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October 18, 2006 
 
Nipun Jain, Town Planner 
Office of Community and Economic Development 
62 Friend Street 
Amesbury, MA  01913 
 
Dear Mr. Jain: 
 
The firms of Larry Koff & Associates and Dodson Associates, LTD are pleased to present this 
proposal for the preparation of a Site Assessment and Feasibility Study for the Route 150 Gateway 
Village Project. 
 
Our consultant team will work in an iterative fashion first with OCED staff and subsequently with the 
Advisory Committee. This process will maximize the time spent on addressing site, regulatory, and 
market opportunities and constraints in Phase I and in identifying and providing schematic design 
studies and presentation materials in Phase II to facilitate consensus around a broadly supported 
development option. 
 
This approach varies from your RFP in that we have integrated the background site, regulatory, and 
market analysis into the first phase in order to inform the alternatives analysis. The public review 
process to be carried out in Phase II will be based upon a comprehensive assessment of what is 
technically and legally possible. 
 
We will prepare easily understood graphics of site conditions, prototype models of alternative housing 
types that fulfill the 40R density requirements, SketchUp digital models that provide numerous site 
views, a hand drawn perspective sketch, and alternative models of commercial development.   
 
This effort will be led by two consultant firms experienced in community economic development 
planning and design. Larry Koff & Associates, community planning, and Dodson Associates, LTD, 
site planning and design, have experience with and knowledge of this site. We will be assisted, if 
necessary, by two additional firms, Daylor Consulting Group and Mark Bobrowski, Esquire. Daylor 
Consulting Group is an environmental engineering and community planning firm that can, if needed, 
provide mapping, landscape design and economic development planning support. Mark Bobrowski, 
land use attorney, will be available to consult on the planning of a 40R development. 
 
The contact with the Committee and municipal staff will be Larry Koff, AICP. The public process will 
be managed by Larry Koff with support from his associates. We will work with the Town Planner and 
department staff to gather base maps, related reconnaissance information, impact data, and a 
clarification of site planning goals. 
 
We look forward to discussing our collaborative planning process and the preparation of a conceptual 
mixed use smart growth site plan. The work products should ensure a consensus around a development 
model and that the Town will be in a position to proceed with an application for 40R designation. 
 
Sincerely, 

 
 
 

Larry Koff, AICP 
Principal, Larry Koff & Associates 
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I.   INTRODUCTION TO CONSULTANT TEAM 
 
The consultant team must be tailored to the unique requirements of each proposal in order to fully 
address the products desired by the client. Given the elements of the proposed scope, we have 
identified a team of four firms to carry out the planning process. A summary of the firms and the 
personnel to be involved follows. 
 
Larry Koff & Associates 
The firm of Larry Koff & Associates specializes in visioning, master planning, town center 
revitalization, zoning, and focused strategic plan preparation. Larry Koff, AICP, has experience 
undertaking similar projects in communities such as Yarmouth, Scituate, Norwood, and Sharon. 
The two associates who work with Larry Koff are skilled in the use of GIS for the purposes of 
analyzing and illustrating resource constraints, development opportunities, and sub-area analysis. 
A principal objective of our firm is to work with the client to ensure that a consensus is developed 
around a general vision as well as specific revitalization opportunities. A distinguishing focus of 
the firm is building support and momentum toward implementation by establishing a local 
framework of collaborators in the planning process and identifying early steps on which to build 
an implementation strategy. 

 

Á Larry Koff, AICP, the principal of Larry Koff & Associates, brings over 30 years of 
experience to the project. He will be principal-in-charge and Project Manager and will be 
the point of contact with the Town. Mr. Koff spent many years in the public sector at the 
Boston Redevelopment Authority before founding his own firm in 1994. In addition to 
comprehensive planning experience, Mr. Koff has directed many housing planning 
initiatives and downtown revitalization efforts and was a leader in the “418” Community 
Development Planning initiative. He has been a leader in the Massachusetts Chapter of 
the APA and is President of the Massachusetts Association of Consulting Planners. 

