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

Planning Board
September 20, 2021
7:00 PM
Remote Meeting through Zoom

AGENDA
Public Comment (3 mins per commenter)
7:15 PM – Priest Lane continued from July 19, 2021, August 9, 2021, and from August 30, 2021
Owner/Applicant: Boxborough Town Center LLC
Definitive Subdivision Plan Application
7:30 PM – 615 Depot Road
Owner/Applicant: Roger Kanniard, R.D. Kanniard Homes, Inc.
Scenic Road Permit and Stone Wall Alteration
7:45 PM – 1414 Massachusetts Avenue continued from July 19, 2021, August 9, 2021 and from
August 30, 2021
Owner: LPCH Boxborough
Applicant: Arranta Bio
Site Plan Approval Application
Administrative Business
Meeting Minutes
Correspondence and New Business (if any)
Town Center/Enclave Project
Enclave Project Bond, Condition 43c. of the August 19, 2019 Approval Decision
Zoning Bylaw Recodification, Town Planner September 16, 2021 Memorandum
Cisco/Beaver Brook Campus development options
Planning Board Training
Land Use-Related Grant Status
Legislative Update
Committee Reports: Community Preservation Committee (Lazarow)
Design Review Board (Verner)
Economic Development Committee (White)
MAGIC Representative (Markowitz)
Water Resources (Barbadoro)
LELWD Small Cell Committee (Markowitz)
Building Committee - TBD
Planning Board Goals:
Funding – TAP Grants and other Grant Opportunities
Master Plan Action Items Status Spreadsheet
Website update
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Join Zoom Meeting
https://us02web.zoom.us/j/85291988701?pwd=NUczTE9xT1c2aWxWaUZrWWRxS3cxQT09
Meeting ID: 852 9198 8701
Passcode: 402702
One tap mobile
+19292056099,,85291988701#,,,,*402702# US (New York)
+13017158592,,85291988701#,,,,*402702# US (Washington DC)
Dial by your location
+1 929 205 6099 US (New York)
+1 301 715 8592 US (Washington DC)
+1 312 626 6799 US (Chicago)
+1 669 900 6833 US (San Jose)
+1 253 215 8782 US (Tacoma)
+1 346 248 7799 US (Houston)
Meeting ID: 852 9198 8701
Passcode: 402702
Find your local number: https://us02web.zoom.us/u/kcgIVKOMCk

Planning Board Meetings:
October 4
October 25

Future Meeting Dates:
November 8
November 22

LEGAL NOTICE OF PUBLIC HEARING
Town of Boxborough
Planning Board – Definitive Subdivision Plan Application
In accordance with the Town of Boxborough Rules and Regulations Governing the
Subdivision of Land and Massachusetts General Law Chapter 41 Section 81-S, the
Boxborough Planning Board will conduct a public hearing on Monday, July 19, 2021 at 7:15
PM to review the application submitted by Dillis & Roy Civil Design Group on behalf of
their client and property owner Boxborough Town Center, LLC.
The subject property is located at Priest Lane and is identified as Assessor’s Parcel 14-208-000.
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, www.boxboroughma.gov.
Contact the Planning Board office at 978.264.1732 if there are questions.

PUBLICATION DATE(S):

July 1, 2021
July 8, 2021

B OXBOROUGH P LANNING B OARD
29 Middle Road, Boxborough, Massachusetts 01719
Phone: (978) 264-1723 · Fax: (978) 264-3127
www.boxborough-ma.gov
Mark Barbadoro, Chair

