TOWN OF BOXBOROUGH
NOTICE OF PUBLIC MEETING
BOARD/COMMITTEE:
MEETING DATE:
TIME:
PLACE:

Planning Board
January 11, 2021
7:00 PM
Remote Meeting through Zoom

AGENDA
Public Comment (3 mins per commenter)
Introduction to Assistant Town Administrator, Rajon Hudson
7:30 Public Hearing – 871 Massachusetts Avenue
Site Plan Approval Application
Development and vacant space updates
Zoning Bylaw Diagnostic Report
Zoning Bylaw Amendments
Solar Bylaw
Small Cell
Changes as a result of the Zoning Bylaw Diagnostic
Other (Hazardous waste footnotes, Citizen’s Petition)
Administrative Business
Meeting Minutes
Correspondence and New Business (if any)
Town Center/Enclave Project
Planning Board Training
Discussion of Memorandum of Understanding (MOU) regarding administrative direction for the
Town Planner
Website update
Status of 2020 Zoning Bylaw
Planning Board Rules and Regulations
Land Use-Related Grant Status:
TAP Grant for Solar Bylaw Assistance
Municipal Vulnerability Preparedness Project Grant
Legislative Update:
Housing Choice Administrative Bill
Committee Reports: Community Preservation Committee (Lazarow)
Design Review Board (Verner)
Economic Development Committee (White)
MAGIC Representative (Markowitz)
Water Resources (Barbadoro)
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LELWD Small Cell Committee (Markowitz)
Building Committee - TBD
Planning Board Goals:
Funding – TAP Grants and other Grant Opportunities
Master Plan Action Items Status Spreadsheet

Join Zoom Meeting
https://us02web.zoom.us/j/81313846944?pwd=YXc0RTkrZXFVUGN1QVdpZEdGaUdvdz09
Meeting ID: 813 1384 6944
Passcode: 322503
One tap mobile
+13017158592,,81313846944#,,,,*322503# US (Washington D.C)
+13126266799,,81313846944#,,,,*322503# US (Chicago)
Dial by your location
+1 301 715 8592 US (Washington D.C)
+1 312 626 6799 US (Chicago)
+1 929 205 6099 US (New York)
+1 253 215 8782 US (Tacoma)
+1 346 248 7799 US (Houston)
+1 669 900 6833 US (San Jose)
Meeting ID: 813 1384 6944
Passcode: 322503
Find your local number: https://us02web.zoom.us/u/k5zl3S2hw
Planning Board Meetings:
January 25
February 1

Future Meeting Dates:
February 22
March 8
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Master Plan Action Items Working Session
October 24, 2020
9:00 AM
Remote Meeting
Members Present: Cindy Markowitz, Mark White, Mark Barbadoro, Rebecca Verner, and
Robin Lazarow
Ms. Markowitz called the meeting to order at 9:10 a.m. Mark White joined the call at 9:15 a.m.
The purpose of this working session was to prepare for the upcoming November 9, 2020 meeting
with the Select Board to discuss the Master Plan Action Items where the Planning Board is the
lead or Coordinating Board. It was noted by Ms. Markowitz that the Board has the authority to
draft and amend the Master Plan.
As part of the overall Master Plan review, there was a brief discussion of bylaw changes the
Board may be considering for the 2021 Annual Town meeting which include a small cell bylaw,
technical changes to existing bylaws, a solar bylaw and possibly a tree removal bylaw (Ms.
Verner volunteered to research what other towns have in their bylaw about tree removal for
sizeable new construction (commercial or residential)).
The Board members reviewed and discussed all of the Planning Board action items associated
with Aspirations 4, 5 and 6.
With regard to item 6.1.2.3, Mr. Barbadoro volunteered to follow up to see if we can regulate
this in our Zoning By-Law or whether 521 CMR controls. Specifically, he will look into
whether the Zoning Bylaw may trigger requirements on a lower threshold than 521 CMR
requires. Mr. Barbadoro will also look into visit-ability.
Ms. Markowitz noted that she analyzed 2019 housing valuations for Boxborough and determined
that 40% of the housing stock in Boxborough is assessed at $500,000 or less.
The Board discussed each of the strategies in the context of retaining the rural character of the
town.
With regard to item 6.1.4.3, the Board discussed accessory apartments and whether we might
want to look into expanding what is allowed as an accessory apartment. Mr. White will speak

