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This buildout analysis is used to determine developable land area for both commercial and 
industrial zoning districts. Digital and hard copy data is collected. Digital zoning data is 
updated. Other existing digital data is gathered from a variety of sources including MassGIS, 
the community, Massachusetts Highway Department, and federal sources. Zoning, open space, 
land use, hydrography, environmentally sensative areas, wetlands, Rivers Protection Act 
buffers, flood zones, slope, soil, orthophotography, rail lines, road networks, and political 
boundaries are utilized to different degrees. Additional layers are created that included 
miscellaneous features that were determined to be undevelopable, an update of the most recent 
MacConnell Land Use, and a layer of recent subdivisions since the last MacConnell update.

The developed land data is from the aggregated land use categories in the MacConnell Land Use 
layer provided by MassGIS. The aggregated developed land categories are spectator and water-
based recreation, residential, commercial, industrial, transportation, and waste disposal. 

The GIS analysis consisted of subtracting layers from zoning. The remaining developable land 
area represented on MAP 2 is aggregated by zoning category.

To determine the number of future buildable residential lots by zoning category a formula was 
developed to determine the land requirements of a typical lot in each category. The land 
requirements factor in required frontage multiplied by half the road right-of-way to 
determine road area. This figure varies form zone to zone. Additionally 10% is subtracted 
from each zone to cover miscellaneous variables such a odd lot shapes. Commercial and 
Industrial buildable lots were determined using an "effective" floor area ratio technique.

The analysis determines developable square feet of commercial and industrial areas. For
each commercial and industrial zoning district, the major alternative land uses were examined 
in relation to the height limitations, maximum allowable percent lot coverage and parking 
requirements. An effective floor area ratio (FAR) for all use categories (e.g., offices, 
warehousing) in a particular district is developed for analysis purposes.  An effective FAR 
for a district is estimated by averaging the FARs for the various potential land use types.  
Note that where FARs are not detailed for zoning districts in the by-laws an estimated FAR is 
derived for similiar zoning districts by multiplying the percent lot coverage by the number 
of 10-foot-tall stories that could be constructed.  Effective limitations on total square 
footages caused by the required amount of parking with each use is also factored in. 

Methods

 Undeveloped 
Land Area    (Sq. 

Ft.) 

 Undeveloped 
Land Area 

(Acres)  Lots Dwelling Units
Effective 

FAR

Existing Built 
Space (Redev. 
Analysis Only)

Buildable 
Commercial / 

Industial sq. Ft.

Commercial / 
Industrial Water 

Use
Future 

Residents

Residential 
Water Use 

(GPD)

Municipal 
Solid Waste 

(tons)

Non-
Recycled 

Solid Waste 
(tons) Students

New Roads 
(miles)FAR

Total Developable Area 484,805,370          11,129.60          5,947        5,947               14,867         1,115,028        7,627 5,423          2,557          33.8            

     Area in Floodplain 7,669,060             176.06              -           -                  -              -                  0 0 -              -             

     Area outside Floodplain 477,143,147         10,953.70         5,947        5,947               14,867        1,115,028       7,627 5,423 2,557         33.8           

          Unconstrained 306,600,160         7,038.57           4,241        4,241               10,603        795,244          5,439 3,868 1,824          24.1           

          Riverfront-Outer Riparian Area 18,145,883           416.57              25            25                    63               4,707              32 23 11               0.1             

          Steep Slopes 38,748,849           889.55              359          359                  898             67,338            461 328 154             2.0             

          Wetland 10,870,871           249.56              113          113                  282             21,147            145 103 48               0.6             

          Water Supply Protection District 102,777,384         2,359.44           1,208        1,208               3,021          226,592          1,550 1,102 520             6.9             

Total Developable Area 23,140,485            531.23               446           553                  1,383           103,694           709 503 179             3.6              

     Area in Riverfront-Outer Riparian Area 2,112,925             48.51                5              6                     16               1,193              8 6 3                0.0             

         (SFD) 1,795,986             41.23                5              5                     12               864                 6 4 2                 0

