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INTRODUCTION 

Information the Commission sought from each applicant falls 
into five broad categories: 

1.  Overview                                2. Finance 
  3.  Economic Development         4. Building & Site Design 

                                     5. Mitigation 
 

  The Building & Site Design category focuses chiefly on 

physical aspects of the proposed slots parlor and its 

relationship to physical and other aspects of its surroundings 
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BUILDING & SITE DESIGN 

The Building & Site Design Section Contains 79 Questions that 
Focus on Seven Separate Criteria 

  1. Creativity in design and overall concept excellence - 9 

  2. Gaming establishment of high caliber with quality amenities - 15 

  3. Compatibility with its surroundings - 13 

  4. Use of sustainable development principles - 22 

  5. Security - 9 

  6. Approach to permitting – 9  

  7. Other uses for the facility and its precise location in the community - 2 
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ADVISORS 
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Principal advisors who assisted in analysis of the applications: 
 
• Pompeo Casale, PE  

McFarland Johnson, Inc. 

• Raymond L. Porfilio, Jr., AIA, LEED AP  
Epstein Joslin Architects 

• Richard A. Moore, PE 
City Point Partners 

• Stanley D. Elkerton, PE 
City Point Partners 

• Frank A. Tramontozzi, PE 
Green International Affiliates, Inc. 

• Anne-Marie Lubenau, AIA 
 



REPORT 
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Report contains a rating for each criterion and for groups questions connected with 
that criterion plus an overall rating for each of the applications 

Insufficient – Response failed to present a clear plan to address the topic, or failed to meet the 
minimum acceptable criteria of the Commission 
 
Sufficient – Response provided was comprehensible and met the minimum acceptable criteria of the 
Commission; and/or provided the required or requested information. 
 
Very Good – Response was comprehensive, demonstrates credible experience and plans, and/or 
excels in some areas 
 
Outstanding/Excellent – Response was of uniformly high quality, and demonstrates convincing 
experience, creative thinking, innovative plans and a substantially unique approach 

Appendices: 
A. Schematic Design 
B. Traffic and Parking 
 

C. Energy and Sustainable Design 
D.    Permitting                  E. Statutory Excerpts       



SITE VISITS 
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Leominster |PPE Plainville | SGR  Raynham | 
RP 

Maryland Live! [Leominster] Hollywood Grantville [Plainville] Parx Bensalem [Raynham] 



DISCUSSION 
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RATING 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

 
Group 1 – Design Approach  4-1  Overall Theme 
      4-4  Color Rendering 
      4-5  Schematic Design 
 
 
Group 2 – Setting    4-2  Relationship with Surroundings 
      4-6  Proposed Landscaping 
 
 
Group 3 – Supporting Elements 4-3  Architects, Engineers & Designers 
      4-8  Parking 
      4-9  Transportation Infrastructure 
 
 
 
Group 4 – Optional Deliverable 4-7  Alternative Presentation 

Questions Grouped by Importance 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

Leominster | PPE 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

Leominster: Site 
Regional Area 
Map 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

Leominster: Site 
Regional Area 
Map 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Leominster: Site 
Location 
Aerial Map 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Leominster: Site 
Parking Plan 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Leominster: Building 
Perspectives & Elevations 
West 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Leominster: Building 
Perspectives & Elevations 
East 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

Plainville | SGR 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

Plainville: Site 
Regional Area 
Map 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

Plainville: Site 
Regional Area 
Map 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Plainville: Site 
Site Aerial Map 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Plainville: Site 
Landscape Plan 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 

20 |  MASSGAMING COMMISSION 

RATING Plainville: Building 
Perspectives & Elevations 
Northwest/North 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Plainville: Building 
Perspectives & Elevations 
East/South 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 

Raynham | RP 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 

23 |  MASSGAMING COMMISSION 

RATING 

CRITERION 1: 

Raynham: Site 
Regional Area 
Map 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Raynham: Site 
Site 
Aerial Map 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 