Planning Board Meeting Minutes

OCTOBER 24, 2020
PAGE 2 OF 2
38
39
40
41
42
43
44
45
46
47
48

with the Board of Health to see what additional requirements that Board imposes on accessory
apartments beyond what the Bylaw requires.
The Board agreed to a hard stop at 11 a.m. and did not have time to review Aspiration 7 in great
detail or the Memorandum of Understanding, although Mr. White did note that it may be
possible for the Board to have its own legal budget.
Ms. Lazarow moved to dismiss the meeting at 11:05 a.m. Seconded by Mr. White. All were in
favor.
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Meeting Minutes
November 23, 2020
7:00 PM
Remote Meeting
Members Present: Cindy Markowitz, Mark White, Mark Barbadoro, Rebecca Verner, and
Robin Lazarow
Also Present: Simon Corson (Town Planner), Sue Carter (Town Engineer)
Also present from the Enclave Team: Shawn Nuckolls, and Greg Roy
Several members of the public were also present.
Ms. Markowitz called the meeting to order at 7:00 PM.
Review Submittals
700, 750, & 800 Massachusetts Avenue
Discussion of 11/12/20 Enclave at Boxborough Submittal
Revised Landscape Plans
Draft Decision for Modification #3 (payment in lieu of sidewalk)
Shawn Nuckolls stated all of the Town’s comments have been addressed in the condo docs and
the O&Ms.
Ms. Markowitz stated that the documents include an updated Master Deed, Stormwater O&M
Plan, Stormwater O&M Plan exhibit, an updated Roadway Operation & Maintenance Plan, and
an updated Landscape Maintenance Guide.
There were no Board comments at this time.
Mr. Nuckolls explained that a condition of approval is that the documents be submitted prior to
building permits, which has been completed. These documents would usually be kept as a draft
prior to the first settlement. He is hoping to have a building ready to be occupied by the summer.
Mr. Corson stated that the condition that the fire cistern is fully operational and has been
approved by the Fire Department, per Condition 40.
Mr. Corson also agreed that the condition that all taxes, including any rollback taxes, have been
paid in full is satisfied per Condition 41a.
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One of the conditions (Condition 42) is that the Board of Health needs to obtain documents about
how the wastewater from the pool will be handled. This is specific to the clubhouse and not to
the residential units. Mr. Corson noted that there is a process from the Board of Health that is
reviewed for compliance through State regulations. The pool will be inspected once complete
and, if compliant, can have a permit issued.
Mr. Nuckolls stated that he believes that the building permit for the first building should be
issued soon. Mr. Bentley Hergot is comfortable with moving forward and was waiting to hear
from the Board.
In response to a question from Ms. Markowitz, Mr. Nuckolls stated that the top coat has been
applied to the entryway drive, but not the loop road yet. The sidewalk along the access road has
not been completed quite yet. Ms. Markowitz noted that the sidewalk currently appears to be a
safety hazard.
The Board agreed to the completion conditions as presented.
Mr. Nuckolls explained the proposed landscape plan modifications. He stated that the landscape
buffer adjacent to the Birons’ home was altered before coming before the Board. He has
submitted what was requested by the Birons, to have the trees changed to 6 foot green giant
arborvitaes (originally proposed to be 8 feet but altered due to availability) at the top of the slope.
Another change is for a supplemental internal sign where the Tisbury Meadows and Sherriff’s
Meadow communities split off, to identify their locations. It mimics the already approved sign
and is one square foot in area.
Ms. Verner stated that it is unfortunate that the trees went in at a much smaller size than
originally proposed. She explained that the slope here is still very open and that this size tree is
doing very little.
Mr. Nuckolls stated that he doesn’t believe there will be any additional modifications from this
point on. The goal is to put in the rest of the landscape screening in the spring.
Ms. Carter stated that Ms. Biron’s concern is that some existing trees may need to be taken down
to plant the new proposed trees. It’s possible for Bill Murray, landscape architect for PLACES,
to visit the site first and make sure that no healthy trees are taken down to plant new ones. Mr.
Nuckolls agreed that adjustments can be made in the field to make sure that no mature trees are
taken down to plant new ones. Ms. Markowitz requested that the Board be informed of a site
walk when this occurs in the spring.
Mr. Corson stated that the intention is to have a Site Plan Modification #4, to capture the
additional trees and proposed internal signs, in order to wrap these items up. The shown plan will
then be the plan referenced for Modification 4.
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Ms. Markowitz stated that this Modification 3 is regarding the payment in lieu of sidewalk
construction. Mr. Nuckolls stated that the Town should be in receipt of the check for this
transaction by next week.
Ms. Verner moved to authorize the Chair or the Clerk to execute the Site Plan Modification 3
decision. Seconded by Mr. White.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Ms. Verner moved to approve Site Plan Modification 4 that reflects the revised landscape
drawings and the package submitted on November 12, 2020, the landscape revisions, November
5, 2020, and the additional signage for the entrance road abutters, November 10, 2020. Seconded
by Mr. White.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Mr. Nuckolls stated that construction will now begin on the model home; a sales office will also
be constructed, and a second building will be started on spec. The water treatment plant is under
construction.
In response to a question from Ms. Markowitz, Mr. Nuckolls stated that, as each foundation is
begun, there may still need to be some rock crushing done. Rock crushing should be about 90%
complete.
Zoning Bylaw Audit – Draft Diagnostic Review with Barrett Planning Group
Judi Barrett and Tyler Maren, of Barrett Planning Group, presented a technical review of the
bylaws. Interviews were conducted with non-Town stakeholders who use the bylaws. A final
report should be sent to the Board around December 11th.
Tyler Maren reviewed the technical memo with the group.
Ms. Barrett noted that there is a lot of content in the bylaws that doesn’t need to be there because
it can be handled by administrative action.
Ms. Lazarow questioned if small editing changes need to go before Town Meeting. Ms. Barrett
stated that any changes to the document, as constructed and worded today, would need to go
before Town Meeting.
Ms. Barrett explained that cleaning up the bylaw is generally not a contentious process at Town
Meeting.
In response to a question from Ms. Markowitz, Ms. Barrett stated that she could lay out next
steps with pros and cons in the next draft version.
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Mr. Barbadoro suggested that policy changes be presented to the Town separately from the
clean-up to the bylaws.
Mr. White agreed that the recodification should be the first step in this process and would like to
run a cost/benefit analysis of the process and additional next steps.
Mr. Barbadoro stated that lack of clarity in the bylaws can also stymie development in Town.
Ms. Carter stated that the recodification enables the Board to see where any gaps are and is a
good start.
In response to a question from Ms. Verner, Ms. Barrett explained that the schedule for this
process is really based on the Town Meeting schedule. Twelve months is a reasonable period for
this process to take place.
Ms. Markowitz stated that she would request a budget and scope of work from the Barrett
Planning Group.
Master Plan
Sustainability Committee – suggested changes to the Master Plan
Master Plan Process follow up – what shall we do in the future for status updates?
Ms. Markowitz stated that most of the suggested changes are being proposed for the magazine,
regarding increased definitions for the Sustainability Committee.
Ms. Markowitz noted that the first suggested change could be alleviated by a new letter from the
Town Planner/Board Chair.
Mr. Barbadoro suggested seeing a draft document with the suggested changes included in it for
context.
Mr. White agreed that he would like to see these changes circulated across the Town. He
suggested that the Sustainability Committee put these changes forward. These changes could be
added as an addendum to the Master Plan by the Committee.
Ms. Markowitz stated that she and Mr. Corson would create a draft document that calls out
where the proposed changes are.
Mr. White explained that this could be a slippery slope in making piecemeal changes to a large
document supported by the Town.
Ms. Verner stated that some of the changes reflect items specific to the Sustainability Committee
and should be updated by them, if need be.
Ms. Lazarow suggested highlighting what’s new and different to bring it to people’s attention.
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Mr. Barbadoro suggested coming up with metrics for any other groups who may want to come
forward with suggested edits.
Ms. Markowitz suggested adding the changes into the Implementation and Comments sections in
order to not reevaluate the Master Plan each time changes are brought forward.
In response to a question from Ms. Verner, Ms. Markowitz stated that Master Plans are generally
updated every 15 years or so. As it’s a living document though, the Plan should be looked at as
changing as the world changes.
Mr. Barbadoro moved to table this discussion until the words are in context with the original
document and that the Board vote on this at the next meeting.
Mr. Barbadoro amended his motion to read that, “…that the Board vote on this at a future
meeting.” Seconded by Ms. Verner.
The group discussed that this document would be a red line version, including the proposed
changes.
Ms. Nolde, Chair of the Sustainability Committee, explained that the Sustainability Committee
needs to include the proposed language in order to stay viable, as the old language is outdated.
She hopes that the Town will eventually approve a Sustainability Policy. There needs to be
language in the Master Plan to understand the scope and the meeting of the Committee.
Roll call: Barbadoro – aye; Lazarow – abstain; Verner – aye; White – nay; and Markowitz – aye.
3-1-1; motion carried.
1172 Hill Road –
Review Draft Decision
Ms. Markowitz stated that this is a memorialization of the Board’s decision from October, 19,
2020, to maintain a 14-foot wide driveway with an 18-foot stone wall limit. Anything more than
an 18-foot limit and the developer will have to request a temporary Stone Wall Permit from the
Town Planner. The Select Board voted not to accept the first right of refusal. The developer has
proposed a single-family home on the lot.
Ms. Lazarow moved to authorize the Chair or the Clerk to sign the decision for 1172 Hill Road
Scenic and Stone Wall Alteration Permit. Seconded by Mr. Barbadoro
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Community Preservation Committee Applications/Discussion/Recommendations
Ms. Markowitz stated that there are three applications for Community Preservation Funds.
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Ms. Lazarow explained that the applications are: 1) Boxborough Rental Assistance Program, for
$38,050, to support lower-income citizens in need of rental assistance; 2) Conservation Trust
Fund, $10,000, for various purposes regarding land acquisitions; 3) Capital Improvements at
Liberty Field, $300,000, including walking/running perimeter path, tennis courts, improvements
to courts, playground area, etc. There would be no outdoor lighting specified until neighbors
were alerted. The drainage of the fields and courts will need to be addressed. There is an
upcoming public hearing for this item. The Finance Committee is not inclined to approve a
limited project and would rather do a whole project at a time. Specific pricing for each
improvement will be broached.
Ms. Markowitz stated that the Board usually submits recommendations/comments for these
items, if it so chooses.
Becky Neville stated that the $300,000 will only be sought through the CPC Grant, but there may
be an additional Warrant Article sought for the rest of the funding.
Ms. Markowitz made a motion that the Planning Board recommend the BRAP Program as a use
for CPC funds. Ms. Verner seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Ms. Markowitz made a motion that the Planning Board recommend the Conservation
Commission $10,000 annual request as a use for CPC funds. Ms. Verner seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Ms. Markowitz made a motion that the Planning Board remain neutral regarding the Recreation
fields request as a use for CPC funds. Mr. Barbadoro seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
500 Beaver Brook Road / 1414 Massachusetts Avenue / other vacant space updates
Ms. Markowitz explained that she hasn’t heard any update on the sale of the CISCO Campus.
The Middlesex Bank is expanding into the space next to them. There is a tenant coming into
1300 Massachusetts Avenue, and another moving into 1414 Massachusetts Ave that is requesting
a demolition permit for part of the space.
In response to a question from Mr. Barbadoro, Mr. Corson stated that there is a collaborative
process in place when a new tenant moves into a large space as to what licenses and permits are
necessary per the Town. Town Counsel is often engaged in this process.
Discussion of Memorandum of Understanding (MOU) regarding administrative direction for the
Town Planner
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Ms. Markowitz stated that she’ll be working directly with Mr. Markiewicz of the Select Board
on this item.

285

Administrative Business:

286

Meeting Minutes

287
288
289
290

Ms. Verner moved to approve the meeting minutes of October 26, 2020, as amended. Ms.
Lazarow seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – abstain; and Markowitz – aye.
4-1-0; motion passed.

291

Correspondence and New Business (if any)

292
293

Ms. Markowitz stated that the Board received correspondence from the Sustainability
Committee.