 

Á Roberta Mitchell Cameron, AICP, Senior Planner, has assisted in the preparation of 
community-wide master plans and targeted planning strategies in over 30 communities in 
Massachusetts and Rhode Island. She is experienced with the issues of land use, housing, 
economic development and natural resource protection. Ms. Cameron is skilled at 
analyzing the impacts of growth and policy changes including buildout projections and 
fiscal balance. 

 

Á Karen R. Sobol, Associate Planner, has worked for the past three years on affordable 
housing plans, 418 Community Development Plans, master plans, and zoning analysis. 
Ms. Sobol contributes proficiency in GIS as well as research and analysis. 

 
Dodson Associates, LTD 
Dodson Associates, LTD is a landscape architecture firm whose services include site design, site 
and facility master planning, urban design, visual analysis, open space conservation, and 
recreation planning. Clients include developers, nonprofits, local, state and national governments, 
universities and private landowners. Dodson combines traditional planning techniques with 
innovative design that incorporates conservation and environmental principles. 

Á Harry Dodson, Principal, has 20 years experience in planning and design. Prior to 
founding Dodson Associates, LTD in 1986, Mr. Dodson served as Chief of Design at the 
Massachusetts Department of Environmental Management for six years. He currently 
serves as an Adjunct Professor in the Department of Landscape Architecture & Regional 
Planning at the University of Massachusetts, Amherst. 
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Daylor Consulting Group, Inc. 
Daylor is a multi-disciplinary civil engineering, land use planning, environmental analysis, and 
landscape architecture firm headquartered in Braintree, Massachusetts. Daylor has completed 
assignments throughout New England to address a broad range of topics including  town center 
planning, natural resource and open space planning, civil engineering, environmental consulting, 
master planning, and GIS mapping and surveying. Daylor’s services include comprehensive 
master planning, development of innovative land use strategies, development feasibility analysis, 
surveying, site and infrastructure design, permitting, downtown zoning and design guidelines, and 
the use of GIS for policy visualization. Clients consist of municipalities, regional planning 
agencies, corporations, institutions, and nonprofit developers. 
 

Á Scott T. Ridder, ASLA, Director of Landscape Architecture, has 22 years of experience in 
project master planning, site development, landscape design, and project review. Mr. 
Ridder leads land development planning and coordinates the management of the 
Landscape Architecture department at Daylor. 

 

Á Robert J. Ingram, PhD, Manager of Ecological Sciences, is experienced in environmental 
consulting, technical analysis, and environmental permitting. As Manager of Ecological 
Sciences, he oversees surface and groundwater quality investigations and assessments, 
wetland science, and water quality management. 

 

Á Andrea M. Sangrey, Planning Manager, is experienced in land use, economic 
development, real estate development, and smart growth. Ms. Sangrey’s background 
includes work as a city planner and institutional planner.  

 

Á Erika Johnson, Planner, has planning experience in community development, public 
participation, and policy analysis. Ms. Johnson’s knowledge of GIS and other graphics 
software supports her expertise in policy planning. 

 
Mark Bobrowski, Esquire 
Mark Bobrowski, Esquire, is a land use attorney with extensive experience in assisting 
Massachusetts communities with zoning bylaw updates as well as in addressing 40B projects. The 
firm has aided over 60 Massachusetts communities in the drafting of municipal bylaws and 
ordinances. The firm also serves as Special Town Counsel to land use boards to assist in the 
review of permit applications and subdivision plan submittals, to prepare written decisions under 
the direction of the Board, and to represent Towns, if necessary, in appeals before the courts. 
Additionally, the firm has served as general legal counsel to housing authorities, represented 
responsible development clients and abutters in a host of communities, and served as legal 
counsel to numerous land use consulting, planning, and legal firms. 
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II.  LIST OF SIMILAR PROJECTS 
 
 
WACHUSSET CROSSING FISCAL IMPACT ANALYSIS 
GARDNER, MA 
Larry Koff & Associates prepared a fiscal impact analysis for Vertical Building Group’s 
Wachusset Crossing project, a proposed 40R development with 650 residential units and over 
200,000 square feet of commercial space located on the edge of the downtown along Route 140 
in Gardner, Massachusetts. We considered the market potential and analyzed the potential 
impacts of this mixed use development on schools and other Town departments in terms of 
annual operating costs and capacity. This analysis was utilized to help establish the sub-areas 
within the 40R development. 
 
