guarantees and
bonds to lessees and/or property owners.

This agency has issued over $14 billion in federally taxexempt and taxable bonds for real estate and equipment
acquisition projects. Bondholders pay no taxes on bond
interest, allowing eligible borrowers to use tax-exempt
bonds to purchase, renovate and construct buildings, buy
equipment or refinance existing debt at below-market
rates. In support of early-stage real estate redevelopment
projects, MassDevelopment provides seed money and
technical support through programs that make unsecured
loans to project sponsors. These are either repaid through
project financing if the projects move forward, or are
written off if the projects do not develop.
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The master plan: The target market for Stanley Business Park is manufacturing, with limited office and R&D.
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MASTER PLAN

• A landscape quality that is pleasing and invites
neighbors to walk through the site.

Program

Design of the Stanley Business Park evolved in ways that
are consistent with the findings of the Stakeholder
Charrette. Key objectives articulated by stakeholders and
developed within the master plan include:

• Reliance on the existing East Street entrance (Woodlawn Avenue) as the main entry point to the campus.
• Inclusion of a building to house an employee training center and a shared business support system
(reprographics, mail, etc.).

• Site design suggestive of a campus.
• Site architecture and design of a quality that distinguishes this site from others in the marketplace.

• Buildings sized to host manufacturing, research and
development, and office space with flexibility of phasing and of land use location within the campus.

• A system of footpaths and view creation with a focus
on Silver Lake.

• Full exploitation of opportunity for rail access.
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The master plan alternative: The target market for the Stanley Business Park is a mix of manufacturing with office and R&D.
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With additional study and design development, supplementary objectives were incorporated:

Table 3. Land Uses

• Full exploitation of opportunity for rail service provides for rail access to five building sites. Each has
been reserved for manufacturing light assembly
and/or distribution use, limiting flexibility of building
use to the remainder of the campus.
• An interest in testing site design for a more officeintensive campus than was originally envisioned
resulted in development of a plan alternative that
dedicates the northeast quadrant of the site to office
uses. Table 3 shows the resultant change in square
footages.
• Concern to provide adequate and convenient parking resulted in a plan that provides immediately
convenient parking adjacent to each building. These
lots are intended to serve visitors, workers who carpool, handicapped, pregnant workers, and
executives. The remainder of the campus employees
will use less convenient, shared lots. Parking will be
provided at a ratio of 2.5 cars/1,000 square feet per
building for the entire site.
• Desire for this campus to enhance the image of
downtown Pittsfield resulted in design guidelines
that borrow elements from the central business district’s historic architecture for flexible incorporation
(materials and/or design elements) into this campus.
Development of the stakeholder charrette concepts
resulted in a plan and a plan alternate of greater
densities.

Master Plan
Square Footage

Building Use Type
Flexible (industrial, office or R&D)
Office
Industrial
Business/Education Center
Total

160,000
175,000
225,000
15,000
575,000

255,000
15,000
595,000

Preliminary Analysis
Of Required Permits, Licenses and Approvals
Set forth below is an analysis of the principal permits,
licenses and approvals likely to be required for site development (exclusive of building construction) of the Stanley
Business Park. This text examines the impact of full buildout, as portrayed in the master plan, without considering
permits that may be needed for buildings. This is a preliminary analysis; as the project changes and evolves, this
analysis and list of requirements may change, and thus
should be reevaluated over time.
Table 4. MEPA1 Thresholds
Note: This review assumes that PEDA is not a state agency.2 Some consideration should
be revisited if PEDA is determined to be a state agency.
Status: ENF3 and Status:
Mandatory EIR4 ENF

Citation

Comment

Not Required

Required

Not Required

Required

301 CMR 11.03
(3)(b)(1)(e)
301 CMR 11.03
(6)(b)(14)

Alteration in
100-year floodplain.
Project is internal
to site, doesn't involve roadway
widening as relates to MEPA, does
involve construction of 150 or more
new parking spaces and generation
of 1,000 or more average daily trips.

Massachusetts Environmental Policy Act
As defined by the MEPA regulations.
3
Environmental Notification Form
4
Environmental Impact Report
1
2
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325,000

Master Plan
Alternative
Square Footage
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Pre-construction/Right-to-Build Requirements

Federal, State or Local

License, Permit or
Approval

Reviewing Agency

Citation

Threshold

Comment

Federal

Section 404 Wetlands
Alteration Permit

Army Corps of Engineers

33 USC
1344 USC
410, 403

Alteration of less than
Site includes 100-year
5,000 sf—non reporting, floodplain, expect to
5,000 to 1 acre possible exceed 1 acre alterations
notification, greater than 1
acre required permit

Federal

NPDES Construction

EPA

40 CFR Part 122 and
Construction Permit 68

Jurisdiction relates to construction impacts in excess
of one acre

Federal

Special Flood Hazard Area
Insurance & Building
Requirements

FEMA

42 USC
4001

Presence of Protected
Resource

State

Access Permit for Driveways & Curb Cuts

MHD

MGL 81,2
MHD SPOS

Abuts state highway and
exceeds threshold in MHD
sop

State

Sewer Connection or Exten- DEP
sion Permit

314 CMR
7.00

Various Thresholds

State

Wetlands Protection Act

MGL c.131

Alteration of 5,000 sf or Site includes 100-year
greater of wetland resource floodplain
area, various threshold for
stormwater discharge

State

Section 401 Water Quality DEP
Cert

MGL c.21

Companion to federal section 404

State

Compliance with MCP

DEP

MGL c.21e

Management of soils and PEDA’s obligations are
groundwater contamination described in the CD and
other governing documents

State

Consent Decree,
Appendix L

DEP

Consent Decree

Existing condition of agreement

Local

Site Plan Approval

Community Development
Board

Pittsfield Zoning Ordinance Site plan approval required
Article 23-7.702

Local

Curb-cut Permit

DPW

Pittsfield Zoning Ordinance Any change in curb cut
Article 23-4.302

DEP

Site includes 100-year
floodplain

Permit needed for new discharge greater than
15,000 GPD

Site includes 100-year
floodplain

Development will include
new curb cuts
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Site, Landscape (not building) Construction/Operations Requirements

Federal, State or Local

34

License, Permit or
Approval

Reviewing Agency

Citation

Threshold

Federal

NPDES Stormwater Discharge

EPA

33 USC 1251
40 CFR 122, 124, 125

State

Notice of Intent

DEP or Local Conservation
Commission

Construction impacts within Site includes 100-year
33 USC 1342
floodplain
40 CFR 122, 124, 125 & or adjacent to resource
area
DEP Stormwater Regulations and SOP

State

Construction Notice

DEP

310 CMP 7.09

Dust control

State

Compliance with Mass Con- DEP
tingency Plan

MGL 21e
310 CMR
40.000

Construction activity involv- PEDA obligations are stipulated in CD and other
ing contaminated sites
governing documents

State

Notification

Dig Safe System

220 CMR 99.00

Notice of excavation work
must be filed with DPU

Site work will involve notification need

State

Compliance With Architectural Access for Handicap

Architectural Access Board

521 CMR 2.00–3.00

Compliance with regulations and guidelines

Site work will accommodate access guidelines

Local

Building Permit

ISD

780 CMR 1.00

Required prior to beginning Relevant to PEDA site conof any construction
struction

