
Memorandum
888 Boylston Street   Boston, MA  02199   T: 617.824.9100   F: 617.824.9101

To: Town of Westborough Planning Board

From: John M. Perry, P.E., Senior Project Manager

Cc’d: Atlantic Management; Grady Capobianco and John Sullivan

Date: 24 February 2021

Re: Project Narrative
Warehouse Distribution Facility
4400 Computer Drive
Westborough, MA
Langan Project No.: 151013201

EXISTING CONDITIONS

Project Site

The project site is located at 4400 Computer Drive in Westborough, Massachusetts, which is 

currently owned by Carruth Capital, LLC (Owner).  The site is comprised of one parcel totaling 

92.85 acres. The site is bound to the north by residential parcels, to the west by residential and 

industrial parcels, and to the south and east by industrial parcels. The northeastern-most property 

line of the site abuts the Town of Southborough, Massachusetts. Primary site access is from 

Computer Drive to the south of the site. There are four existing easements onsite. A 50 foot 

wide drainage easement runs north to south along the western property line. A conservation 

buffer easement runs north to south along the western portion of the site and continues east to 

west along the zone line that intersects the parcel. There is an access easement and a common 

driveway and utility easement at the northwestern corner of the site extending to Smith 

Street/East Main Street.

There is one existing building onsite with an approximate footprint of 308,600± SF and total floor 

area of 685,000± GSF. Parking fields to the north and south of the building include standard and 

accessible parking spaces totaling approximately 2,053 spaces. There is also a paved parking lot 

in the northern part of the site that is used for truck/trailer parking. This is an internal loop road 

around the site parking lots, connecting to the main entrance from Computer Drive and a drive 

aisle located at 2400 Computer Drive.
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Zoning and Overlay Districts

The project site is located within the General Industrial (IB) and Industrial Overlay (ID) 

Zoning Districts. The undeveloped northern part of the parcel falls within the Single 

Residential (R) Zoning District.

Topography

The building and parking lots are located at elevations ranging from approximately 411 – 

460 ft. The parking lots generally slope down from east to west. The project site slopes 

down to the northwestern wetlands which are at elevation ±375 ft and to the 

southwestern wetlands at elevation ±395-415 ft.  The existing building is a two (2) story 

structure with a lower walkout level within the westernmost portion only.  There is a 

second floor entrance off of the southern circular parking area at elevation ±454, additional 

entrances along the northern side of the building into the first floor level at elevation ±440 

with the lower level walkout entrances at elevation ±425.

Soils

The United States Department of Agriculture (USDA) Natural Resources Conservation 

Service (NRCS) Web Soil Survey indicates that the prominent soil type within the 

previously developed portion of the site is “Woodbridge fine sandy loam, 0 to 8 percent 

slopes, very stony” (Hydrologic Soil Group (HSG) C/D). The previously developed portion 

of the site also has “Paxton fine sandy loam, 0 to 8 percent slopes, very stony” (HSG C), 

“Whitman fine sandy loam, 0 to 3 percent slopes, extremely stony” (HSG D), and 

“Hinckley loamy sand, 15 to 25 percent slopes” (HSG A). There is “Woodbridge fine 

sandy loam, 3 to 8 percent slopes” (HSG C/D), “Ridgebury fine sandy loam, 0 to 3 percent 

slopes, extremely stony (HSG D), and Chatfield-Hollis-rock outcrop complex, 0 to 15 

percent slopes (HSG B) on the eastern and western sides of the parcel.   

