SUTTON PLANNING BOARD

Meeting Minutes
July 24, 2023 ,\/
Approved

*Note- This meeting was held in person and remotely via Zoom in accordance with recently renewed
legislation. The Chair read a notice regarding the hybrid meeting format. (see end of minutes)

Present in person: W. Talcott, R. Largess Jr., S. Paul, W. Baker, M. Gagan, E. McCallum (Associate)
Present remotely: None

Absent: None

Staff: J. Hager, Community Development Director (CDD)

Public Hearing — Compass Rock - 57-81R Purgatory Road — Open Space Residential Subdivision

Applicant Dave Lavallee and Wayne Belec of LDC were present for the continued hearing on this open
space residential subdivision. Wayne updated the Board stating they had addressed all open items. The
Chair confirmed a clean letter was received from Graves Engineering, the Community Development
Director’s comments have been addressed, and the most recent comments from the Board of Assessors
have also been addressed. J. Hager noted in discussion with the Highway Superintendent regarding his
thoughts on maintaining the proposed very wide entrances with concrete islands and vertical granite
curbs, he was not in favor of this design should it become a public way as it would be difficult to plow
and require additional maintenance. The width was also reviewed and the CDD felt strongly that an
entrance over 100° wide with concrete and harsh vertical granite edges just is not appropriate off
Purgatory Road nor for the design of an Open Space Subdivision. Therefore, she is recommending the
design with the narrower entrance and sloped granite curbing adjoining grass pave surfacing that will
accommodate the concerns of the Fire Department in terms of having an adequate radius that can also
support significant weight for their large vehicles to enter the site. She added lighting will only be
installed at entrances as lighting the trail heads may encourage their use at night, and lighting is generally
considered a detriment to the nearby wetland habitat.

There were no additional public comments.

The Board discussed potential conditions that were in the Community Development Director’s review
dated 7/20/23 that are posted on the Planning Board website and available next to the sign in sheet. Hours
of operation were extended to 5 PM on weekdays and early starting hours were clarified. The type of
construction vehicles that must come and go only via Central Turnpike was clarified.

The Board reviewed the required findings for approval of an Open Space Residential Subdivision
(OSRD). It was noted the open space will likely be held by a land trust. Additionally, lots are
approximately 30-50,000 s.f. in excess of the minimum 15,000 s.f. allowed.

Motion: The Board finds that this project is compliant with the OSRD standards as makes the following
required findings: S. Paul
a. The open space as required by the bylaw has been exceeded with nearly 60% of the site, or 56
acres, to be permanently preserved.
b. Approximate building sites have been identified and only 1 is closer than 100’ to wetlands.
This site is being restored and has been approved by the Conservation Commission.
c. Proposed streets have been designed for adequate access for all homes and feature narrower
width and curves that reduce speeds and allow the enjoyment of the surrounding site.
d. The lots meet applicable dimensional requirements.
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2m: R, Largess Jr.
Vote:  5-0-0, R. Largess Jr. — aye, S. Paul — aye, W. Talcott — aye, M. Gagan — aye, W. Baker- aye

Motion: To approve the 30 lot definitive OSRD subdivision to be located at 57-81 Purgatory Road
per the most recent set of plans dated 7.14.23 and per the filing materials and other documents that are
part of the pubic record with the conditions listed in the Community Development Director’s memo dated
7/20/23 that were posted on the Planning Board website and available next to the sign in sheet, as
amended (conditions detailed below): R. Largess Jr.

Prior to endorsement of the definitive plans:

1. Prior to plan endorsement in accordance with MGL, the applicant shall provide a covenant that
states the lot(s) shall not be transferred, nor occupancy granted for any structure with frontage on
the roadway, until that phase of construction of the roadway and any related site restoration is
100% complete.

2. Prior to plan endorsement all waivers and conditions of approval shall be noted on the plan sheets
to be recorded.

Prior to commencement of construction:

3. Approval of all other required local and state departments, boards, and commissions.

4. As soon as the subdivision plan is recorded, an electronic file of the roadway and parcel lines shall
be provided to the Assessor’s Office in a form determined by them.

