Town of Westford

Town Managers Office

Route 225 / Concord Road By-Pass

Land Swap 

Impact Assessment

(Assessor’s Map 11, Parcels 90 & 91)

The Town of Westford offers the following assessment of the proposed Route 225 By-pass land swap:

EXISTING CONDITIONS

Bill Turner, Conservation Commission Administrator has reviewed the wetland line location data recently collected for the subject property (Parcels 90 & 91) and has summarized his findings in a letter (see attached).  In his summary, Mr. Turner finds that parcel 91 (vacant land) contains significant wetland areas which leave two small sections of land that are not encumbered by either wetlands or required buffers.  The combined area of these two segments equals 52,500 square feet.  Due to their location to the extreme front and rear of the parcel, however, once the required building setbacks are applied to the parcel, the remaining “buildable area” is only 4,325 square feet.  

Parcel 90 contains 4.4 acres, of which only 174,240 square feet (4 acres) are dry (contain no wetlands) or are buildable.  This land also contains an existing office building, parking lot, and associated loading bays and driveways.    

Adding the buildable areas of the two parcels, the overall buildable area for the combined sites equals the following:



Parcel



Buildable Area


1.
Lot 90



102,625 s.f.


2.
Lot 91



    4,325 s.f.





TOTAL:
106,950 s.f.

PROPOSED LAND SWAP CONDITIONS

Impact on Existing Land Holdings

The Town is seeking to facilitate the development of a bypass roadway which would directly connect Route 225 between its intersections with Route 110 (Littleton Road) and Powers Road.  This alignment would cut, in large part, through the land commonly known as the Nardone Sand & Gravel site.  A portion of the alignment, however, would also run through a section of Parcels 90 & 91.  The impact of this proposed roadway design would be as follows:

1. Parcel 90 would be separated from Parcel 91;

2. Parcel 90 would be reduced in physical land area from 4.4 acres to 2.64 acres, and would retain 65,200 s.f. of “buildable area”; and

3. The proposed roadway alignment would displace the existing parking lot, on the west side of the building, as well as, the on-site detention basin.

Impact of Proposed Land Swap Alternative

The Town working collaboratively with the Chiofarro Company and the Gutierrez Company, envision that the proposed roadway design impact could be mitigated through a land swap.  This land swap would involve the Chiofarro Company donating a 1.4 acre, fragment parcel of land which lies adjacent to the remaining Lot 90 (see attached map), the owners of the Diskom site donating the proposed roadway R.O.W., and the Chiofarro Company receiving ownership of parcel 91.  The combined land area of the remaining Lot 90 and the newly donated parcel would equal 4.05 acres.  

It is further envisioned that the Route 225 Bypass project would mitigate the impact to the Diskom site in the following manner:

1. The displaced parking lot, loading docks and on-site driveways would be re-constructed on the newly configured 4.05 acres created by the land swap alternative; and

2. The new 4.05 acre parcel would be provided an access curbcut off of Robbins Road and one off of either Route 110 or 225, depending upon the preference of the land owner.

SUMMARY OF ALTERNATIVE LAND SWAP

The following table compares the existing land and building conditions with the proposed land swap alternative;





Physical 

Dry (non-wetland)
Buildable
Lot Area

Lot Area 

Lot Area










        (See note below)

1. Existing Conditions
8.5 Acres

4.15 Acres

2.4 Acres

(Parcels 90 & 91) 

(370,260 s.f.)




(106,950 s.f.)

2. Proposed Land Swap
4.05 Acres

4.05 Acres

1.5 Acres

Alternative


(176,418 s.f.)

(176,418 s.f.)

(65,340 s.f.)

* 3.  Robbins Road

0.64 Acres

0.64 Acres

0.64 Acres

  R.O.W. Addition

(28,000 s.f.)




(28,000 s.f.)







TOTAL:


2.14 Acres
(COMBINING LINES 2 & 3 ABOVE)

* In order to bring the resulting “Buildable Area” to greater equity with that of the “Existing Conditions,”

the Town is willing to discuss the discontinuance of Robbins Road, between Route 110 and the new By-pass alignment, and the consolidation of the discontinued right-of-way land area with that of the newly configured Diskom property.  The timing of the discontinuance of Robbins Road would need to be coordinated with that of the overall by-pass project.

.  