Langan’s Geotechnical Engineers conducted and observed five (5) borings and six (6) test 

pits throughout the site on December 14-16, 2020.  The subsurface conditions generally 

consist of a surficial layer of topsoil or asphalt, underlain by fill, discontinuous layers of 

buried topsoil and silt (i.e.,bury holes), glacial till, and weathered rock. Groundwater was 

initially encountered during subsurface explorations from about 5- to 15-feet below grade 

(about el +420.5 to el +431), and was observed to stabilize within the one (1) installed 

observation well at about 9.8 feet (about el. +435.2).  Refer to Langan’s draft geotechnical 

report dated January 22, 2021 for additional information.  
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Infrastructure

Water

The eastern portion of the existing building is serviced by a 10” water  line extending from 

Technology Drive while the western portion of the building is serviced by an 8” water line 

extending along the access driveway from 2400 Computer Drive.  A 10” fire protection 

loop surrounds the majority of the existing building with hydrants and post indicator valves 

present around the structure.    A hydrant flow test was conducted in October 2020 which 

resulted in a static pressure of 60 PSI and residual pressure of 51 PSI.      

Sewer

The existing building contains two (2) sewer ejector pumps, one in the western end of 

the building and one on the eastern end   Both ejector pumps discharge through 

forcemains which connect to a sewer manhole within the property of 4600 Computer 

drive which flows via gravity to the municipal sewer in Computer Drive.   

Electrical & Telecommunications

Underground electrical power is provided to the existing building from three (3) separate 

locations. The primary power source comes from a transformer located adjacent to 

Technology Drive approximately 900 feet north of Computer Drive that extends primary 

power into the southeastern portion of the building.   Another transformer along 

Technology Drive, approximately 1,500 feet north of Computer Drive, extends primary 

power through the northern parking lot to a transformer located at the northwestern 

corner of the building.   A third electric service comes through the 2400 Computer Drive 

site and extends into the southwestern portion of the existing building.   

Underground telecommunications to the building is provided from Computer Drive with 

one service on the southeastern side of the building and a second service on the 

southwestern portion of the building coming from the 2400 Computer Drive parcel.  

Gas

The building is served by a 4”gas line running along Technology Drive to the eastern side 

of the building. 
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Stormwater Management

The subject property is an existing commercial site located within a portion of the Sudbury 

Reservoir Watershed.   The overall existing site watershed boundary is approximately 66 acres 

and is broken into fourteen (14) sub-watershed areas, see sheet EX-WS included with the site 

plans.  The existing site generally grades from east to west with stormwater runoff flowing 

through a series of wetlands along the western portion of the property and ultimately discharging 

offsite via a perennial stream to the north.  In general, the northern portion of the site drains into 

Existing Detention Basin #1, which discharges to a stone swale that flows into Existing Detention 

Basin #2.  Existing Detention Basin #2 is located in the westernmost portion of the site within a 

bordering vegetated wetland.   Basin #2 discharges to the northern perennial stream mentioned 

above.   The more southern portion of the site is generally conveyed through culverts which 

discharge to the western wetland area and into the perennial stream mentioned above, while by-

passing Basin #2.  Of the overall 66± acre watershed boundary, approximately 33.5± acres are 

pervious with approximately 32.5± being impervious.    Refer to the Stormwater Report included 

with the Site Plan Review application for additional information.  

Natural Resources

Wetland Resource Areas

A Professional Wetland Scientist from All-Points Technology Corporation (All-Points) in 

conjunction with Lucas Environmental, LLC (LE) conducted a wetland site investigation 

on December 15, 2020. Per LE’s report, “Abbreviated Notice of Resource Area 

Delineation, 4400 Computer Drive, Map 35, Lot 159, Westborough, Massachusetts” 

dated December 28, 2020, resource areas identified include Land Under Water Bodies 

and Waterways (LUWW), Inland Bank, Bordering Vegetated Wetlands (BVW), and 

Riverfront Area. 

Wetland 1 contains BVW 1 and Bank 1 and is located in the northwestern part of the site. 