5. As soon as the subdivision plan is recorded, the applicant shall provide the Planning Department
with three (3) full size sets of the endorsed and recorded plans, one (1) 117 X 17 reduced set, and
one (1) electronic copy in pdf format.

6. The developer shall attend a preconstruction meeting with the Planning Department, applicable
department representatives, and other bodies that have responsibilities relative to the site, as well
as the site contractor and other personnel the applicant feels are appropriate.

7. The developer shall post a road opening bond as they are impacting Purgatory Road.

8. Prior to removal of any trees along Purgatory Road, the developer shall flag the subject trees, and
will meet on site with the Tree Warden and Board staff to determine the condition of these trees.
With this information in hand the Board can decide if they must be replaced/if a donation must be
made to the public shade tree account or if the trees are not considered in good health/of value.

9. The developer will provide a minimum of one week’s notice and review staked limits of
clearing/tree removal plan for the roadway and for each building lot with Planning Board
representative.

10. All erosion control measures must be in place, and inspected by the Town’s consulting engineer,
and maintained throughout the duration of the project. Twenty-four hours to rectify erosion
problem, fine of $200 per day each day after notice of violation of this condition is served in
writing via hand delivery or mail to owner, owner’s attorney or lead contractor.

11. Prior to commencement of roadway construction, all storm water facilities necessary to control,
receive, and contain runoff, (I.E. detention basins, infiltration basins, etc.,) not including the
closed drainage system, must be in place, stabilized, and inspected by the Town’s consulting
engineer.

12. The developer shall modify plantings or features that may inhibit sight distance at both entrances
on Purgatory Road, with a follow-up evaluation and approval of sight lines by the Towns’
consulting engineer after the modifications are implemented.

13. All appropriate off-site construction warning methods, as determined by the Highway and Police
Departments, shall be installed including “Trucks Entering” signage along Purgatory Road.

14. Final retaining wall design must be approved by the Towns consulting engineer.
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During construction:

15.

16.

17.

18.

19.

Construction shall be limited to Monday through Friday 7:00 AM to 5 PM and Saturday 8 AM to
noon, and shall exclude Sundays and the following holidays: New Year’s Day, Memorial Day,
Independence Day, Labor Day, Thanksgiving, Christmas Eve, and Christmas. From November
15" to April 1% equipment may be started at 6:30 a.m. but no construction may commence until
7:00 a.m, the rest of the year vehicles may not start until 7:00 a.m.

Construction related vehicles shall only access and egress the site from the north off Central
Turnpike as opposed to from the south.

All construction equipment utilized to construct the project shall be outfitted with manufacturer
approved silencing equipment including mufflers and skirts.

The developer shall ensure run off, dirt, and other construction materials are contained to the
construction area and shall clean up anything tracked onto Purgatory at the end of every work day.
The developer shall coordinate required subdivision inspections with the Towns consulting
engineer in a timely manner.

General:

20.

21.
2

23.

24,

23,

26.

nd.
Vote:

A mechanism must be established to ensure that Parcel C screening 59 Purgatory Road shall
remain as a screening parcel in perpetuity.
The developer must follow the General Phasing Construction Sequence detailed on Sheet C-221.
At the conclusion of each phase of roadway construction, and prior to release of surety for the
project, the developer shall provide to the Planning Board an As-Built Plan and written
certification from the developer’s project engineer that the roadway and all related infrastructure
has been constructed in accordance with the approved plans.
If at any point the roadway is to be held in different ownership than the majority of lots in the
subdivision, prior to transfer of any lot which constitutes this majority, the roadway owner must
establish a legal mechanism approved by the Town to be recorded in order to ensure the perpetual
maintenance and upkeep of the roadway and storm water management facilities to include all
detention and infiltration basins, all drainage swales, all outlet structures and all water quality
inlets.
The developer shall ensure proper maintenance of plantings on the site, including immediate
replacement of dead or diseased trees/plantings unless it is winter or summer, in which case in the
following planting season. The developer shall also ensure the perpetual maintenance and upkeep
of the roadway and storm water management facilities to include all catch basins, detention and
infiltration basins, all drainage swales, all outlet structures and all water quality inlets unless the
Town accepts the roadway as public, at which point the Town will assume these duties.
The applicant shall submit and O&M plan for the site drainage systems. Inspection and
maintenance shall be performed by the developer in accordance with the recommended schedule
and a written report shall be prepared by the inspector, including any required correction actions to
be taken, such report to be submitted to the Planning Board within fourteen business days of
owner’s receipt of the report. Any required correction actions shall be promptly implemented by
the developer at its expense, unless the Town accepts the roadway as public, at which point the
Town will assume these duties.
Any material modifications to the Subdivision required by another permitting authority shall be
submitted to the Planning Board for its review and action as an amendment.

W. Baker

5-0-0, R. Largess Jr. — aye, S. Paul — aye, W. Talcott — aye, M. Gagan — aye, W. Baker- aye

Motion:  To close the hearing, M. Gagan

nd.
Vote:

S. Paul
5-0-0, R. Largess Jr. — aye, S. Paul — aye, W. Talcott — aye, M. Gagan — aye, W. Baker- aye
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Action Items

Form A Plans (division of land on existing roadways)

* 32/32 Burnap Road — Lot line adjustment between two lots
Motion:  To approve the plan dated 7/5/23 showing a lot line adjustment, S. Paul
ghd. R. Largess Jr.

Vote: 5-0-0, R. Largess Jr. — aye, S. Paul — aye, W. Talcott — aye, M. Gagan — aye, W. Baker- aye

Proposed Bylaw Discussion

J. Hager explained per discussion at the last meeting she has prepared three groups of articles for Fall
Town Meeting.

Earth Removal Bylaw Housekeeping — Two articles - The first fixes format issues and section references,
and the second corrects the name of the use in the Table of Use Regulations.

Low Impact Development (LID) Bylaws — J. Hager explained the Town received funding from Central
Massachusetts Regional Planning Commission (CMRPC) to do a review of the Town’s Zoning Bylaw,
Stormwater Bylaws, and Subdivision Rules and Regulations to see how the bylaws utilized LID
standards. Sarah Plutnicki was present from CMRPC to do a presentation about LID and this process.
(attached) Two articles were proposed for changes to Site Plan Review and the parking bylaws. More
Bylaw changes will be proposed in the future, and this year the Subdivision Rules & Regulations will also
be updated to include LID standards, but this is a start. The first article features minimum LID standards
for new development or re-development/expansion that disturbs more than 5,000 s.f. of earth. The second
article incorporates LID standards into interior lot landscaping and eliminates a bylaw provision that is
consistently waived.

Special Event Facilities — J. Hager explained James Stevens of 212 Putnam Hill Road, which is 47 acres,
has requested the Board consider, and perhaps sponsor, an article to allow special events on large parcels.
This use could help retain this land as agricultural or open land as taxes and upkeep can be expensive. He
had provided some sample bylaws and the Board asked the Community Development Director to craft a
bylaw that might be appropriate for Sutton. Mr. Stevenson was present to answer any questions. He stated
he and his wife liked the bylaw that was drafted. The Board discussed various aspects of potential uses
including additional licensing that maybe required from other Boards and/or the State. The Chair pointed
out that it appeared events would only be allowed Friday through Sunday, this will be amended to include
all days in the updated draft. The Board unanimously agreed they will sponsor the article. They requested
the CDD further investigate other towns bylaws and speak with these towns if possible, and also produce
a map showing all parcels that meet the proposed acreage. An updated draft will be shared with various
Town departments for comment and be forwarded to Town Counsel for review.