294

Future Planning Board Meeting Dates 2021

295
296

There is a meeting scheduled for December 7th and two meetings scheduled in January. The
Board will discuss future meeting dates at a next meeting.

297

Website Update

Budget Planning
Ms. Markowitz previewed the 2021-2022 budget draft. The Finance Committee will review this
and additional discussions will be had. The stipend for the Planning Board salary line has been
proposed to be increased to a similar stipend as the other Boards in Town that meet twice a
month. Software Support will be increased to help the Town Planner with his GIS needs but will
not be part of the Planning Board budget. An additional proposed Consulting line item will be
used for non-legal consulting that the Board needs. The proposed Legal Services line item is a
shift from the main Legal Budget into the Planning Board’s line item for things outside of the
typical Town Attorney needs.
In response to a question from Ms. Lazarow, Mr. White stated that he believes any associated
legal costs dealing with the recodification process will probably come out of the Planning
Board’s budget. This cost could be included as part of a possible Warrant Article.
Zoning Bylaw Amendments
A draft Solar Bylaw has been submitted to the group for their edits. A Small Cell (5G) zoning
bylaw draft is being worked on. Any changes as part of the Zoning diagnostic would be a bylaw
amendment. A Citizen’s Proposal regarding animal testing will probably be brought up again this
year.
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Mr. Corson stated that he is hoping to send out a review of the Town Planner and Planning
Board changes by the next meeting.
Planning Board Rules & Regulations
Mr. Corson stated that he will be incorporating the comments into a new draft for a document for
the Board to review.
Land-Use Related Grant Status:
Municipal Vulnerability Preparedness Project Grant: nothing to report.
Housing Choice Administrative Bill – nothing to report.
MassDevelopment Technical Assistance Grant – nothing to report.
Committee Reports:
Community Preservation Committee- An update was given earlier in the meeting.
Design Review Board - nothing to report.
Economic Development Committee –
Mr. White stated that there is a draft document for the Committee to review.
MAGIC – nothing to report.
Water Resources – nothing to report.
LELWD Small Cell Committee
Ms. Markowitz stated that Dave Ketchen from Littleton Electric will attend the Board’s
December meeting to make a presentation.
Building Committee
Ms. Lazarow stated that the group is focusing on the Public Safety Building on Stow Road. They
are performing outreach to neighbors and the community. Various approvals are needed to move
on due to the land there. There may also be a feasibility study needed.
Planning Board Goals:
Master Plan Action Items Status – Aspirations 4, 5, 6, and 7
The Board will discuss this at a future meeting.
Mr. White moved to adjourn at 10:01 PM. Seconded by Mr. Barbadoro.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
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Meeting Documents
ESE Consultants – Enclave at Boxborough, Landscape Maintenance Guide
Ducharme & Dillis – Stormwater System & Infrastructure Operation & Maintenance Plan,
October 7, 2020
Toll Brothers – Enclave at Boxborough, Minor Modification Request – Updated Landscape Plan,
November 12, 2020
Master Deed, Enclave at Boxborough Condominium
Ducharme & Dillis – Roadways & Access Easement “C” Operation & Maintenance Plan,
October 7, 2020
Ducharme & Dillis Memo re: Pool Wastewater Enclave at Boxborough, November 12, 2020
Toll Brothers – Memo re: Enclave at Boxborough – 700, 750, & 800 Massachusetts Ave.
Submittal of Condominium Documents Submittal of Operations and Maintenance Plans,
November 12, 2020
PLACES Associates – Memo re: Review Operations and Maintenance Documents
Condominium Documents Enclave at Boxborough (EAB) Project No. 5249, October 1, 2020
PLACES Associates memo re: Reviews Operations and Maintenance documents as revised,
Condominium Documents, Enclave at Boxborough, November 20, 2020
PLACES Associates memo re: Conditions of Approval, Condominium Documents, Enclave at
Boxborough, November 20, 2020
PLACES Associates memo re: Recent Site Inspections, Condominium Documents, Enclave at
Boxborough, November 20, 2020
Site Plan Approval Modification #3 BOXBOROUGH TOWN CENTER, LLC 700, 750, & 800
Massachusetts Avenue
SCENIC ROAD & STONE WALL ALTERATION PERMIT 1172 Hill Road
TOWN OF BOXBOROUGH COMMUNITY PRESERVATION COMMITTEE FINAL
APPLICATION FOR CPA FUNDING, BRAP, October 21, 2020
TOWN OF BOXBOROUGH COMMUNITY PRESERVATION COMMITTEE FINAL
APPLICATION FOR CPA FUNDING, Capital Improvements at Liberty Field, October 27,
2020
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TOWN OF BOXBOROUGH COMMUNITY PRESERVATION COMMITTEE FINAL
APPLICATION FOR CPA FUNDING, Conservation Trust Fund, October 7, 2020
Town Meeting Budget Warrant Article Calendar FY 2021
Regular Session Meeting Minutes 10/26/2020
Sustainability Committee correspondence memo
Barrett Planning Group Reference: Zoning Diagnostic Report
PLACES Associates memo re: Reviews Operations and Maintenance documents as revised,
Condominium Documents, Enclave at Boxborough, November 20, 2020
PLACES Associates memo re: Conditions of Approval, Condominium Documents, Enclave at
Boxborough, November 20, 2020
PLACES Associates memo re: Recent Site Inspections, Condominium Documents, Enclave at
Boxborough, November 20, 2020
This meeting was conducted via Remote Participation, pursuant to the Current Executive Order.
Zoom Access Protocols
Join Zoom Meeting
https://us02web.zoom.us/j/83785519083?pwd=Sm5pTjh1WDgyVUZKSndxZEFLcXNYZz09
Meeting ID: 837 8551 9083
Passcode: 736927
One tap mobile +13017158592,,83785519083#,,,,,,0#,,736927# US (Washington D.C)
+13126266799,,83785519083#,,,,,,0#,,736927# US (Chicago)
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Meeting Minutes
December 7, 2020
7:00 PM
Remote Meeting
Members Present: Cindy Markowitz, Mark White, Mark Barbadoro, Rebecca Verner, and
Robin Lazarow
Also Present: Simon Corson (Town Planner)
Also present from the Enclave Team: Shawn Nuckolls
Several members of the public were also present.
Ms. Markowitz called the meeting to order at 7:02 PM.
Public Comment
Carol Driscoll, Stow Road, stated that there has been another issue with ponding possibly due to
the number of fallen leaves. The leaves have been removed and new silt sacks have been
installed. She hopes this won’t be an ongoing problem.
Review Submittals
700, 750, & 800 Massachusetts Avenue
Discussion of 12/3/20 Enclave at Boxborough Submittal
Revised Site Plans 11/24/20
Draft Decision for Modification #4
Shawn Nuckolls stated that a one-page update was submitted for the final set of plans to be
endorsed by the Planning Board. This is an updated civil set that removes all of the sidewalk
plans and all references to the sidewalk plans; it also contains the overall sit landscape plans
which were modified at the last meeting, and the clubhouse plans. The one late update from
Ducharme & Dillis was on sheet two for the clubhouse plans. He is requesting that the Board
endorse sheets one and two, which reference every sheet in the plan set.
Simon Corson clarified that only the clubhouse landscaping sheet index had been omitted and is
being submitted now.
Ms. Markowitz noted that the sheet numbers are incorrect. They should reference the L numbers.
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Ms. Markowitz explained that there is a draft decision for Modification #4 that includes the last
two revisions made: the revised landscaping that reflects the tree planting on the ridge near the
Birons’ house and the Boston ivy planted along the riprap in that location, and the two additional
signs, pointing to Sherriff’s Meadow and Tisbury Meadow. The second condition was to conduct
a site walk in the Spring 2021.
Ms. Verner noted that her name is not included in the Planning Board members that heard the
modification. Mr. Corson stated that he would make the change.
Mr. Corson noted that there will be a form change on Condition 1 discussing the revised site
plans received, with the correct date of 11/24/20.
Mr. White moved to authorize the Chair or the Clerk to sign Site Plan Approval Modification #4,
with the changes identified this evening that include: the addition of Ms. Verner’s name, the
updated dates to align with the most recent plan set, the updated Spring 2021 wording, and
removing the entrance road abutter sign reference. Seconded by Ms. Verner.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Ms. Markowitz noted that a check for $35,000 has been received for the payment in lieu of the
sidewalk.
Mr. Nuckolls noted that Sheet 2 has a date change needed from 11/25/20, to 11/24/20. He will
update it to match.
Mr. White moved to authorize the Chair/Clerk to endorse the complete plan set for the Enclave
at Boxborough, including all civil, landscape, and clubhouse drawings. Seconded by Mr.
Barbadoro.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Carol Driscoll, Stow Road, stated that she believes some of the work done along the access