Cindy Markowitz, Clerk

Rebecca Verner

Robin Lazarow

Mark White

Filed with the Town Clerk

DECISION AND CERTIFICATE OF CONDITIONAL APPROVAL
PRIEST LANE EXTENTION DEFINITIVE SUBDIVISION PLAN

DECISION of the Planning Board (the Board) on the application of Boxborough Town Center
LLC. (Applicant) for a Definitive Subdivision Plan for a property located at the end of Priest
Lane. The property is currently identified as Assessor’s Parcel Number 14-208-000, and owned
by Boxborough Town Center LLC.
This Decision is in response to an application filed on June 4, 2021 to construct a two lot
subdivision with a single family dwelling located on each lot.
After causing notice of the time and place of the public hearing and of the subject matter thereof
to be published, posted, and mailed to the Applicant, abutters, and other parties of interest as
required by law, the public hearing was conducted on July 19, 2021 and continued to August 9,
2021, August 30, 2021, and September 20, 2021.
After due consideration of the application, the record, the Town Planner’s reports, the Town’s
Consulting Engineer’s reviews, comments from other Town Boards, Committees, and
Departments, and based upon the findings set forth herein, the Board closed the public hearing
on XXXX XX, XXXX and voted X to X to GRANT conditional approval of the Definitive
Subdivision Plan.
This Decision and Certificate of Conditional Approval is granted with waivers and is subject to
the conditions, limitations, and restrictions outlined herein. Final approval will be indicated by
endorsement on the Definitive Plan after the statutory twenty (20) day appeal period and shall be
contingent upon the Applicant’s provision of an adequate Performance Guarantee for installation
of all roadway improvements and monuments, and compliance with the conditions of approval.
COMPLIANCE WITH SUBDIVISION RULES & REGULATIONS
1. Completeness and technical adequacy of all submissions.
The Board finds the Definitive Subdivision Plan application materials are complete and provide
substantial information on the project. In instances where pieces of information were not
provided, the Applicant requested waivers and provided reasoning as to why these requests were
made.
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2. Determination that development at this location does not entail unwarranted hazard to safety,
health and convenience of future residents of the development or of others because of possible
natural disasters, traffic hazard or other environmental degradation.
The Board finds the proposed subdivision has been designed in a manner that does not create an
unwarranted hazard to safety, health, or the convenience of future residents. The Board also finds
the proposed project does not generate any traffic hazards or degrade the environment.
3. Conformity with the requirements of Section IV, Design Standards and Section V, Required
Improvements For An Approved Subdivision.
Places Associates, Inc. provided a letter dated September 16 entitled “Priest Lane Definitive
Subdivision.” This memorandum indicates all of the “review items/concerns in both the
Definitive Subdivision review and Stormwater review have been fully addressed.” Based upon
this memorandum from the Town’s Consulting Engineer, the Board finds the proposed project to
be in conformity with the requirements of Section IV – Design Standards and Section V –
Required Improvements For An Approved Subdivision upon the granting of the requested
waivers by the Planning Board.
4. Determination, based upon the environmental and traffic analysis (where submitted), that the
subdivision as designed will not cause substantial traffic impacts and irreversible damage to the
environment.
The Board finds that the Priest Lane extension has been designed to have the least amount of
impact on the surrounding environment.
The roadway’s intersection with Priest Lane was chosen to minimize the disturbance in the area.
While the applicant has requested a waiver for the Environmental and Traffic Analysis under
Section III.C.3Tthe project maintains a significant amount of the existing vegetation on the site
through the proposed Private/Common Driveway which further minimize the disturbances to the
environment. In response to comments from the Board, the Soil Erosion & Sedimentation
Control Plan (Sheet C.3.0) has been revised to include a definitive limit of clearing for
construction and to indicate the locations where vegetation shall be preserved. The maintenance
of this vegetation is included in the conditions. The proposed project will not cause substantial
traffic impacts to the surrounding area. The Plan shows only two house lots off a dead-end culde-sac which does not represent a significant volume of traffic.
5. Adequacy of access, sight distance and stopping sight distance.
Dillis & Roy Civil Design Group, at the request of the Boxborough Fire Department used the
Town of Littleton’s Tower Truck as the design vehicle for the diagram of the turning maneuvers.
Dillis and Roy have determined the stopping sight distance for the proposed Priest Lane
Extension is adequate for the cul-de-sac at the end of Priest Lane where the proposed roadway
would be located, Places Associates concurs. A Turning Maneuver Plan for the proposed
subdivision roadway’s intersection with Priest Lane has been provided on Sheet C7.2. Therefore,
the Board finds there is adequate access, sight distances, and stopping sight distances for the
proposed subdivision roadway.
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6. Conformity with the recommendations of the Board of Health.