Administrative Items

Motion:  To approve the minutes of 07/10/23, R. Largess Jr.
2nd; S. Paul
Vote: 5-0-0, R. Largess Jr. —aye, S. Paul —aye, W. Talcott — aye, M. Gagan — aye, W. Baker - aye

Filings: None
Board Business:

Site Plan Review Waiver Request — The Little Coffee Bean - Sutton Plaza, Unit 18 — Mr. Nicolas
Gianakis, owner of The Little Coffee bean in Upton, was present to answer any questions from the Board
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regarding his request to locate a second restaurant in Unit #18 at Sutton Plaza, 160 Worcester Providence

Turnpike. The shop will have 24 seats. The Board reviewed a plan of the site and the tenant layout for the
Plaza. They discussed adequacy of parking on the site, which is more than adequate. They hope to open in
September.

Motion:  To grant waiver of Site Plan Review and approve the Coffee Bean for unit 18 at Sutton Plaza,
S. Paul
ndy R. Largess Jr.

Vote: 5-0-0, R. Largess Jr. — aye, S. Paul —aye, W. Talcott — aye, M. Gagan — aye, W. Baker - aye

Site Visit Reports: The Board acknowledged receipt of site visit reports from Unified Parkway and the
Unified Building 2/3 sites.

Abutting Town Notices of Interest: None

Correspondence: The Chair briefly discussed the article regarding zoning being at the heart of the housing
crisis, and the opinion that these bylaws are essentially “economically exclusionary housing” policies,
meant to prevent poorer people from living in a wealthier community.

Motion:  To adjourn, S. Paul
2nd; W. Baker
Vote: 5-0-0, R. Largess Jr. — aye, S. Paul — aye, W. Talcott — aye, M. Gagan — aye, W. Baker- aye

Adjourned 9:18 PM

Covid Meeting Statement:

Pursuant to Governor Healy’s March 29, 2023 Order extending the temporary provisions pertaining to the
Open Meeting Law, this meeting of the Sutton Planning Board is in a hybrid format and is being
recorded. The recording will be available on the Town’s website and YouTube channel.
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- What is Low Impact Development (LID)?
- What'’s the problem?

- What’s the solution?
- What will LID look like?

- Where have we seen LID around us?

- Bringing LID to Sutton: Developmental
Bylaw Assessment

- The Assessment Process

- Summary of Findings

- Summary of Recommendations
- Next steps




What is Low
Impact

Developme
nt (LID)??

design approach to development (or re-
development) that works with nature to
manage stormwater as close to its
source as possible to use it as a
resource. LID encourages development
that:

- Preserves natural landscapes

- Minimizes amount of impervious
surface area

- Utilizes green infrastructure to both
increase site drainage and beautify
the community

- Uses stormwater as a resource, not
as waste
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Impervious
surface area can
create issues
such as:

 Flooding
* Erosion

* Algal blooms

* Pollution of critical
water resources
and ecosystems

¢ roundwaier
Mass Audubon,

Wellesley MA Bylaw
Paoavieww Analvieie 92017
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A highly developed landscape with high impervious
cover has 55% runoff and only 15% infiltration.

Low % of infiltration into ground

Severe flooding

Algal Bloom



What's the

soation.?

Smart Design and
Green Infrastructure
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runoff

* Increased on-site
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Natural Ground Cover

Example of Clustered Development
A Natural landscape has about 0% runoff and 50% infiltration.
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Mass Audubon LID Fact
Sheets #1-5



What can
that look
!ige?

onserving natural
space that is

already providing
free ecosystem
services

Nogth Street, Pittsfield, MA
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- Integrating green
infrastructure
designs into
development

Mass Audubon, Wellesle.y MA
Bylaw Review Analysis, 2017



impervious surface. Retention of offering beautiful home londscaping. Rain right, where it has saaked through
ave We mature trees also offers privacy. gardens can be made in any size and shape to
fit your location.
Pinehills — Plymouth, MA: 3,174-acre New England village
See n style development

* 2,000 acres preserved
a rOU nd * The other 1,174 acres:
us?