easement is in violation of the Master Deed for Sheriff’s Meadow. She is now blocked from
entrance and egress from the access easement road. Also, the circular roadwork was not
completed per the Site Plan and there was no way for the Fire Department to turn around. A
crushed stone “T” at the end of the road was proposed but does not exist currently. She is
concerned about emergency access to the area. She believes this may be a violation of Town
code or bylaw.
Mr. Corson stated that he is unaware of this issue, per the Fire Department. He requested that
Ms. Driscoll call him tomorrow on this issue.
Mr. Nuckolls explained that the sidewalk on the entry way has been topcoat paved. Building
permits have been received and work has begun on the model home. Septic and well systems
continue to go in.
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In response to a question from Ms. Markowitz, Mr. Nuckolls stated that one building permit has
been received. The intent is to request 2-3 additional building permits so that buildings can be
ready when sales open in mid-January.
5G Regulations with Dave Ketchen of the Littleton Electric Light & Water Departments
Dave Ketchen, Assistant General Manager at the Littleton Electric Light & Water Department
(LELD), reviewed the technical and aesthetic standards for Small Cell siting. 5G uses a system
of small cell sites from node to node. Small cells are low powered radio devices that provide
service to indoor and outdoor areas. He explained that a 2018 FCC order was filed to alter local
authority and control over right of ways, so that local municipalities are not potential cause for
delays. The order would take away LELD’s exclusive control over pole attachments. If a 5G
carrier wanted to install on a pole in town, the town would need to let it. The LELD standard and
procedures allow the Town to protect itself as best it can. LELD currently has signed pole
attachment agreements with all legal pole attaching companies within Littleton and Boxborough.
He explained that Boxborough needs to create application procedures and implement any
necessary bylaw changes.
In response to a question from Mr. White, Mr. Ketchen stated that he believes there is a control
box for each antenna. Poles generally occur every 150 feet. For neighborhoods that are serviced
with underground utilities, these companies will try to attach to lighting fixtures, or install model
poles.
In response to a question from Ms. Lazarow, Mr. Ketchen stated that the LELD standards do not
allow for colocation of multiple companies on a single pole. Two or more companies could
probably be located on each pole. Applications are approved on a first-come-first-serve basis.
In response to a question from John Markiewicz of the Select Board, Mr. Ketchen stated that
LELD does not have jurisdiction over whether a company would choose to service the whole
town, or just a section of town. He believes companies would want to cover as much area as
possible. LELD standards limit the number of single cell wireless facility installations that can
occur at a given time.
Mr. Ketchen explained that Littleton passed a Zoning and a General Bylaw at the last Town
Meeting. LELD requested control over the poles within the right of way. Littleton adopted the
LELD standards for now.
In response to a question from Ms. Markowitz, Mr. Ketchen stated that no applications have
been received from companies yet. The document prioritizes installation onto anchor poles first,
but these are very short, and they might need to be changed. He believes a majority of the poles
that companies would want to use would need to be changed. This cost would be borne by the
companies.
In response to a question from Mr. Markiewicz, Mr. Ketchen stated that LELD really doesn’t
have any jurisdiction over poles outside of the right of way. However, in Littleton, the applicant
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must follow LELD standards and receive a special permit. LELD has talked with Braintree and
Shrewsbury, both of which he believes have had installations.
In response to a question from Mr. White, Mr. Ketchen stated that 5G is able to utilize all other
generations’ technology in the area. Thus, there should always be the fiber background.
Mr. Ketchen stated that this process is going to be very difficult. Provisions have been included
that LELD will do all of the installations on their poles in the power space, which means that it is
also responsible for all maintenance.
In response to a question from Mr. Markiewicz, Mr. Ketchen stated that LELD poles currently
hold fiber from Comcast, Verizon, Light Tower, and municipal fiber shared with the town of
Boxborough. Over the past year, AT&T has upgraded their fiber backbone, by installing new
fiber from one cell tower to another and replacing all 4G equipment with 5G.
In response to a question from Ms. Verner, Mr. Ketchen stated that decommissioning of old
systems/equipment should be done by the companies. Tree trimming is not in LELD’s standards;
this would need to be determined by the Town.
Ms. Markowitz stated that the path forward will probably involve the Select Board coming up
with policy or rules/regulations for addressing applications within the right of way, working with
LELD. The Planning Board can create, either by special permit or limited site plan review, a
process for facilities outside of the right of way that would govern aesthetics and possibly
vegetation management.
Master Plan
Ms. Lazarow stated that the Master Plan was created with input by many groups. She believes
consideration should be given to the creation, implementation, monitoring, amending and
updating of the Master Plan. Some of that is dictated by the document itself, and some isn’t. She
questioned if there needs to be redlines made to a living document and how to make changes to
the document while preserving the integrity of the document. She would prefer to consider how
to capture changes Committees may want to communicate without disturbing the integrity of the
document.
Mr. White agreed with Ms. Lazarow. It is important to maintain the integrity of the original
document, while possibly including footnotes or addendums to update the wording appropriately.
This would also allow for tracking of the changes.
Mr. Barbadoro stated that these are not contemporaneous changes to the document. Alterations
give the appearance that this is how the document always was. He doesn’t believe alterations
should be made to a document that was approved by others at a different time. He is in favor of
an addendum.
Ms. Verner agreed with the other Board members.
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Ms. Markowitz suggested that the action plan status updates could be used to capture changes, or
another document could be created for this purpose.
Francie Nolde, of the Sustainability Committee, volunteered to write out something that captures
the ideas of the changes once the Board decides how best to do so.
Development and vacant space updates
Ms. Markowitz stated that the Town has received one letter of intent for the Beaver Brook
campus property.
A demolition permit for the 1414 project has been issued for the building. The Town
Administrator has forwarded questions regarding permit requirements, water/wastewater needs
for the facility, existing needs, and hazardous materials that might be used on property to the
company. This will probably trigger a site plan review.
Discussion of Memorandum of Understanding (MOU) regarding administrative direction for the
Town Planner
There is no update on this right now.
Zoning Bylaw Amendments
Ms. Verner stated that feedback is being incorporated into the draft Solar Bylaw document. She
is hoping for Board members and Sustainability Committee members to look at the revised draft
soon.
Sue Schmitt acknowledged that she would be putting forward a Citizen’s Petition. Ms.
Markowitz stated that a public hearing will probably be scheduled for early February.
Planning Board Administrative Rules and Regulations
Mr. Corson stated that a goal is to have the first draft of the document for review before
Christmas, to meet the end of the year goal. He questioned if the Board wants the Site Plan Rules
& Regulations, Subdivision Rules & Regulations, and Administrative Rules & Regulations all
within the same document. Currently, the language is located within various documents. He
would like to create a defined structure first, and then delve into any language changes.
In response to a question from Ms. Lazarow, Mr. Corson stated that he would recommend
removing the different sections into separate documents. The document should be easy to use
and should combine sections that make sense being together. He will make recommendations to
the Board for it to review.
Mr. Barbadoro stated that some of the rules and regulations have to be created through a public
hearing process: subdivision rules and regulations for example. Rules that relate to special
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permits have to be done through the zoning bylaw. Rules that a Board must follow, as in
conduct, can be done at a regular meeting. He suggested that these details be broken out as well.