The Board has included a condition which requires the Applicant to comply with a number of
Board of Health conditions. With the inclusion of this condition, the Board of Health has no
issues with the Definitive Subdivision Plan and, as such, the Board finds the proposed project is
in conformity with the recommendations of the Board of Health.
7. Conformity with all applicable Town Bylaws as specified in Section VI.E.
The Board finds the application materials display a proposed project which meets the Town
Bylaws listed in Section VI.E and in instances where the plans do not, the Applicant has applied
for and received the appropriate relief with waiver requests.
8. Consistency with the purposes of the Subdivision Control Law.
The Board finds the design of the proposed subdivision protects the safety, convenience, and
welfare of the inhabitants of the Town of Boxborough by providing access to the lots on a road
which will not become a public way, and ensures sanitary conditions in the subdivision. The
Definitive Subdivision Plan shows adequate access to both the lots in the subdivision by a way
that will be safe and convenient for travel and the proposed project does not increase congestion
in the adjacent public ways. Additionally, the Board finds the design of the project ensures the
danger to life and limb in the operation of motor vehicles is reduced and the project is complaint
with the applicable zoning ordinances or bylaws. The project also has adequate provisions for
water, sewerage, drainage, underground utility services, fire, police, and other similar municipal
equipment. Therefore, the Board finds the proposed Definitive Subdivision Plan is consistent
with the purposes of the Subdivision Control Law.
DEFINITIVE SUBDIVISION PLAN WAIVERS
In approving the Definitive Subdivision Plan, the Planning Board reviewed and acted on eight
requested waivers from the Rules & Regulations Governing the Subdivision of Land as follows:
1. Waiver from Section IV.A.13): A dead-end street or an extension of a dead-end street shall be
provided at its closed end with a circular turnaround having a minimum and maximum
dimensions as set forth in Section IV.A.19.
Given that this subdivision represents the construction of only two single family dwellings, the
requirement for the road to end with a circular turnaround has been solicited. The Board will
allow for a tee turnaround with the knowledge that the layout geometry has been reviewed and
approved by the Boxborough Fire Department. Therefore, the Board GRANTS this requested
waiver.
2. Waiver from Section IV.A.14): The length of a dead-end street shall be measured along its
centerline from the edge of the pavement of the intersecting through street to the midpoint of the
circular turnaround. A dead-end street shall not be longer than 500 linear feet in combined total
length unless, in the opinion of the Board, a greater length is necessitated by the topography or
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other local conditions, excluding financial considerations, and there are clear and compelling
benefits to the Town for granting a greater length.
While this project increases the length of Priest Lane by 156 feet from an existing length of 793
feet to a total 949 feet, the Board acknowledges that a significant number of dead-end roadways
in Boxborough exceed 500 feet including Priest Lane, Cobleigh Road, Avebury Circle, Barteau
Lane, Fifer’s Lane, Patch Hill Road, and Stonehedge Place.
Additionally, the Boxborough Planning Board and the Applicant, Boxborough Town Center,
LLC. entered into a Settlement Agreement on January 25, 2019 which stipulated that the Town
and developer work to rezone the area closest to Priest Lane to allow for the construction of two
single family dwellings. The Applicant has confirmed that the approval of this waiver request
will satisfy Condition #12 of the January 25, 2019 Settlement Agreement.
The Board finds that in addition to the settlement agreement, the applicant shall be required to
replace the vertical granite curbing in the cul-de-sac island with sloped granite curbing and shall
provide a trail easement to provide connectivity to the abutting parcel owned by the Town of
Boxborough. These two conditions are considered “clear and compelling benefits to the Town
for granting a greater length”. Therefore, the Board GRANTS this requested waiver.
3. Wavier from Section IV.A.17): Planted islands in the central area of the cul-de-sac may be
required by the Board for circulation, aesthetics, and reducing impervious area contributing to
increased runoff.
The Applicant is not proposing a cul-de-sac because the project consists of only two single
family dwellings. The Applicant did not submit any details pertaining to this item because there
is no central island for plantings. Therefore, the Board GRANTS this requested waiver with the
condition that the applicant replaces the vertical granite curbing on the cul-de-sac island with
sloped granite curbing to facilitate Fire Department accessibility around the existing island.
4. Waiver from Section IV.A.18: Any dead-end street shall be provided with a circular
turnaround having the following minimum and maximum dimensions:
The Applicant is not proposing circular turnaround because the project consists of only two
single family dwellings. Relief is granted from Section IV.A.13., which requires a circular
turnaround, in preference to rectangular turnaround. This requirement does not apply to the
layout of this project. Therefore, the Board GRANTS this requested waiver with the condition
that the applicant replaces the vertical granite curbing on the cul-de-sac island with sloped
