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A. STATEMENT OF LIMITATIONS 
 

 
This Property Profile is a compilation of public record information and additional information from the Seller 
regarding approximately 65.8+/-acres of land and improvements. The property is located at 491 Eastford Road, 
Southbridge, Massachusetts and is currently offered for sale by LandVest, Inc. (hereinafter, the Offered 
Property).  
 
Neither the Seller nor Seller’s representatives make any express or implied representation or warranty as to the 
accuracy or completeness of any information in this information package or any of the exhibits attached hereto, 
and none of such persons shall have any liability relating to or arising from use of any information or any errors 
there in or omissions there from. Prospective buyers are not entitled to rely on the accuracy or completeness of 
this information and shall be entitled to rely solely on such representations and warranties as may be in a 
Purchase and Sale Agreement relating to the proposed acquisition, subject to the terms and conditions of such 
agreement. 
 
Any alternative use of the Offered Property implied in this information package does not constitute a warranty 
or guarantee of approval. It is the sole responsibility of the Buyer to determine the viability of any contemplated 
use of the Offered Property under pertinent federal, state, and local regulations. The Seller makes no 
representation as to the likelihood of approval of any proposed use. 
 
Neither Seller nor any of its representatives are under any legal obligation and shall have no liability of any nature 
whatsoever with respect to the proposed acquisition by virtue of this information package or otherwise.  
 
No legal liability is created by this information package, and this document is to be used in whole and not in part.  
Any sketches produced by LandVest in this information package show approximate dimensions and are included 
only to assist the reader in visualizing the Offered Property.  
 
The Offered Property is sold in its as is condition and no warranties, guarantees, or representations are given as 
to the condition of site improvements or their compliance with federal, state, or local building, zoning, and/or 
other regulations.  
 
The Seller reserves the right to reject all offers, to enter into an agreement with someone other than the highest 
offeror, and to negotiate further with one or more offerors.  If an offer sets forth a price and conditions that are 
acceptable to the Seller, the Seller will prepare a proposed Purchase and Sale Agreement which will require a 
deposit of a portion of the purchase price, to be forfeited upon non-performance.  No party, Seller or Buyer, will 
be bound until a Purchase and Sale Agreement is signed by both parties and the deposit paid. 
 
Access to the Offered Property is not allowed unless accompanied by an authorized employee of LandVest, Inc. 
LandVest, Inc. by reason of this property profile, may not be required to give testimony in court with reference 
to the Offered Property described herein.  
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B. SUMMARY OF IMPORTANT FACTS 
 
Offered Property: 65.8± acres and improvements in Southbridge 
 6,495 sq. ft. chateau-style stone exterior residence built in 1927 
 12 room, 7 bedroom, 6 full bath, 2 ½ baths, 3 fireplaces (2 fire and 1 gas), 

pool, 10 acre private pond and hiking trails that abut thousands of acres 
of town watershed lands.  Separate caretaker apartment above 3 car 
garage.  2,024± feet of road frontage on Eastford Road. 

 
  
Property Location: 491 Eastford Road Southbridge, Massachusetts 
 
Assessor Map & Lots: Map 77, Lot 1-1 (15.0± ac), and Map 77, Lot 1-1-A (50.8± ac) 
 
Record Owners:   Network Equipment Services, LLC 
 
Recorded Deeds:  Book 57566, Page 137, Worcester District Registry of Deeds (077-001-1)  

and Book 58200, Page 359 (077-1-B-1) 
  
 
 
OWNERSHIP & TAX ASSESSMENT  
 

Address Owner Map/Lot Acres Appraised 
Land Value 
By Town 

Building 
Value 

Total Assessed 
Value 

491 Eastford Rd Network 
Equipment 
Services, LLC 

077-001-1 64.7 $202,500 $627,500 $829,700 

Eastford Rd Wells Pond 
LLC 

077-001-
B-1 

1.13 $32,800 $0 $32,800 

  Total: 65.8±Acres $235,300 $627,500 $852,500 

 
     
The deeds, assessor field cards, recorded plans, conservation restrictions, and forest management plan for the 
Offered Property are included in the Appendix. 
 