253

Correspondence and New Business (if any)

254
255

Ms. Markowitz stated that the Board received correspondence from a group of residents to the
Littleton Planning Board regarding the proposed Amazon Facility in the Town of Littleton.

256

Future Planning Board Meeting Dates 2021

Ms. Markowitz stated that it is probably easier to keep any of the separate documents as such for
now.
Mr. White stated that the process should be to pull out all administrative items and then get a
structure in place to transition the administrative procedure over into a Planning Board Rules &
Regulations document.
Administrative Business:
Meeting Minutes
Ms. Lazarow moved to approve the meeting minutes of June 22, 2020, as presented. Ms. Verner
seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – recused; and Markowitz – aye.
4-0-0; motion passed.
Ms. Verner moved to approve the meeting minutes of July 27, 2020, as presented. Ms. Lazarow
seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – recused; and Markowitz – aye.
4-0-0; motion passed.
Mr. Barbadoro moved to approve the meeting minutes of October 26, 2020, as presented. Ms.
Verner seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – recused; and Markowitz – aye.
4-0-0; motion passed.
Mr. White moved to approve the meeting minutes of October 19, 2020, as amended. Mr.
Barbadoro seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye. 50-0; motion passed.
Mr. White moved to approve the meeting minutes of November 9, 2020, as amended. Mr.
Barbadoro seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye. 50-0; motion passed.
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The Board reviewed the proposed meeting dates for 2021. Annual Town Meeting is scheduled
for May 10, 2021.
Website Update – nothing to report
Land-Use Related Grant Status:
Municipal Vulnerability Preparedness Project Grant: nothing to report.
Housing Choice Administrative Bill – nothing to report.
MassDevelopment Technical Assistance Grant – nothing to report.
Committee Reports:
Community Preservation CommitteeMs. Lazarow stated that there was a public hearing on the application. She presented the
Planning Board’s support for the Conservation and BRAP applications. The Recreation
Commission representative presented different options for the $300,000 pricing. Those funds
would be able to purchase a perimeter walk around Liberty Fields and drainage improvements on
the soccer fields. Funding options for the rest of the $1.2M project will be presented at Town
Meeting. The hearing was continued in order to hear more about the perimeter walk and extra
funds from the Recreation Commission representative.
Design Review Board - nothing to report.
Economic Development Committee –
Mr. White stated that the group voted to receive the Phase II Technical Report draft. This will be
put together for submittal to the Select Board and Planning Board in the future.
Water Resources –
Mr. Barbadoro stated that there was discussion regarding when PFAS testing is going to be
required. There is interest in seeing if there are grant funds available for pre-testing for PFAS. As
part of his review of prior well testing requirements for existing public water supplies in town,
special permits have been discovered from the 1414 and 1300 projects, which include well
testing requirements. This is an ongoing item.
LELWD Small Cell Committee – nothing to report, beyond earlier evening’s discussion with
LELD.
Building Committee – nothing to report
Planning Board Goals:
Master Plan Action Items Status –
The Board will continue to discuss this at a future meeting.
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Mr. Barbadoro moved to adjourn at 9:21 PM. Seconded by Mr. White.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
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Meeting Documents
Regular Session Meeting Minutes 6/22/2020
Regular Session Meeting Minutes 7/27/2020
Regular Session Meeting Minutes 10/19/2020
Regular Session Meeting Minutes 10/26/2020
Joint Select Board/Planning Board Meeting Minutes 11/9/2020
Site Plan Approval Modification #4, Boxborough Town Center, LLC,
700, 750, & 800 Massachusetts Avenue
Plan Sheet Set for Enclave Rev 11/24/2020
2030 Master Plan for the Town of Boxborough, MA, Adopted January 2016
Memo to the Littleton Planning Board, from Concerned Boxborough Neighbors, re: 151 and 153
Taylor Street – Modify Prior Application – Amazon Last Mile Warehouse Operation, December
6, 2020
Planning Board Contact Form from Diana Lipari re: 151 and 153 Taylor Street, Littleton re:
Amazon warehouse
This meeting was conducted via Remote Participation, pursuant to the Current Executive Order.
Join Zoom Meeting
https://us02web.zoom.us/j/88986527064?pwd=cUhMRFdib2M4NE9HVHNra00zQkJHdz09
Meeting ID: 889 8652 7064
Passcode: 952319
One tap mobile
+13017158592,,88986527064#,,,,,,0#,,952319# US (Washington D.C)
+13126266799,,88986527064#,,,,,,0#,,952319# US (Chicago)

1

TOWN OF BOXBOROUGH
PLANNING BOARD

2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50

29 Middle Road, Boxborough, Massachusetts 01719
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Special Planning Board
Meeting Minutes
December 16, 2020
Remote Meeting
5:30 to 6:00 p.m.
Members Present: Cindy Markowitz, Robin Lazarow, Rebecca Verner, Mark White, Mark Barbadoro
Also Present: Simon Corson, Town Planner, several members of the public

Ms. Markowitz opened the meeting at 5:30 PM.
The purpose of this meeting was to discuss sending a letter from the Planning Board to Vibalogics inviting them
to a Pre-Application meeting for Site Plan review.
Ms. Markowitz made mention of an email forwarded by Town Administrator Ferrara to Vibalogics dated
December 1, 2020, which included several questions regarding Vibalogics’ proposed operations in Boxborough.
The Town Administrator anticipated receipt of answers and additional information from Vibalogics the following
week.
Noting that additional information from Vibalogics was anticipated, Mr. White made a motion to continue the
meeting until a date further. The Board discussed the necessity for such a motion. The Board agreed it was not
necessary to continue the meeting but could just post a new meeting at a future date if necessary. Mr. White
withdrew his motion to continue the meeting to a future date.
Board members expressed concern that the Planning Board had not been informed about Vibalogics prior to the
lease signing and that whatever information was received had not being shared with the Board. Both Ms.
Markowitz and Mr. Barbadoro had been requesting additional information from the Town Administrator and the
Town Planner regarding what had been communicated to Vibalogics regarding their use of the leased property,
and whether it was allowed under current zoning.
The Board questioned whether Vibalogics had been informed by the Town that Site Plan review would be required
and was concerned that other permits had not been identified to Vibalogics. Mr. Corson confirmed that Vibalogics
has been made aware that Site Plan Review was required.
The Board agreed to wait to meet again on this topic until further information was provided to the Town from
Vibalogics. The Board agreed that it was up to Vibalogics to come to the Board when they are ready to begin the
Site Plan review process.
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Ms. Verner requested to Mr. Corson that Ms. Markowitz be included on all correspondence concerning
Vibalogics. Mr. White noted that the Town Administrator can include whomever he wishes on correspondence.
Mr. Barbadoro made a public records request to Simon for all communications between the Town and Vibalogics
and their landlord, Lincoln Property Company, regarding Vibalogics.
Motion to adjourn made by Ms. Lazarow. Seconded by Ms. Verner.
Vote: Lazarow-Aye, Verner – Aye, White- Aye, Barbadoro – Aye, Markowitz- Aye
Meeting was adjourned at 6:00 PM.