granite curbing to facilitate Fire Department accessibility around the existing island.
5. Waiver from Section IV.B.3.5: Subdrain or underdrain shall be provided if the roadway is in a
cut section or in groundwater conditions which could saturate the gravel base of the road. If the
roadway results in a cut slope of 5-foot or more vertical, a swale at the top of the cut slope shall
be provided to minimize erosion and limit the runoff onto the roadway.
The applicant’s engineer, Dillis and Roy have indicated that the limited tributary area to the
proposed common driveway and with the drainage design, negate the need for the subdrainage.
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Town’s Consulting Engineer concurs and agrees with this design and therefore the Board
GRANTS this requested waiver.
6. Waiver from Section IV.B.4.5: Calculation shall include the DEP Stormwater Management
Form and supporting documents.
This project is exempt from the DEP Stormwater Management standards as it is a Small
Residential Project (2-5 houses) that does not discharge to a critical area. The project does
require a Construction General Permit under the EPA NPDES and will therefore meet the
Stormwater Standards numbers 1, 8, 9 and 10 as well as Standard 2- Peak Rate Attenuation. The
Board GRANTS this requested waiver.
7. Wavier from Section III.C.3.: Environmental and Traffic Analysis
The proposed project will have minimal impact from the creation of two single family lots and
therefore the Board GRANTS this requested waiver.
8. Waiver from Section III.C.4: A landscape plan prepared by a registered landscape architect for
the subdivision entranceway(s), road right-of-way and cul-de-sac island, if proposed, shall be
submitted to the Board.
The applicant has stated that the intent is to maintain the feel of a common driveway. In
consideration of this waiver the applicant shall provide restoration plans for the rear portions of
the lots, contained within the Town Center District, and therefore the Board GRANTS this
requested waiver.
9. Waiver from Section III.C(2).24.: Phasing plan, if appropriate, clearly identifying the phasing
of utilities, drainage and any temporary measures required to provide safe and adequate access to
each phase.
The Applicant intends to complete the subdivision within one phase. The Board determined that
this requirement is not appropriate for this project. Therefore, the Board GRANTS this requested
waiver.
10. Waiver from Section V.A.1.(3): All other material shall be similarly removed to a depth of at
least 21½ inches below the finished grade shown on the profile plan; provided however that if
the soil is soft and spongy, or contains undesirable material, such as clay, sand pockets, tree
stumps, or other material detrimental to the subgrade, a deeper excavation below the subgrade
shall be made, as required by the Board or its agent.
The applicant is proposing to construct the roadway utilizing the Common Drive Cross-Section
with a 12” Process Gravel Base. The Town’s Consulting Engineer is comfortable with this
proposal and therefore the Board GRANTS this requested waiver.
11. Waiver from Section V.A.1.(6): After the road has been carefully graded to an elevation of
21 inches below the finished grade, tree 6-inch layers of well compacted gravel shall be placed
for the full width of the roadway and shoulders. Gravel shall conform to materials specification
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in the Standard Specifications, except that for the bottom layer, Gravel Borrow, Type A, may be
used. Each layer shall be compacted to not less than 95% of the maximum dry density of the
materials, or to the satisfaction of the Town’s Consulting Engineer and the Public Works
Director, being guided by the Standard Specifications.
The applicant is proposing to construct the roadway to the common driveway standards and will
utilize a 12” Process Gravel Base. The Board GRANTS this requested waiver.
12. Waiver from Section V.A.1.(8): When the gravel base courses are brought to true grade
within 3 inches of finished grade, the gravel surface shall be completed with a wearing surface
consisting of 3½ inches of Class I, Type I-1 plant mixed bituminous concrete, composed of
materials and complying with Standard Specifications. The wearing surface shall be applied to a
2-inch thick standard binder course and a 1½ thick top course, in accordance with the Standard
Specifications.
The applicant is proposing to construct the roadway to the common driveway standards,
proposing 1.5 inches of Hot Mix Asphalt surface Course (Type B) and 2” Hot Mix Binder
Course (TypeA) for the pavement. This roadway will serve only two homes and therefore the
Board GRANTS this requested waiver.
13. Waiver from Section V.A.3.: Sidewalks and Grass Strips
The Applicant is not proposing sidewalks or grass strips because the project consists of only two
single family dwellings. The Board felt that granting this waiver supports the goal of minimizing
the disturbance to the area. The Applicant has committed to retaining the existing vegetation to
the maximum extent possible. There are no existing sidewalks located along Priest Lane, nor are
there any sidewalks located along Burroughs Road. Therefore, the Board GRANTS this
requested waiver.
14. Waiver from Section V.A.4.: Curbing
The Applicant proposes sections of bituminous berms are proposed along the road to aid in the
collection of runoff to the drainage system. It is the intent of the design to have this portion of the
roadway have an appearance similar to a common driveway. Therefore the Board GRANTS this
requested waiver.