          (TH) 316,939                7.28                  1              2 4                 329                 2 2 1                 0

     Area outside Riverfront-Outer Riparian Area 21,027,560           482.73              441          547                  1,367          102,501          701 497 176            3.5             

          Unconstrained (SFD) 9,647,852             221.48              248          248                  619             46,430            318 226 106             2

          Unconstrained (TH) 1,702,562             39.09                9              71                    177             13,248            91 64 30               0

          Water Supply Protection Area (SFD) 7,460,804             171.28              163          163                  407             30,519            209 148 70               1

          Water Supply Protection Area (TH) 1,316,612             30.23                6              46                    116             8,708              60 42 20               0

          Steep Slopes (SFD) 542,830                12.46                9              9                     23               1,750              12 9 4                 0

          Steep Slopes (TH) 95,794                  2.20                  1              3                     8                 634                 4 3 1                 0

         Wetlands (SFD) 261,106                5.99                  5              5                     13               942                 6 5 2                 0

         Wetlands (TH) 46,077                  1.06                  1              1                     4                 269                 2 1 1                 0

Total Developable Area 11,103,444            254.90               153           414                  1,035           77,661             531 378 178 1

     Area in Floodplain 1,368,631             31.42                -                  -              -                  0 0 -              0

     Area outside Floodplain 9,734,813             223.48              153          414                  1,035          77,661            531 378 178 1

         Unconstrained 7,024,667             161.26              107          290 724             54,288            371 264 125             1

         Riverfront-Outer Riparian Area 518,844                11.91                1              2 5                 401                 3 2 1                 0

        Water Supply Protection Area 2,925,915             67.17                38            103 256             19,220            131 93 44               0

        Steep Slopes 425,887                9.78                  4              12 29               2,205              15 11 5                 0

        Wetlands 266,743                6.12                  3              8 21               1,546              11 8 4                 0

Total Developable Area: 4,701,039              107.92               0.50 1,602,330             120175 0

     Area in Riverfront-Outer Riparian Area 926,835                 21.28                 0.50 -                      0 0

     Area Outside Riverfront-Outer Riparian Area 3,774,204              86.64                 0.50 1,602,330             120,175 0

         Unconstrained 2,451,044             56.27                0.50 1,225,522            91,914 0

         Water Supply Protection District 194,354                4.46                  0.50 63,165                 4,737 0

         Steep Slopes 1,095                    0.03                  0.50 520                      39 0

         Floodplain 878,151                20.16                0.50 219,538               16,465 0

         Wetland 249,560                5.73                  0.50 93,585                 7,019 0

Total Developable Area: 10,945,530            251.27               0.30 2,864,857             214,864 0

     Area in Riverfront-Outer Riparian Area 1,100,434              25.26                 0.30 -                      

     Area Outside Riverfront-Outer Riparian Area 9,845,096              226.01               0.30 2,864,857             214,864

         Unconstrained 9,030,688             207.32              0.30 2,709,206            203,190

         Water Supply Protection District 504,870                11.59                0.30 98,450                 7,384

         Floodplain 165,941                3.81                  0.30 24,891                 1,867 0

         Wetland 143,597                3.30                  0.30 32,309                 2,423 0

-                    

Total Developable Area: 92,825                  2.13                   0.40 24,135                 1,810 0

     Area in Water Supply Protection District 92,825                  2.13                  0.40 24,135                 1,810 0

Total Developable Area: 4,791,349              109.99               0.50 1,042,222             78,167 0

     Area in Riverfront-Outer Riparian Area 1,623,767              37.28                 0.50 -                       

     Area Outside Riverfront-Outer Riparian Area 3,167,582              72.72                 0.50 1,042,222             78,167

         Unconstrained 574,452                13.19                0.50 287,226               21,542 0

         Water Supply Protection District 1,422,843             32.66                0.50 462,424               34,682 0

         Floodplain 1,170,287             26.87                0.50 292,572               21,943 0

-                    

Total Developable Area: 1,930,355              44.31                 0.50 631,326                47,349 0

     Area in Riverfront-Outer Riparian Area 604,771                 13.88                 0.50 -                      

     Area Outside Riverfront-Outer Riparian Area 1,325,584              30.43                 0.50 631,326                47,349

         Unconstrained 1,085,013             24.91                0.50 542,507               40,688

         Water Supply Protection District 65,129                  1.50                  0.50 21,167                 1,588

         Steep Slopes 19,757                  0.45                  0.50 9,385                   704 0

         Floodplain 911                       0.02                  0.50 228                      17 0

         Wetland 154,774                3.55                  0.50 58,040                 4,353 0

Total Land Area 
(Sq. Ft.)