Local

Sewer Connection Permit

DPW

Pittsfield Subdivision
Standards, Section 6.106

Connection to sewer

Local

Permit to Dig Up Public
Ways

DPW

Pittsfield Zoning Ordinance Required prior to beginning Site plan will create new
Article 23-4.302
curb cuts and sidewalk
of any construction
improvements

Local

Temporary Construction
Site Dewatering Permit

DPW

Pittsfield Subdivision
Standards

Construction of subdivision It appears that site isn’t
in Pittsfield
subject to local control of
dewatering, but will comply
with subdivision standards
for same

Local

Water and Electrical
Connection

DPU

Pittsfield Subdivision
Standards, Section 6.106

Construction of subdivision GE is preparing site utilities,
in Pittsfield
PEDA will secure this permit
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Discharges to wetland
areas

Comment
Existing NPDES permit
releases into Silver Lake
and Housatonic River, will
need to be reissued to
address change in site ownership and control

Construction will create
need for dust control

GE is preparing site utilities,
PEDA will secure this permit

Marketing Plan: Bringing the Site to Market
The Stanley Business Park property has several attributes
attractive to companies seeking to expand or relocate
operations.
• Its location near the Massachusetts-New York border
offers an attractive location for regional companies.
• Its ideal access to the region’s labor force.
• The significant amount of manufacturing activity
that is still part of the region’s economy will be
attractive to suppliers and customers of businesses in
the industrial equipment, plastics, and printing and
publishing industries.
• The Stanley Business Park will add to a marketplace
where industrial property is nearly entirely built-out.
• The active rail line through the Stanley Business
Park offers a substantial marketing advantage as
there are a limited number of rail-served industrial
sites available that have water, sewer, electric and natural gas.
• The active participation of PEDA in permitting site
development, as well as the potential public and quasipublic financial incentives that PEDA can broker, can
offer a significant advantage over competing locations.
Land at the Stanley Business Park will initially be leased
(for a period of at least five years, as prescribed in the
DEDA), with an option to buy after the lease term
expires. While leasing is not as common in the market as
land sales to end users and investors, it is a viable method
to market and develop property. Within Pittsfield, land
leasing occurs at the airport industrial park. Typically,
lease rates are approximately 10% of sale value. The lease
rate for open land is approximately equivalent to the real
estate taxes for an industrial acre, assuming an assessment

of roughly $55,000/acre. The for-sale cost of lots in Pittsfield ranges from $45,000 to more than $120,000 per
acre. For-sale pricing at the industrial parks in the rest of
Berkshire County is much lower and in the $20,000 to
$25,000/acre range. The lower pricing scale is utilized for
economic development purposes to promote job generation since these parks were developed by community
development organizations.
PEDA, speculative developers and/or end users will construct buildings. Speculative developers and end users
will demand long-term leases in order to acquire financing
to construct facilities. It is likely that these lease terms will
be up to 50 years, including option periods. The initial
lease should be for 20 years, with two or three 10-year
renewal options. While the initial rate may have to be
low, PEDA may include regular lease rate increases to
encourage users to purchase the land and enhance PEDA’s
cash flow.
PEDA will market its site through a number of means.
Direct contacts with industries in the region will educate
potential tenants and developers of the site attributes and
potentials for financial incentives should they locate onsite (attendance and participation in trade shows and
conferences for specific industries give both PEDA and
the state’s economic development agencies opportunities
to attract new businesses to the site). PEDA will establish
relationships with commercial brokers within a 50-mile
radius of the Stanley Business Park, providing them with
an understanding of the opportunities available at the site
and a commission policy to motivate sustained interest.
As a complement to this targeted outreach, newspaper
and journal articles about the Stanley Business Park and a
project website will broadly disseminate news of the site’s
success and readiness for continued investment. In addition, the project website will provide current information
about the site and its plans.
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Economic Impact Analysis

It is estimated that the master plan can support between
1,100 and 1,500 direct jobs, while the plan’s alternative
can support between 1,000 and 1,400 jobs.
Table 5. Anticipated Employment Levels
Master Plan
New Construction
R&D/Flex
Office
Industrial/Other
Total Direct Employment

Low
340
609
179
1,128

High
460
824
242
1,526

Master Plan Alternative
Low
309
536
193
1,039

High
419
725
262
1,406

Source: Urban Land Institute and RKG Associates, Inc.

The projected square footage for each scenario can also be
used to estimated the associated construction costs for
each type of facility. Total investment in new facilities is
projected to be between $37 million and $50 million at
full buildout.

Table 6. Projected Construction Costs
Master Plan
Construction Costs
Low
R&D/Flex
$11,100,000
Office
$20,100,000
Industrial/Other
$8,900,000
Total Construction
Costs
$40,100,000

Low
$10,100,000
$17,700,000
$9,700,000

High
$13,600,000
$23,900,000
$13,100,000

$54,300,000

$37,500,000

$50,600,000

Source: Marshall & Swift and RKG Associates

Job creation estimates can be used to project the estimated
annual wages for the project. Based on information from
the Massachusetts Department of Employment and
Training, an average wage was calculated for each class of
building space to estimate annual wages for each development scenario.

Proposed Site Perspective
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Master Plan Alternative

High
$15,000,000
$27,200,000
$12,100,000
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Table 7. Projected Annual Wages
Master Plan
Incomes
R&D/Flex
Office
Industrial/Other
Total

Low
$11,000,000
$27,400,000
$7,600,000
$46,000,000

High
$14,800,000
$37,000,000
$10,200,000
$62,000,000

Master Plan Alternative
Low
$9,900,000
$24,100,000
$8,200,000
$42,200,000

High
$13,500,000
$32,500,000
$11,200,000
$57,200,000

Source: Massachusetts Department of Employment and Training and RKG Associates, Inc.

New facilities will contribute taxes or, in the case of PEDA
acting as developer, a payment-in-lieu-of-taxes (PILOT)
agreement if it builds a facility for tenant leasing.
Table 8. Projected Property Tax Revenues
Master Plan
Tax Revenues
R&D/Flex
Office
Industrial/Other
Total

Low
$322,850
$804,190
$223,060
$1,350,100

High
$434,380
$1,085,950
$299,370
$1,819,700

Master Plan Alternative
Low
$290,565
$707,335
$240,670
$1,238,570

High
$396,225
$953,875
$328,720
$1,678,820

Source: RKG Associates, Inc.

NOTE: These property tax revenue estimates do not
include any projected revenues from taxation of the land
during the first stage of the redevelopment. PEDA will
hold the land in accordance with the provisions of the
Definitive Economic Development Agreement (DEDA).
PEDA will not be subject to taxation on the land, due to
its status as a non-taxable entity.