NOTE:
The Buildable Lot Area column takes into consideration the dry land area and the building setback requirements outlined in the Westford Zoning Ordinance.

SUMMARY

The Town of Westford has become an advocate & facilitator for the design and construction of the  proposed Route 225 By-pass project which would provide a direct connection between the two terminus points of Concord Road, located at the intersections of Powers & Littleton Roads.  It is the Towns position that the currently unacceptable traffic congestion and frequency of accidents will only be exacerbated by the future commercial growth within the immediate area.  Therefore, it is the Town’s position that Westford must work to facilitate the design and implementation of a resolution that jointly meets the needs of the affected land owners, the Town, and the State.  This effort, however, will require the full cooperation of all parties and will take up to 5 years before the final project if fully realized.  

The Town has already begun its facilitation.  Currently the Gutierrez Company has agreed to participate in this important project by reconstructing the intersections of Concord &Littleton Roads (at the Post Office) and Powers & Concord Road.  Additionally, the Chiofarro Company has agreed to design the entire roadway project, provide the necessary right-of-way for approximately 90% of the overall project length, and to assist in the pursuit of a State grant (PWED).  

The Town will now need to ask the assistance of the land owners of the Diskom property (parcels 90 & 91), since this land lies within the path of the proposed by-pass alignment and will need to provide the necessary right-of-way contribution.  In the attached report, the Town finds that the requested land contribution would significantly impact the existing land area layout and the built elements currently located on Lot 90.  In consideration of this, the Town approached the Chiofarro Company about 12-14 months ago to explore the possibility of a land swap in order to offset this negative impact.  The Chiofarro Company has agreed to continue to assist the Town in the pursuit of this mutually beneficial project, and at this point has offered to swap the triangular fragment of land, adjacent to the remaining Diskom site, for the remaining portions of Lot 91; even though lot 91 consists almost entirely of wetland and the land they are offering is completely dry upland.  The Town also envisions that the final by-pass project would result in the reconstruction of all disrupted site features (e.g., parking lot, detention basin, etc.) on lot 90, and would resolve many of the State’s current & future traffic concerns within this immediate area.

In the Town’s assessment of the impact of the proposed by-pass project to lots 90 & 91, it was determined that even with the contemplated Chiofarro land swap, the land owner lost significant “developable/buildable land area.  More specifically, it was determined that the current configuration of lots 90 & 91 provided approximately 2.4 acres of “buildable land area,” while the proposed land swap would result in a “buildable land area” of only 1.5 acres.  Consequently, the Town has expressed a willingness to discontinue, when feasible, the adjacent portion of Robbins Road, and to contribute this to the Diskom site in consideration of the land swap.  This would result in a new “buildable land area” of 2.14 acres; a more equitable distribution.  

Additionally, the Town’s Principal Assessor, Paul Plouffe, has evaluated the impact of this swap on the land values in both scenarios (existing & proposed).  He has determined that the current site has a high market value because of its location on Littleton Road, a desirable commercial roadway.  He also finds, however, that the proposed swap would place the newly configured parcel on the corner of two major arterial roadways, thus significantly increasing the appraised value & marketability of the land.  

Consequently, it is the independent finding of the Town that the participation of the owners of lot 90 & 91 in the Route 225 By-pass project, could result in an alternate land configuration that is similar in development capacity to that of the existing configuration, but that the proposed alternative would significantly increase the value of the land because of increased visibility and exposure.  Therefore, the financial incentive does exist for the land owners to participate.  Additionally, if the existing parcels were to ever be considered for redevelopment, the Town and State would require that all traffic impact be mitigated.   In the proposed Rte. 225 By-pass scenario, many of the impacts would already be addressed and would therefore ease the cost of development/redevelopment for any future projects.  

NOTE TO JIM & BEN

I hope that this independent assessment is helpful.  The Town has sought and achieved the cooperation of the majority of land owners along the route of the proposed by-pass project.  The success of the project is dependent upon all such parties cooperating in this mutually beneficial venture.  With the findings of this assessment, the Town better understands the impacts of the project on lots 90 & 91.  We are now equally confident that the proposed by-pass project continues to be in the best interest of all affected parties, including the owners of parcels 90 & 91.  With this, we would like to continue our discussions related to this project, and would welcome an opportunity to meet with you and Mr. Iannotta at your earliest convenience.   Thank you.

