Concord Residents Say
Deny the Special Permit Request
for “Center & Main”
Town of Concord
Zoning Board of Appeals
July 8, 2021

The Save 1442 Main Street Group
• Campaign of abutters, neighbors and residents

• Supported by diverse cross-section of town
including former board/committee members, longtime residents, and newcomers
• 358 signers of our petition
• Committed to upholding:
•

Concord’s Sustainability Principles

•

Climate Action / Resilience Plan

•

Municipal Vulnerability Preparedness Program

Zoning Bylaw
7.5.4 Procedure for review by the Board.
7.5.4.1 Any person who desires to remove in excess of one thousand (1,000) cubic
yards of earth shall submit a written application for a special permit to the Board.
Each such application shall be accompanied by plans and specifications prepared
by a registered professional engineer or registered land surveyor as follows:
…
(d) Such additional information as the Board may determine.

Zoning Bylaw
1.2

Purpose:

The purpose of this Bylaw is to implement the zoning powers granted to the Town of
Concord under the Constitution and Statutes of the Commonwealth and includes but
is not limited to, the following objectives: to lessen congestion in the streets; to
conserve health; to secure safety from fire, flood, panic and other dangers; to provide
adequate light and air; to prevent overcrowding of land; to avoid undue concentration
of population; to encourage housing for persons of all income levels; to facilitate the
adequate provision of transportation, water supply, drainage, sewage disposal,
schools, parks, open space and other public requirements; to conserve the value of
land and buildings, including conservation of natural resources and the prevention of
blight and pollution of the environment; to encourage the most appropriate use of
land throughout Town; to preserve and increase amenities; and to preserve and
enhance the development of the natural, scenic and aesthetic qualities of the
community.
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“…to conserve health…”
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and
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“…secure safety from…flood…and other dangers…”

x
x
x

Increases our vulnerability to climate impacts
Precludes land conservation for drought resilience

“…encourage housing for…all income levels…”
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Purpose:
“…preserve…natural,
scenic and aesthetic qualities…”

The purpose of this Bylaw is to implement the zoning powers granted to the Town
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the Constitution
and Statutes
of thepreserves
Commonwealth and
includes
The
proposed
project
nothing,
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a tiny
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7.5.3 Removal of earth subject to board approval.
The removal of earth in excess of one thousand (1,000) cubic yards may be
permitted by the Board…if the Board finds that:
7.5.3.1 The volume proposed for removal does not exceed the minimum practical
removal required to accomplish the construction, development, or improvement in
accordance with the plans therefor;
7.5.3.2 The plans submitted in connection with the removal are designed to
minimize changes in existing contours to enhance attractive land utilization,
effective drainage, suitable road gradients, access or other design considerations;
and

7.5.3.3 Effecting the removal will not be detrimental or injurious to abutters or the
neighborhood, either by the alteration of existing topography or by a substantial
change in the use of the streets in the neighborhood.

How much earth?
Tree Clearing
Strip Topsoil (18" thick)
Cuts
Fills
Export Excess Fill
Export Excess Topsoil
Export total

7.71 Acres
17,155 yds
66,226 yds
20,331 yds
45,894 yds
14,846 yds

60,740 cubic yards

How much earth?

How much earth?
Football field = 100 yards x 53.3 yards = 5,330 square yards.
Pile 1 yard of earth onto the field = 5,330 cubic yards.
Pile 11.4 yards of earth onto the field = 60,740 cubic yards.

How much earth?
11.4 yards of earth across an entire football field.
• 11.4 yards x 3 feet / yard = 34.2 feet

The Minuteman Statue is 14.5 feet high with the pedestal.
34.2/14.5 = 2.4

So, almost two and one-half Minuteman statues high.
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7.5.3 Removal of earth subject to board approval.
The removal of earth in excess of one thousand (1,000) cubic yards may be
permitted by the Board…if the Board finds that:
7.5.3.1 The volume proposed for removal does not exceed the minimum practical
removal required to accomplish the construction, development, or improvement in
accordance with the plans therefor;
7.5.3.2 The plans submitted “…may
in connection be…”
with the removal are designed to
minimize changes in existing contours to enhance attractive land utilization,
effective drainage, suitable road gradients, access or other design considerations;
and

✓ “may be” permitted
Effecting the
removal
not be detrimental
✓7.5.3.3
not “must
be”
or will
“shall
be” or injurious to abutters or the
neighborhood, either by the alteration of existing topography or by a substantial
change in the use of the streets in the neighborhood.

x
x
x
x

“…plans…minimize changes in existing contours to enhance
attractive land utilization...”
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permitted by the Board…if the Board finds that:
Plan
follows the rejected PRD that had less earth removed
7.5.3.1 The volume proposed for removal does not exceed the minimum practical
removal requiredrejected
to accomplish peer
the construction,
development,
or improvement
Applicant
review’s
suggestion
to inreduce earth
accordance with the plans therefor;
removal because some houses would be smaller
7.5.3.2 The plans submitted in connection with the removal are designed to
minimize changes in existing contours to enhance attractive land utilization,
effective drainage, suitable road gradients, access or other design considerations;
and
7.5.3.3 Effecting the removal will not be detrimental or injurious to abutters or the
neighborhood, either by the alteration of existing topography or by a substantial
change in the use of the streets in the neighborhood.