AFFORDABLE HOUSING SITE 

FEASIBILITY STUDY AND 

NEEDS ASSESSMENT 
AMESBURY, MA 
Larry Koff & Associates was 
retained by the Town of Amesbury 
to develop a Planned Production 
Strategy detailing Amesbury’s 
housing needs. Working with the 
Town of Amesbury, LKA compiled 
an inventory of potential sites for 
affordable housing. After narrowing 
down the options to a set of feasible 
sites, LKA with Bluestone Planning 
Group and MHJ Associates 
conducted preliminary assessments 
and cost analyses of the sites. The 
site inventory included the parcels 
proposed for a 40R District located 
at the Route 150 and Route 110 
intersection. LKA assisted the town 
in preparing an application to 
DHCD to determine whether this 
site was a suitable location. 
 
 
LENOX GATEWAY 

REDEVELOPMENT PLAN 
LENOX, MA 
Dodson Associates, LTD worked with the Town of Lenox and the Berkshire Regional Planning 
Commission to study a potential growth center in the town. Dodson produced a series of 
schematic design alternatives for the site. The final outcome was a master plan that combined the 
preferred elements of the schematics and suggested possible zoning changes and other 
implementation strategies.
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III.  REFERENCES 
 
 
LARRY KOFF & ASSOCIATES 
 

Reference 
Town  Scope of Work 

Name  Title  Phone 

Washington Square 
Vision/Action Plan 

Interim Housing Strategy 

South Norwood Village 
Plan 

Norwood 

418 Housing Plan 

Steven Costello  Town Planner  781‐762‐1240 

Salisbury Square Plan 

Beach Front Rezoning 

Rabbit Road Rezoning Salisbury 

Lafayette Road  Mixed 
Use District Rezoning 

Jerry Klima 
Planning Board, 

Board of 
Selectmen 

978‐465‐5325 

Scituate 
Village Center Plans: 
Greenbush, N. Scituate, & 
the Harbor 

Laura Harbottle  Town Planner  781‐545‐8730 

Gardner 
Wachusett Meadows 
Fiscal Impact Study 

Martin D. Wolons 
President/CEO 

Vertical Building 
Group 

978‐928‐5399 
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DODSON ASSOCIATES, LTD 
 

Reference 
Town  Scope of Work 

Name  Title  Phone 

Lenox 
Lenox Gateway 
Redevelopment Plan  Joellyn Warren  Senior Planner  413‐442‐1521 

Mansfield, CT 
Mansfield Training 
School Master Plan  Phil McClellan 

Chief Planning 
Analyst, CT State 
Office of Policy & 

Management 

203‐566‐3410 

Rhode Island 
Urban Environmental 
Design Manual  Scott Millar 

Chief, 
Sustainable 

Watershed Office 

401‐222‐3434 
x4419 

 
 
DAYLOR CONSULTING GROUP, INC. 
 

Reference 
Town  Scope of Work 

Name  Title  Phone 

Hingham 
Erickson Retirement 
Community  Dick Baummer  Development 

Director 
781‐862‐6955 

Ipswich 
Ipswich Community 
Development Plan  Glenn Gibbs  Town Planner  978‐356‐6607 
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IV.   APPROACH 
 
Background 
The 40-acre area proposed for 40R designation in the Town of Amesbury was approved by 
DHCD as a “highly suitable location” as defined by Sect. 2 of M.G.L. Chapter 40R. The area’s 
location, proximity to the downtown, mix of land uses and community facilities, road and transit 
access, and available infrastructure could support a mixed use development. This area has been 
recommended for mixed use in both the Amesbury Master Plan and the Planned Production Plan. 
 
