
 
 

Chauncy Place | 45 Lyman Street | Terrace North | Suite 1 
Westborough, Massachusetts 01581 
508.952.6300 | LDCollaborative.com 

February 15, 2022 
 
 
Mr. Michael F. Gagan, Chair 
Planning Board 
c/o Ms. Jen Hager 
Planning and Economic Development Director  
Municipal Building  
4 Uxbridge Road  
Sutton, Massachusetts 01590 
 
 
Re: Form C Application for a Definitive Plan-Residential Subdivision 

61 Duval Road 
Sutton, MA, 01590 

 
Dear Mr. Gagan and Members of the Board: 
 
On Behalf of the Applicant, Flynn Build & Develop (FBD), we are submitting herewith a Form C Application for a 
Definitive Plan associated with a 31-lot single-family residential development located at 61 Duval Road in Sutton and 
Mumford Street and 5 Forest Street in Douglas on several properties owned by Sutton Douglas Development, LLC.  
This filing is being made in accordance with Section 3.C of the Rules and Regulations Governing the Subdivision of Land 
in Sutton and Section 4.2 of the Rules and Regulations Governing the Subdivision of Land in Douglas. 
 
We have enclosed the following plans, supporting documents and fees: 
 
1. One (1) original plus six (6) copies of the completed Form C Application; 
2. A Total Application Fee (Admin & Review) of $9,200 (check #1601934). 
3. One (1) original plus six (6) copies of the Project Description/ Narrative with impacts summary/ Waivers 

contained herein; 
4. One (1) original plus six (6) copies of each Certified List of Abutters for the two subject properties contained in 

the development; 
5. Six (6) copies of the USGS Map indicating project location; 
6. Six (6) copies of the FEMA Map indicating project location; 
7. Six (6) copies of the NRCS Map; 
8. Six (6) copies of the soils testing; 
9. Six (6) copies of the current deeds for the property; 
10. Two (2) copies of Plans (24x36) entitled “Definitive Plan for “Sutton Douglas Development, Sutton & Douglas, 

Massachusetts”, prepared by Land Design Collaborative, dated February 10, 2022; 
11. Six (6) copies of Plans (11x17) entitled “Definitive Plan for “Sutton Douglas Development, Sutton & Douglas, 

Massachusetts”, prepared by Land Design Collaborative, dated February 10, 2022; 
12. Two (2) copies of Stormwater Management Report entitled “Residential Subdivision” prepared for Sutton 

Douglas Development c/o Flynn Build & Develop, prepared by Land Design Collaborative, dated February 2022; 
13. Two (2) copies of Traffic Access and Impact Study for Proposed Residential Development, prepared by Tetra 

Tech, dated September 2021; 
14. Two (2) copies of Hydrogeologic Assessment, Sutton Douglas Development, prepared by Corporate 

Environmental Advisors (CEA)Tetra Tech, dated December 17,2021; 
15. Entire submittal packet in PDF format provided on thumb drive; 
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PROJECT DESCRIPTION NARRATIVE 
 
Pre-submission Permitting 
FBD filed an Abbreviated Order of Resource Area Delineation (ANRAD) application with the Douglas Conservation 
Commission seeking confirmation of the delineated resource areas on site.  The Conservation Commission confirmed 
the delineation by issuing an Order of Resource Area Delineation (ORAD) in May of this year, MassDEP File # 143-
1018.  An ANRAD was not filed with the Sutton Commission as no work is proposed within the jurisdiction of the 
Sutton Conservation Commission.  The project also received Preliminary Plan Approvals from the Sutton and Douglas 
Planning Boards in the fall of 2021. 
 
Existing Site 
The subject property is located in both the town of Sutton and Douglas and is comprised of several combined and 
contiguous parcels totaling 130.76± acres, the majority of which lies in the Town of Douglas with only 4.68± acres in 
Sutton.  The property obtains its frontage from 61 Duval Road (existing developed residential lot) in Sutton and 
Mumford Street (20’-wide strip), 5 Forest Street (existing developed residential lot), Conservation Drive (20’-wide 
strip), all in Douglas.  The property is zoned Residential Rural (R-1) in Sutton and Rural Agricultural (RA) in Douglas.  
Except for the developed residential lots, most of the property is undeveloped with physical access gained through 
the developed properties.  The properties are recorded at the Worcester District Registry of Deeds; Deed Book 27939 
Page 293, Deed Book 45533 Page 331, & Deed Book 64513 Page 31, and Deed Book 65809 Page 101.   
 
