Ora at Waldingfield

November 10
Ipswich Planning Board
•
•
•
•
•
•
•

Open Space
Phase 1B Alternative
Phases 2 + 3 Update
Purpose
Sustainability Preview
Engineering Update
Traffic Update

Ora at Waldingfield

Phase 1A
Ora’s office at
300 Brickstone Square, Andover
Work Area: 18,000 SF
Clinic: 10,000 SF

Great Estate Mansion at
Waldingfield
Work Area: 11,000 SF

People within 100 Miles:
116
Employee are remote first,
and may come to
Waldingfield
2 out of 5 days when they
need to meet in a group.
Potential Ora related
people on site:
46

Pre-COVID:

Seating for 127 people

Seating: 19 people

Post-COVID:

5 employees per day

Meeting Space: 30 people

Ora at Waldingfield

This is how we “Office”
Conference
Room

Cafeteria

Manager/Employee
Performance Review

Innovation Session
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Land Protecting Public Water Supply
Land adjacent to the Ipswich/Essex ACEC
Land bordering the Ipswich River
Forested Land
Habitat of endangered Species
Unique feature including scenic vista
Land with trail systems
Active agricultural land
Land for recreational use
Appropriate public access

Proposed area of CR
totaling 50% of
applicant’s land
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View From Waldingfield
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Lower Level Garage

Phases 2 and 3

Lower Level Garage

Ora at Waldingfield

1. Purpose
The purposes of a Great Estate Preservation Development (GEPD) are to:
a. Encourage the preservation and appropriate development of the building and lands
of the large estate properties in the RRA District (For the purposes of this
subsection, a Great Estate is defined as an architecturally significant residence and
its formal landscape features and supporting structures, constructed prior to 1948
and situated on a minimum of sixty (60) acres.);
b. Recognize and preserve the design integrity of landscape features, both natural and
built, which contribute to the character of a Great Estate;
c. Encourage the efficient use of such land in harmony with the natural features of the
RRA District;
d. Provide an alternative to the subdivision of an estate property for residences;
e. Preserve open space for conservation or recreation use, and provide appropriate
public access to said open space; and
f. Protect natural features which are important to the character of the town, including
the vistas of the main corridor roads. (Amended by 10/18/04 Special Town Meeting;
approved by Attorney General 1/27/05)
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Sustainability and Regenerative Design at Waldingfield
The Ora team is dedicated to minimizing their “carbon footprint” and maximizing their
“handprint”. Where a footprint is the damage development creates, the handprint is the positive
impact that can be incorporated into a project through intelligent regenerative design thinking
and planning.

Living Building Challenge

Regenerative Design Principles for 55 Waldingfield Rd.
• Work in alignment with natural systems;
• The project should increase the health of the natural systems;
• Adopt transformative sustainability practices;
• The project should increase the health of people at the site and in the Town.
Water Use
• Managing rain water, potable water, and waste water at the site will be a primary focus of the
sustainable and regenerative design.
• The first strategy will be to reduce total water demands for the buildings through use of lowwater-use fixtures and careful planning.
• The next strategy will be to keep all rain water infiltrating through the soils, and supporting the
existing habitats through capturing and slowing the flow of water on-site.
• These strategies will ensure the aquifer is positively affected, and not impacted negatively by
development at Waldingfield.
• Tactics include, raingardens, berm creation, high efficiency water fixtures and fittings, rainwater
capture among others.
• These sustainability and Green Infrastructure approaches to water are well known and have
been proven by the International Living Future Institute’s Living Building Challenge “Net Zero
Water” Pedal, an internationally recognized regenerative building certification system.
Energy Use
• Overall energy use, and attendant carbon emissions will be optimized through incorporating
high performance building techniques, such as adopting Passive House standards and other
high performance strategies, and through incorporating solar PV arrays.
• To maintain the current atmosphere and natural feel of the site, the team is concerned about
reducing lighting pollution to limit outdoor lighting as much as possible.

Passive House
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Property Population
Phases 1A and 1B

84 people total
on property

50

22
12

Property Population
Phases 2 and 3

200 people total
on property

150
10

22
12

Ora at Waldingfield

1. Purpose
The purposes of a Great Estate Preservation Development (GEPD) are to:
a. Encourage the preservation and appropriate development of the building and lands
of the large estate properties in the RRA District (For the purposes of this
subsection, a Great Estate is defined as an architecturally significant residence and
its formal landscape features and supporting structures, constructed prior to 1948
and situated on a minimum of sixty (60) acres.);
b. Recognize and preserve the design integrity of landscape features, both natural and
built, which contribute to the character of a Great Estate;
c. Encourage the efficient use of such land in harmony with the natural features of the
RRA District;
d. Provide an alternative to the subdivision of an estate property for residences;
e. Preserve open space for conservation or recreation use, and provide appropriate
public access to said open space; and
f. Protect natural features which are important to the character of the town, including
the vistas of the main corridor roads. (Amended by 10/18/04 Special Town Meeting;
approved by Attorney General 1/27/05)

Ora at Waldingfield

An outline of how the following issues and impacts will be addressed by the
development:
a)
b)
c)
d)
e)
f)
g)
h)
i)

pedestrian and vehicular access to the site;
public safety issues;
provision of landscaping/buffering;
protection of wildlife habitats;
provision of utilities;
open space and recreation;
water supply and drainage issues;
layout and density of site development;
the preservation and rehabilitation of the exterior features, character and structural
integrity of the Great Estate, and the open space, vistas, stonework, gardens, and
other historic landscape features and supporting structures associated with the
Great Estate; and
j) building design and materials, including exterior elevations of existing and proposed
buildings. To the extent possible, the information provided in the report shall be
shown in map form, accompanied by written narrative.

Ora at Waldingfield

The Board shall review the special permit application in accordance with the following
criterion: the proposed GEPD will, by its design and layout, succeed in:
a) preserving open space for conservation and/or recreation purposes, and providing
appropriate public access to the open space;
b) protecting natural features of the land which are important to the character of the
town; and
c) preserving the buildings, structures, and landscape features of the large estate
properties in the RRA District.

Ora at Waldingfield

J. Special Permits
Criteria. Unless otherwise specified herein, special permits shall be granted by the special
permit granting authority (SPGA) only upon its written determination that:
a. The benefit to the Town outweighs the adverse effects of the proposed use, taking into
account the characteristics of the site and of the proposal in relation to that site; and
b. The petitioner’s application materials include, in the SPGA's opinion, sufficiently detailed,
definite, and credible information to show the project meets the intent of this bylaw. In
making this determination, the SPGA shall apply the following criteria:
i. Social, economic or community needs which are served by the proposal;
ii. Potential fiscal impact, including impact on town services, tax base, and employment;
iii. Traffic flow and safety, including parking, loading;
iv. Adequacy of utilities and other public services;
v. Compatibility with neighborhood character; and
vi. Impacts on the natural and built environment. (Amended by 10/21/14 STM; approved
by AG 2/4/15)