Financing Plan

Until about 2009, when PEDA can start to sell Stanley
Business Park land, revenues may be generated by land
leases (offered at the low end of current market rates,
due to the legal complications and stigma associated
with the past land contamination). For this analysis, an

equivalent lease rate of $2,500 is used for the initial fiveyear lease period of each site, with an assumed purchase
price of $50,000 per acre at the end of the five-year term.
Annual absorption estimates are based on building square
footage, with an average annual absorption of 57,500
square feet per year, with a ten-year lease-up/sale period.
PEDA tenants will pay a fee for common area maintenance (CAM) and parking to be maintained by PEDA
(or a successor to PEDA). For purposes of this analysis, it
is anticipated that each building pad lease or sale will also
result in the CAM/parking fees equal to 250% of the
building pad area. As an example, the lease of a 10,000square-foot building-pad area will also require the
leasing of an additional 25,000 square feet of common
space and parking area. Charges for CAM/parking are
included at the rate of $0.20 per square foot annually, and
increase by 3% annually.
One of the primary sources of funding for PEDA will
be the DEDA, which commits GE to provide $15.3
million for site development of the Stanley Business
Park. In addition, GE agreed to provide $3 million for
landscaping, including playing fields south of East Street.
This analysis assumes that funds from the DEDA will
pay for site preparation costs, development incentives,
marketing and PEDA’s administrative overhead, up to
the maximum amount available. It is assumed that grant
funds will be secured for on-site and off-site traffic upgrades for the project. In addition, annual grant funding
of $150,000 has been assumed through 2010 from a
combination of sources—the Commonwealth of Massachusetts and possibly from the City of Pittsfield.
Redevelopment of the Stanley Business Park will require
a significant investment of funds. GE will demolish
existing buildings and PEDA will remove extraneous
building foundations. It will also be necessary to prepare
the site for development, including construction of
access roadways and parking lots, and installation of
fencing, sidewalks, streetlights and landscaping. The
proposed site preparation budget anticipates extending
the rail spur for newer industrial uses. The anticipated site
redevelopment construction costs in Phase 1 (south of the

W I L L I A M S TA N L E Y B U S I N E S S PA R K O F T H E B E R K S H I R E S : M A S T E R P L A N

37

railroad tracks) is approximately $5.3 million and $ 7.5
million in Phase 2 (north of the railroad tracks). The
financial model assumes that the first phase of the project will be implemented in 2004 and the second in 2005
and 2006.
PEDA will upgrade road conditions to mitigate its traffic
impact. Total traffic improvements are projected to cost
approximately $1,020,000, including $425,000 off-site,
and an additional $595,000 on-site. It is anticipated that
these projects will be implemented in 2004 and 2005.
PEDA will also invest in marketing its site to businesses.
An annual budget of $230,000 has been included, which
increases with inflation through 2009. As the Stanley
Business Park nears completion, the marketing budget is
reduced by 15% annually through the remainder of the
forecast period.
In order for PEDA to attract tenants during the early
years of the Stanley Business Park, a development incentive has been included. This money can be used to reduce
construction costs, for worker training, or as a cash incentive for job creation, depending on the particular needs of
tenants who locate at the site during the early stages of
redevelopment. A total fund of $1.5 million has been
included over the first five years of the project, beginning
at $500,000 in 2004 and declining by $100,000 annually through 2008. Beyond that point, it is anticipated
that the Stanley Business Park will be well established and
not in need of additional incentive programs.
The administrative budget for PEDA includes personnel
expenditures, operating expenses and office costs. The
2003 budget includes substantial funding for outside
services, particularly legal and master planning services,
which total almost $200,000. Much less extensive legal
and engineering services are anticipated after 2005;
$27,500 is allocated for closing cost, engineering and
legal services on an annual basis, adjusted for inflation.
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Finally, it is assumed that common area maintenance
services will be contracted to outside vendors. Services
are expected to include parking lot plowing, landscaping
and grounds maintenance. An initial budget of $1,000
per acre has been included on an annual basis. Initial 2004
spending reflects only the first phase of the project. Additional funding is added in 2006, when the second phase of
the project comes on-line.
Total annual operating costs (excluding site preparation,
traffic upgrades and development incentives) will range
from $400,000 to $500,000. These costs are driven primarily by the marketing budget and the PEDA administrative
budget, which account for more than $350,000 annually,
or more than 80%, during the initial years of the project.
The redevelopment of the Stanley Business Park will require a significant investment, both in capital costs and
operating/marketing costs. More than $14.5 million in
site preparation and traffic improvement costs are expected
to be required. In addition, an allowance of $1.5 million
has been budgeted for development incentives, in order to
attract tenants during the early years of redevelopment.
Marketing and administration costs are projected to total
more than $3.5 million through 2013.
Limited financial assistance may be necessary during the
first year of operations, which can be repaid by 2006.

Phasing

Development Phasing
The following chart identifies development initiatives,
responsible entities, and their scheduled implementation.
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Major Initiatives

Responsibility

Schedule

Comment

PEDA, GE

Winter 2003 – Spring 2004
for First Phase

Phased Transfer of Property—Ongoing

PEDA

Ongoing, Starting Fall 2003

Subtask 1. MEPA Process

PEDA

Winter 2003/04

Subtask 2. Establish Municipal
Vehicle to Allow for Expedited
Permitting of Site’s Development

PEDA

Winter 2003/04

Subtask 3. Secure Preconstruction Approvals

PEDA

Winter 2003/4 – Spring 2004

Subtask 4. Secure Construction/
Operations Approvals

PEDA

Winter 2003 – Spring 2004

Permitting of PEDA Improvements to
Infrastructure, Public Realm in the Area
North of the Rail

PEDA

Winter 2005/6 – Spring 2006

Subtask 1. 20s and 30s Complex

GE

2003

Subtask 2. 40s Complex

GE

2004 Start

Subtask 3. Building 19 Complex

GE

2005 Start

Subtask 1. Develop Nomenclature

PDA

Summer – Fall 2003

Subtask 2. Release Master Plan

PEDA

Fall 2003

Subtask 3. Host Site Walkthroughs for Interested Public,
Potential Tenants, Government
Officials

PEDA

Spring 2004

Subtask 4. Target Industries,
Companies

PEDA

Summer – Fall 2003

Subtask 5. Develop Marketing
Action Plan for 2004

PEDA

Fall 2003

Subtask 6. Develop Marketing
Materials

PEDA

Fall 2003 – Winter 2003/4

Subtask 7. Establish Website

PEDA

Winter 2003/4

Property Transfer
Secure State and Federal Assistance for
Site Development
Permitting of PEDA Improvements to
the Infrastructure, Public Realm in the
Area South of the Rail

Building Demolition

Marketing of Property (2003 Activities)
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Major Initiatives

Responsibility

Schedule

Subtask 1. Modify Ruling Legal
Documents to Allow for Site
Development

PEDA, GE, USEPA, DEP

Winter 2003/4

Subtask 2. Develop Infrastructure and Landscape Plan for Area
South of the Rail

PEDA

Winter 2003/4

Subtask 3. Site Construction of
Area South of the Rail

PEDA

Spring 2004–Fall 2004

Subtask 4. Design Site Signage
and Location Plan

PEDA

Winter 2003–Spring 2004

Subtask 5. Fabricate and Install
Site Signage

PEDA

Spring 2004–Fall 2004

Subtask 6. Design and Construct
Improvements to Area North of
the Rail

PEDA

2006/7

PEDA

Winter 2003/4

PEDA and First Tenant

Spring 2004

Subtask 3. Start Construction of
First Building

First Tenant

Summer 2004

Subtask 4. Build-out First Phase
(south of rail tracks)

Subsequent Tenants
Building Pad Site Owners

Summer 2004–Summer 2008

Subtask 5. Build-out Area North
of the Rail Tracks

Tenants/Building Pad Site Owners

Summer 2006–Summer 2012

Subtask 1. Complete Structural
Inspection of Woodlawn Avenue
Bridge

PEDA

2004

Subtask 2. Establish ROW and
License for Use of Woodlawn
Avenue

PEDA

2009

Mass Highway

2005–2006

PEDA, City of Pittsfifeld

2004–2005

Comment

Site Design and Construction

Site Buildout
Subtask 1. Establish Necessary
Legal Documents to Control
Lease and Sale of Parcels
Subtask 2. Sign First Lease
Agreement