Topography across the site is variable with slopes ranging from less than five percent to over twenty percent. Low 
lying wetlands bordering intermittent streams and the Mumford River are generally located bifurcating the site as the 
river flows under Conservation Drive easterly through the site and easterly under Mumford Street.  These resource 
areas were confirmed by the Conservation Commission in May. 
 
No portion of the property is located within the Special Flood Hazard Area (SFHA; aka 100-year flood) based on the 
FEMA flood Maps 25027C0984E & 25027C1003E, effective date 7/4/2011. A portion of the site, adjacent to the 
Mumford River, contains an area of Estimated Habitat of Rare Wildlife or according to the NHESP Atlas dated August 
1st, 2017.   
 
United States Department of Agriculture Natural Resources Conservation Service (NRCS) mapping identifies the soils 
of the subject site; Canton-Hydrologic Soil Group B (HSG B), Charlton - (HSG C),   Woodbridge -(HSG C), Montauk -
(HSG C), Scituate-(HSG C/D)  and Ridgebury-(HSG D).  Exploratory soil testing was performed by LDC & McCarty 
Engineering, Inc. earlier his year to verify the NRCS mapping, and the results were consistent.   
 
There are no public water and sewer services to the property and the developed lots of the project and surrounding 
properties are served by private wells and sewage disposal systems.  
 
Proposed Project 
The property owner is seeking to develop the property as a 31-lot single family subdivision requiring filings in both 
Sutton and Douglas.  The subdivision will obtain access from two locations, 61 Duval Road in Sutton and 5 Forest 
Street in Douglas, both lots currently developed as single-family house lots which will be reconfigured and 
incorporated into the subdivision.  The main (spine) road obtains its access at Duval Road, measures approximately 
2,717’ (473’ in Sutton) and is referred to as Road A.  Road B is a loop road which connects to Road A at 2 locations 
(one of which is in Sutton) and measures 1,322’±.   A cul de sac, Road C measures 679’± and begins at the approximate 
midpoint of Road B.  Road D measures 853’±, connects to Forest Street and terminates at a location on Road A where 
the remainder of Road A to the terminus maintains compliance with the maximum 1,000’ dead end road length of the 
Douglas Subdivision Rules and Regulations.  The lots are designed in accordance with the zoning bylaws of each 
community’s respective zone districts with Lots 22 & 23 being the only reduced frontage lots in the subdivision with 
only Lots 1 & 29 being in Sutton.   
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Each lot will be serviced by private sewage disposal systems and wells and the subdivision will be supplied with 
underground electric, telephone, and cable utilities.  While some of the work is proposed within the 100-foot buffer 
zone in Douglas, no work is proposed within the Sutton Conservation Commission’s jurisdiction.   
 
The work being performed will not result in adverse environmental impacts to any properties located in Sutton as the 
development is proposed in 5 phases, each of which have been designed in accordance with the Mass DEP Stormwater 
Regulations as detailed in the attached comprehensive Stormwater Management Report.  All work will be performed 
upgradient of the proper erosions sand sediment control measures as illustrate=rated in the plans and additional 
erosion and sediment control measure will be employed as presented in the Erosion and Sediment Control Plans to 
ensure no impact to the downstream receiving resource areas. 
 
The property is not provided with municipal water or wastewater services and therefore private individual wells and 
septic systems will serve each lot providing recharge to the drawn water with recharge from the sewage disposal 
systems.  The attached hydrogeologic study indicates that there will be no adverse impact on the neighboring 
properties.  
 
As discussed, the roads are intended to become public with two connection points proposed allowing for direct 
response by both community’s public safety responders.  Following several meetings with Town staff and public safety 
officials in both communities, it was determined that each home would be sprinklered drawing water from each 
home’s private well. 
 