This shared driveway in the Pinehills in

3 This rain garden in Devens, MA gathers runoff This parking lot in Narragansett, RI shows
Plymouth, MA provides easy access to from a curb-ess road and sidewalk to infiltrate traditional asphalt on the left, where puddles
garages, plenty of parking, and less stormwater bock into the ground while alse have formed, and permeable pavement on the

"peppered with a variety of homes including townhomes,

condos, and single family — all of which are densely

developed but in a quaint style that retains New

England’s classic character by preserving the natural

landscape and mature trees surrounding the homes.”

* New, narrow roadways, following contour of
existing land

* Added bioswales and rain gardens

* Developers saved on clearing, grading, and piping

Plymouth

costs
Slide and images source: Mass Audubon, * Created >$1 billion in new assessed property value
LID Fact Sheets #2-3; Mass.gov Low-Impact since 2001

Development Case Studies




Bringing it
to Sutton;
Bylaw

Assessme
nt

32 total factors under the
5 Goals

Factors

The analysis is broken into 5 Goals, as defined by Mass Audubon:

1: PROTECT NATURAL RESOURCES AND OPEN SPACE

2: PROMOTE EFFICIENT, COMPACT DEVELOPMENT PATTERNS AND INFILL

4: ADOPT GREEN INFRASTRUCTURE STORMWATER MANAGEMENT PROVISIONS

5: ENCOURAGE EFFICIENT PARKING

3: SMART DESIGNS THAT REDUCE OVERALL IMPERVIOUSNESS

GOAL 3: SMART DESIGNS THAT REDUCE OVERALL IMPERVIOUSNESS

Street location

Mumeric and

geometric standards

based primarily on
vehicular travel and

Flexibility in applying
standards, to reduce area of

OSRD design preferred by-
right. Require locating streets

to minimize grading and road

Sutten's Zoning

(Mot applicable)

Sutton's Subdivision Rules & Regulations

‘Current numeric and geometric standards are based
primarily on vehicular travel and safety, Sutton could
say that OSRD design is preferred by right to

Sutton's Site Plan Review

(ot applicable)

Sutton's Stormwater/LID
Bylaw/Regulations

(et applicable)

categories, 24-30°

2 shoulders

shoulders. Allow alleys and
other low traffic or secondary
-emergency access and all

shoulders to use alternative,

permeable materials.

Mo mention of permeable material
26-26' is too high

safety, with basic  |impact, grading, avoid key i R . i
length, avoid important natural ‘minimize grading and road lengths and avoid
pedestrian natural features
features important natural features.
requirements e.g.
sidewalks
VWide, medium, narrow, and
alley categories. 20-24" widest
for 2 travel lanes, 18-20" low
Section 4.A.3. "The minimum roadway width for a 50
traffic residential
X ‘Wide, medium, narrow e foot right-of-way shall be 26 feet. The minimum road
Major and minor neighborhoaod, plus 2'
Road width categories. 22-24" max, plus (Mot applicable) width for a 60 foot right-of-way shall be 36 feet” {Not applicable) (Net applicable)




Summary

of Findings
for Sutton

Zoning Bylaw

* Consider letting the
developer vary lot
sizes and place units
on the parcel subject
to the conservation
requirement of the
OSRD bylaw as well as
subdivision, health,
other regulations to
allow flexibility
necessary to
maximize resource
conservation

*  Opportunities exist to
limit the amount of
impervious parking
surface area, and
encourage overall LID
design for the rest of
town

* Consider allowing
permeable pavers, the
use of common
driveways for up to 4
houses in residential
areas and require
rototilling and further
minimization of site

Aictiirkhanca

Subdivision
Rules and
Regulations

* Language isincluded
that encourages LID
(such as native trees,
preserving natural
features) but there is
still opportunity to set
specific standards and
add additional specific
language to
encourage and/or
require LID, including
encouraging and
requiring Green
Infrastructure
techniques by name.

e Current piping
standards are too
conventional, open
drainage should be
prioritized over closed
drainage

* Add more specifics
about allowing easy
siting of LID features
(ex. allowing on lots,
common open space,
road ROW, with
easement recorded)

Site Plan
Review

* Several LID topics
are addressed only
through general
qualitative
statements that are
not tied to other
design standards
(topics such as soil
erosion, native
plantings, etc.)

