
 

 
 
 
 
July 8, 2021 

Ms. Janet Fairchild 
Administrative Assistant 
Town of Littleton 
Board of Appeals 
37 Shattuck Street 
P.O. Box 1305 
Littleton, MA 01460 

Reference: Application for a Dimensional Variance 
  Last Mile Distribution Facility 
  151 & 153 Taylor Street, Littleton, Massachusetts 

Dear Ms. Fairchild: 

On behalf of Northbridge Partners, LLC. (“Northbridge”), Beals Associates, Inc. (“BAI”) is pleased to submit 
this letter and attached materials in support of an application for a Dimensional Variance from Section 
173-61 Use Regulations of the Town of Littleton Zoning Bylaw under MGL c. 40A §10. The project for which 
this application is being submitted includes the development of a Last Mile Distribution Facility with 
supporting parking and loading at the 151 and 153 Taylor Street parcels. The project received Site Plan 
and Special Permit approval from the Littleton Planning Board on January 7, 2021 as well as an Order of 
Conditions from the Littleton Conservation Commission on November 25, 2020.  The Taylor Street 
development is nearing completion and has since received a Temporary Occupancy Permit from the 
Littleton Building Department.  

During the entitlement process the applicant, Northbridge, stated it would be willing to gift the remaining 
land not used by the proposed development to the Littleton Water Department (“LWD”) to conserve and 
protect a key piece of land in the Town of Littleton as the area is within the Town’s Aquifer and Water 
Resource Protection District. This area to be conveyed to the LWD was determined to be roughly 58 Acres 
in size and was noted in the Special Permit Decision as well as a Host Community Agreement between 
Northbridge and the Town of Littleton Select Board. 

During the preparation of the Approval Not Required (“ANR”) plan to convey the land, the project team’s 
attorneys noted that the conveyance of the 58 Acres of land would put the development in non-
compliance as it would exceed the maximum impervious area regulation within both the Aquifer 
Protection district as well as the Water Resource Protection District. This application is seeking relief for 
the percentage of impervious surfaces proposed on the property following the division and conveyance 
of land to the LWD. The division of land will result in two parcels with Lot “A” containing the proposed 
Last Mile Delivery development and Lot “B” being conveyed to the LWD. The Approval Not Required 
(“ANR”) plan which divided the property was drafted in a manner to provide as much land as possible to 
the Water Department as discussed during the entitlement process, while allowing the existing and 
proposed development to comply with all other rules and regulations set forth in the Zoning Bylaw. The 
ANR Plan was approved by the Littleton Planning Board at the Town’s July 1st Planning Board meeting. 
This plan has not yet been recorded and the subsequent conveyance will not commence until a Variance 
is issued by the Zoning Board of Appeals. 
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In their respective locations, the 151 & 153 Taylor Street parcels are both located within both the Aquifer 
Protection and Water Resource Protection Overlay Districts and are subject to the rules and regulations 
of each overlay district. According to Section 173-61 Use Regulations of the Town of Littleton Zoning 
Bylaw, a development that renders an impervious area of more than 15%, or 2,500 square feet, but less 
than 30% of any lot or parcel requires a special permit in the Aquifer Protection District, but is Not 
Applicable within the Water Resource Protection District. Furthermore, a development that renders an 
impervious area of more than 20% but less than 50% on any lot or parcel is Not Applicable within the 
Aquifer Protection district, but requires a Special Permit in the Water Resource Protection district. As this 
project is proposed to render an impervious area roughly of 700k s.f., or 54%, of Lot “A” when complete, 
with Lot “B” being conveyed to the LWD. 

Attached to this letter, please find the following materials in support of this application for a dimensional 
variance: 

- Board of Appeals Application for a Variance 
- 151 & 153 Taylor Street Property Plan Sketch 
- 151 & 153 Taylor Street ANR Plan of Land 
- 151 Taylor Street ALTA/NSPS Land Title Survey 
- 153 Taylor Street ALTA/NSPS Land Title Survey 
- 151 Taylor Street Deed (Book 72547, Page 175) 
- 153 Taylor Street Deed (Book 76740, Page 508) 
- Check in the amount of $555.00 for the Variance Application filing fee 

The sole purpose of this variance request is to convey land to the Littleton Water Department so that the 
land may be protected in perpetuity.  The land being conveyed lies within the Beaver Brook aquifer and it 
includes large areas of wetland resources that serve to protect the quality of the water resources and also, 
the wetlands facilitate recharge to maintain and protect the quantity of ground water and ultimately the 
Town’s water supply. 

We appreciate your consideration of this Application for a Dimensional Variance and look forward to 
discussing the application and supporting materials with the Board of Appeals. If you have any questions 
or request any additional information, please do not hesitate to contact our office directly at 617-242-
1120. 

Sincerely, 

Beals Associates, Inc. 

