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The following is a summary of additional information collected for the Chicopee West 
End Area-Wide Brownfields Study recently prepared by The Cecil Group, Inc. This in-
formation was compiled under an additional services agreement with the Pioneer Valley 
Planning Commission.  

The area subject to this review is a subsection of the study area included in the Area-Wide 
Brownfields Study. The subsection is the Cabotville and Lyman Mill district that is com-
posed of the cluster of historic industrial buildings located between the Chicopee River, 
Depot Street, Springfield Street, and Front Street.  

The additional effort was applied in two ways. It was used to help clarify ownership of the 
parcels within the subdistrict and determine if any conveyances provided an opportunity 
to advance redevelopment. The effort was also used to determine if the mill property own-
ers could be persuaded to participate more actively in the redevelopment plan through the 
good offices of the City’s Mayor Michael D. Bissonnette, which was to be discussed in a 
session called a “Developers Summit.”

The property reviews revealed several important conditions, but the recommendation is to 
complete a more complete title review because of the issues discovered within the property 
information. It was determined that the property owners/developers are not coordinated 
or on schedule with the market opportunities uncovered in the Area-Wide Brownfields 
Study. This suggests a different approach is needed to encourage the start of project con-
struction. 

I. Mill District Property Ownership and Conveyances 

The following is a summary of the review of property ownership and conveyance infor-
mation provided by Cain Hibbard & Myers PC, and Ellis Title Company, Inc., for The 
Cecil Group, Inc. The information was submitted to The Cecil Group August 9, 2012 and 
August 30, 2012.  

The Cecil Group prepared an annotated plan of the properties under these reviews gener-
ated from information in the City Assessor’s records and the property information pro-
vided by Cain Hibbard & Myers and Ellis Title, which is a compilation of title, deed and 
record plans. The plan is a GIS graphic and database prepared by the Cecil Group from 
the City Assessor’s paper maps, as the City had no digitized mapping at the time of the 
study. The annotated plan and property information are included as Attachments A and 
B, respectively.

A. General Findings

The land ownerships and lot lines are found to be substantially as indicated in the City 
Assessor’s records with the exception of what are considered four key conditions. The 
conditions are discrepancies in the parcel ownership and status, parcel boundaries and 
easements, as summarized below.
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B. Comparison Between City and Present Review Information

When comparing the City Assessor’s maps with the information from the land title and 
plan review, the records match except in two areas; the Front Street frontage parcels and 
the Cabotville Mill property and easement lines. 

1. Front Street Parcels

One area in question is that ownership and status of the properties directly on Front Street, 
identified as Parcels 0095-00009, 0095-00010, 0096-0036A, and 0096-00036, are not 
clearly defined in the information provided in the documentation from the land title and 
plan review.  

A 1994 ANR-type plan was found that conveys land with the former railroad tracks adja-
cent to Front Street from the Boston and Maine Corporation to 200 Tillary, LLC, the lat-
ter being the owner of the Cabotville Mill and other properties within the district. How-
ever, the 1994 transfer from the Boston and Maine Corporation (the railroad presented as 
the property owner) may not have conveyed any property rights as the review indicates a 
question of ownership by the railroad. The railroad may have gained a right to construct 
the rail lines, but it may not have obtained ownership of the land. 

If this is correct, the land would revert to the original owner, and Cain, Hibbard & My-
ers suggests the City may be the owner. In addition these parcels may have been included 
within the original Front Street right-of-way. If they are part of the Front Street right-of-
way: 

•	 They	are	not	separate	parcels	of	land,	and	

•	 	Access	across	them	would	be	presumed	to	be	open	to	the	abutters.

Atty. Sydney Smithers from Cain, Hibbard & Myers recommends that an ALTA/ACSM 
survey be completed to clarify the discrepancies. This would be a more in depth review of 
the titles according to the standards of the American Land Title Association.

2. Cabotville Mill and Utility Company Parcels

The Cabotville Mill property, all of which was previously owned by Industrial Buildings 
Corporation as shown on the 1932 plan, are substantially surrounded by land owned by 
the utility company that operated the hydroelectric plant on the Chicopee River. The 1932 
plan is of poor quality but indicates that the utility company, which is listed in the current 
Assessor’s records as NAEA Energy Mass, held land or land rights under areas that cur-
rently have buildings. Based on the historic construction and the location of the ownership 
lines, this suggests additional clarity is needed to distinguish easements and ownership.  

Again, an ALTA/ACSM survey is recommended to clarify the conditions.
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C. Easement on the Canal 

The documents provided in the land title and plan review identify a 30-foot wide ease-
ment running along the northern side of the canal, between the canal and buildings, from 
Springfield Street to Depot Street. The purpose of the easement benefited the owners of 
the mill buildings for access and utilities. It appears the rights under this easement would 
transfer to the City if it were to take the building and property under parcel number 0096-
00031, which is currently part of the Lyman/Wright property.