* Consider stating that
roadside swales are
preferred with
criteria for proper
design laid out

* Consider counting
LID features towards
site
landscaping/open
space requirements
to encourage use of
LID

Stormwater
Regulations

Stormwater bylaw
mentions following
MS4 guidance, but
Sutton could add
language explicitly
encouraging the use
of LID features in
site design.

Water detention
should be allowed
for up to 72 hours,
and green roofs can
be encouraged
(currently there is no
language regarding
green roofs)

LID in parking areas
can be further
encouraged (current
minimum landscape
percentage of 5% is
too low)
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Summary
0)]

Recomme
ndations
for Sutton

* Consider updating the Open Space Residential Development (OSRD)

bylaw to include comprehensive monitoring of open space language, to
increase the minimum percentage of open space from 40% to at least 70%,
and include a yield calculation option in addition to sketch plan option for
OSRD bylaw language

* Consider expanding the LID Ianguage that currently exists in Route 146

Overlay District to more districts throughout town.

* Consider increasing flexibility for setback requirements and assigning

impervious cover maximums depending on the district type

- Consider stating that roadside swales are preferred before closed drainage.
- Consider adding language to encourage and incentivize the addition of

ﬁreen infrastructure, such as green roofs, rain gardens, rainwater
arvesting, and permeable pavement

- Consider adopting language to provide credits or incentives for use of LID

techniques.

» Some language pertaining to LID is already included. Consider supporting

that language with specific requirements and standards.
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* Choose which suggestions in the full report are right
for Sutton

- Apply for a grant to fund assistance with changing
bylaw/regulation language
- Executive Office of Energy and Environmental
Affairs Planning Assistance Grants:
https://www.mass.gov/service-details/planning-
assistance-grants

* Municipal Vulnerability Preparedness Action Grants:

https://www.mass.qov/service-details/mvp-action-
grant

12
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https://www.mass.gov/service-details/mvp-action-grant

- Materials were gathered from:

* Mass Audubon. “Encouraging LID: A bylaw review analysis for the
Town of Wellesley, MA.” March 6, 2017.
https://drive.google.com/file/d/1P3urXBoxqPC-
m_2NBPasBfixUSgzYdfl/view

* Mass Audubon. “Fact Sheet #2: Conservation Design.”n.d.
https://www.massaudubon.org/content/download/19236/272593/file
[LID-fact-sheet-2-conservation-design revised.pdf

C itati O nS * Mass Audubon. “Fact Sheet #3: LID Techniques.” n.d.
https://www.massaudubon.org/content/download/19237/272597/file
[LID-fact-sheet-3-lid-techniques revised.pdf

* Mass.gov. "Case Studies — Low Impact Development (LID).” n.d.
https://www.mass.gov/service-details/case-studies-low-impact-
development-lid

- LaRochellge, C. (2022, June 30). Town of Boylston - Local Code
Assessment. Worcester; Tighe&Bond.
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https://drive.google.com/file/d/1P3urXBoxqPC-m_2NBPa5BfixUSgzYdfI/view
https://www.massaudubon.org/content/download/19236/272593/file/LID-fact-sheet-2-conservation-design_revised.pdf
https://www.massaudubon.org/content/download/19237/272597/file/LID-fact-sheet-3-lid-techniques_revised.pdf
https://www.mass.gov/service-details/case-studies-low-impact-development-lid

Please stay in touch!

Sarah Plutnicki
Central Massachusetts Regional Planning Commission
splutnicki@cmrpc.org

1 Mercantile Street, Worcester MA, 01610
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