15. Waiver from Section V.E.: “Preference shall be given to preserving the existing trees on the
right-of-way and on all lots. The Applicant shall submit a tree preservation plan indicating how
this will be accomplished. Clearing, excavating and filing shall be done in such a manner as to
preserve trees whenever possible. Trees shall be planted within the street right-of-way 8 feet to
10 feet from the edge of pavement or within the green strip if sidewalks are required. Street trees
shall generally be spaced at intervals of approximately 50 feet on center, but no closer than 35
feet. If approved by the Board, trees may be clustered to provide a more natural appearance. If
clustered, the total number of trees required shall be the equivalent of a 50-foot spacing along the
entire roadway.
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The species of trees selected shall be ash, linden, maple, oak, black locust or other hardy species
approved by the Board or as recommended by the Tree Warden. Trees shall be a minimum of
2½-inch caliper and 8 feet to 10 feet in height, nursery grown stock. Existing trees may be used
to meet these requirements if approved by the Board and preservation of such trees does not
jeopardize proper construction of the roadway. Trees shall be maintained and secured with a
performance guarantee by the Applicant until completion of all roadway construction.”
The Applicant has revised plans to show the limit of clearing and notes relative to Site
Preparation and Tree Removal Notes. The Board GRANTS this requested waiver with the
requirement that all conditions relative to the tree removal and restoration of the cleared area
within the lots be satisfied.
16. Waiver from Section V.C.: Granite or reinforced concrete monuments, 5 inch by 5 inch
minimum, 48 inches minimum height, shall be installed at all street intersections, at all points of
change in director or curvature of streets and at other points where, in the opinion of the Board,
permanent monuments are necessary. Such monuments shall conform to the standard
specifications of the Massachusetts Land Court and shall be set according to said specifications.
No permanent monument shall be installed until all construction which would destroy or disturb
the moment is completed. Bounds shall be set flush with grade. Railroad spikes may be used
where bound location fall within a paved surface.
Given that the property is going to be maintained in proprietary as a Private Way, the Board
determined that full compliance with this requirement is not appropriate for this project. The
Applicant did not submit any details pertaining to this item. The Board recognizes that some
monumentation is appropriate for the purposes of determining property boundaries. The Board
GRANTS this requested waiver subject to the conditions relative to property line
monumentation.
CONDITIONS OF APPROVAL
1. Approval is based upon the following Plans and Documents:
a. “Definitive Subdivision – Title Sheet – Boxborough Massachusetts Priest Lane” (Sheet
C1.0) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30, 2021 with a
revision date of July 28, 2021, and a revision date of September 1, 2021.
b. “Definitive Subdivision – Existing Conditions Plan – Boxborough Massachusetts Priest
Lane” (Sheet C1.1) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30,
2021 with a revision date of July 28, 2021, and a revision date of September 1, 2021.
c. “Definitive Subdivision – Lot Layout Plan – Boxborough Massachusetts Priest Lane”
(Sheets C2.0) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30, 2021 with
a revision date of July 28, 2021, and a revision date of September 1, 2021.
d. “Definitive Subdivision – Soil Erosion & Sedimentation Control Plan – Boxborough
Massachusetts Priest Lane” (Sheets C3.0) prepared by Dillis & Roy Civil Design Group,
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Inc. dated June 30, 2021 with a revision date of July 28, 2021, and a revision date of
September 1, 2021.
e. “Definitive Subdivision – Layout & Materials Plan – Boxborough Massachusetts Priest
Lane” (Sheet C4.0) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30,
2021 with a revision date of July 28, 2021, and a revision date of September 1, 2021.
f. “Definitive Subdivision – Grading & Drainage Plan – Boxborough Massachusetts Priest
Lane” (Sheet C5.0) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30,
2021 with a revision date of July 28, 2021, and a revision date of September 1, 2021.
g. “Definitive Subdivision – Utility Plan – Boxborough Massachusetts Priest Lane” (Sheet
C6.0) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30, 2021 with a
revision date of July 28, 2021, and a revision date of September 1, 2021.
h. “Definitive Subdivision – Construction Detail Sheet 1 – Boxborough Massachusetts
Priest Lane” (Sheet C7.0) prepared by Dillis & Roy Civil Design Group, Inc. dated June
30, 2021 with a revision date of July 28, 2021, and a revision date of September 1, 2021.
i. “Definitive Subdivision – Construction Detail Sheet 2– Boxborough Massachusetts Priest
Lane” (Sheet C7.1) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30,
2021 with a revision date of July 28, 2021, and a revision date of September 1, 2021.
j. “Definitive Subdivision – Turning Maneuver Plan – Boxborough Massachusetts Priest
Lane” (Sheet C7.2) prepared by Dillis & Roy Civil Design Group, Inc. dated June 30,
2021 with a revision date of July 28, 2021, and a revision date of September 1, 2021.
k. “Existing Conditions Plan” prepared by Dillis & Roy Civil Design Group, Inc. dated
August 17, 2021, and comprised one (1) sheet.
l. Places Associates, Inc. Review Letter entitled “Priest Lane Definitive Subdivision” dated