7800 Solar Photovoltaic Installations
7801 Purpose
To provide reasonable regulations for the placement, design, construction, operation,
monitoring, modification, removal and recycling of Solar Photovoltaic Installations that
address public health, safety and welfare in accordance with Massachusetts General Law
Chapter 40A, Section 3 and minimize impacts on scenic, natural and historic community
resources.
7802 Applicability
This section shall apply to all Solar Photovoltaic Installations, including related
buildings, structures, and equipment, and to physical modifications of such installations
that materially alter their type, configuration, or size as determined by the Building
Inspector or Planning Board.
7803 Standards and Requirements
Except where specifically stated otherwise, the following provisions shall apply to all
Solar Photovoltaic Installations in all zoning districts.
(1) Setbacks
Within districts zoned as Agricultural-Residential, Office Park or IndustrialCommercial the solar layout of an installation along with all related structures,
buildings and equipment shall adhere to a one hundred (100) foot front, side
and rear yard setback requirement.
Within districts zoned as Residential-1, Business or Business-1, the solar
layout of an installation and all related structures, buildings and equipment
shall comply with the front, side and rear yard requirements of the zoning
district in which they are located, except for power feed and distribution lines
and equipment where underground installation is not possible.
All ground-mounted solar energy systems in residential districts shall be
installed either in the side yard or rear yard to the greatest extent practicable.
Placement of solar energy systems in front yards is strongly discouraged, but
permissible if an applicant can demonstrate that locating the solar energy
system elsewhere on the property is not practicable and shall require site plan
approval.
(2) Landscaping, Screening, and Panel Orientation and Tilt
Landscaping or solid fenced screening shall be provided to reduce the visual
impact of installations and specifically to protect nearby receptors from
danger, harm, or nuisance that may result from the reflective solar glare of
photovoltaic panels. Photovoltaic panels shall have anti-reflective glass
surfaces. Where necessary, panels shall be oriented or tilted in a manner to
prevent such glare upon receptors.
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Front, side and rear yard setback areas shall be designed to reduce the visual
impact of the solar energy system upon adjacent property by use of fencing,
trees and shrubs and/or naturally vegetated conditions. Suitable landscaping
shall consist of a substantially sight-impervious screen of evergreen foliage at
least eight (8) feet in height. Alternatively, solid opaque fencing may be used.
Fencing shall be no more than eight feet high, constructed of durable materials
and supplemented with plantings, trees, grass, and other landscape elements.
(3) Lighting
Lighting of large-scale ground-mounted solar energy systems and appurtenant
structures shall be limited to that required for safety and operational purposes,
and shall be fully shielded from abutting properties. Lighting of the solar
energy system shall be directed downward and shall incorporate full cut-off
fixtures to reduce light pollution. Security lighting shall be controlled by
motion detectors or infrared sensors with an on-time of no more than ten (10)
minutes per activation.
(4) Utility Connections
All utility connections, conduits, cables, power lines, transformers and
inverters shall be placed underground, except (a) where otherwise required by
the Massachusetts State Building Code or the utility provider; (b) in adverse
ground conditions such as appropriate soil conditions, shape and topography
of the site, ledge or excess water; or (c) for connection to existing above
ground utility lines. Wiring within the installation’s solar layout shall follow
industry standards. Where an aboveground connection already existing
proximate to the site of the proposed facilities, it may be used, as determined
by the Planning Board, if it meets the requirements of the utility provider, and
electrical transformers for utility interconnections may be located above
ground if required by the utility provider.
Where feasible all access roads and utilities shall minimize bisecting of the
property and be installed along the perimeter of project.
(5) Signs
Signs shall comply with the requirements of Section 6300 of this Bylaw.
However, in the Residential Districts not more than one (1) sign up to one (1)
square foot in area per side shall be required to identify the owner and provide
a 24-hour emergency contact phone number and may be installed with the
trademarks of the installer, manufacturer, and operator of the installation.
Solar energy systems shall not be used for displaying any advertising except
for reasonable identification of the manufacturer, owner or operator of the
solar energy system. Signs should not be visible to abutters nor to passersby
on the street, if it can still be visible for emergency purposes.
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(6) Stormwater Management and Conservation
Best management practices shall be used for controlling and managing
stormwater run-off and drainage for the solar energy system in compliance
with all applicable federal, state and local regulations. To the largest extent
possible, the ground shall remain pervious to rain water. Where necessary,
adequate provision shall be made for groundwater recharge and to prevent site
run-off and erosion.
(7) Protection of Forest Land and Prime Farm Land, Land Clearing, Soil Erosion
and Habitat Impacts
Not more than one (1) acre of land shall be deforested for any one Solar
Photovoltaic Installation, and no such installation shall be placed on such land
that was deforested within the prior 5 years. Clearing of natural vegetation
shall be limited to what is necessary for the construction, operation and
maintenance of solar energy system or otherwise prescribed by applicable
laws, regulations, and bylaws/ordinances.
Solar Photovoltaic Installations are prohibited in locations of old growth
forest, active farmland and prime farmland soils, wetlands, permanently
protected open space, Priority Habitat Areas and BioMap 2 Critical Natural
Landscape Core Habitat mapped by the Natural Heritage & Endangered
Species Program (NHESP) and “Important Wildlife Habitat” mapped by the
DEP.
The Planning Board will review siting of Solar Photovoltaic Installations with
preference for the following locations:
•
•
•

Roof mounted
Brownfield sites
Parking lots

Proposed greenfield development is discouraged. Applicants who propose
greenfield installations will be required to demonstrate why the proposed site
is preferable to a previously developed site. Such demonstration shall include
a comparison of environmental impacts and a cost-benefit assessment.
(8) Decommissioning
Upon decommissioning of Solar Photovoltaic Installations all solar panel
components shall be reused or recycled to the greatest extent possible using
Silicon or Thin-Film based solar panel recycling processes. The applicant may
be required to demonstrate a life-cycle analysis of the components to ensure
that there is a net environmental benefit to the proposed installation.
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(9) Solar Requirements for New Construction
New Industrial, Commercial or Residential Development:
Projects that create ten thousand (10,000) square feet or more of new
impervious area or ten (10) or more residential units shall include a roofmounted or building-mounted solar energy system equivalent to 50% of the
roof area of said project.
Parking Facilities:
New construction of roofed parking facilities with greater than twenty (20)
parking spaces shall include a roof-mounted or building-mounted solar energy
system equivalent to 50% of the roof area of said project.
New construction of parking lots with greater than twenty (20) parking spaces
shall include a ground-mounted solar energy system equivalent to 50% of the
parking area.
7804 Exemptions from Zoning Requirements
Solar energy systems shall not be included in calculations for lot coverage or impervious
cover in so long as said installations should have grass or planted surfaces beneath them
such as dual-use solar or agrivoltaics installations. If the area beneath a solar energy
system is to be paved or otherwise rendered impervious then this land area shall in fact
count toward any coverage or impervious surface limit. Land required for access roads,
utility connections and appurtenant structures will be included in calculations for lot
coverage or impervious cover of land.
Definitions – continued
2196 Agrivoltaics or Dual Use shall mean the co-developing of the same area of land for both
solar photovoltaic power as well as for agriculture. The coexistence of solar panels and crops
implies a sharing of light between these two types of production.
2197 Ground-Mounted shall mean that installations are structurally mounted to the ground in
any manner, including but not limited to ground anchored pole, rack, or rail installations, or nonground penetrating ballasted installations; not roof-mounted installations or canopy installations
above parking lots or driveways.
2198 Rated Nameplate Capacity shall mean the maximum rated output of electric power
production of the photovoltaic system in watts of Direct Current (DC).
2199 Solar Collector shall mean a device, structure or a part of a device or structure for which
the primary purpose is to transform solar radiant energy into thermal, mechanical, chemical, or
electrical energy.
2200 Solar Energy shall mean radiant energy received from the sun that can be collected in the
form of heat or light by a solar collector.
2201 Solar Energy System shall mean a device or structural design feature, a substantial
purpose of which is to provide daylight for interior lighting or provide for the collection, storage
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and distribution of solar energy for space heating or cooling, electricity generation, or water
heating.
2202 Solar Energy System, Active shall mean solar energy system whose primary purpose is
to harvest energy by transforming solar energy into another form of energy or transferring heat
from a collector to another medium using mechanical, electrical, or chemical means.
2203 Solar Energy System, Grid-Intertie shall mean a photovoltaic system that is connected to
an electric circuit served by an electric utility.
2204 Solar Energy System, Ground-Mounted shall mean an Active Solar Energy System that
is structurally mounted to the ground and is not roof-mounted; may be of any size (small-,
medium- or large-scale).
2205 Solar Energy System, Large-Scale shall be considered an industrial facility use and mean
an Active Solar Energy System that occupies more than 40,000 square feet of surface area
(equivalent to a rated nameplate capacity of about 250kW DC or greater). Inclusive of access
roads, utilities and appurtenant structures.
2206 Solar Energy System, Medium-Scale shall be considered an industrial facility use and
mean an Active Solar Energy System that occupies more than 1,750 but less than 40,000 square
feet of surface area (equivalent to a rated nameplate capacity of about 10 - 250 kW DC).
Inclusive of access roads, utilities and appurtenant structures.
2207 Solar Energy System, Off-Grid shall mean photovoltaic solar energy system in which the
circuits energized by the solar energy system are not electrically connected in any way to electric
circuits that are served by an electric utility.
2208 Solar Energy System, Roof-Mounted or Building-Mounted shall mean an Active Solar
Energy System that is structurally mounted to the roof of a building or structure; may be of any
size (small-, medium- or large-scale).
2209 Solar Energy System, Small-Scale shall mean an Active Solar Energy System that
occupies 1,750 square feet of surface area or less (equivalent to a rated nameplate capacity of
about 10 kW DC or less). Inclusive of access roads, utilities and appurtenant structures.
2210 Solar Layout shall mean the total area of the vertical projection on the ground of all
panels in the installation’s most horizontal tilt position and shall include all spaces between the
panels.
2211 Solar Photovoltaic System (also referred to as Solar Photovoltaic Installation) shall mean
an active solar energy system that converts solar energy directly into electricity.
2212 Utility Provider shall mean connecting utility energy provider.
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4003(4): Business/ Industrial Uses – continued
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ARTICLE IV USE REGULATIONS
4000 (Number TBD) Special Permits for Large-Scale Ground Mounted Solar Energy Systems
The Planning Board shall be the Special Permit Granting Authority for the issuance of special
permits in the case where an applicant requests to install a large-scale ground mounted solar
energy system. In addition to the standards set forth in Section 7800 of this Bylaw, the Special
Permit Granting Authority shall also consider each of the following factors before the issuance of
a special permit.
ARTICLE V DIMENSIONAL REQUIREMENTS
5000
FOOTNOTES – continued
Existing zoning district height limitations apply for all ground-mounted solar energy systems. If
the ground-mounted solar energy system is accessory to a principal building or structure on a lot,
then the height restriction for accessory structures would apply as defined in Section 5008 of this
Bylaw. If the ground-mounted solar energy system is the principal structure on a lot, then the
height restriction shall be a maximum of twenty (20) feet.
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HUBERT C. FORTMILLER, JR and FRANCES DEAN NOLDE
459 Sargent Road
Boxborough, MA 01719
December 14, 2020
TO: The Littleton Planning Board
RE: Amazon Questions and Concerns
As Boxborough neighbors, we thank you for allowing us to attend your
December 10 meeting. We were impressed by how carefully you are examining
the Amazon parking and warehouse proposals. We are regular Amazon Prime
customers, and we also live at the corner of one of the most dangerous
intersections in this region: the corner of Liberty Square Road and Sargent Road.
As you continue to look at traffic and other issues, please consider these
questions. Perhaps you will be able to address them at a future meeting:
TRAFFIC QUESTIONS:
1. We understand that vans from the Littleton warehouse will travel in a 45minute radius. Please ask Amazon to show on a map just how far that radius
reaches and, therefore, how many vans will leave the warehouse property by
turning right.
2. Given that Stow, Maynard, West Acton, West Concord, Sudbury, and other
towns to the southeast of Littleton and Boxborough will receive Amazon delivery,
most likely via Taylor and Liberty Square Roads, how many van round trips are
you anticipating in that direction? And what will you do to limit the number of
trips in order to protect residents on Taylor Road, Liberty Square Road, Hill Road,
Route 111, Summer Road, Patch Hill Road, Route 62, and other such narrow, rural
roads?
3. How will the increased number of private vehicles owned by Amazon drivers
affect morning and evening traffic on regional town roads?