25 |  MASSGAMING COMMISSION 

RATING Raynham: Site 
Site Plan /  
Parking plan 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Raynham: Building 
Perspectives & Elevations 
South/East 

CRITERION 1: 

East 

South 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Raynham: Site 
Site Plan /  
Parking plan 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING 

CRITERION 1: 



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE 
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RATING Criterion 1 - Overall Rating Narrative 

CRITERION 1: 

Leominster presents a well-documented overall design concept and package that is 
consistent with the proposed uses and with an upscale entertainment (gaming, dining 
and live entertainment) venue. Its site and landscape proposal reinforces the design.  
 
Plainville provides adequate information to describe the design approach and 
integrates gaming with live racing and simulcast in a site-specific solution. Its site and 
landscape proposal addresses storm water and runoff.   
 
Raynham incorporates gaming, simulcast, and a multipurpose space into an internally-
focused facility set in a large parking area. The exterior is dominated by electronic 
signage and its site and landscape proposal lacks the detail necessary for full 
evaluation.  



        CREATIVITY IN DESIGN & OVERALL  
        CONCEPT EXCELLENCE  
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RATING 

CRITERION 1: 
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RATING 

CRITERION 1:             CREATIVITY IN DESIGN & OVERALL  
     CONCEPT EXCELLENCE 
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RATING 

        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

4-10  Gaming Amenities 
4-11  Non-Gaming Amenities 
4-15  Entertainment Venues 
4-18  Other Facilities 
4-19  Quality of Amenities 
 
 
 
4-14  Serving the Surrounding Community 
4-20  Art  
 
 
 
4-21 Tourism Diversity 
4-22 Diversified Regional Tourism   
 
 
 
4-12 Exhibition Space 
4-13 Conference Space 
4-16 Public Spaces 
4-17 Description of Hotel  

Group 1—Descriptive of Facilities 
 
 
 
 
 
 
Group 2 – Socio/Economic/Cultural  
 
 
 
 
Group 3 – Tourism 
 
 
 
 
Group 4 – Optional Amenities 

Questions Grouped by Importance 



        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 
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RATING Leominster: Site 
Parking Plan 

CRITERION 2: 
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RATING 

        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Leominster: Site 
Site Plan 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Leominster:  
Interior 

Gaming floor bar 

Prime Rib Steakhouse Market Buffet 

Live! Buffet 



        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 
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RATING Plainville: Site 
Site Plan / 
Parking Plan 

CRITERION 2: 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Plainville: Building 
First Floor Plan 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Plainville: Building 
Second Level  
Floor Plan 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Plainville: Building 
Garage Roof 



        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 
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RATING Raynham: Site 
Site Plan /  
Parking plan 

CRITERION 2: 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Raynham: Building 
First Floor Plan 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Raynham: Building 
Amenity Sample 
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RATING 

        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 

Leominster rose above the others offering a well-defined performance venue, very good 
restaurant features, and providing the most robust floor plan details.  Leominster also 
made a convincing argument that their proposal is a well-balanced, three feature venue 
(dining, performance, gaming) in which any one is a draw in and of itself.   
 
Plainville proposes racing and simulcast in addition to slots.  Plainville highlights its track 
and the perpetuation of harness racing as amenities, and emphasizes its situation as part 
of a regional nexus of venues.  Construction cost per square foot was considered as an 
approximation of the quality of the building.  
 
Raynham also proposes simulcast in addition to slots. Construction cost per square foot 
fell 25% to 30% below Leominster and Plainville.  Also, Raynham responses to several 
questions were less detailed than the responses by the other applicants.  