D. City Ownership on the Canal

The City owns parcel 0096-00037 which is at the corner of Springfield Street and Front 
Street. The 1956 plan that identifies the parcel boundaries suggests that the City does not 
own up to the wall of the canal. This would impact proposed beautification and canal 
walkway improvements in this corner of the district. 	

E. Conclusions 

While the information from the land title and plan review has indicated a condition that 
may be advantageous to the City, there remain questions that would properly be addressed 
in an American Land Title Association (ALTA/ACSM) survey because of the level of detail 
provided in this survey should clarify the noted discrepancies.

II. “Developer’s Summit”

The Area-Wide Brownfields Study identified this mill district as the key brownfield prop-
erties that could start and anchor the West End neighborhood’s revitalization. The key 
properties that could affect this area-wide revitalization were identified as the Lyman Mill 
and Cabotville Mill properties.  Among the attractive conditions for successful revitaliza-
tion are the following factors:

•	 There	are	existing	mill	buildings	on	these	properties	that	are	being	rented	for	com-
mercial	and	industrial	uses;	

•	 These	mill	buildings	are	a	substantial	presence	within	the	West	End;

•	 	Improvements	to	the	eastern	side	of	the	downtown	and	the	successful	renovation	of	
Ames	Privilege	mill	have	set	the	stage	for	extending	revitalization	through	the	West	
End;

•	 	A	Special	Permit	was	issued	by	the	City	for	the	Cabotville	Mill’s	Building	1,	for	resi-
dential	units;

•	 	The	canal	provides	a	public	amenity	that	could	be	improved	similar	to	what	has	been	
done	beside	the	Ames	Privilege	Mill	redevelopment	project.	

•	 	The	Ames	Privilege	Mill	redevelopment	project	upstream	on	the	canal	across	Springfield	
Street	from	the	Cabotville	Mill	is	the	example	of	what	might	be	accomplished	in	the	
other	mill	buildings.
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To	determine	the	interest	of	the	key	property	owners	in	coordinating	with	the	City,	the	
Cecil	Group	contacted	the	owners	of	the	Lyman	Mill	and	the	Cabotville	Mill	properties.	

A. Lyman/Wright Mill

William Wright, the person identified as the owner of the Lyman Mill, reinforced his 
interest in rehabilitating the Mill for new uses during interviews. In the interviews, he 
also said he wants to move on the revitalization of his and the Cabotville Mill property 
simultaneously so that shared access and utilities could be included with the redevelop-
ment planning. 

Mr. Wright was also interested in the demolition of the former storage building on parcel 
0096-00031. The building, with its low floor to ceiling heights, is not considered rentable.  
Demolition of the building would open up the potential for visibility of the main Lyman 
Mill building and the beautification of the south side of the canal. 

According to the Community Development office, the City was reportedly offered this 
particular property with the existing building by Mr. Wright. The cost to demolish the 
building would be borne by the City. If the materials in the structure are of certain salvage 
value, as indicated by Mr. Wright, the cost for demolition will be mitigated. 		

Parcels 0095-0004B (1987 ANR Plan) and 0095-00003 (1957 ANR Plan), which are on 
the north side of the canal, remain for redevelopment by the owner. Access to the parcels 
could be provided from Depot Street over a 30’ wide easement according to the title re-
view. However, the full use of the main mill building would require additional infrastruc-
ture support; particularly water supply and parking. If the property is used for residential 
use, other amenities and beautification would be needed as well. Consequently, the mixed 
use option for reuse of the mill would require other improvements associated with the 
broader mill district revitalization. This suggests that the Cabotville Mill reuse is needed 
for the district to turn around.

B. Cabotville Mill

Several meetings and discussions were held with the Cabotville Mill owner to determine:

•	 What	 issues	keep	the	residential	 reuse	project	approved	 in	 the	Special	Permit	 from	
proceeding?

•	 	What	could	the	City	(or	other	agencies)	provide	to	help	advance	the	project?

The owner stated that a key issue to advance the project was determining how the City 
would address the building and fire code requirements in light of the variance that was 
issued to the owner by the State. There have been previous discussions between the owner 
and the City on the building code requirements. The owner specifically identified the fire 
code requirements that were listed by the City as needed for the project as a potential 
problem for redevelopment. 
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The following are the items regarding the variance that were provided for this review:

•	 A	780	CMR	34	Evaluation	and	Compliance	Alternatives	Report	for	Building	No.1,	
was	prepared	for	the	City	Building	Commissioner	on	November	2008

•	 	A	State	Building	Code	Appeal	for	relief	from	height	and	area	standards	found	in	780	
CMR	Table	503,	was	requested	from	the	Board	of	Building	Regulations	and	Standards	
on	December	16,	2008,	with	supporting	documentation	including	the	780	CMR		34	
Evaluation	and	Compliance	Alternatives	Report	for	Building	No.1.