“…detrimental
Zoning
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The removal of earth in excess of one thousand (1,000) cubic yards may be
permitted by the Board…if the Board finds that:

x7.5.3.1Alters
theproposed
existing
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The volume
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does not exceed the minimum practical
required to accomplish
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or improvement in
xremoval
Exposes
the
MBTA
tracks
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accordance with the plans therefor;
x Pollution and noise
7.5.3.2 The plans submitted in connection with the removal are designed to
minimize changes in existing contours to enhance attractive land utilization,
effective drainage, suitable road gradients, access or other design considerations;
and
7.5.3.3 Effecting the removal will not be detrimental or injurious to abutters or the
neighborhood, either by the alteration of existing topography or by a substantial
change in the use of the streets in the neighborhood.
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The removal of earth in excess neighborhood.…”
of one thousand (1,000) cubic yards may be
permitted by the Board…if the Board finds that:

The volume proposed for removal does not exceed the minimum practical
x7.5.3.1
2,198
truckloads (4,396 trips) with diesel emissions
removal required to accomplish the construction, development, or improvement in
accordance
the plans
therefor;
< 700with
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two
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The plans
submitted
connection
with the removal are /designed
to
minimize changes in existing contours to enhance attractive land utilization,
effective drainage, suitable road gradients, access or other design considerations;
and

7.5.3.3 Effecting the removal will not be detrimental or injurious to abutters or the
neighborhood, either by the alteration of existing topography or by a substantial
change in the use of the streets in the neighborhood.

Effecting the removal
2,168 truck loads of earth

Load ~ 60 trucks / day,
from 9:00am to 3:00pm
= 10 trucks / hour
2,168 / 60 = 36 days

One truck accelerating under load onto Main Street
…every 6 minutes…
…for 6 hours a day…
…for 36 days…
Another truck returning every 6 minutes

Transport Emissions
Emission

EPA average
grams/mile

@ 7,400 miles
within Concord

Carbon Monoxide

2.395

17.7 kilograms

Hydrocarbons

.461

3.4 kilograms

Nitrogen
Oxide/Dioxide

9.191

67.9 kilograms

PM 2.5

.215

1.6 kilograms

PM 10

.233

1.7 kilograms

Source: EPA

Zoning Bylaw
11.6 Special Permit
Special permits shall be granted by the Board…only upon the written
determination…that the adverse effects of the proposed use will not outweigh its
beneficial impacts to the public interest, the town and the neighborhood, in view of the
particular characteristics of the site, and of the proposal in relation to that site. In addition
to any other specific factors that may be set forth in this Bylaw, the determination shall
include consideration of each of the following:
11.6.1 Impacts on economic or community needs;
11.6.2 Traffic flow and safety concerns, including parking and loading;
11.6.3 Adequacy of utilities and other public services;
11.6.4 Impacts on neighborhood character;
11.6.5 Impacts on the natural environment; and

11.6.6 Fiscal impacts, including impacts on town services, the tax base and employment.
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Special permits shall be granted by the Board…only upon the written
determination…that the adverse effects of the proposed use will not outweigh its
beneficial impacts to the public interest, the town and the neighborhood, in view of the
particular characteristics of the site, and of the proposal in relation to that site. In addition
to any other specific factors that may be set forth in this Bylaw, the determination shall
include consideration of each of the following:

“…beneficial impacts to the public interest, the town and the
11.6.2 Traffic flow and safety concerns, including parking and loading;
neighborhood…”
11.6.1 Impacts on economic or community needs;

11.6.3 Adequacy of utilities and other public services;

Impacts
on neighborhood
character;
x 11.6.4
What
benefits?
Taxes!
on the natural environment; and
x 11.6.5
AnyImpacts
development
will provide net revenue – maybe more.
11.6.6 Fiscal impacts, including impacts on town services, the tax base and employment.
x Smart / sustainable development: fewer adverse impacts

Zoning Bylaw
11.6 Special Permit
Special permits shall be granted by the Board…only upon the written
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11.6.1
Impacts
on economic
community needs;
“…in
view
of theorparticular
characteristics

of the site…the
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inincluding
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from the proposal’s need to
Impacts on effects
neighborhood
character;
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OVERCOME the site characteristics
x11.6.6
Proposal
disregards
the
particular
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Fiscal impacts,
including impacts
on town
services, the tax
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11.6.5 Impacts on the natural environment; and
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“…impacts on economic or
community needs…”