Total Land Area 
(Acres)

Total 
Residential 

Lots

Additional 
Residential 

Dwelling Units

Total Developable Area: 6,777,936              155.60               180 367 1,381,999            3,663,774             274,783 915           68,798 471 335 158             1

     in VCI District 1,424,412             32.70                18 103 0.85 541,103 669,647               50,224 257             19,245 132 94 44               0

     in VCII District 3,327,984             76.40                91 182 0.80 526,256 2,136,131            160,210 455             34,121 233 166 78               1

     in VCIII District 906,048                20.80                32 47 0.80 131,723 593,115               44,484 119             8,897 61 43 20               0

     in VCIV District 1,119,492             25.70                40 35 0.80 182,917 264,880               19,866 87               6,534 45 32 15               0

Grand Total: 548,288,333          12,587 6727        7281               1,381,999            9,828,642             737,148              18,202         1365181 9,338 6,639 3,072          40            

NOTES:

1. Total development in the Floodplain is shown as 50% of the total allowed under zoning density to account for the Special Permitting and Site Plan Review process.

2. Water Protection and Aquifer Recharge Areas - To account for impervious surface requirement and Special Permit process, development totals are discounted: 85% of total allowed (residential) and 65% of total allowed (Commercial)  
3. Total development in the Riverfront Area (Outer Riparian area) is shown as 10% of the total allowed under zoning density to account for pre-existing lots and development otherwise allowed under the Wetlands Protection Act.

4. Wetland area restrictions are reflected through the use of a multiplier of ".75" to account for the reduction in gross land use under the Wetlands Protection Act.
5. Areas of Steep Slopes: practical restrictions in land configurement are reflected through multipliers of "0.67"(residential), and "0.95"(commercial).
6.To characterize future development in the VCI district, assumptions were as follows: 75% land for commercial; 5% land for SFD; 5% land for 2-family dwellings; and 15% land for 4-unit apartments.

7. To characterize future development in the VCII district, assumptions were as follows: 60% land for commercial; 15% land for SFD; 15% land for 2-family dwellings; and 10% land for 4-unit apartments.
8. To characterize future development in the VCIII district, assumptions were as follows: 50% land for commercial; 25% land for SFD; 15% land for 2-family dwellings; and 10% land for 4-unit apartments.
    that make up this area are built at a higher density than can be built today, under the above assumption and the existing Zoning Ordinance.  
9. In the VC Districts, the following assumptions were made: Parking @ 1/500 s.f.; a multiplier of "0.85" was applied to account for peculiarities in lot shape and access.

10. In the HB District, parking was calculated at 1 space per 158 s.f. to include a mix of auto-related uses: 70% general commercial/service, 25% drive-in facilities, and 5% convenience retail/service.
11.  In the NB District, parking was calculated at 1 space per 200 s.f. assuming 2.5 floors per structure.

12.  In the IA & IB Districts, parking was calculated at 1 space per 800 s.f.

13.  Zone 2 lands are incorporated into Water Supply Protection category for purposes of assigning relative developability.
14.  New road R.O.W. used in calculation was 60 feet.

15. Household data used: 2.5 persons per household based on 1990 US Census and local data; students per household (0.43) calculated from local data.

Town of Palmer

SR   Suburban Residence

RR   Rural Residence                                                     

TR   In Town Residence

Urban Infill Area

GB   General Business                                    

IA   General Industry A

IB   General Industry B

HB   Highway Business

NB   Neighborhood Business