Wetland 1 primarily contains typical wetland forest cover type and generally flows to the 

west/northwest, providing base flow to an unnamed interior perennial stream located 

mainly along the western property line. The west draining perennial stream is 

approximately 10-12 feet wide with a gravel/cobble bottom and full flows are expected to 

be approximately 12 inches deep. 
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Wetland 2 consists of BVW 2 and Bank 2 and is located south of Wetland 1, at the 

southwest corner of the parcel. Wetland 2 consists of an interior perennial stream and is 

fed by several stormwater discharge outfalls. Bank 2 runs from a 5-8 foot stone armor 

channel originating at a culvert outfall from under Computer Drive. Wetland 2 generally 

drains north to Wetland 1 via a 60” culvert crossing under the existing paved west access 

road to the site development. Portions of the 200-foot Riverfront Area are previously 

developed.

100-year Floodplain

The site lies in Flood Zones X and A as shown on the Zone Flood Insurance Rate Map 

(FIRM) for Worcester County, Massachusetts, FEMA Map Number 25027C0662F 

(effective July 16, 2014). Per LE’s previously mentioned report, the northwestern corner 

of the parcel is located in Zone A, which is associated with the 1% annual chance flood 

(100-year floodplain) where base flood elevations have not been determined. The 

remainder of the site, including the existing development, is located within Zone X, which 

is defined as areas determined to be outside the 0.2% annual change floodplain (500-year 

floodplain).

ANRAD Filing 

An Abbreviate Notice of Resource Area Determination (ANRAD) was filed with the 

Westborough Conservation Commission which voted to approved the delineation and 

issue an Order of Resource Area Delineation (ORAD) on February 9, 2021. 
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PROPOSED DEVELOPMENT

Proposed Development

Atlantic Management, the Applicant, proposes to redevelop the project site to accommodate a 

221,256± SF single story e-commerce distribution center with associated site improvements 

such as new utilities and stormwater management features. 

The proposed redevelopment consists of demolition of existing structures and construction of a 

new building. The proposed phases of construction are as follows: 

 Phase 1: Initial of Erosion Controls 

 Phase 2: Building Demolition 

 Phase 3: Mass Earthwork, Rough Site Grading, and Building Pad Construction

 Phase 4: Building Construction, Stormwater and Utility Installation, 

 Phase 5: Paving and Landscaping and Final Stabilization

Zoning Analysis

Compliance with Zoning

The tenant’s proposed use of warehouse is allowed by-right within the General Industrial 

(IB) and Industrial Overlay (ID) Zoning Districts. Refer to the Zoning Chart within the Site 

Plan Review drawing for compliance with the IB and ID District dimensional regulations.

Operations and Loading

The proposed redevelopment will require demolition of the internal loop road and all 

existing onsite parking. The access point at the main entrance on Computer Drive will be 

improved and access to adjacent properties (2400 Computer Drive and 4600 Computer 

Drive) will be maintained.  

As mentioned previously, the proposed site will house a distribution facility.  

Deliveries will come into the facility via 32± tractor-trailer trucks each day, primarily 

between the hours of 10:00 PM to 8:00 AM. Packages are sorted per the delivery routes 

and staged for dispatch. Approximately 121 associates and 23 managers support this 

operation and the shift structure is designed between 2:00 AM and 12:30 PM that 

mitigates traffic impact during rush hour periods. Additionally, there will be approximately 
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39 managers and dispatchers supervising the delivery operations, arriving at 6:00 AM and 

departing at 2:30 PM followed by another shift of dispatchers arriving at 1:30 PM and 

departing at 10:00 PM.

The delivery associates arrive at a delivery station at 9:20 AM. Starting at 9:50 AM and 

ending at 10:50 AM, 279 delivery vans will load and depart from the delivery station at a 

rate of 120 vans every 20 minutes to facilitate a regulated traffic flow into the surrounding 

area. The first wave of delivery vans leave at 10:10 AM. The departure window is 

designed to mitigate impact on rush hour periods. Approximately 8-10 hours after 

dispatch, delivery routes are completed and the vans return to the station between 7:10 

PM and 8:50 PM. The drivers park the delivery van onsite and leave using a personal 

vehicle or public transport. 