 
 
Zoning: The offered property is located in the Single-Family Residence Zoning 

District. 
 
Wetlands: See attached maps 
 
Flood Zones: See attached maps 
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Property Description: This 65.8 acre property offers privacy and views from the top of the ridge 

that runs the length of the property. The 6,495 square foot chateau-style 
home was built in 1927 by John Wells grandson of the founder of the 
American Optical in Southbridge. 

 
 The adjacent undeveloped land to the south of the main house has 

development potential, with 1,891 feet of frontage on Eastford Rd, as well 
as potential access for a subdivision road from Woodcliff Rd on the 
southern end of the property. The abutter to the south of this property is 
thousands of acres of water department watershed lands. 

 
With an interior living area of 6,594 ± sq. ft, and additional finished attic 
spaces, this estate, built in 1927, boasts 12 rooms, 7 bedrooms, 6 full 
baths, 2 ½ baths, 3 fireplaces (2 wood and 1 gas), a living room, dining 
room, sitting room, kitchen/great room, basement recreation room, pool, 
and direct access to a dock on Wells Pond.  Above the three-bay garage is 
a caretaker’s apartment with full bath, kitchen, bedroom, and living room 
with a wood fireplace. 

 
 Bought in 2016, significant renovations have added forced hot air heat, 

repaired the roof, removed old heating and electrical systems, finished 
many rooms, and removed trees overshadowing the home. This property, 
directly adjacent to the Cohasse Country Club is poised for its next 
chapter. It could equally become a year-round home, a summer retreat, a 
bed and breakfast, or a retreat center. 

 
Utilities: Electric, phone, and cable are at the site. Heating system is powered by a 

propane tank. Two gas fireplaces, and one working fireplace. The homes 
water service is supplied by town of Southbridge water system. 
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PROPERTY IDENTIFICATION 
 
The 65.8 acres is predominately forested with open tree canopy surrounding the home, garage, pool, and 
terrace, as it slopes down to Wells Pond. A dirt road runs north down to the Cohasse Country Club, across 
the dam and provides direct access onto the golf course. A trail runs south along the ridge towards 
Woodcliff Rd.  The property abuts land owned by the Southbridge Water Department which may be 
considered conserved land. 
 
John Wells was the grandson of the founder of American Optical, the largest employer in town at one point 
employing more than 2000 workers.  Mr. Wells was also an early pioneer Ham Radio operation and founded 
the Harvey Wells Electronic Company specializing in Ham Radios and components.  The house supported a 
large Ham Radio antenna along the ridge line on the roof. 
 
Worcester Regional airport is 36 minutes from the property, with daily flights to Florida and daily trips to 
JFK. Worcester is roughly 20 miles away, Boston is 60 miles, Providence 50 miles away, Hartford is 44 miles 
away. The town of Southbridge is 9 minutes east of Route 84 and 10 minutes from the Mass Turnpike 
providing access to points east, west, and south. 
 
TOWN OF SOUTHBRIDGE DESCRIPTION 
 
The Town of Southbridge is located in southwestern Worcester County, Massachusetts. The town was 
incorporated in 1816. Southbridge is located on the Massachusetts / Connecticut border and in 
Massachusetts is bounded on the west by Sturbridge, on the north by Charlton, and on the east by Dudley. 
Woodstock, Connecticut runs along its entire southern border, and Union, CT lies just to the west. The total 
area of Southbridge is close to 21 square miles in size, with 0.5 square miles of water. It is bisected by the 
Quinebaug River that runs through downtown Southbridge. The property for sale lies just to the south of 
the downtown, and is adjacent to significant protected land in southwest Southbridge. The landscape is 
dominated by the hills and rivers, leading down to the Quinebaug River. The elevation of Southbridge is 
489 feet above sea level.  

The population was 16,719 as of the 2010 census, with 6,866 households.  As of the census of 2000, there 
were 17,253 people. The median income for a household in the town was $48,762, and the median income 
for a family was $58,067.  