 

 

Matthew E. Costa     Bryan Sutherlin 
Project Manager / Engineer 

 
File:  C-1127  

CC: Brian Orr, Northbridge Partners, LLC. 
 Owen Hall, Northbridge Partners, LLC. 
 Lawrence M. Beals, Beals Associates, Inc. 
 Todd P. Morey, Beals Associates, Inc. 
 Corey Godfrey, Littleton Water Department 



Memorandum in Support of Application for Variance 

151/153 Taylor Street, Littleton, MA 

NBPII Littleton LLC 

 

The subject property consists of approximately 87.8 acres of land lying between Route 495 and the 

Beaver Brook in the vicinity of the intersection of Routes 495 and 2.  Approximately 29.4 acres (the 

“Developed Area”) are improved with a distribution facility and associated parking.  The remaining 58.4 

acres (the “Undeveloped Area”) comprise a distinctly if not uniquely large area of unimproved land 

supporting the Beaver Brook aquifer and the drinking water supply of the Town of Littleton. 

The purpose of the proposed variance from the maximum impervious coverage limits in the Aquifer 

Protection District and the Water Resource District is to allow the applicant to make a gift of the 

Undeveloped Area to the Littleton Water Department, as contemplated by the Host Community 

Agreement between the Town and the applicant.  A condition of that agreement is that the Developed 

Area meet all applicable legal requirements, including zoning, without the benefit of the Undeveloped 

Area.  The requested variance is essential to the continued legal compliance of the Developed Area. 

Per Section 173-6(B)(2) of the Town of Littleton Zoning Code, a variance may be granted so long as: 

(a) the literal enforcement of the provisions of this chapter would involve a substantial hardship, 

financial or otherwise, to the applicant or appellant;  

(b) the hardship is owning to circumstances relating to the soil conditions, shape or topography of such 

land or structures and especially affecting such land or structures but not affecting generally the zoning 

district in which it is located; and 

(c) desirable relief may be granted: 

(1) without substantial detriment to the public good; or 

(2) without nullifying or substantially derogating from the intent or purpose of this chapter. 

Under the current circumstances, which are unusual if not unique, the foregoing variance standards are 

met, to wit: 

(a) the literal enforcement of the limits on the impermeable coverage of the Developed Area (30% in the 

Aquifer Protection District and 50% in the Water Resource District) would involve a substantial hardship 

to the applicant in that it would prevent the applicant from completing the full set of enhancements 

brought to the Town by the project on the Developed Area, such enhancements including job 

opportunities, tax revenues, a $40,000 voluntary contribution to the Town’s Brown Woods Gift Fund, a 

$1.2 million voluntary contribution toward essential Town needs (anticipated to include the Town’s 

initiatives regarding Complete Streets, the Cross-Town Connect Transportation Management 

Association, Public Safety communications improvements, and replacement of a water main in Taylor 

Street), all of which can be accomplished without any sort of zoning relief, and the gift of the 

Undeveloped Area, which does require zoning relief. 



(b) the hardship is owing to the fact that once the Undeveloped Area was conveyed to the Littleton 

Water Department, the limits on impermeable coverage would apply to the Developed Area alone, 

without taking into account the stewardship of the Undeveloped Area by the Littleton Water 

Department and the symbiotic manner in which the combined parcels would continue to achieve the 

objectives of the Aquifer Protection District and the Water Resource District.  Thus the hardship arises 

because the soil conditions and topography of the Undeveloped Area, and the fact that they would be 

under the stewardship of the Littleton Water Department, would not be taken into account (and only 

the soil conditions and topography of the Developer Area would be considered) in evaluating whether 

the purposes of the Aquifer Protection District and the Water Resource District are being respected after 

the conveyance.  Further, the soil conditions and topography of the Undeveloped Land, its proximity to 

the Beaver Brook, and its availability for gift to the Littleton Water Department, do not generally affect 

other parcels in the Industrial A district. 

(c)(1) desirable relief may be granted without substantial detriment to the public good for two reasons:  

(i) the public good is enhanced by the Town gaining title to and control over a large area that contributes 

to the aquifer of the Beaver Brook and the drinking water supply of the Town of Littleton, and (ii) there 

is no detriment to the public good, substantial or otherwise, because the recharge of stormwater to the 

aquifer will be unaffected by the zoning relief and conveyance of the Undeveloped Area because the 

combined parcels will continue to function as designed and permitted. 

(c)(2) desirable relief may be granted without nullifying or substantially derogating from the intent or 

purpose of this chapter because the purposes of the Aquifer Protection District and the Water Resource 

District will continue to be satisfied by a combination of (i) the Developed Area having been improved in 

a manner that is fully consistent with the limitations and requirements of those Districts and (ii) the 

Undeveloped Area, which would otherwise have continued to be owned by the applicant and perform 

the recharge function that underlies the purposes of the Aquifer Protection District and the Water 

Resource District, will instead be owned by the Littleton Water Department, under whose stewardship it 

will continue to perform the recharge function that underlies the purposes of the Aquifer Protection 

District and the Water Resource District. 