Transportation

Subtask 3. Install Left-turn Lanes
at Woodlawn Avenue and Silver
Lake Boulevard as Part of East
Street Widening
Subtask 4. Complete Improvements to Woodlawn Avenue/
Tyler Street/Dalton Avenue
Intersection and Merrill Road/
Plastics Avenue Intersection
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Modifications Needed to Allow for
Building Construction

Major Initiatives

Responsibility

Schedule

Comment

Subtask 1. Separate City of
Pittsfifeld Stormwater (Morningside Area) from PEDA-owned
Lands

City of Pittsfield and PEDA

Fall 2003–2005

Work Must be Completed Prior to
Implementation of Quality Standards
for Silver Lake Currently Scheduled for
2005

Subtask 2. Develop Stormwater
Master Plan

PEDA

Winter 2003/4

Coordinate With City of Pittsfield

Subtask 3. Correct 16-inch Sanitary Sewer That is Surcharging

City of Pittsfield and PEDA

Winter 2003/4

Subtask 4. Conduct Hydrant
Flow Test of Water System

PEDA

Fall 2003

Subtask 5. Coordinate Future
Electric and Natural Gas Connectors with Western Mass Electric

PEDA

Fall 2003

Subtask 6. Evaluate Adaptive
Reuse of Existing GE Electric
Infrastructure

PEDA

Fall 2003

Infrastructure

Infrastructure Plan

Wastewater System Overview
Full build-out of the Stanley Business Park will generate
an estimated 70,000 GPD (gallons per day) of wastewater.
This number is conservative and will be increased should
PEDA attract heavy manufacturing with large processing
systems to the site. The surrounding residential area contributes about 290,000 GPD, resulting in an estimated
total flow of 0.36 MGD (million gallons per day). The
combined flow generated by full build-out of the master
plan and the contributing off-site areas are significantly
below the capacities in the existing lines, therefore major
infrastructure improvements are not warranted.
In general, aside from the two sanitary sewer line relocations described above, future sanitary sewer improvements
are limited to installation of new sewer laterals associated
with individual site development. The cost of these
improvements may be borne by PEDA or a tenant,
depending on the specifics of the leasing arrangement.
An existing 16-inch CI sanitary line, owned by the City of
Pittsfield and located along the western edge of the Stan-

Information Will Be Required for
Prospective Tenants

ley Business Park near Silver Lake, is currently surcharging
the manholes. The surcharging may be due to infiltration
of groundwater or a blocked or failed section of pipe. A
video inspection of the line will provide full diagnosis of
the problem and provide information needed to develop
a reliable cost estimate to correct this problem.
Stormwater Management
While discharges to Silver Lake are permitted, it is likely
that USEPA will make these permit levels more rigorous
once environmental remediation of the lake is completed,
scheduled for 2005. In anticipation of these improvements
to Silver Lake, PEDA anticipates replacing most of the
existing stormwater system as part of site redevelopment.
Water quality will be enhanced through non-structural
means such as detention/retention ponds, swales and
infiltration trenches. The site’s storm system accepts
runoff generated from both GE- and PEDA-owned
property, just as PEDA-site-generated runoff enters the
GE-owned storm system. The two entities will either
craft an agreement to govern monitoring and management of these systems or arrange to separate the systems.
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Water System

Electrical Distribution System

The site’s two water systems provide potable and fire
protection water. Domestic water is supplied to the site
via waterlines maintained by Pittsfield. The domestic
waterline system is located under the main roads and
will be maintained. Service lines and meters will be
installed to the new buildings from the existing mains.
The fire protection system receives its water from Silver
Lake.

Additional analysis of the electrical infrastructure as well
as discussion with Western Massachusetts Electric and
GE will be necessary to develop the most cost-effective
strategy for future electric supply and distribution.

The majority of the system will be relocated to accommodate the layout of the new buildings with the
exception of the 16-inch fire protection line in Kellogg
Street, the 16-inch line just east of Woodlawn Avenue
and north of Kellogg Street and the 12-inch line just
south of the Building 31. Hydrants will need to be relocated based on new building locations and as needed to
meet hose lay requirements to serve the new buildings.
The City of Pittsfield’s only current flow record in the
area is from a hydrant located at the corner of Woodlawn
Avenue and East Street. While the information at the one
hydrant is promising, testing should be performed to
verify pressure in the mains and flows at the hydrants for
various points throughout the campus and anticipating
the range of uses articulated in this report.

Demographic and economic influences will affect future
traffic volumes in the project area by an annual rate of
0.5%, according to forecasts developed by MassHighway.
Analyses of the intersection operations for 2010, when
planning for growth and change exclusive of the Stanley
Business Park (2010 No-Build condition), indicate that
the transportation system will continue to operate within
acceptable levels of service during the peak hour with the
exception of the intersections of Tyler and North Streets,
Merrill and Plastics Avenues, and East Street and Silver
Lake Road.
Table 9. Level of Service Summary 2010 No-Build Conditions
Intersection

Weekday PM Peak Hour LOS

Steam Distribution System

Tyler Street and North Street
Tyler Street and First Street
Tyler Street and Cherry Street
Dalton Avenue and Benedict Road
Dalton Avenue, Allengate Avenue and Allendale Avenue
Dalton Avenue, Plastics Avenue and Thorndike Avenue
Dalton Avenue, Merrill Avenue and Cheshire Road
Merrill Avenue and Plastics Avenue
East Street and Woodlawn Avenue
East Street, Elm Street, Fourth Street and Gordon Street
East Street and Silver Lake Road
Fourth Street and Silver Lake Road
East Street and First Street
Fenn Street and First Street

Formerly, the Pittsfield General Electric facilities relied on
steam generated by PG&E (Pittsfield Generating) and
transmitted through a system of steam ducts and tunnels
that cross the campus. PEDA has not yet decided whether
it would be cost effective to connect to this system.

The potential traffic generated by the Stanley Business
Park site was estimated using data and methodologies
contained in Trip Generation, 6th Edition, published by
the Institute of Transportation Engineers. Trip generation

Natural Gas Distribution System
Berkshire Gas, which will design and install future gas
connections at the Stanley Business Park, indicates that
there is sufficient capacity to address any future development needs.
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Transportation and Pedestrian Plan
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Proposed Vehicular and Pedestrian Circulation Plan

of the site redevelopment considered land uses in various
compositions ranging from 100% manufacturing to onethird of light industrial, research and development, and
office. These calculations assume that 20% of employees
at the Stanley Business Park will rely on public transportation, carpool, bicycle, or will walk to work. Arrival
and departure patterns of traffic generated by the redevelopment of the project site were estimated based on an
evaluation of the existing daily and peak-hour traffic patterns in the study area. This evaluation also considered
regional population characteristics.