 
TOWN OF SOUTHBRIDGE HISTORY 
 
The area was initially inhabited by the Nipmuck and Mohegan tribes, with the Quinebaug River dividing 
their territories. The first European settlers and use began as early as 1638, when John Winthrop, Jr. 
purchased Tantiusques a tract for mining lead. Southbridge was first settled by Europeans in 1730. In 1801 
a poll parish, named the Second Religious Society of Charlton, and popularly called Honest Town, was 
formed from parts of Dudley, Charlton, and Sturbridge. In 1816 this parish was incorporated to become the 
township of Southbridge. Water power from the Quinebaug River made Southbridge a good location for 
sawmills and gristmills in the 18th century, and textile mills in the 19th century. After the Civil War, many 
immigrants of Irish and French-Canadian descent came to work and live there; by the 1930s they had been 
joined by Poles, Greeks, Italians and others. 
 
Due largely to the success of the American Optical Company, which was founded by George Wells, 

https://en.wikipedia.org/wiki/Worcester_County,_Massachusetts
https://en.wikipedia.org/wiki/Massachusetts
https://en.wikipedia.org/wiki/Rutland,_Massachusetts
https://en.wikipedia.org/wiki/Princeton,_Massachusetts
https://en.wikipedia.org/wiki/2010_United_States_Census
https://en.wikipedia.org/wiki/Census
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Southbridge was known nationally for its manufacture of optical products. Under the Wells family, the 
American Optical Company ("AO") became the world's largest manufacturer of ophthalmic products, and 
at its height employed more than 6,000 people around the world. Many of its workers were exempted from 
the draft during World War II since they were doing vital defense work, including making Norden 
bombsights and even some work on the atomic bomb. 
 
By the early 1960s, the mill town had a movie theatre, an AM radio station (WESO), and an airport. New 
immigrants from Puerto Rico, Laos, and Vietnam began arriving in the 1970s and 1980s, and the town now 
has a significant Hispanic and Puerto Rican population. The American Optical Company shut down in 1984. 
(Adapted from Wikipedia) 
 
 
BUILDINGS DESCRIPTIONS 
 
MAIN HOUSE 
 
The home was constructed in 1927 as a chateau inspired stone residence, with views down to the Pond 
and the golf course on both sides. The front entry is through the “tower”, greeting you with a circular 
staircase accessing the second and third floors. Down several steps is the main hall, off of which is the grand 
living room with large fireplace, sitting room, dining room, and kitchen/great room. This ground floor opens 
on to a terrace that leads to the pool with a beautiful overlook onto Wells Pond. Upstairs, there are 4 main 
bedrooms, a laundry, 4 baths, and 3 smaller bedrooms. There are two separate attic spaces that are 
finished, as well as a recreation room/bar in the basement.  
 
The main portion of the house is heated with 2 Buderus propane boilers and a new 6-zone forced air system 
installed in 2017, while the old servants quarters are on a 2-zone hot water baseboard heating system.  
 
Since its purchase in 2016, significant renovations were undertaken to restore this home to its former state 
including: repair of roof leaks, 400 amp electrical service upgraded, old boiler removed, old oil tanks 
removed, old transformer removed, old water heaters removed throughout main house, forced hot air 
heating system installed in main house, new boiler installed, main house attic finished and skylights 
installed, additional electrical run to above main bath for eventual bathroom improvement, improved 
entryway ½ bathroom area, and removed trees overshadowing the home and driveway.  The above 
renovations place the next owner easily within striking distance of restoring the home to its former comfort. 
 
CARETAKER’S APARTMENT 
 
The separate 3-car garage has a caretaker’s apartment above it with a bedroom, full bath, kitchen, and 
living room. Stone steps bring you down to the dock and beach area on the pond. 
 
POND AREA 
 
The pond is accessed by a series of stone steps that lead you down to a dock and the old beach area. There 
is an old stone wall with inserts for fires and grilling that could be rehabilitated into a kitchen / beach 
recreation area. 
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C. PHOTOS 
Aerial image of property looking east 

 
 
Aerial image of property looking north 
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Aerial image of property looking south 

 
 
Aerial image of property looking west 
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D. REGULATORY FACTORS 
 
The following section of this Property Profile discusses some of the regulatory factors that have an impact 
on proposed uses of the Offered Property.   
 