Your consideration of the applicant’s variance request is very much appreciated. 

END 
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Comprehensive Permit $1000 + $100/unit over 10 units  
Please make check payable to Town of Littleton  
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CONCORD - WESTMINSTER
HIGHWAY (ROUTE 2)

(PUBLIC)

PROPOSED WATER
DEPARTMENT PARCEL

 58.4± Ac.
(NOT A BUILDABLE LOT)

PROPOSED 151 & 153
CONSOLIDATED PROPERTY

29.4± Ac.

151 & 153 Taylor St.
Littleton, Massachusetts

Property Plan Sketch
June 24, 2021

750 150 300
SCALE: 1"=150'2 PARK  PLAZA SUITE 200 BOSTON, MA  02116

PHONE: 617-242-1120
sPLANNING  sENGINEERINGsPERMITTING sMANAGEMENT

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVEDPATH:H:\C-1127 Littleton - 153 Taylor\Autocad\2021.05.xx_ANR Subdivision\151 & 153 Taylor St. - Subdivision Plan_2021.06.24.dwg

ZONING SUMMARY - LELWD PROPERTY

NOTES:
1. ALL PARCELS ARE LOCATED WITHIN THE INDUSTRIAL "A"  ZONING DISTRICT, AQUIFER & WATER

RESOURCE PROTECTION DISTRICTS.

2. 151 TAYLOR ST. PROPERTY BOUNDARIES AND EXISTING SITE DETAILS OBTAINED FROM A PLAN
ENTITLED "ALTA/ACSM LAND TITLE SURVEY PARCEL 2C & 151 TAYLOR STREET, LITTLETON,
MASSACHUSETTS" PREPARED BY R.E. CAMERON & ASSOCIATES, INC.

3. 153 TAYLOR ST. BOUNDARY AND EXISTING SITE DETAILS OBTAINED FROM PLANS ENTITLED
"ALTA/NSPS LAND TITLE SURVEY #153 TAYLOR STREET LITTLETON, MASSACHUSETTS" DATED
AUGUST 3, 2020 AND PREPARED PRECISION LAND SURVEYING, INC.

4. PROPOSED DESIGN FOR 151 & 153 TAYLOR ST. OBTAINED FROM PLANS ENTITLED "PLANS TO
ACCOMPANY AMENDED PERMIT DOCUMENTS LAST MILE DISTRIBUTION FACILITY 153 TALYOR ST."
AND "PLANS TO ACCOMPANY PERMIT DOCUMENTS LAST MILE DISTRIBUTION FACILITY 151 TAYLOR
ST." BOTH PREPARED BY BEALS ASSOCIATES, INC. DATED SEPTEMBER 9, 2020.

ZONING SUMMARY - NORTHBRIDGE PROPERTY























Southern Middlesex - 20/20 Perfect Vision i2 Document Detail Report

Current datetime: 7/7/2021 5:40:03 PM 

Doc# Document Type Town Book/Page File Date Consideration

56490 DEED 72547/175 05/02/2019 2750000.00 

Property-Street Address and/or Description

151 TAYLOR ST 

Grantors

151 TAYLOR DE LLC 

Grantees

NBPII LITTLETON LLC 

References-Book/Pg  Description  Recorded Year

Registered Land Certificate(s)-Cert#  Book/Pg











Southern Middlesex - 20/20 Perfect Vision i2 Document Detail Report

Current datetime: 7/7/2021 5:40:04 PM 

Doc# Document Type Town Book/Page File Date Consideration

13603 DEED 76740/508 01/20/2021 3600000.00 

Property-Street Address and/or Description

153 TAYLOR ST 

Grantors

DXC TECHNOLOGY SERVICES LLC 

Grantees

NBPII LITTLETON LLC 

References-Book/Pg  Description  Recorded Year

Registered Land Certificate(s)-Cert#  Book/Pg











 

 

 

 

 

 

 

TRANSMITTAL 
 

  
To: Town of Littleton 

 Board of Appeals Date:  7/7/21   

 37 Shattuck Street Project:  C-1127   

 P.O. Box 1305 Location:  151 & 153 Taylor Street 

 Littleton, MA 01460   Littleton, MA 

   

  Via: Hand Delivery 

 

  

We are sending you the following items: 

 
 Attached 

 
The following items: 

 

 

 

One (1) check made payable to the Town of Littleton in the amount of $555.00 for Board of 

Appeals Application for Variance filing fee. 

 

 

 
  

 
 

 

   
Comments: 

 
Please feel free to contact our office at (617) 242-1120 should you have any questions. 

 

 

 

 

Transmitted by:  Bryan Sutherlin 

 

 
 

 