Additionally, approximately 90 traditional passenger vehicles will be used for deliveries 

and will enter the facility staggered between 4:30 PM and 6:00 PM. These vehicles will 

load and depart every 15 minutes.

Approximately 46 associates will work in the delivery station between 12:00 PM and 

10:30 PM to support the drivers as they return to the station.  After the check out and 

release of all delivery vehicles by 9:20 PM, delivery station associates prepare the delivery 

station for the next day’s packages.

Parking,

Per the zoning requirements for a warehouse facility, the parking requirement is 1 space 

per 1.5 employees.   As discussed above, under normal operations the facility works in 

three (3) shifts with approximately 268 total employees per day.  The peak shift overlap 

is approximately 183 employees in the building plus 279 van drivers for a total employee 

count of 432, which would equate to the need for 308 parking spaces per zoning.  

However, the proposed site plan includes 441 parking spaces to account for seasonal 

peaks.    

Massachusetts Architectural Access Board (MAAB) requires that parking lots with total 

parking spaces ranging between 401 – 500 spaces provide a minimum of nine (9) 

accessible spaces, two (2) of which are required to be van accessible. 
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The proposed development will result in 441 car parking spaces and 12 accessible parking 

spaces. The proposed car parking spaces will be 20 feet long by 9 feet wide, per 

Westborough Zoning requirements.   Delivery van spaces will be 27 feet long by 11 feet 

wide.   

Electrical Vehicle (EV) charging stations will be provided at a later date in accordance with 

Tenant requirements.  The site has been design to accomondate future EV charging 

stations.  The project will include all required conduit and handholes/pull boxes that will 

be required for future EV charging.   

The development will include  seventeen (17) loading docks and thirteen (13) trailer 

parking spaces located on the northern side of the proposed building. 

Landscaping and Screening

All plantings onsite will be native and drought tolerant.  Shade trees are proposed within 

parking lot islands to meet the local ordinance and to reduce heat island effect. The 

proposed stormwater basins will be stabilized with a native retention basin meadow seed 

mix. Existing trees around the site perimeter will remain and be protected to the extent 

feasible. Existing trees along the main roadway are to remain and be protected to the 

extent feasible. The existing tree line along the northern Residential zoning will be 

retained to the extent feasible, with no work proposed within 350’± of the nearest 

residential abutter.  Maintaining the tree line will vastly exceed the required 75’ native 

buffer along a Residential zone.  

Site Lighting 

Lighting levels are designed to meet minimum tenant requirements and Illuminating 

Engineering Society of North America (IESNA) recommendations.  Site lighting fixtures 

will be 25’ mounting height on 3’ exposed concrete bases. All fixtures will be low profile, 

energy efficient, dark sky compliant LED and will be 4000k color temperature.  All fixtures 

around the perimeter of the development are directed inward and are equipped with 

house side shields to eliminate unnecessary light spill into wetlands and adjacent 

properties.
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 Site Utilities

Sanitary Sewer

A 6” sanitary gravity line will run from the southern side of the building to a sanitary pump 

station located in the adjacent parking lot. A 4” HDPE sanitary force main will run from 

the pump station to a cleanout where it will connect to the existing 6” forcemain.   The 

existing forcemain runs southeasterly and connects to a sewer manhole adjacent to 

Computer Drive within the property of 4600 Computer Drive.  

Water

A 4” domestic water service line and an 8” fire service line will be connected to the 

existing water main coming onto the site from the drive aisle at 2400 Computer Drive. 

The two service lines will connect to the western side of the building at the southwestern 

building corner. The fire service line will also feed a pressurized fire loop that will run 

around the building and serve hydrants throughout the site.  The 8” fire loop will also 

connect to the existing 10” water main along the eastern side of the parcel.   Hydrants 

have been located throughout the site as well as within 100 feet of the Fire Department 

Connection (FDC) at the southwestern corner of the building.   

Gas

A new gas service line will tie into the existing service coming onto the site at the eastern 

property line and connect to the southern side of the building. 