 
ZONING 

 
The Offered Property is located in the Town of Southbridge’s Single-Family Zoning district. Single-family 
dwellings and their accessory buildings, uses, and structures are the predominant permitted uses by right.  
Additional detail covering uses as permitted by special permits are described in the town bylaws available 
online at: 
 
https://www.ci.southbridge.ma.us/sites/southbridgema/files/u121/zoning_by-laws_posted_9-19-16.pdf 
 
Special permits are acquired from the Board of Appeals, Planning Board or Board of Selectmen depending 
upon the request.  
 
 Single Family Zoning District  

Minimum Lot Size (not served by sewer): 30,000 sq. ft. 
Minimum Lot Size (served by sewer): 22,500 sq. ft. 

 Minimum Frontage (not served by sewer): 125 ft. 
 Minimum Frontage (served by sewer):  100 ft. 

Front Yard Setback: 30 ft. 
Side Yard Setback (not served by sewer): 20 ft 
Side Yard Setback (served by sewer): 10 ft 
Rear Yard Setback (not served by sewer): 35 ft 
Rear Yard Setback (served by sewer): 30 ft 
Maximum Building Height: 35 ft.  
Maximum Building Coverage: 20% 

  
 
WETLANDS 
 
See orthophotograph map of property 
 
FLOOD ZONES 
 
Wells Pond is classified as a regulatory floodway by FEMA. Narrow areas flanking the sides of the southern 
portion of Wells Pond lie in the 100 year floodplain. See site analysis of the property. 
 
RARE SPECIES: PRIORITY & ESTIMATED HABITAT 
 
A review of the MassGIS Natural Heritage data layer indicates that there are no rare and endangered 
species present on the Offered Property. However, this information is updated periodically and the buyer is 
encouraged to seek the latest information from The Massachusetts Natural Heritage and Endangered Species 
Program (NHESP). 
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The NHESP is responsible for the regulatory protection of rare species and their habitats as codified under 
the Massachusetts Endangered Species Act (M.G.L. c.131A), it’s implementing regulations (321 CMR 10.00), 
and Wetlands Protection Act (M.G.L. c.131s.40) and its implementing regulations (310 CMR 10.00).  If a 
project site is within Priority Habitat or Estimated Habitat of Rare Species and the proposed activity is not 
exempt then the project proponent must file with the NHESP. 
 
If Estimated and Priority Habitat is identified on the Offered Property, coordination with Natural Heritage 
will be necessary.  This process typically involves: 1) submitting an information request to determine what 
species may be in the vicinity of the project; 2) if NHESP determines that a rare species may be present on 
the property, it is necessary to hire a qualified professional to perform a comprehensive wildlife habitat 
survey; and 3) submission of a site plan to NHESP for review.  NHESP will determine if there is a “taking” of 
a rare species.  If NHESP determines there is a taking, the applicant must apply for a Conservation and 
Management Permit. 
 
 
ENVIRONMENTAL CONDITIONS 
 
There are no known adverse environmental conditions on the site based on information provided by the 
client and a review of local records. 
 
 
OTHER RESOURCES 
 

Southbridge’s Master Plan 
https://www.ci.southbridge.ma.us/sites/southbridgema/files/file/file/southbridge_master_plan_
volume_1.pdf 

 
 
  

https://www.ci.southbridge.ma.us/sites/southbridgema/files/file/file/southbridge_master_plan_volume_1.pdf
https://www.ci.southbridge.ma.us/sites/southbridgema/files/file/file/southbridge_master_plan_volume_1.pdf
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APPENDIX A 
 