Boards, Committees and Town
have prioritized needs:
Special permits shall be granted by the Board…onlyMeeting
upon the written
11.6 Special Permit

determination…that the adverse effects of the proposed use will not outweigh its
beneficial impacts to the public interest, the town and the neighborhood, in view of the
particular characteristics of the site, and of the proposal inLow
relationimpact
to that site. In
addition
development
to any other specific factors that may be set forth in this Bylaw, the determination shall
include consideration of each of the following:

✓
✓ Climate action / resilience
11.6.1 Impacts on economic or community needs; ✓ More affordable housing
✓ Sustainability
principles
11.6.2 Traffic flow and safety concerns, including parking
and loading;
11.6.3 Adequacy of utilities and other public services;
11.6.4 Impacts on neighborhood character;
11.6.5 Impacts on the natural environment; and

11.6.6 Fiscal impacts, including impacts on town services, the tax base and employment.
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“…impacts

on neighborhood character…”

Special permits shall be granted by the Board…only upon the written
determination…that the adverse effects of the proposed use will not outweigh its
Clear cut ~ 1/3 of trees within the neighborhood
beneficial impacts to the public interest, the town and the neighborhood, in view of the
particular
characteristics
the site, and heat,
of the proposal
in relation to
that site.
In addition
Removes
theof sound,
pollution,
and
runoff
to any other specific factors that may be set forth in this Bylaw, the determination shall
include consideration of each of the following:

x
x

mitigation provided by trees, vegetation and slope
x11.6.1House
contrasts
with diversity of
Impacts monoculture
on economic or community
needs;
neighborhood
11.6.2
Traffic flow and safety concerns, including parking and loading;
11.6.3 Adequacy of utilities and other public services;
11.6.4 Impacts on neighborhood character;
11.6.5 Impacts on the natural environment; and

11.6.6 Fiscal impacts, including impacts on town services, the tax base and employment.

Our neighborhood becomes a quarry

$ Deal to sell earth to 2229 Main Street
is incentive to remove more, not less!

“…impacts on natural environment…”
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No reasonable person disputes the proposed use will impact:
11.6 Special Permit

✓
✓
✓
✓11.6.1
Ambient noise
Impacts on economic or community needs;
✓11.6.2
Wildlife,
trees and vegetation
Traffic flow and safety concerns, including parking and loading;
✓11.6.3
CO2
emissions and retention
Adequacy of utilities and other public services;
✓11.6.4
SoilImpacts on neighborhood character;

Special permits shall be granted by the Board…only upon the written
Air quality the adverse effects of the proposed use will not outweigh its
determination…that
beneficial impacts to the public interest, the town and the neighborhood, in view of the
Water
flows and
particular
characteristics
of the recharge
site, and of the proposal in relation to that site. In addition
toAmbient
any other specific
factors that may be set forth in this Bylaw, the determination shall
temperature
include consideration of each of the following:

11.6.5 Impacts on the natural environment; and

11.6.6 Fiscal impacts, including impacts on town services, the tax base and employment.

Impacts on natural environment
Earth moved offsite
60,740 c.y. x 2200 lbs./c.y. x 2% organic content x 56% carbon x 3.67 CO2/C =
5.5 million lbs. CO2 emissions
Earth disturbed by tree /stump removal
8 acres x 67% est’d outside of hill removal 43.5 s.f./acre x 3 feet depth to remove
stumps x 29 c.f./c.y. x90 lbs. CO2/c.y.=

2.2 million lbs. C02 emissions

TOTAL = 7.7 million lbs. CO2 emissions at the site

Rideout

250 feet
650 feet

MBTA

Main Street
700 feet

Thoreau

Rideout

250 feet
650 feet

x
x
x
x

MBTA

No plans to electrify MBTA
Trees serve as lungs and
liver in a built environment
Trees remove PM
EPA: Reducing exposure to
diesel exhaust is especially
important for human health
and the environment.

Main Street
700 feet

Thoreau
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determination…that the adverse effects of the proposed use will not outweigh its
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particular characteristics of the site, and of the proposal in relation to that site. In addition
to any other specific factors that may be set forth in this Bylaw, the determination shall
include consideration of each of the following:
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Fiscal Impacts
TreeKeeper Software
C02
Water
Energy
Air Quality
Property Value
Total

$/tree/year
$1
$10
$46
$7
$44
$109

10.4 trees/000 s.f. (based on Lots A1, B) x 80%
clear-cut = 2,896 trees removed

2,896 x $109/tree/year x 10 year planning
horizon (2030 town goal) =
$3.14 million economic loss

Sources: Concord Climate Action and Resiliency Plan, Symes Definitive Subdivision Plan
Application Form C and Tree Mitigation Plan

Please
DENY the Earth Removal and Special Permit Requests