Electrical & Telecommunications

An electric service line and electric handholes will be installed from the existing 

transformer along Technology Drive to a proposed transformer by the southeastern 

building corner to serve the building. A telecommunications service line will be run from 

the existing telecommunications manhole by the main entrance to the site at Computer 

Drive along the proposed drive aisle to the southeastern building corner. Existing electrical 

and telecommunications lines onsite that will no longer be used will be removed and 

disposed of.

The new building is being designed to accommodate the potential for photovoltaic (PV) 

units on the rooftop.   
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Stormwater Management

The same 66± acre watershed boundary described in the existing stormwater management 

section above was used as the analysis limits.  Under proposed conditions the site is broken into 

sixteen (16) sub-watershed areas, see sheet PR-WS included with the site plans.  

The proposed stormwater management system will generally follow the same flow patterns as 

existing conditions. Existing Detention Basin #1 will be enlarged in order to mitigate proposed 

peak flow rates as well as provide water quality and recharge to groundwater volumes. Under 

proposed conditions, this basin is referred to as Infiltration Basin D-3.   The western and eastern 

van staging and loading areas will be routed to Infiltration Basins D-1 and D-2.   These will also 

provide mitigation of peak flow rates and provide water quality and recharge to groundwater 

volumes.   Basins D-1 and D-2 will be routed to Infiltration Basin D-3.   The western, eastern and 

northern van parking lots will be routed directly to Basin D-3.   As described under the existing 

conditions stormwater management section of this report,  Basin D-3 will discharge to a stone 

drainage channel and into Existing Basin #2.    The southern car parking lot will be routed to 

Infiltration Basin B-1 which discharges to an existing culvert along the southern property line.   

This culvert discharges to the western bordering vegetated wetland area, and ultimately flows to 

the northern perennial stream and bypasses Existing Basin #2.   

Of the overall 66± acre watershed boundary, approximately 32.5± acres are pervious with 

approximately 33.5± being impervious. This results in an approximate increase of 1± acre of 

impervious area, equating to a 1% increase over the entire 93± acre site.     Refer to the 

Stormwater Report included with the Site Plan Review application for additional information.  

Erosion and Sediment Control 

An erosion and sedimentation control program will minimize the risk of impacts to wetland 

resource areas during construction of the project. The program incorporates Best Management 

Practices specified in the guidelines developed by the DEP and the United States Environmental 

Protection Agency (US EPA) and complies with the requirements of the National Pollutant 

Discharge Elimination System (NPDES) General Permit for Storm Water Discharges from 

Construction Activities. These measures include the installation of temporary erosion and 

sedimentation controls and construction sequencing. Areas of exposed soil will be kept to a 

minimum and permanent vegetative cover (or binder coat of pavement) will be established after 
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final grading or as soon as practicable. Erosion and sediment control measures proposed for site 

preparation and development phases will include the following components. 

Temporary Construction Entrance

A temporary construction entrance consisting of 6 inches of clean stone over a filter fabric 

will be installed to minimize the migration of sediment on and off the site by construction 

equipment. 

Compost Filter Tube & Silt Fence

Compost filter tube and silt fencing will be installed around the perimeter of the site to 

prevent the migration of sediment on and off the site from overland flow.

Inlet Protection

Inlet protection will be installed in existing and newly constructed catch basins to capture 

and remove sediment in stormwater runoff prior to discharge from the site. 

Temporary Diversion Swales with Check Dams

Swales will be installed prior to major earth disturbance to convey runoff to temporary 

sediment basins. The contractor will modify the location of the swales according to 

construction sequencing. 

Temporary Sediment Basins

Temporary sediment basins will receive runoff from the diversion swales and will provide 

detention to allow sediment to settle out of the runoff prior to discharge.

LIST OF FIGURES

Fig. 1: Site Location Map

Fig. 2 FEMA Firm Map

Fig. 3: Aerial Map 
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