Table 10. Peak Hour Trip Generation
Development
Alternative

Land Use

Peak Hour
Trips

Alternative 1

325,000 sf Flexible*
255,000 sf Industrial
580,000 sf Total

415
185
600

Alternative 2

160,000 sf Flexible*
225,000 sf Industrial
562,000 sf Total

280
160
715

*The flexible land use component includes an anticipated mix of Light Industry, Research &
Development, and Office uses.
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Operating conditions of the transportation system were
analyzed to determine order-of-magnitude impacts and
to identify if there is a critical threshold of development
where mitigation of the traffic impacts may be extensive
or unfeasible.
Table 11. Level of Service Summary: 2010 Build Conditions
Intersection

North/Tyler
First/Tyler
Tyler/Cherry
Dalton/Benedict
Dalton/Allengate/Allendale
Dalton/Plastics/Thorndyke
Merrill/Dalton/Cheshire
Merrill/Plastics
East/Woodlawn
East/Fourth/Elm/Gordon
East/Silver Lake
Fourth/Silver Lake
East/First
First/Fenn

Peak Hour Operations (Los)
Alternative 1
Alternative 2
580,000 sf
562,000 sf
F
C
B
B
B
A
C
F
F
D
F
B
D
C

F
C
B
B
B
A
C
F
F
D
F
B
D
C

Analyses of the peak hour operations indicate that the
overall transportation system has the capacity to accommodate the range of potential land use and development
densities considered for the Stanley Business Park. The
three locations identified as operating at LOS F in the
2010 No-Build condition will continue to operate poorly
in any of the scenarios. The intersection of East Street and
Woodlawn Avenue is also projected to operate at LOS F
during peak hours with the additional site traffic. Potential
mitigation of the impacts of the site traffic considered geometric and traffic signal control improvements. Analyses
of the intersection operations with these types of
improvements indicate that LOS C or D operations can
be achieved for either of the development alternatives
considered.
Several transportation projects, recently completed and
anticipated, improve the efficiency of moving people
and goods to and through the City of Pittsfield and positively impact traffic conditions near the PEDA site:

44

• The Downtown Pittsfield Circulation Study will
focus on means of optimizing the existing signal
system and identify measures to reduce accidents.
• Merrill Road was recently reconstructed by Mass
Highway to replace the existing bridge crossing the
rail lines, improve the road alignment and the connection to East Street in order to improve traffic flow
along the east/west corridor.
• To accommodate existing and projected travel
demand, East Street will be widened from two to
four lanes between Elm Street and Merrill Road.
Streetscape enhancements will accentuate this
important gateway to downtown Pittsfield.
• The recently completed Merrill Road improvements
and plans for East Street create an east-west corridor
that is better suited to accommodate the arterial
function of a state route. Therefore, route designation will be altered so that the East Street/Merrill
Road corridor will be State Route 9 through the city.
• To improve operation of the Tyler Street/North
Street intersection, it is proposed that Tyler Street be
extended west to Wahconah Street.
Planned improvements to the three intersections are
identified to operate at LOS F under existing conditions
and future development scenarios are:
• Inferior conditions at the intersection of Tyler Street
and North Street are associated with delays on the
STOP-controlled approach of Tyler Street and the
interaction of traffic at the intersection of Tyler Street
and First Street. The change in designation of Route 9
and extension of Tyler Street will improve conditions
at this intersection by diverting through-traffic to the
new Route 9 corridor (East Street).
• Recommendations for the Merrill Road/Plastics
Avenue intersection include the construction of a
left-turn lane/median on Merrill Road and upgrade
of the traffic signal equipment.
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• Installation of a left-turn lane/median on East Street
will improve operations at this intersection by reducing the impedance of the left-turn movement
from East Street to through moving traffic. The
median can also improve operations for traffic exiting Silver Lake Road by providing for a center refuge
area for left turns on East Street.
Development of the Stanley Business Park demands
focused attention to traffic conditions relating to Woodlawn Avenue, the main spine of the park, and a road
owned by General Electric. As a first concern, PEDA will
explore alternate ownership and/or management controls
to best address its long-term use.
At its south end, the intersection of Woodlawn and East
Street will be the primary entrance to the park. Projections of future operating conditions at this intersection

indicates the need to construct a left-turn lane/median on
East Street for left-turn traffic entering the site, and the
installation of a traffic signal. Both improvements
should be coordinated with MassHighway's design
effort for general capacity improvement in the corridor.
Installation of a median in the first 100 feet north of this
intersection may be valued as a means of avoiding a queue
problem during peak traffic conditions. Woodlawn
Avenue includes a bridge over the CSX rail lines sufficient
to accommodate two-way commercial truck traffic at the
posted 15 mph speed. However, the structural condition
of the bridge is unknown and should be verified to permit truck traffic associated with the redevelopment of the
site. At the north edge of the bridge is a STOP sign, suggesting Kellogg Street as the primary road at this
intersection. Site development plans suggest the opposite
and imply the need to have traffic stop on Kellogg Street

Existing Street Access
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at this intersection rather than at Woodlawn. At the north
end of Woodlawn, it intersects with Dalton and Tyler
Streets. This intersection is unsignalized and its geometry
will be problematic with increased traffic volumes. Installation of a traffic signal will rationalize traffic flow.
Development of the Stanley Business Park will satisfy
automobile needs and promote non-vehicular travel.
Sidewalks will be constructed throughout the park to
encourage foot traffic to and throughout it. This pedestrian setting will incorporate street trees and furniture
(benches, trash baskets and street lamps) to create an
attractive aesthetic and safe and comfortable environment. A signage system will help direct automobile and
pedestrian traffic through a hierarchy of signs that identify streets, buildings, safety standards and directions to
key destinations within the park. A bike lane on Woodlawn Street will provide preferential space along this, the
prime automobile corridor. Designated transit stops with
turnout lanes and passenger shelters should be established
at the Woodlawn Avenue/East Street intersection and at
the Woodlawn Avenue/Tyler Street/Dalton Avenue intersection. Enhanced traffic enforcement, improved signage,
institution of restricted traffic movement and geometric
changes to slow vehicular traffic may ultimately be needed
should neighborhoods near the Stanley Business Park ultimately experience an undesirable level of unintended,
cut-through traffic.
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Table 12. Estimated Improvement Construction Costs
Condition
Improvement

Location
Estimated Cost1

No-Build Improvements
Left-turn Lane/Median

Merrill Rd & Plastics Avenue
$175,000

Traffic Signal Upgrade/Replacement

$75,000

Left-turn Lane/Median

East St & Silver Lake Rd
$175,000

PEDA Site Improvements
Box-widening for Median

Woodlawn Avenue
$150,000

Bus Shelter

East St & Woodlawn Avenue
$10,000

Bus Turn-out Lane

$25,000

Left-turn Lane/

$175,000

Median Traffic Signal

$100,000

Bus Shelter

Woodlawn Avenue
$10,000

Bus Turn-out Lane

Tyler St & Dalton Avenue
$25,000

Intersection Improvements

$100,000

Intersection Improvements

Woodlawn Avenue & Kellogg Street
See Note2

Notes
1
ROW acquisition or utility relocations are not included.
2
The cost for this improvement is included in the $150,000 estimated cost for general improvements on Woodlawn Avenue.
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DESIGN GUIDELINES

Envisioned for the Stanley Business Park is a campus with
site planning that provides a strong sense of coherence
and with sufficient flexibility in architectural guidelines to
provide for a range of building styles and sizes as fits the
allowed uses articulated in the DEDA. The master plan
for the site provides logical and coordinated patterns of
streets and pedestrian paths and distributed open space.

to the design development process. This report can be
used in conjunction with the document that sets forth
specific covenants, conditions and restrictions for the
Stanley Business Park.

These guidelines are drafted at what is, in effect, an early
stage in the planning process and, therefore, assumptions
inherent in them may change, prompting the need for
modification. For ease in drafting, the report assumes that
entities will lease or purchase discrete parcels or lots on the
site. Subject to the provisions of the DEDA, leasing of
land and/or sale of buildings will be the only short-term
option available. In the long run, forms of ownership
other than fee simple ownership might be more attractive, such as a plan where all open lands are commonly
owned and each owner is restricted to building within a
designated building envelope. It is assumed that a
covenants, conditions and restrictions document will be
produced subsequent to this document, and this may
also prompt modifications to this draft.