The topographic changes proposed associated with the roads and stormwater management systems are a result of 
the state stormwater regulations and local subdivision regulations.  To reduce the topographic changes, cut slopes of 
2:1 with slope stabilization in lieu of the required 3:1 slope are proposed to reduced cuts and fills and limits of tree 
clearing.  Unmitigated stormwater runoff from the upgradient subdivision is diverted around the proposed 
stormwater management system as not to result in unnecessarily massive stormwater management basins.  
Topographic changes due to lot development will be limit to lot access, hose area and sewage disposal system 
development, resulting in minimum lot development envelopes.   
 
Soils on site will not be adversely impacted as no discharge of contaminants are likely due to the nature of the 
development unlike other uses.  Soil materials processing is proposed on the Douglas portion of the property to 
minimize hailing of materials to and from the site.  All exposed soils will be stabilized as discussed in the Erosion and 
Sediment Control Plans. 
 
As discussed within the attached Traffic Access Impact Study, the team’s traffic consultant had performed traffic 
counts and performed field observations of the traffic speed along Duval Road and is currently analyzing the traffic 
impacts on both communities based on the current design. LDC performed independent Lines of Sight (LOS) 
observations at both public way connection points.  The traffic consultant also performed observations for lines of 
sight for both the Stopping Sight Distance (SSD) condition and Intersection Sight Distance (ISD) condition.  LDC 
performed an independent site check of the SSD condition.  Based on our team’s observations, there are no traffic 
speed signs posted along Duval Road.  The Site Plans depict lines of sight in Duval Road as well as within the proposed 
subdivision.  Mitigation measures are proposed as Advance Warning Signs- Intersection Ahead (MUTCD W2-2) which 
are to be located in accordance with the MUTCD requirements. Stop signs will be located at all intersections within 
the subdivision and at the public way intersections.  
 
As presented in this narrative, 55± acres of open space in Douglas will be set aside and left in its current state. As also 
discussed, and presented on the plans, disturbance to the natural features on site will be minimized by employing 
measures to reduce the development footprint to the greatest extant allowable and practicable. 
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Anticipated Waiver Requests 
Town of Sutton Subdivision Rules & Regulations 
 

Regulation  
Number 

Regulation Waiver Request and Justification for Granting 
Waiver 

4. A.  Streets   
3. Width (pavement)- 

The minimum width of street right-of –way 
shall be 50 feet. Greater width shall be 
required by the Board when deemed 
necessary for present and future vehicular 
travel, safety, and snow removal. The 
minimum roadway width for a 50 foot right-
of-way shall be 26 feet. The minimum road 
width for a 60-foot right-of-way shall be 36 
feet. This section may also be applied to 
access roads to the subdivision. Sidelines and 
centerline shall be parallel.  

 
As discussed with town staff, the pavement 
width for Road A is proposed at 24’ which is 2’ 
wider than that of Duval Road. Reducing the 
pavement width on this street would reduce the 
amount of impervious area and tree clearing, be 
consistent with LID Principles, calm traffic and 
be more in line with the area streets 
approaching the subdivision. 
Granting a waiver would not be a detriment to 
the public interest. 

5.Required 
Improvements 

  

G.1. Curbing- 
Curbing shall be provided along each side of 
all roadways and shall be granite. 

 
The curbing proposed is a Type 3 bituminous 
concrete curb consistent with the Town of 
Douglas Subdivision Rules and Regulations.  
Their regulations require granite curbing at road 
entrance roundings and at catch basins.  With 
the majority of the project being located in the 
Town of Douglas and the cost of granite curb, 
the developer is proposing the bituminous 
concrete curb.   
Granting a waiver would not be a detriment to 
the public interest. 

J.4. Planting Strips (street trees) 
Along each street and on both sides, the 
subdivider shall plant trees so that with 
existing trees they shall be an average of 
100 feet apart within twenty feet of the 
roadway. The new plantings will be one and 
one half (1 1/2) to two (2) inches caliper 
with a minimum height of ten (10) feet. 
Each tree shall be supported with a 2” x 2” x 
8’ wooden stake and shall be fastened at 
the top with loop of rubber or suitable 
fabric hosing. All trees shall be guaranteed 
by the subdivider until the street is 
accepted by the Town as a public way. 