July 15, 2021, and comprised of two (2) pages.
m. Town Planner Report dated July 15, 2021, and comprised of four (4) pages in total.
n. “Settlement Agreement” between the Town of Boxborough Planning Board and
Boxborough Town Center, LLC dated January 25, 2019, and comprised of four (4) pages
in total.
o. “Post-Development Drainage Map – Boxborough Massachusetts Priest Lane” prepared by
Dillis & Roy Civil Design Group, Inc. dated August 12, 2021.
p. “Stormwater Report – Priest Lane, Boxborough, MA” prepared by Dillis & Roy Civil
Design Group, Inc. dated May 21, 2021 with a revision date of August 12, 2021.
2. Any changes or modifications now or in the future to the approved plans, covenants, or
maintenance agreement shall require approval of the Planning Board.
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3. Prior to endorsement of approval of the Definitive Plan, the Applicant/Owner shall
submit to the Town Planner all drafts of proposed easements for utility, drainage, and rightof-way purposes, and a covenant and maintenance agreement for the Private/Common
Driveway, and have them reviewed and approved by Town Counsel.
4. The following Board of Health conditions shall be met:
a. Sewage Disposal Works Construction permits will be required on any lot for which a
Building Permit is sought.
b. Each lot must be served by a sewage disposal system in compliance with Title 5 and
Board of Health Sewage Disposal System Regulations.
c. A potable water supply, in compliance with the Boxborough well regulations and
providing adequate quantity, is required on any lot for which a Building Permit is sought.
Well permits will be required for each well drilled.
d. Lot configurations shall be designed to contain all required Board of Health regulation
offset distances for a fully compliant on-site potable water source and on-site sewage
disposal system.
e. No burying of wood waste from lot clearing operations is allowed without compliance
with 310CMR16.000, Site Assignment regulations.
f. Woodwaste generated from the development of these lots must be handled in accordance
with the Department of Environmental Protection’s Woodwaste Policy and Site
Assignment regulations.
g. All phases of construction shall be done to minimize noise, odor and dust that would be
injurious of public health and/or cause a “condition of air pollution.”
h. The subdivision must comply with the Board of Health Groundwater Protection
Regulations.
i. Standing water in any retention/detention structures shall be minimized.
j. The use of perchlorate based blasting materials is prohibited.
5. Prior to the endorsement of the Definitive Subdivision Plans, the applicant shall make the
following plan revisions:
a. Modify the plans to provide a trail easement connecting Priest Lane to the abutting
property N/F Town of Boxborough.
b. Indicate on the plans that the existing vertical granite curbing along the existing culde-sac island shall be replaced with sloped granite curbing.
c. Indicate that 2 granite monuments are to be set at the beginning and end of the
curvature for the cul-de-sac
d. Indicate that 7 iron pins are to be set at angle points along the border of Lot 3B and
Parcel X and N/F Toll Northeast V Corp.
e. Provide a restoration plan for the areas of Lots 3-A and 3-B, located in the Town
Center District which were disturbed during the Enclave Project construction. If the
lots are to be developed prior to completion of the Enclave Project, the plans shall
include screening and a physical barrier to separate the single family residential lots
from the Town Center residential development.
f. Detailed notes shall be added to the plans to address preparations for extreme weather
events or the issuance of flash flood warnings.
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g. Notes shall be added to the plan indicating that inspections and as-built elevations are
required to document the limit of ledge removal beneath the Underground Stormwater
Management Area.
h. The layout plan shall be modified to show additional information (bearings and
distances) to allow the field layout of the portions of the roadway and turnaround
within the Right of Way.
i. Notes shall be added to the Common Driveway Cross-Section indicating that the finish
course of pavement shall not be installed until the binder has sat through one full
winter and the lot construction is substantially complete. A tackifier coat shall be
required prior to the installation of the finish course of pavement.
j. The pavement cross section of the common driveway shall consist of 12” of gravel
base, 2” of Hot Mix Asphalt Binder course (Type A) and a 1 ½” finish course of Hot
Mix Asphalt (Type B) underlain with tackifier.
6. Prior to the commencement of any site work for the roadway construction, the
Applicant/Owner shall provide to the Town Planner and the Town’s Consulting Engineer an
approved copy of the Stormwater Pollution Prevention Plan as required for the National
Pollutant Discharge Elimination System (NPDES) permit. The designated inspector shall
provide electronic copies of the Inspection Reports to the Town Planner.
7. Prior to the commencement of any site work for the roadway construction, the
Applicant/Owner shall to submit to the Town Planner written confirmation from the Tax
Collector that all taxes, including any roll back taxes, have been paid in full for the
properties.
8. Prior to the commencement of any site work for the roadway construction, the
Applicant/Owner shall record the Decision, and the Plan with the Middlesex South Registry
of Deeds and provide verification of recording to the Town Planner.
9.