The proposed planning study will build on a 28-acre proposed 40B mixed use development by 
extending the boundary of the study area to include an additional 12 acres on three parcels.  
Assuming community and developer support can be achieved by the preparation of a smart 
growth plan, the town will benefit from the public investment that accompanies this designation 
and from the development of a mixed use site plan that protects the resources and provides a mix 
of housing acceptable to the community. 
 
The focus of this effort is to identify a feasible mixed use smart growth concept. This concept 
plan must build on these past and concurrent efforts as well as the strengths and opportunities 
identified by the Advisory Committee.   
 
Strengths and Opportunities 
Â The boundaries of the study area and the goals are clearly defined. 
Â The housing market in this area has been strong. 
Â The district is located at the intersection of Route 110 and Route 150 and is a quarter mile 

from Route 495. There is easy access to Route 495 from either Route 110 or Route 150. The 
district is also approximately two miles from the exit ramps to Route 95. 

Â The site is well served by bus service. Two bus lines provide convenient access to regional 
destinations, a private bus line provides twice a day service from Amesbury (Friend Street, 
downtown) to Boston, the Merrimac Valley Regional Transit Authority (MVRTA) provides 
service to the Newburyport MBTA station, located approximately five miles from the site, 
and MVRTA also offers residents the “Ring a Ride” facility where residents can call and 
schedule a pickup. 

Â The MVRTA has submitted an application to construct a Transportation Center (transit bus 
station) in Downtown Amesbury that is less than one mile from this site. The frequency of 
regional bus service is scheduled to increase upon completion of that project. 

Â The district is well served with pedestrian sidewalks to the Downtown that continue to a 
three-mile long bike path that ends at the commercial shopping center about two miles from 
this district. 

Â The district is currently served by public sewer and water. The district is located within a 
half-mile of Amesbury High School and is approximately three-quarters of a mile from 
Amesbury Middle School. 

 
Challenges 
While rezoning of this area has been under consideration for some time, there are a number of 
issues that will need to be addressed early in the planning process. 
Â Site development resource area constraints must be well understood before undertaking any 

market and related analysis. 
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Â The existing zoning is primarily Commercial or Office Park with only a small portion zoned 
Residence-40. There are a variety of density options under 40R zoning as this overlay permits 
the designation of single, two, and multifamily subdistricts, each with different densities and 
the incorporation of commercial uses separate or as a part of these districts. Site and access 
constraints, market factors and town goals for this area will shape the development and 
selection of a preferred plan. 

Â The public process will be an essential element in testing and refining the development 
concepts.  

Â A package of presentation material must be prepared which will permit feedback and 
consensus around a development plan.   
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V.  SCOPE OF SERVICES 

 
ROUTE 150 GATEWAY VILLAGE PROJECT 
The following discussion of the scope of services follows, with some modifications, the tasks 
outlined in the proposal. We have recommended, as noted below, an emphasis on undertaking a 
number of technical studies in Phase I prior to initiating meetings with the Advisory Committee 
in Phase II. An additional concluding task has been added in Phase III following the workshops. 
 
Phase I 
 

Task 1:  Existing Conditions/Issues and Opportunities 
The context for creating a Mixed Use Smart Growth Concept will be to develop a consensus 
around an understanding of the underlying issues and opportunities including hard/soft 
development areas, density, housing types, commercial market, and 40R zoning. We will develop 
the background analysis and graphic presentation materials in this phase. The OCED will provide 
direction as to a range of preliminary alternatives to be considered. 
 

1.1 Clarify Goals, Review Plans and Reports 
The consulting team will review existing reports, GIS mapping, and alternative 
development plans prepared for the site. We will clarify with OCED staff goals for Smart 
Growth Mixed Use Development. If necessary we would meet with the Advisory 
Committee although we would prefer to defer this meeting until we have completed our 
Phase I studies. 
 