Criterion 2 Rating Narrative 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 
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        GAMING ESTABLISHMENT OF HIGH CALIBER 
        WITH QUALITY AMENITIES IN PARTNERSHIP 
        WITH LOCAL FACILITIES 

CRITERION 2: 
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RATING 

        COMPATIBILITY  
        WITH SURROUNDINGS CRITERION 3: 

4-25 Traffic Mitigation 
4-23 Egress from Gaming Establishment 
4-24 Adequacy of Existing Transportation 
Infrastructure 
4-26 Parking Facilities 
 
 
 
 
 
 
4-28 Delivery of supplies and trash removal 
4-29 Signage 
4-30 Minimizing Noise and Lighting 
4-32 Site Improvements 
4-35 Regional Water Facilities 
4-36 Sewage Facilities  
 
 
4-31 Integration with Surrounding Venues 
4-33 Stimulating Retail Activity 
4-34 Extreme Weather  

Group 1—Transportation Adequacy,  
       Mitigation, Improvements  
 
 
 
 
 
 
 
 
Group 2 – Utilities, Services,  
        Neighborliness 
 
 
 
 
 
Group 3 – Various 

Questions Grouped by Importance 



         COMPATIBILITY  
         WITH SURROUNDINGS 
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RATING Leominster: Site 
Parking Plan 

CRITERION 3: 



         COMPATIBILITY  
         WITH SURROUNDINGS 
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RATING 

CRITERION 3: 

Leominster: Site 
Regional Area 
Map 



         COMPATIBILITY  
         WITH SURROUNDINGS 
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RATING Plainville: Site 
Landscape Plan 

CRITERION 3: 



         COMPATIBILITY  
         WITH SURROUNDINGS 
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RATING 

CRITERION 3: 

Plainville: Site 
Regional Area 
Map 



         COMPATIBILITY  
         WITH SURROUNDINGS 
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RATING Plainville: Site 
Concept  
Traffic Map 

CRITERION 3: 



         COMPATIBILITY  
         WITH SURROUNDINGS 
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RATING Raynham: Site 
Site Plan /  
Parking plan 

CRITERION 3: 



         COMPATIBILITY  
         WITH SURROUNDINGS 
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RATING Raynham: Site 
Site 
Aerial Map 

CRITERION 3: 
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RATING 

        COMPATIBILITY  
        WITH SURROUNDINGS CRITERION 3: 

Leominster and Plainville generally responded to all questions with sufficient detail and 
documentation.  Plainville in particular provided innovative plans for wayfinding and 
recycling.  Both fell short on providing sufficient information within the traffic studies 
and did not Include, among other items, an analysis of roads and intersections impacted 
within a broader geographic area.  
 
Likewise Raynham fell short on traffic studies.  In addition Raynham provided conflicting 
information on site entrance and did not justify its overabundant parking.  Raynham 
gave insufficient responses relative to site improvements (no plans) and recycling (not 
emphasized).  

Criterion 3 Rating Narrative 
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RATING 

        COMPATIBILITY  
        WITH SURROUNDINGS CRITERION 3: 
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RATING 

        COMPATIBILITY  
        WITH SURROUNDINGS CRITERION 3: 
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RATING 

        SUSTAINABLE DEVELOPMENT CRITERION 4: 

4-37 LEED Certification* 
4-39 Stretch Energy Code* 
4-54 Sustainable Building Construction  
 
4-41 Storm Water* 
4-42 Water Conservation* 
4-43 Energy Efficient Equipment* 
4-46 On-site Energy Generation* 
4-47 Off-site Renewable Energy* 
4-48 Building Envelope and HVAC 
4-51 Centralized Heating & Cooling 
4-49 Energy Consumption Monitoring* 
4-55 Ongoing Sustainable Site Operations 
4-59  Grid Failure 
 
4-40 Alternative Fuel Vehicles 
4-44 Energy Efficient Gaming Equipment 
4-45 Lighting 
4-50 Advanced Building Controls for Energy* 
4-52 Shifting Peak Energy 
4-56 Testing of Clean Energy Technologies 
4-58 Public Education on Clean Energy  

Group 1—LEED and energy  
performance  
 
 
 
Group 2— energy sources  
and use; renewables 
 
 
 
 
 
 
 