Prior to Issuance of the first Building Permit, the Applicant/Owner shall submit to the
Town Planner an acceptable Performance Guarantee and have it reviewed and approved by
Town Counsel and the Town’s Consulting Engineer and fully executed. Proof of execution
shall be provided to the Town Planner. The Performance Guarantee shall include costs
associated with the restoration of cleared land within the Town Center District at the rear of
the lots. In addition, adequate access to the building site for emergency vehicles must be
provided and maintained.

10. The Applicant/Owner shall install erosion control (straw bales or wattles) to prevent wash
outs of the roadway until such time as it is paved and shall follow the erosion control
measures identified on the Soil Erosion and Sedimentation Plan.
11. The contractor shall notify the Town Planner and Town’s Consulting Engineer if additional
ledge or natural springs are encountered on site which may result in modifications to any of
the approved drainage.
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12. During construction of the roadway, the Applicant/Owner shall provide 72 hours notice to
the Town Planner and the Town’s Consulting Engineer for the following required
inspections:
Pre-construction meeting with contractor after installation of erosion control, provisions to
protect stonewalls, and any other site feature identified as to remain.
a. After clearing, grubbing, stump removal, excavation to subgrade, and excavation of
ditches for utilities. Each utility is responsible for inspections of their respective utility
installation.
b. After drainage system (pipe, manholes, catch basins, and other drainage structures) is
installed, but before it is covered. The Town’s Consulting Engineer shall sight drainage
pipe runs to adjacent basins. Any defective runs shall be corrected before approval is
given.
c. Additional inspections for the drainage system are required by the Town’s Consulting
Engineer 1. When the ledge beneath the Underground Stormwater Management area is
fully excavated, prior to installation of stone and 2. Beneath the Stone Infiltration Area
prior to the installation of stone.
d. Prior to the installation of binder course, the Town’s Consulting Engineer shall inspect
and verify the roadway base is adequate. Such verification shall include the results of any
material sample testing and compaction testing (95% Proctor). All sampling, testing, and
analysis shall be at the sole expense of the Applicant/Owner.
e. The roadway binder course shall be laid within one week of the completion of
construction of the roadway base, unless otherwise authorized by the Town’s Consulting
Engineer. The roadway binder shall go through one full winter prior to the installation of
the finish course.
f. During the installation of binder and finish bituminous concrete. The Town’s Consulting
Engineer shall be on-site during the installation of any pavement for the roadway.
g. Periodic inspection of erosion control practices. Inspection shall be a minimum of twice a
year if construction is initiated but not complete.
h. Review of completed As-Built plans for accuracy.
i. At other specific times deemed necessary by the Board, Town Planner, Building
Inspector, or Town’s Consulting Engineer.
13. Prior to the installation of the roadway binder course, the Town’s Consulting Engineer
shall confirm the following:
a. A maximum roadway width of 16 feet; and,
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b. A maximum roadway flare of 72 feet at Priest Lane.
14. Prior to the release of the Performance Guarantee, the Town Planner and/or the Town’s
Consulting Engineer shall confirm that all site work has been maintained within the “Limit of
Clearing” as defined on the Plan and the cleared areas on the lots, within the Town Center
District, has been fully restored in compliance with the plan. Should it be determined that
work has been done outside of the “Limit of Clearing” or the required land restoration in the
Town Center district is not complete, the Planning Board will withhold the release of the
Performance Guarantee until the area has been restored.
15. Prior to the release of the Performance Guarantee, the Applicant/Owner shall provide to
the Town Planner As-Built drawings of the roadway, location of utilities and pavement. The
as-built shall be accompanied by a certification that the drainage system has been installed in
accordance with the approved plans. If there are variations, the design engineer shall run the
appropriate drainage program using the as-built elevations of the drainage system to show
that it complies with the approved design. The as-built plan shall also include the spot
elevations showing the limit of ledge removal beneath the stormwater system. The Town
Planner shall also receive final As-Built plans in electronic format compatible with the
Town’s GIS system.
16. Prior to the release of the Performance Guarantee, the Applicant/Owner shall work with
the Building Inspector, Town Planner, and Town Assessor to finalize the appropriate street
address for each property.
17. Prior to the issuance of a Certificate of Occupancy on either Lot 3-A or 3-B, the
restoration of the respective lot shall be completed in accordance with the above conditions.
18. Prior to the issuance of the last Certificate of Occupancy for either Lot 3-A or Lot 3-B,
the Applicant/Owner shall work with the Fire Chief, Police Chief, and Town Planner to
install signage which adequately and appropriately identifies the address for each dwelling
unit.
19. The subdivision roadway shall be named/entitled Priest Lane Extension.
20. All utilities for the project shall be located underground.
21. No earth shall be removed from the site without the Applicant/Owner first obtaining an Earth
Removal Permit in accordance with the Earth Removal Bylaw. No loam shall be removed
from the site. Any other earth material required to be removed from the site shall leave the
premises only during permitted hours. All loaded vehicles shall be suitably covered to
prevent dust and contents from spilling and blowing from the load.
22. No stone walls shall be removed from the site without the Applicant/Owner first obtaining a
Stone Wall Removal Permit in accordance with the Stone Walls Bylaw.
23. Site preparation, grading, and exterior construction shall be conducted during the hours of
7:00 AM to 6:00 PM, Monday through Friday, and 8:00 AM to 4:00 PM on Saturday. No
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earth is to be excavated or removed on Sundays or Massachusetts legal holidays. These hours
of operation may be altered only upon written authorization of the Planning Board.
24. No earth work operation shall be conducted, maintained, and/or left in a condition so as to
alter the natural drainage flow beyond the property; or cause dust, silt, soil, or other materials
to be deposited on adjacent properties; or to otherwise cause nuisances, hazards, or other
objectionable conditions detrimental to health, safety, or property values in adjacent areas.
25. The Applicant/Owner shall pay all outstanding fees incurred for the Board’s consultants
including Town Counsel and the Board’s Consulting Engineer, for the performance of any of
the review and inspection services contemplated herein, and including any such fees incurred
prior to the date of this Decision.
26. Construction of all ways and all installation of municipal services shown on the Plan shall be
completed within four (4) years of the date of approval unless the Applicant/Owner obtains a
written extension from the Planning Board. Failure to complete construction and installation
within the time specified herein or such later date as may be specified by vote of the Planning
Board with a written occurrence of the Applicant, shall result in the right of the Planning
Board to rescind the Approval after compliance with the requirements of MGL Chapter 41
Section 81W. The Board may enforce or draw upon any Performance Guarantee to complete
the construction of the roadway if it is not completed within four (4) years or a written
extension has not been requested by the Applicant/Owner.
27. If at any time, the construction of the roadway is not in compliance with the Decision and
Certificate of Conditional Approval, and the Rules & Regulations Governing the Subdivision
of Land, the Planning Board may order that work on the construction of the roadway be
stopped, and request the Building Inspector defer the issuance of any Building Permits or
Certificates of Occupancy until the non-compliance is corrected.
28. Violation of any of the conditions of this Decision shall be grounds for revocation of this
Decision granted hereunder in accordance with the provisions of the Subdivision Control
Law. In case of any violation of the continuing obligations of this Decision, the Town will
notify the owner(s) of such violation and give the owner(s) reasonable time to correct the
violation and to comply with the conditions of this Decision. Reasonable time will be
dependent upon the time of the year and the violation, as determined by the Planning Board.
The Town may enforce compliance with the conditions of this Decision by any action of
injunctive relief before any court of competent jurisdiction.
This Decision applies only to the site which is the subject of this application. All construction to
be conducted on the site shall be conducted in accordance with the terms of this Decision and
shall be limited to the improvements shown on the Plan.
The Planning Board shall have the power to modify or amend the terms and conditions of this
Certificate of Approval on the application of the owner or mortgagee of the premises, or upon its
own motion to correct technical errors in this Decision. The Board further reserves its powers to
amend this Decision to correct technical errors without a new public hearing provided that the
Board finds that such amendment is not significant to the public interest and that such
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amendment is not inconsistent with the purpose and intent of the Rules & Regulations Governing
the Subdivision of Land, the Zoning Bylaw, or with the terms of this Decision. All the provisions
of this paragraph applicable to approval shall, where appropriate, be applicable to such
modification or amendment.
The foregoing conditions are stated for the purpose of emphasizing their importance but are not
intended to be all inclusive or to negate the remainder of the Boxborough Zoning Bylaw. Other
permits or approvals required by the Boxborough Zoning Bylaw, other governmental boards,
agencies, or bodies having jurisdiction, shall not be assumed or implied by this Decision.
By acceptance of this Decision by the Applicant and recording thereof, the Applicant
acknowledges the binding effect of the conditions of this Decision. Appeals, if any, shall be
made in accordance with MGL Chapter 41 Section 81BB or MGL Chapter 40A Section 17
within twenty (20) days after this Decision is filed with the Town Clerk.