1.2 Land Use Assessment/Base Map 
The consultant team will prepare a base map identifying primary and secondary resource 
areas based on available information (as defined in Section XI.D.3 of the Amesbury 
Zoning Bylaw). We will utilize existing site mapping, GIS mapping, aerial photography, 
and resource mapping provided by the Town Engineer. We will identify hard and soft 
areas. We will also identify the land area of various sub-areas in anticipation of various 
density buildout studies. 
 

1.3 Identify Areas for Commercial and Mixed Use Development 
Given site constraints and opportunities, a review of prior site planning efforts, and 
discussions with OCED staff, we will identify areas appropriate for commercial and 
mixed use development. 

 
Meetings 
Phone Discussions with OCED staff and others 
Site tour 
 
Deliverables 
Base Map 
Hard/Soft Map 
Map of areas suitable for mixed use and commercial development 
 

Task 2:  Market/Regulatory Analysis 
Building on the initial site assessment and discussions with OCED staff, we will assess the 
potential for various types of commercial and mixed uses. We will then undertake an assessment 
of the market potential for these uses by undertaking a commercial market study. 
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2.1 Evaluate Model Bylaw 
Prepare schematic alternative site plans of different densities, the inclusion of mixed use 
and commercial only sub-areas. Clarify state policy with respect to density calculations 
and process for plan amendment. Conduct a preliminary zoning analysis for consistency 
with 40R and goals for overlay district. 

 
2.2 Baseline Market Analysis 

Consider the potential for the development of commercial and mixed uses. The market 
study will be based upon an assessment of growth projections in income and purchasing 
power and a gap assessment of various retail segments based upon available data and 
interviews. Discuss with realtors and OCED staff relative to other proposed projects that 
might impact the market at this location. 
 

2.3 Gap Assessment 
Discuss with the Alliance for Amesbury and key retail businesses serving local residents, 
artist groups and others to estimate the type, mix and size of commercial development 
that could be supported given assumptions about market potential, increased density and 
mix of uses. 

 
Meetings 
Meetings/phone conversations with residential and commercial brokers, businesses, 
nonprofits, and business development organizations in the local and regional commercial and 
housing sectors 
 
Deliverables 
Market Assessment 
Bubble diagrams of alternative sub-areas for commercial and mixed use development 
identifying the type of commercial development to be considered. 
 

Phase II 
 

Task 3:  Smart Growth Site Plan Alternatives 
 
3.1 Prepare Preliminary Sketch Site Plan Alternatives consistent with 40R with input 

from OCED staff 
Based on input from OCED staff as to development goals, a site assessment of resource 
areas, an identification of alternative sub-areas for residential, commercial, and mixed 
use, and a market assessment of commercial potential, we will prepare two to three 
alternative schemes for consideration by the Advisory Committee and Staff. The schemes 
will be developed quickly in pencil on trace paper. The schemes will generally show limit 
of work, building footprints, access, utilities and stormwater management areas. 
Examples of residential and mixed use development in this neighborhood and examples 
of good smart growth developments at varying densities from other municipalities will be 
presented to provide a context for this discussion. 

 
3.2 Evaluate for Consistency 

Prior to presentation, the alternatives will be considered for consistency with 40R and 
town goals. 
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3.3 Site Visit/Advisory Committee Meeting #1 
We will work with the Advisory Committee on a review of alternative development 
scenarios. We will identify a set of alternatives to be presented at the workshop along 
with background material to support this discussion. 

 
3.4 Draft Site Plan  

Based upon client review of the preliminary site plan, a draft final site plan will be 
prepared for use in the public workshop. 