•	 	The	variance	was	issued	to	200	Tillary,	LLC	on	February	5,	2009	based	on	the	6th	
Edition	of	780	CMR	503.0,	with	conditions	that	the	appellant	return	to	the	Board	
after	finalizing	plans	that	included	specific	fire	protection	elements	to	be	approved	by	
the	fire	chief.	

The Building Code variance was specifically requested because of the height of the build-
ing places it in a different category for smoke and fire suppression and secure egress. The 
variance was submitted to gain relief through alternative means of ensuring safety.  The 
documentation supporting the State Building Code variance request was provided by the 
consulting firm Tighe & Bond. 

To clarify the position of the City regarding the impact of the State decision, a discussion 
with the City Fire Marshall was undertaken to review the supporting documentation for 
the variance submitted to the State; i.e., the Evaluation and Compliance Alternatives Re-
port. The Fire Marshall had issued a comment letter as part of the review of the Special 
Permit application that was approved. This was compared with the Building Code vari-
ance decision and the relief it granted.

The discussion with the City Fire Marshall and the Community Development Director 
determined that the statement of relief granted by the State and supporting documenta-
tion did not clarify all of the code requirements and how they would apply to the project 
design. In the discussion, the Fire Marshall confirmed that the points he raised in a previ-
ous comment letter on the Special Permit application still applied to the project design. 
Outstanding issues included:

•	 Roof	loading

•	 	Sprinkler	pump	system

•	 	The	need	to	have	the	fire	suppression	system	in	place	before	residential	occupancy	of	
any	floor

•	 	Stair	wells	to	be	mechanically	ventilated

•	 	Status	of	the	previous	architectural	plans	prepared	by	James	Vance	Architects,	dated	
April	14,	2008.

The conclusion from the discussion was made that the City would stand with the existing 
Special Permit comments and request plans to show how the variance and the alternatives 
would be applied to the design.
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This information was passed on to the Cabotville Mill owner, with a recommendation to 
file project plans with the City to show how the variance and other requirements would be 
addressed.  The owner then requested identification of public funding options that could 
support the residential project. Four approaches were suggested:

1.	The City could provide tax abatements in exchange for completion of construction of 
some phase of the project. It is possible that it may be considered as Urban Center Hous-
ing - Tax Increment Financing (Mass. General Laws c.40 sec.60), or simply as a quid pro 
quo with a local abatement. So there are legal options for action. The UCH-TIF would 
require the plans to be prepared to show the construction, an approval by the state housing 
agency, and a vote of the City Council, and may be too complex. The local tax abatement 
for construction would require a binding agreement and a vote of City Council – much 
simpler but requires a political strategy.

2.	The City might improve the canal and build the new water line for the mill district in 
exchange for grant of an easement that allows the City to build and own the water line 
and to have public access along the canal. The City has some current funds and may have 
access to other money for infrastructure improvements. The deal would have to include a 
negotiation on how much the City would expend on the water line construction, such as 
laterals being Cabotville’s responsibility. The construction of the water line would best be 
phased while the bridge is closed so the timing is good (and cheapest) if construction is 
completed within the next few years.

3.	In addition, there is state grant money for infrastructure improvements (up to $1.5M 
depending on the project) that comes up for competitive distribution directly to the cit-
ies every six months in the fall and spring. In addition there is a small amount of federal 
money available to the City on the order of about $100K each year. So there could be 
other improvements such as a waterfront walkway/recreation area and improvements to 
Front Street in exchange for certain construction. The public construction would require 
an ALTA survey because the current title review the City has does not clearly show the 
chain of title to the former Railroad and some of the other properties. This title survey 
could be a request to Cabotville from the City as part of any deal.	

4.	Federal and state tax credit programs, in particular Historic and New Market tax credits.

C. Conclusion

This summarizes the extent of interaction between the owners’ of the mill district proper-
ties and the consultants.  The recommendation is to maintain communication on a regular 
basis through Mayor Bissonnette’s office to inform the owners of opportunities and to 
encourage progress towards redevelopment.
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1987 ANR Plan

1957 ANR Plan
Owner: Lyman/Wright

1984 ANR Plan
Owner: Mascaro
Note: Frontage on Depot Street

1994 ANR Plan
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Note: Suspect nothing conveyed

1961 Plan
Owner: Lyman/Wright

1932 Plan  
Easement for access, electricity, 
telecommunications, utilities

1932 Plan 
Owner: 200 Tillary

1956 ANR Plan
Owner: City
Note:  Separated from canal wall
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