Every proposed construction project (other than repainting
in accordance with approved color scheme or ordinary
repair/replacement or maintenance) undertaken by PEDA
as a speculative or contracted developer or by parcel lessees/
owners will be developed in coordination with the Design
Review Committee (DRC), a three-or-more-person group
appointed by PEDA. At least two members of this group
will be professional architects, landscape architects or engineers. The DRC will act on all development proposals in
accordance with the procedures outlined in this report,
applying its discretion as provided for and its judgment in
pursuit of the objectives of this development.

The objective of these draft design guidelines is to assist
in the creation of a high-quality campus to host manufacturing, R&D, and offices in this part of Pittsfield in
order to maintain a diversified, year-round sustainable
base of employment in a campus-like setting. The design of
this district should enhance the natural features of the
site. Its aesthetic will express a harmony of features
(architecture, street furnishings and signage).
This report provides guidance to PEDA as owner of the
manufacturing/R&D campus and to PEDA (when acting
as speculative or contracted developer), lessees and owners of individual developments within the district. In
addition, the report provides administrative guidance to
govern the relationship between the two entities relative

Administrative Design Review Process

Before the design is initiated, the DRC will meet with the
applicant, the applicant’s architect and other consultants
to discuss design objectives, characteristics of the parcel
and the DRC process. The applicant (PEDA as developer/
lessee/owner) will bring a topographical survey of the parcel (or proposed building site, as appropriate) at a scale of
1" = 40' to this meeting. The plan will show property
boundaries, relationship to adjacent lands and roads,
topography at one-foot-contour intervals, locations of
existing utilities, description of general site drainage, characteristics, location of noteworthy natural features and
views, and a description of existing vegetation.
The DRC will meet with the applicant to review
schematic-level design, including:
• Plans, sections, elevations, and other materials sufficient to clearly indicate the placement, height, and
massing of the building(s).
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• Vertical and horizontal layout of on-site access
roads, parking facilities and service areas, setbacks
and paved pedestrian walks, and site and building
drainage features.
• Location of building entries.
• Intended treatment and preservation of the natural
landscape features; and the application of new landscape elements.
The DRC will record its findings and transmit them in
writing to the applicant to be incorporated in subsequent
design development.
No site clearing, development or building or any related
activities, or any exterior alteration thereof, shall be erected
or placed, and no parking area or driveway shall be constructed until the plans and specifications shall first have
been approved in writing by the DRC. The final plans and
specifications shall be prepared by a registered architect
and landscape architect, and shall include the following:
1. Site plans showing existing and proposed contours, site
drainage, site utilities, building locations, driveways,
parking and loading areas, transformer locations,
dumpster locations, fences and/or site walls, walks,
lighting, landscaping, stormwater drainage system elements, etc.
2. Building plans, elevations and sections, including
plans for all floor levels, general layout of interior
spaces, elevations of all exterior façades (indicating
heights, materials, finishes, building-mounted lighting and signs), and typical building and wall sections
showing nature of construction. Note: designs for
fences and signs can be submitted for review subsequent to building plans, at the applicant’s discretion.
3. Outline specifications noting materials of construction,
including paving and landscaping, size and species of
plant material, as well as building materials. Upon
receipt of adequate and sufficient plans and specifications, the DRC shall, within 30 days after such
receipt, notify the applicant in writing of its approval
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or disapproval of such plans. Such approval, however, will be conditional upon certification by the
applicant that the project has been submitted and
approved (as appropriate) for all federal, state and
local environmental control permits. Further, the
applicant must certify that the same plans and specifications, as submitted to the DRC for approval, have
been submitted to the Pittsfield Building Inspector in
application for a building permit.
4. The submission must identify any view impairments
of the proposed project from the location of existing
and approved (but not constructed) structures. Except
if anticipated in the PEDA site master plan, the DRC
may cause the proposed structure to be planned for a
location that limits or eliminates the blocking of existing views to Silver Lake and scenic vistas to the west
of the PEDA site.
5. Evidence of compliance with all documents that direct
site development for purposes of environmental protection.
The DRC will respond to submissions within 30 calendar
days from the date of submission. Approved architectural plans will be valid for 24 months (730 calendar
days) from approval. If no action has occurred after such
time, the applicant must resubmit their proposal. Landscape work must be complete within 180 days after the
applicant receives a municipal certificate of occupancy.

Guidelines Exclusive to PEDA
as Owner of Manufacturing/R&D Campus

PEDA’s Protection of Natural Features
Natural feature preservation and enhancement are objectives for the PEDA site. As such, PEDA, as owner of the
Stanley Business Park, will:
• Develop a site plan that, to the extent practicable,
avoids construction in floodplain and thus limits the
need for local and/or state permits.
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• Plant and maintain a majority of plantings in the
common areas (in variety and number) that are
native to the region.

• Silver Lake, a culturally significant landmark within
the community, will be preserved and will be featured
as a pedestrian destination point in designs.

• Ensure that at least 25% of the land area of the
PEDA site, exclusive of roads and parking, be maintained in an unbuilt condition (such as lawn and
buffer).

• Illuminated signs and street lighting will be designed
and arranged so that light does not over-spill adjacent premises or create glare from unshielded light
sources.

• Minimize modification of existing site contours.

• The Stanley Business Park will be fitted with a system of wayfinding and circulation signs that are
tasteful, not visually obtrusive, and consistent in
format, lettering and coloring.

• Preserve existing trees, as practical.
• Construct a system of streets that limits runoff
when compared to that of similar developments
through limits on curbs, drains, and storm sewers.
PEDA’s Site Plan Requirements
As PEDA plans for the site, certain criteria will be
addressed:
• The site plan will accommodate convenient pedestrian access to public transportation.
• Often-used destinations, such as the anticipated
training facility, the manufacturing/R&D campus
main office and shared office support facilities will be
located close to each other and central to the district,
as is practical.
• A vegetative buffer (unbuilt area) of at least 10 feet
will be created between structures within the campus
and 20 feet between the campus and abutting properties external to the PEDA site if the land use of the
surrounding property is different.
• All utilities, except for temporary provisions, will be
underground.
• A pedestrian path system will be provided as a circulation system. The paths will be continuous and, if
located along a street, constructed only on one side
of the street.

• For safety reasons, no service drive serving 50,000
square feet or more of commerce will be located
within 100 feet of egress from a parking area for 30
or more vehicles. Parking will not be allowed on
streets within the campus. Limited parking (for visitors and handicapped employees) will be provided in
the front of each commercial structure. The remainder
of the parking will be supplied to the sides or rear of
the structure.
PEDA’s Landscape Standards
PEDA will design, plant and maintain the landscape of
the site. The master plan identifies four zones within the
district and the following provides guidance for landscape
strategy in each.
Main Street Zone
The Main Street Zone encompasses the main circulation routes of the site, equivalent to a municipality’s
downtown core or civic realm. Here, plantings are
intended to identify this zone of primary corridors and
provide an aesthetic linkage to adjacent residential and
commercial areas.
• Street trees should be planted of a single native
species on any single street.
• Street trees should be planted at a minimum of 25
feet on center.
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Landscape Zones

• Tree protection for all existing street trees shall be
provided to prevent unnecessary damage during construction.