 
Meetings 
Meeting 1: Advisory Committee to discuss preferred alternatives, market analysis, and 
consistency with 40R 
 
Deliverables 
Alternatives Analysis  
Illustrations of Smart Growth Densities 
Site Development Goals 

 
Task 4:  Community Workshop 

 
4.1 Presentation Material 

A SketchUp computer model of the proposed project will be prepared. Various 
alternative views will be presented to the clients and a final view will be selected. A 
sketch perspective drawing will be prepared of this view and rendered in color. Photos 
and plans of comparable projects from other areas will also be prepared.   

 
4.2 Participatory Workshop 

A community workshop will allow the participants to become informed on the following 
topics. 
 
1. Site constraints 
2. Market factors 
3. 40R Regulations 
4. Site Development Goals 
5. Development alternatives utilizing SketchUp model and sketch 
6. Development prototypes 

 
Meetings 
Meeting 2: Advisory Committee to discuss and recommend a development plan consistent 
with 40R 
 
Deliverables 
Development Alternatives 
Background illustrations, SketchUp model, Sketch 
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Phase III 
 

Task 5:  Final Report 
Based upon the results of the workshops, a Final Plan will be prepared along with a Final Report. 
 

5.1 Final Plan 
A Final Plan will be prepared based upon revisions to the draft Site Plan. The Plan will be 
prepared in CAD on the Orthophoto base map.   

 
5.2 Final Report 

The final report will summarize the analysis and describe the alternatives and the 
development of a consensus plan. Graphic illustrations of these plans and background 
information will be included. 
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PROPOSED SCHEDULE  
 
The preceding scope of work will be completed by December 15, 2006. 
 
 
 

Month 
Task 

October  November  December 

Phase I 

Task 1: Existing Conditions 

1.1. Clarify Goals, Review plans & reports  X     

1.2. Land Use Assessment/Base Map  X     

1.3. Identify opportunities for commercial/ 
mixed use development 

X     

Task 2: Market/Regulatory Analysis  

2.1. Evaluate Model Bylaw    X   

2.2. Market Analysis    X   

Phase II 

Task 3: Smart Growth Site Plan Alternatives  

3.1. Prepare preliminary sketch site plan 
alternatives 

  X   

3.2. Evaluate consistency    X   

3.3. Site Visit/AC Meeting 1    11/9   

3.4. Draft Final Site Plan    X   

Task 4: Community Workshop 

4.1. Presentation Materials, SketchUp 
Model, Sketch 

    X 

4.2. Plan and conduct workshop (Meeting 
2) 

    11/23 

Phase III 

Task 5: Final Report 

5.1. Final Plan Revisions      X 

5.2. Final Report      12/15 
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VI. BUDGET 
 
Task  Dodson*  Koff**  Total 

Phase I 

Task 1: Existing Conditions 

1.1. Review plans & reports  $300    $300 

1.2. Land Use Assessment/Base Map  $600  $300  $900 

1.3. Review opportunities for 
commercial/mixed use development 

$300    $300 

Task 2: Market/Regulatory Analysis  

2.1. Market Analysis    $4,400  $4,400 

2.2. Evaluate Model Bylaw    $1,000  $1,000 

Phase II 

Task 3: Smart Growth Site Plan Alternatives  

3.1. Prepare preliminary sketch site 
plan alternatives 

$1,300    $1,300 

3.2. Evaluate consistency    $500  $500 

3.3. Site Visit/AC Meeting 1  $800  $500  $1,300 

3.4. Draft Final Site Plan  $2,600    $2,600 

Task 4: Community Workshop 

4.1. Presentation Materials, SketchUp 
Model, Sketch 

$1,600    $1,600 

4.2. Plan and conduct workshop 
(Meeting 2) 

$1,000  $1,000  $2,000 

Phase III 

Task 5: Final Report 

5.1. Final Plan Revisions  $800    $800 

5.2. Final Report    $3,000  $3,000 

Total  $9,300  $10,700  $20,000 

* Dodson Associates Hourly Rate: $80‐$125/hr 
**Koff & Associates Hourly Rate: $55‐$125/hr 