DEED 
 
PLAN OF LAND – PARCEL 205-1 
 
ASSESSOR FIELD CARDS 

















�������� �	
��
���������
� ���� �������
������
�������� ���� ��� ! "��#��$��%&'()�"����*'+���,,+�-- --. �� /01	2��� 345 ����6���7��8�9���� 1
��� ! "��#��$��%&'()�"�����*'+���,,+9�:��� !�77! -- (��;�<�=0��(&�"
)2�+����1��>�=0� ?�� �3!�� /
9 !��@���� 6��A�B�3�8 =�=����
C�?�� �5�� �0�

�1�
�4�-�!�. �� 
�

�DEF�G�?HI�J5�J��5�
9�!! ���K��� �-- --. ��K���������L �! 4.M!�N . ��- ���7 H����1�
0 /�1�21�� /1�12=�� /01	2������� !��@�J ��!7
���� !-O�M�P�-��!Q ��� !-O�M�P�-��!Q��� ! ?�� �3!�� 9 !��@���� 6��A�B�3�8 4�-�!�. �� ?�� �5�� "��#��$��%&'()�"�����*'+���,,+ /
 � =�=����
C� 
� �0�

�1�
�"��#��$��%&'()�"�����*'+���,,+ /
CC2=�� � ==�
���
�� 
* ���10�1�
��
���������
����
,�R���&�� /
�� � ��
����C� 
� �C�

�1�

�')�"�,,'�(���� /=��2��� 
 
C=00��1� 
S �0�
��
		
�
�������(��(���'���'"+ /
�� � 
��CC��
=� � ���
=�
	0��6���7��8�4�@�!.�����6���7��8�F�T�? ������F



����� �����	
������ 
��	����	
���
��� �������	��� ������
��� ������	����
���� �
���
�������	����
���� �
�������������� �
��� !	�
������"�� ��
��#����	����
���� �	���#����	����
���� �#����	���$���� �	���#����	���$���� �!�
��$��� %��	�
�!�
��%���� !����
������%���� &���%��
��'�����(�� )�'�����(�%��
��'�*�(�� +%��
��!
���'
�*�� +%��
��,��
�$	����� �%��
��
��(�� �+'
�*������� �"��
-�.	��*��������� �"��
-�
���
��(����
 �'�(���
�
-� �����
�.	��*�� � /01023

45673621�89:;:
<*����  	(
-��="-�	=��( �*���� ����*��	�-���>*����  ?@@?@@?+45673621�/AB:5;

45673621�C5DEFG0AH�IHJ�K;LM:30 N0HOG6P;6:2 QG:HH�FG0A /6R621�FG0A'�� $	����$���� +S@+� +S@+�$T� T����������S�$	�	�*�� �SU�� �SU��$�% ���	�S�$	�	�*�� �SVW) UX�$'� '
��(���S�$	�	�*�� V@) @$�> �
����� �YY @$�> >���*S�����S�$�
(�� �@W @�Z' ��
� @ @T'� '
��(���S�T��	�	�*�� �S@�X @� � YSV++ )SXYW45673621�̀�\�C0O;6:2�a



�����������������
��	 ����������
��	���� ��	��
��
�� �
�� ���
� ������

�

��
���2���
3
��	�4������5��6�5�
��� ��	��
��
��%789: #;<=:<7>;<?9$;@:9  :A>@:<7>?9BC?@:D #%7;C>:AD &EF+/GGHI?<G8 &!J7:C>;C�K?99�& $?A;<?C8!J7:C>;C�K?99�- � ;;L�%7CHG7HC:D B?M9:N0>I ;;L�#;=:C %9?7:�<7:C>;C�K?99�& $>J:@�<7:C>;C�K?99�- ��<7:C>;C��9C�& $>J:@�<7:C>;C��9C�- �0:?7��H:9 />90:?7�)8I:D %7:?O"#�)8I:D (;<:);7?9�P:@C;;OAD &�P:@C;;O);7?9�P7QCOAD &);7?9�0?9L�P?7QAD &);7?9�R7C?��>J7CAD �);7?9� ;;OAD SP?7Q�%789:D "=:C?T:U>7GQ:<�%789:D "=:C?T: :G� ;;O�"C:? �PAO7�B?C?T: S!J7C?�U>7GQ:< � ������

�

��
���VW���
XQ77IDNN>O?T:AE=TA>EG;ONIQ;7;AN%;H7QMC>@T:$"�Q;7;ANNY..Y..YS�

��
�����Z�
�

�

��
����
3[2���	�\	]�6�̂���� ��	��
��
�� _��		�2��� �
̀
���2���)a% )QC::�aH?C7:C�%7;C8 Fbc 1S1�/� �;CGQ,�/I:<,��C?O:@ &c .'P$ P?A:O:<7,�'<L><>AQ:@ Fbc .� � &,+&b 1S1



�������� �	
����
������� ������������	��������������������  !����"��# $�%��&�
���' ()*+,�����"�����-���������.��/� 01	123		 ��"���

456�789:�;<=<>?�@>ABC?DB?E�F>GHE<>?=I�J?5K�LGG�C<MNE=�CB=BCABOK

�P/�Q/�����"� P/�Q/�����"����� ���
������� $/Q����� $/Q����
������� $�%� .��/� R��"�S��T� ���T�U�V�� � � �)W��*U* 03		 1�X�1 � Y�Z� T�XZZ� � � 3		��*U* 0(2			 ��Y� T���U��YV� � � )W1��*U* 0(21		 ���TW ���T�� �[X � � ��� ��� 01		 1.��/������\�����#� ������]���.��/������̂��� _]���̀ �]���� ���� a����1	�b 03bb2W		 0
12�		 0(b	2)		1	�+ 0(1)2W		 0
12�		 0+�(2)		1	�( 0(	W23		 0
12�		 0(
32(		











Location EASTFORD ROAD Mblu 077/ 001/B 00001/ /

Acct# 101054 Owner WELLS POND LLC

Assessment $32,800 PID 101054

Building Count 1

Owner WELLS POND LLC
Co-Owner
Address 491 EASTFORD RD 

SOUTHBRIDGE, MA 01550-3933

Sale Price $1
Certificate
Book & Page 58200/ 359

Sale Date 12/18/2017
Instrument 1B

 

EASTFORD ROAD

 

Current Value

Assessment

Valuation Year Improvements Land Total

2018 $0 $32,800 $32,800

 

Owner of Record

 

Ownership History

Ownership History

Owner Sale Price Certificate Book & Page Instrument Sale Date

WELLS POND LLC $1  58200/ 359 1B 12/18/2017

NETWORK EQUIPMENT SERVICES LLC $1  57566/ 137 1F 08/11/2017

Year Built:
Living Area: 0
Replacement Cost: $0
Replacement Cost 
Less Depreciation:

 
$0

Building Attributes

Field Description

Style Vacant Land

Model

Grade:

 

Building Information

Building 1 : Section 1

 



Legend

Land Use

Use Code 1300
Description RES ACLNDV  
Zone
Alt Land Appr No
Category

Land Line Valuation

Size (Acres) 1.13
Frontage
Depth
Assessed Value $32,800

Legend

 

Extra Features

Extra Features

 
No Data for Extra Features  

 

 

Land

 

Outbuildings

Outbuildings

Stories:

Occupancy

Exterior Wall 1

Exterior Wall 2

Roof Structure:

Roof Cover

Interior Wall 1

Interior Wall 2

Interior Flr 1

Interior Flr 2

Heat Fuel

Heat Type:

AC Type:

Total Bedrooms:

Total Bthrms:

Total Half Baths:

Total Xtra Fixtrs:

Total Rooms:

Bath Style:

Kitchen Style:

Rec Room Area

Bsmt Garage

Extra Kitchen

Legend

Building Photo

(http://images.vgsi.com/photos/SouthbridgeMAPhotos//default.jp

Building Layout

Building Sub-Areas (sq ft)

 
No Data for Building Sub-Areas 

 

http://images.vgsi.com/photos/SouthbridgeMAPhotos//default.jpg


(c) 2016 Vision Government Solutions, Inc. All rights reserved.

 
No Data for Outbuildings  

 

Valuation History

 

Assessment

 
No Data for Assessment History  
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