Acer rubrum

Red Maple

Carya cordiformis

Bitternut Hickory

Fraxinus pennsylvanica

Green Ash

• No plant material greater than 6 feet should project
into the sight lines of any public right-of-way.

Fraxinus americana

White Ash

Gleditsia triacanthos

Honey Locust

Platanus occidentalis

American Plane Tree

Quercus rubra

Red Oak

Robinia pseudoacacia

Black Locust

Tilia americana

American Linden

• Street tree species are to be hardy, fast growing,
stately, with significant crowns, and tolerant of salt
and pollution from adjacent roadways. These
include:
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Steep Slope Zone

Floodplain Zone

In the Steep Slope Zone, the landscape strategy is intended
to create a strong visual image for the business development. Species selected for this zone are conducive to
slope stabilization. Groundcover is recommended for
ease of maintenance in a slope condition instead of sod or
seeded lawn.

In the Floodplain Zone, a native landscape treatment will
enhance the wildlife habitat, biological diversity and
groundwater recharge. Native grasses and wetland plantings are preferable to turf grass for ecological reasons
and as a means of reducing the need for maintenance,
irrigation and chemical treatment. The following are
recommended species as additions to the existing vegetation in this zone:

Recommended trees species for the Steep Slope Zone:
Populus deltoides

Cottonwood

Populus grandidentata

Bigtooth Aspen

Salix spp

Willow species

Recommended groundcover includes:
Brassica juncea
Ryegrass varieties

Indian Mustard

Recommended tree species include:
Acer rubrum

Red Maple

Carpinus caroliniana

American Hornbeam

Liquidambar styraciflua

Sweet Gum

Nyssa sylvatica

Black Gum

Quercus bicolor

Swamp White Oak

Salix nigra

Black Willow

Carpinus caroliniana (American Hornbeam)

Populus deltoides (Cottonwood)
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every ten surface parking spaces. As reasonable to the site
layout, walkways from parking lots to buildings shall be
landscaped to improve aesthetic and enhance pedestrian
safety.
Recommended species for this zone are pollution-hardy,
shade providing, and valuable in reducing runoff. Tree
species include:

Aronia melanocarpa (Black Chokeberry)

Recommended shrubs include:
Amelanchier canadensis

Oblong-leaf Serviceberry

Aronia arbutifolia

Red Chokeberry

Aronia melanocarpa

Black Chokeberry

Cornus amomum

Silky Dogwood

Hamamelis virginiana

American Witch Hazel

Rhododendron viscosum

Swamp Azalea

Sambucus canadensis

American Elder

Viburnum dentatum

Arrowwood

Viburnum prunifolium

Blackhaw

Recommended grasses and wildflowers include:
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Aster lateriflorus

Calico Aster

Aster novae-angliae

New England Aster

Campsis radicans

Trumpet Creeper

Glyceria canadensis

Canada Manna Grass

Impatiens capensis

Spotted Touch-me-not

Mertensia virginica

Virginia Bluebell

Phalaris arundinacea

Reed Canary Grass

Rudbeckia lanciniata

Cut-leaf Coneflower

Carpinus caroliniana

American Hornbeam

Celtis occidentalis

Common Hackberry

Cercis canadensis

Eastern Redbud (accent)

Liriodendron tulipifera

Tuliptree

Nyssa sylvatica

Black Gum

Quercus bicolor

Swamp White Oak

Ostrya virginiana

American Hophornbeam

Quercus Rubra

Red Oak

PEDA’s Construction and Maintenance Standards
During construction, PEDA will erect suitable protective
barriers around all trees to be preserved, making sure
that the trees are not damaged by construction equipment. Construction sites will control erosion and
sedimentation. Clearing will be selective to limit runoffs
and preserve the site character.
Similarly, the site will be maintained to preserve the environment:
• Minimum level of salts will be used on roads, as
needed, to protect public safety and the environment. De-icing compounds will be used judiciously
on roads.
• Vacuum-type sweepers will be used on a half-year
schedule to remove total suspended solids on streets.
Street and catch basin cleaning will occur every
spring.

Parking Zone

• Turf will be managed to limit associated pollution.

The landscape strategy for the Parking Zone is to use
landscape to help screen parking from view, and to plant
trees in order to provide aesthetic, mitigate heat generated
by parking surfaces, and reduce runoff. As guidance, a
minimum of one canopy shade tree should be planted for

• Annual use of pesticides, fertilizers, nutrients and
heavy metals will be judiciously used and monitored
to prevent/ensure minimization of release to ground
surface.
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Guidelines for PEDA Acting as
Speculative or Contracted Developer
and/or Independent Lessees/Parcel Owners
within the Stanley Business Park

Developer/Lessees/Owner
Protection of Natural Features
Natural feature conservation is a prime design and environmental objective for the site. As such, site planning
will work to exploit the site features and limit its disturbance. Parcel owners (or long-term tenants) will:
• Develop a design for their site that, to the extent
practicable, avoids construction in floodplain and
thus limits the need for local and/or state permits.
• Maintain a majority of plantings (in variety and
number) that are native to New England.
• Minimize modification of existing site contours.
• Preserve existing trees, as practical.
• All ground, with the exception of paved areas, will be
landscaped in a manner that is complementary to
the architecture, provides desired screening (as applicable and directed by the DRC), and forms an
attractive transition to the natural landscape features
of the PEDA site.
• Shallow grassed roadside swales will be used instead
of curb and gutter storm drainage systems to handle runoff and snow storage. Natural buffers and
drainageways will be maintained to allow for natural runoff infiltration, reduce runoff velocity, and
remove some suspended solids. Infiltration options
will be developed to avoid the need for
detention/retention systems.
Developer/Lessee/Owner Site Design Requirements
Parcel owners will develop designs for their sites that:
• Accommodate convenient pedestrian access to transportation.
• Accommodate the district’s pedestrian path system.

• Orient buildings toward streets.
• Provide setbacks for buildings at least 20 feet from
external and internal roads and from lots surrounding the site. Front, side and rear yard setbacks must
be at least 10 feet.
• Locate all exterior service, loading, storage, and utility
areas at the side or rear of the building and screen or
shelter these areas so they are not visible from Silver
Lake or public streets adjacent to the site.
• Building exteriors shall be fitted with lighting fixtures that complement the architecture or lit with
hidden fixtures. Parking lot, service area and access
drive lighting shall be freestanding fixtures of materials and style compatible with the architecture.
Illumination shall not dominate streets or adjacent
parcels.
• Individual parcels that are on the perimeter of the
campus and abut other parcels will accomplish an
aesthetic that is compatible with uses on those
parcels (as allowed in zoning), through building
height, architectural detail, site design and/or the use
of landscape to provide an appropriate buffer.
Developer/Lessee/Owner Requirements for Contributing to Desired Architectural Character
Architectural size and quality of construction of each
proposed building or structure should be characteristic of
contemporary, high-quality manufacturing, R&D and
office buildings. It is intended that methods of construction and materials will have an expected useful life of at
least 50 years.
The location of the Stanley Business Park site proximate
to the city’s central business district and appreciation for
the historic character of the central business district
motivates PEDA to elect that this site’s architecture be
inspired by Pittsfield’s historic downtown commercial
buildings. The DRC will evaluate proposed building
projects for their conformance with this intent based on
the criteria outlined below. It is the expectation of the
DRC that the owner or lessee will engage a professional
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Downtown Pittsfield

architect to complete a design of the intended quality and
character and to demonstrate to the DRC how the proposed building would conform to these intentions.
The Stanley Business Park master plan identifies the
primary building façade (or façades) for each building
site. The criteria below shall be applied to the primary
façades only. Secondary facades are expected to be constructed of compatible, durable and high-quality
materials, but are not expected to follow the same
guidelines.
To establish the desired architectural character of the
manufacturing/R&D site, its buildings should evidence:
• A pattern of repeating elements such as windows,
arches and other façade elements.
• Architecturally distinct elements, such as clock towers (are encouraged) at buildings at key locations and/
or uses.
• A continuous wall relative to the street.
• Animated cornices as can be found in historic commercial structures in downtown Pittsfield.
• Façade elements that show a consistency of size and
materials.
• Relationship of proportion of building elements
responsive to historic commercial buildings.
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Downtown Pittsfield