HCF: 978-929-2552
hfortmiller@gmail.com

FDN: 978-929-2556
francie12637@gmail.com

-24. We understand that you are asking all trailer trucks leaving the facility to turn
left. What about the trailer trucks which are coming to the facility? Will any be
coming from the east and southeast, ultimately approaching the facility on
Liberty Square Road and Taylor Road? For example, when a trailer truck is
traveling from the east on Route 2, what will keep the driver from taking a
shortcut by heading west on Route 111, through West Acton, Boxborough, and
then onto Liberty Square Road?
OTHER OBSERVATIONS:
5. The issue regarding which vans will be paying Littleton excise taxes needs
clarity. Unless we are mistaken, when a vehicle is registered, it’s affiliated with a
particular town, and that town receives the excise taxes, regardless of where the
vehicles may go or be kept at different times of the year. Ask Amazon how many
vehicles they intend to register in Littleton each year.
6. Where will vans be serviced, and where and how safely will Amazon store
gasoline for the vans?
7. Regarding the furniture stored in the existing warehouse Amazon intends to
demolish, once Littleton has removed what it needs for the Town, we recommend
that Amazon offer to donate furnishings to Household Goods in Acton, a
remarkable regional non-profit.

Thank you for the work you are doing to make this facility work efficiently and
safely for not only Littleton but also for your neighbors.
Sincerely,
/Hugh Fortmiller//Francie Nolde/

cc:

Wes Fowlks, Chair, BSB
Ryan Ferrara, Boxborough TA
John Markiewicz, BSB
Cindy Markowitz, Chair, BPB

99 High Street

December 8, 2020

Boston, MA 02110

Main: 617-330-2000
Fax: 617-330-2001

massdevelopment.com

Ryan Ferrara
Town Administrator
Town of Boxborough
29 Middle Road
Boxborough, MA 01719
rferrara@boxborough-ma.gov

Re: MassDevelopment Real Estate Services FY21 Techical Assistance - Boxborough
Beaver Brook Campus Market Feasibility
Dear Mr. Ferrara,
Charles D. Baker
Governor

Karyn E. Polito
Lieutenant Governor

Mike Kennealy
Chairman

Lauren A. Liss
President and CEO

We regret to inform you that Town of Boxborough

application for technical assistance
was not selected to
receive funding through the current FY2021 round. Overwhelming interest in this program
was expressed by communities from all parts of the Commonwealth, making
Call for Proposals highly competitive. Forty communities applied with a combined request
for grant funds of $1.5M against a program budget of up to $310,000. Many highly
competitive projects could not be funded, and ultimately nine projects were selected for
the FY2021 round.
If you have any questions
application, please do not hesitate to reach out to Christine Madore, Vice President, Real
Estate Services at cmadore@massdevelopment.com or 617-330-2053.

Sincerely,

Cassandra McKenzie
Executive Vice President, Real Estate
MassDevelopment

LEGAL NOTICE OF PUBLIC HEARING
Town of Boxborough Planning Board
Site Plan Application
In accordance with the Boxborough Zoning Bylaw Section 8000 (Site Plan Approval), the Planning
Board will conduct a public hearing on January 11, 2021 at 7:30 p.m. to review the application for Site
Plan Approval, submitted by Level Design Group, LLC on behalf of the property owners, High
Quality Landscape Construction, to allow the construction of a 4,920 s.f. truck canopy accessory
structure.
The subject property is located on the north side of Massachusetts Avenue and addressed as 871
Massachusetts Avenue (Route 111) Assessor’s Parcel #14-201-000.
Based on current COVID-19 circumstances, this public hearing will be held via Zoom
videoconferencing. All details will be made available on the Planning Board agenda when
posted, a minimum of 48 hours prior to the meeting on the town web site at
www.boxborough-ma.gov.

PUBLICATION DATE:

Dec. 24, 2020

Site Plan Approval Application
Town Clerk Received

Planning Board Received

Boxborough Planning Board
29 Middle Road
Boxborough, MA 01719
978-264-1723
www.boxborough-ma.gov

Property Location:

871 Massachusetts Avenue Boxborough, MA

Assessor Parcel Number(s): Map 14, Lot 201, Block 0
Zoning District(s):

Business

Name of Owner: High Quality Landscape Construction

Phone # 978-263-7789

Address: 871 Massachusetts Avenue Boxborough, MA
Email Address: newenglandtreemasters@yahoo.com

Name of Owner:

Phone #

Address:
Email Address:
Name of Applicant: High Quality Landscape Construction
Address:

Phone #

978-263-7789

871 Massachusetts Avenue Boxborough, MA

Email Address: newenglandtreemasters@yahoo.com
Name of Engineer: Level Design Grop, LLC
Address:

Phone #

508-695-2221

249 South Street, Unit 1, Plainville, MA

Email Address:

nfacendola@leveldg.com

Name of Surveyor: R. Wilson & Associates

Phone # 978-266-0203

Address: 481 Great Road, Ste 201, Acton, MA 01720
Email Address:

rwilson@rwilsonassociates.com

Site Plan Approval Application

A-1

1) Describe briefly the development for which Site Plan Approval is sought: Applicant is proposing to
construct a 4,920 sf. accessory structure within an exsting paved parking area. The accessory structure will
be an open air canopy utilized for parking landscaping equipment under.

2) Describe briefly the uses or activities for which site plan approval is sought: Zoning Bylaw Section
8002. Constructin of a new structure at an existing comercial facilty.