 
Given that the property is maturely wooded, 
and the proposed limits of tree clearing are not 
extensive, the developer would like to preserve 
trees along the narrow clearing swaths in lieu of 
planting additional trees in order that the 
existing trees can continue to flourish and not 
compete with new trees to establish a new 
defined treelined.  Additional street trees would 
be planted at the required interval in those 
areas where the roadway off grading results in 
wider clearing swaths.   
Granting a waiver would not be a detriment to 
the public interest. 
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In closing, we trust that you that the project has been designed to comply with the requirements of the Subdivision 
Rules and Regulations apart from the waivers requested herein.   
 
We thank you in advance for your attention to the information provided and look forward to meeting with the Board 
to discuss the enclosed Application at the next available agenda. 
 
Sincerely, 
 
LAND DESIGN COLLABORATIVE 
 
 
Wayne M. Belec, Project Manager 
Principal 
 
cc: Ms. Laura Caruso, Town Clerk 
 Mr. Tim Flynn, Flynn Build & Develop 
  
21-0083 DEF SuttonPB ltr01 
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The soil surveys that comprise your AOI were mapped at 
1:25,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
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This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Worcester County, Massachusetts, Southern 
Part
Survey Area Data: Version 14, Sep 3, 2021

Soil map units are labeled (as space allows) for map scales 
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

1 Water 16.5 2.2%

3A Scarboro and Walpole soils, 0 
to 3 percent slopes

4.6 0.6%

51A Swansea muck, 0 to 1 percent 
slopes

1.2 0.2%

71A Ridgebury fine sandy loam, 0 
to 3 percent slopes, 
extremely stony

13.9 1.9%

73A Whitman fine sandy loam, 0 to 
3 percent slopes, extremely 
stony

48.1 6.4%

245C Hinckley loamy sand, 8 to 15 
percent slopes

0.7 0.1%

254A Merrimac fine sandy loam, 0 to 
3 percent slopes

1.5 0.2%

254B Merrimac fine sandy loam, 3 to 
8 percent slopes

6.6 0.9%

255A Windsor loamy sand, 0 to 3 
percent slopes

0.4 0.0%

300C Montauk fine sandy loam, 8 to 
15 percent slopes

7.6 1.0%

302B Montauk fine sandy loam, 0 to 
8 percent slopes, extremely 
stony

129.4 17.3%

302C Montauk fine sandy loam, 8 to 
15 percent slopes, extremely 
stony

14.3 1.9%

307B Paxton fine sandy loam, 0 to 8 
percent slopes, extremely 
stony

18.7 2.5%

307C Paxton fine sandy loam, 8 to 
15 percent slopes, extremely 
stony

1.6 0.2%

307E Paxton fine sandy loam, 15 to 
35 percent slopes, extremely 
stony

10.7 1.4%

310B Woodbridge fine sandy loam, 3 
to 8 percent slopes

2.9 0.4%

312B Woodbridge fine sandy loam, 0 
to 8 percent slopes, 
extremely stony

11.2 1.5%

315B Scituate fine sandy loam, 3 to 
8 percent slopes

1.2 0.2%

317B Scituate fine sandy loam, 3 to 
8 percent slopes, extremely 
stony

253.3 33.8%
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Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

420B Canton fine sandy loam, 3 to 8 
percent slopes

7.6 1.0%

420C Canton fine sandy loam, 8 to 
15 percent slopes

6.2 0.8%

422B Canton fine sandy loam, 0 to 8 
percent slopes, extremely 
stony

148.5 19.8%

422C Canton fine sandy loam, 8 to 
15 percent slopes, extremely 
stony

26.7 3.6%

422E Canton fine sandy loam, 15 to 
35 percent slopes, extremely 
stony

15.9 2.1%

Totals for Area of Interest 749.3 100.0%
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