• Asphalt, sheet metal and membranes (are recommended) as roof materials.
• Brick (is recommended) as the primary façade(s) of
each building.
• Windows of traditional scale and design elements.
• Paint colors (should be) selected from the Benjamin
Moore Historic Color Collection.
• Installation of mechanical systems on the roof that
are unobtrusive as is practical (setting them back
from street view and positioning them so as not to
obstruct desirable views from other buildings in the
business district).
• On the primary façade, a minimum of 25% of the
wall area at the street level should be windows and/
or doors.
• The primary building entrance should be distinct
and identifiable from the street.
• Maximum height is 60 feet, exclusive of mechanical
systems and decorative elements.
• Any vertical roof projections such as towers, vents,
stacks or roof-mounted equipment must be organized in a manner that is integral to the architectural
form of the building.
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Developer/Lessee/Owner Landscape Requirements

• Must total not more than 18 square feet.

Each establishment must landscape the unbuilt area
around the building if it does not fall within the
domain of PEDA’s responsibilities as owner of the site.
In such instances a landscape plan must be submitted to
the DRC showing:

• Must refer exclusively to the establishment, services,
activities or type of product on the premises.

• Existing and proposed grades.
• Existing vegetative cover and indication of what is to
be retained.
• Proposed layout of plant material, including the
location, size and vegetative types.
• Proposed landscape plan accurately showing built
components of the site, easements and property
lines, as appropriate.
• A planting plan providing botanical and common
names of proposed plantings and their size and
quantity.
• Indication of the need for and dimension of any
excavation as part of the planting plan.
At least 25% of the lot area (if lots are established), exclusive of roads and rail lines, must be left in its natural state
or landscaped. The planting plan shall rely on native
plants and, to the extent practical, from the species list
suggested for PEDA (see above) in its capacity as owner
of the site. Deciduous trees must be at least 2.5 inches in
caliper (measured 6 inches above the top of the root ball).
Coniferous trees must be at least 8 feet in height at the time
of planting.
Fences are not encouraged, but are allowed for decorative
and screening purposes. They must be complementary to
the architecture of the structure for which they are
designed, as approved by the DRC.
Developer/Lessee/Owner Signage Requirements
Each establishment may have one or two signs, at least
one of which must be attached to the building. Each
sign:

• Must not overhang a pedestrian path or right-of-way.
• Must not be internally illuminated.
• Erected as identification signs at the entrance to a lot
shall be in a location designated by the DRC.
• Must be consistent in design, format and materials
with the manufacturing/R&D campus architecture.
• Placed on the exterior of the building must be
located relative to the principal entrance.
• Shall not have flashing or moving elements.
• Lighting is allowed providing that the sign’s light
does not over-spill adjacent premises or create glare
from unshielded light sources.
Developer/Lessee/Owner
Parking and Circulation Requirements
Parking will be provided for the entire campus at a ratio
of 2.5 cars per 1,000 square feet. Individual buildings can
vary; light manufacturing/R&D can be between 1.75 and
2.5 cars per 1,000 square feet and office between 2.5
and 3.5 cars per 1,000 square feet. Lessees/owners shall
establish these ratios for their uses, except if the developer/lessee/owner establishes reliance by site users of
transit means other than single occupancy vehicles to
justify a lower parking ratio. In instances of proposed
shared parking, the amount of parking shall be provided
at a rate agreed to by the DRC as proposed by the applicants of such shared parking. Required parking, as
established by these ratios, need not actually be paved,
where the applicant can demonstrate to the DRC that
such requirements are in excess of need, as long as the
required amount is shown on the site plan, the land is
kept available, and the actual parking space continues to
be adequate.
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Parking must be:
• At a distance of at least 10 feet to a street edge or
adjacent parcel.
• At a distance of at least 10 feet to a building line
(except in the case of automobile drop-off, a loading
area or vehicular entry).
• Accommodated on surface parking lots that employ
gravel and/or asphalt or equivalent material as
approved by the DRC.
• Accommodated in parking areas that are screened
from road rights-of-ways and adjacent developed
parcels through use of tree planting and/or decorative fencing.
• Accommodated in parking areas featuring treed
islands to avoid contiguous open parking areas in
excess of one acre in area. Parking islands shall be 10
feet wide (minimum) and 20 feet long (minimum) for
a minimum total of 200 square feet.
It is recommended that access drives be no wider than 22
feet. The number and areas of access drives per lot will be
subject to design review to ensure the intended landscape
continuity of the setbacks, while allowing the necessary
flexibility for development of individual lots. It is
expected that no parcel will have more than two access
drives.
To the extent feasible, all loading facilities for rail and
truck shall be on the side or rear of each building.
Developer/Lessee/Owner Construction,
Maintenance and Operational Standards
During construction, the builder will erect suitable protective barriers around all trees to be preserved, making
sure that the trees are not damaged by construction
equipment. Construction sites will control erosion and
sedimentation. Clearing will be selective to limit runoffs
and preserve the site character.
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Construction, maintenance and operation of facilities
must be performed to prevent:
• Any emission of air, water or other pollutants, and
radiation or release of toxic or biohazard use materials in violation of federal, state, and local standards
and regulations.
• Any emission above an applicable standard that is
known to, or can be shown to, endanger human
health or cause significant damage to property or
vegetation.
• Any surface water or groundwater contamination that
exceeds any applicable state or federal regulations.
• Any noise, air pollutant, vibration, dust, odor, change
of temperature, or direct glare of light that:
• Emanates beyond the boundaries of the lot on
which the use is located.
• Is of sufficient quantity or duration to cause
significant annoyance or interference with normal activities.
• Tends to disturb the peace or threatens the
safety of occupants and visitors of any parcel.
• Tends to cause an unclean, unhealthy or untidy
condition to exist outside of enclosed structures.
• Any flashing light (except for warning devices, temporary construction or maintenance work, parades,
agricultural activities, or other special circumstances)
shall not be observable without instruments within 50
feet of the boundaries of the originating premises.
Developer/Lessee/Owner
PEDA as Developer/Lessee/Owner will manage the site
responsibly, according to the following guidelines:
• Turf will be managed to limit associated pollution.
• Annual use of pesticides, fertilizers, nutrients, and
heavy metals will be monitored to prevent/ensure
minimization of release to ground surface (an
annual report will be submitted to the DRC on
such usage).
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• Each parcel lessee/owner will avoid or limit the use
of salt or other chemicals as a de-icing agent on
access drives, parking lots, and pedestrian walks.
• All items stored outside a building (including dumpsters, air conditioners, and long-term storage of
goods or materials) shall be reasonably screened
from adjacent buildings, streets and access drives.
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