3) Lot Area 1.917 Ac. Frontage 284.46'

Building Height 21'+/Left Side 196'+/-

Number of Stories 1

4) Building Setbacks: Front 87'+/-

Rear 185'+/-

Right Side 20'+/-

5) Parking Setbacks: Front 48'(Exist)

Rear 2'(Exist) Left Side 37'(Exist) Right Side 20'(Exist)

39%
6) Lot Coverage (buildings, parking, paving): __________________________
N/A
7) Floor Area Ratio (Industrial-Commercial & Office Park Districts):_________________

8) Number of Parking Spaces: 20
9) Number of Loading Spaces:

Future Parking Spaces:

0

10) Estimate the Daily Traffic: No. of Employees:
Total No. of Trips: 90

0

Peak A.M.:

20
76

Sight distance along the road at driveway entrance:
11) Sewage Discharge Rate (gals/day): N/A

Peak P.M.:

63

Per 10/2008 Site Plan - 443' West & 330' East

Water Usage (gals/day): N / A

12) Describe any proposed on-site stormwater and drainage system and submit pre- and post-drainage
calculations: There are no proposed changes to the exsting stormwater mangamgent system approved in 2008.
The proposed accessory building is located within an exsting impervious parking / storage area. Runoff from
the proposed structure will drain to the exsting stormwater basin in the same fashion that the exsting paved
paved area drains to the basin.
No signs are proposed.
13) Describe any proposed signs:

14) Describe any proposed outdoor lighting (include hours of use, lighting type, directional shielding,
and height of fixtures) and provide manufacturer’s light fixture cut-sheets:
Theexisting parking area is lit by 3 wall pack lights attached to the proposed garage. Hour of light will be limited to the hours of operation
of the facility, which is approximately from 6:00 AM to 9:00 PM. The direction of the light will be focused from the building
down toward the parking lot. At this time there are no new proposed exterior site lights.

15) Discuss any hazardous materials or wastes to be used or generated on site, including quantities,
safety procedures, storage and disposal methods:
No hazardous materials will be generated associated with the use of the proposed canopy.

Site Plan Approval Application

A-2

Town of Boxborough, Massachusetts
Planning Department
Staff Report – Site Plan Approval
Prepared by: Simon Corson, Town Planner

January 8, 2021

Site: 871 Massachusetts Avenue
Applicant and Owner Name: High Quality Landscape Construction, Inc.
Applicant and Owner Address: 871 Massachusetts Avenue, Boxborough, MA 01719
Engineer Name: Level Design Group, LLC
Engineer Address: 249 South Street, Unit 1, Plainville, MA 02762
Legal Notice: In accordance with Boxborough Zoning Bylaw Section 8000 (Site Plan
Approval), the Planning Board will conduct a public hearing on January 11, 2021 at 7:30 PM
to review the application for Site Plan Approval, submitted by Level Design Group, LLC on
behalf of the property owners, High Quality Landscape Construction, to allow the construction
of a 4,920 s.f. truck canopy accessory structure.
The subject property is located on the north side of Massachusetts Avenue/Route 111 and is
addressed as 871 Massachusetts Avenue (Route 111) Assessor’s Parcel #14-201-000.
Based on current COVID-19 circumstances, this public hearing will be held via Zoom
videoconferencing. All details will be made available on the Planning Board agenda when
posted, a minimum of 48 hours prior to the meeting on the town web site at
www.boxborough-ma.gov.
Zoning District(s): Business
Zoning Approval Sought: Site Plan Approval under Section 8000
Date of Application: November 17, 2020
Date(s) of Public Hearing: January 7, 2021

I.

Project Description

1.
Subject Property: The project site is located on the north side of Massachusetts Avenue/Route
111, approximately 1,450 feet south of the intersection of Massachusetts Avenue and Middle Road. The
property consists of approximately 1.9 acres with 284 feet of frontage. To the north, the property abuts
Town of Boxborough-owned land with forested walking trails. To the west, the property abuts Town of
Boxborough-owned land containing the Department of Public Works. To the east, the property abuts a
single-family home.
2.
Proposal: The Applicant is proposing to construct a 4,920 s.f. Truck Canopy Accessory Structure.
The proposed building would be a covered truck port style building with no exterior or interior walls and
contains no habitable space. The use of the building would be to provide a covered area to park logging
equipment and other landscaping trucks and vehicles to keep them protected from the elements.
Planning Department ● Town Hall ● 29 Middle Road ● Boxborough, MA 01719
P: 978-264-1723 ● F: 978-264-3127 ● www.boxborough-ma.gov
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3.
Nature of Application: Section 8000 of the Boxborough Zoning Bylaw states that no permit for
construction or occupancy which results in the substantial alteration of an existing building or lot shall be
issued for commercial, business, industrial, or office purposes (as well as many other uses) unless Site
Plan Approval has been granted by the Planning Board.
4.
Surrounding Neighborhood: The project site is located in a Business Zoning District on the north
side of Massachusetts Avenue/Route 111, approximately 1,450 feet south of the intersection of
Massachusetts Avenue and Middle Road. The property abuts the Town of Boxborough-owned Steele
Farm, a large municipal property, some of which is protected with a conservation restriction. There is a
mix of business and residential uses in this area.
5.

Comments:

Board of Selectmen: The Board of Selectmen did not provide any comments regarding the proposed
project.
Board of Health: In an email to the Town Planner on December 18, 2020, the Board of Health Chair,
Marie Cannon stated the following:
“Mary- the BOH will be meeting on Jan 13. Obviously this is not before the Jan 11th hearing. We will
discuss this with Jim on the 13th if needed and forward any comments.
~Marie”
In an email to the Town Planner on December 17, Board of Health Agenda, Jim Garreffi stated the
following:
“Mary/Simon,
No Board of Health issues.
Jim”
Building Department: In an email to the Town Planner on January 8, 2021, the Building Inspector
indicated the following:
“High Quality Landscape Construction has provided a form of intent for the property at 871 Mass. Av. To
construct a 4920 square foot accessory structure. This structure will comply with building and zoning
regulations, and I approve this proposed structure.”
Conservation Commission: The Commission reviewed the Planning Board’s Site Plan Approval
Application for 871 Massachusetts Avenue during their Public Meeting on January 6, 2021. In an email to
the Town Planner on January 7, 2021, the Commission indicated that there are no wetland interests at 871
Massachusetts Avenue.
Consulting Engineer: The Consulting Engineer did not provide any comments regarding the proposed
project, but will attend the public hearing.
Fire Department: Captain Shawn S. Gray corresponded with the Town Planner via email on December
21, 2020 and December 22, 2020 as shown below:
“Hi Simon,
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Is this separate from the hoop style structures that he just went and put up on his own or is this now
something separate from that. I believe this size is below the sprinkler requirements for a structure like
that but would be curious as to where he plans on putting it on the site or is this something that could be
attached to his pre-existing garage and if so could change requirements as well. Also is it just a canopy or
could he put sides and walls on it in the future with possibilities of garage doors. These types of
structures can start out as canopies and depending on how they are built can easily be changed or
modified later.
Thank you,
Shawn”
“Hi Shawn,
Thank you for your response. This is different than what he put up on his own. The proposed accessory
structure, which triggered Site Plan Review, is meant as a permanent solution for vehicle storage. As
proposed, this would be a freestanding canopy structure as shown on the attached site plan. Would you
mind putting together a brief email regarding sprinkler requirements, and enclosed structure requirements
vs. canopy structure to be included in my staff report to the Planning Board? The Planning Board may
consider imposing conditions to address concerns that the Fire Department may have with this proposal.
Respectfully,
Simon”
“Hi Simon,
As of now since the canopy is below 5,000 square feet a sprinkler system would not be required. If at any
point they were to decide to enclose the structure with walls and doors we would require a full code
compliant and monitored fire alarm system for the building and we would need to look more in depth into
the code to see if at that point a sprinkler system would also be required as well, because we would need
to review the classification of the building based on the items stored in it. At this time I would only be
agreeable to the canopy structure only. Also do you know if the other hoop buildings that he installed
were approved to be compliant with our codes. I know Bentley was asking for documentation but I am
unsure if he ever received everything he was looking for. Before moving forward with his proposal I
would ask that what he has already done is in compliance.
Shawn”
Littleton Electric Light Department (LELD): The Littleton Electric Light Department did not provide any
comments regarding the proposed project.
Police Department: The Police Chief did not provide any comments regarding the proposed project.
Public Works Department: In an email to the Town Planner on December 17, 2020, the Public Works
Director indicated the following:
“Hi Mary,
I have no comment.
Ed”