 
Group 3— finer grain  
sustainable strategies  
 
 
 
 
 
 

Questions Grouped by Importance 
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        SUSTAINABLE DEVELOPMENT 
        LEED SCORES CRITERION 4: 

LEED for New Construction and 
Major Renovations 

Silver        50 
 

LEED for New Construction and 
Major Renovations 

GOLD        66 
 

LEED Facts 
Leominster, MA  

® 

LEED for New Construction and 
Major Renovations 

GOLD        64 
 

Sustainable Sites            10 
 
Water Efficiency              6 
 
Energy & Atmosphere             24 
 
Materials & Resources              5 
 
Indoor Environmental              11 
Quality 

* Out of a possible 100 points + 10 bonus points 

Innovation & Design                   6 
 
Regional Priority               2 

LEED Facts 
Plainville, MA  

® 

Sustainable Sites            16 
 
Water Efficiency              7 
 
Energy & Atmosphere             19 
 
Materials & Resources              6 
 
Indoor Environmental                9 
Quality 

* Out of a possible 100 points + 10 bonus points 

Innovation & Design                   6 
 
Regional Priority               3 

LEED Facts 
Raynham, MA  

® 

Sustainable Sites              8 
 
Water Efficiency              4 
 
Energy & Atmosphere             14 
 
Materials & Resources              6 
 
Indoor Environmental                9 
Quality 

* Out of a possible 100 points + 10 bonus points 

Innovation & Design                   5 
 
Regional Priority               4 

LEED SCORESHEETS 
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        SUSTAINABLE DEVELOPMENT 
        LEED SCORES CRITERION 4: 

LEED-NC Certification Levels 
Certified 40-49    credits 
Silver  50-59    credits 
Gold  60-79    credits 
Platinum 80-110  credits 

CERTIFIABLE 
LEVEL FOR 
CATEGORY 2 
LICENSE 
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        SUSTAINABLE DEVELOPMENT CRITERION 4: 

LEOMINSTER 
PLAINVILLE 

RAYNHAM 
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        SUSTAINABLE DEVELOPMENT CRITERION 4: 

Leominster 

Plainville 

Raynham 
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RATING 

        SUSTAINABLE DEVELOPMENT CRITERION 4: 

Leominster commits to the LEED Gold target and the Stretch Energy Code. Its Central 
Heating Plant system with absorption cooling makes the design energy efficient and less 
reliant on the grid for its power. Limited on-site renewables are proposed. Leominster 
has a good stormwater management plan and conserves potable and irrigation water 
uses.  
Plainville commits to the LEED Gold target and the Stretch Energy Code, supported by a 
detailed implementation plan. Its mechanical system is comprised of distributed 
rooftop units balanced by an efficient envelope and significant on-site renewables 
supported by a solar analysis. The stormwater plan utilizes the track infield for full on-
site retention and exceeds best practices.  
Raynham’s proposal commits to  LEED Silver target instead of the targeted Gold, but 
will meet the Stretch Energy Code. Raynham proposes a centralized  mechanical system 
but provides no detail. Mention is made of a significant ground-based solar array but it 
is not located on the plans. Their site approach acknowledges the proximity of water 
resources and mitigates discharge but maintains significantly more impervious surface 
area than the other proposals.  

Criterion 4 Rating Narrative 
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RATING 

        SUSTAINABLE DEVELOPMENT CRITERION 4: 
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RATING 

        SUSTAINABLE DEVELOPMENT CRITERION 4: 
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RATING 

        SECURITY, MONITORING, SURVEILLANCE, 
        AND EMERGENCY PROCEDURES CRITERION 5: 
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RATING 

        PERMITTING CRITERION 6: 
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RATING 

        OTHER CRITERION 7: 
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RATING 

         OVERALL BUILDING & SITE DESIGN RATINGS 
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RATING 

         OVERALL BUILDING & SITE DESIGN RATINGS 
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RATING 

         OVERALL BUILDING & SITE DESIGN RATINGS 
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