ON BEHALF OF THE BOXBOROUGH PLANNING BOARD:

__________________________________
Mark Barbadoro, Planning Board Chair

Received:

__________________________________
Rebecca Harris, Town Clerk

____________________________
Date Filed

TO WHOM IT MAY CONCERN:
I, Rebecca Harris, Clerk of the Town of Boxborough, Massachusetts, hereby certify the notice of
approval of this Definitive Subdivision Plan by the Boxborough Planning Board has been
received and recorded at this office, and no appeal was received during the twenty (20) days next
after such receipt and recording of said notice.

__________________________________
Rebecca Harris, Town Clerk

____________________________
Date

LEGAL NOTICE OF PUBLIC HEARING
Town of Boxborough
Planning Board – Scenic Road Permit, Public Shade Tree Removal,
& Stone Wall Alteration Application
In accordance with MGL Chapter 40, Section 15C, the Boxborough Scenic Road & Public Shade
Tree Requirements, and the Boxborough Stone Walls Bylaw, the Boxborough Planning Board
will conduct a Public Hearing on Monday, September 20, 2021 at 7:30 PM for a Scenic Road
Permit and Stone Wall Alteration Application submitted by property owner, Roger Kanniard,
R.D. Kanniard Homes, Inc. to construct a driveway at 615 Depot Road.
The subject property is identified as Assessor’s Parcel #10-012-000.
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, www.boxboroughma.gov.

PUBLICATION DATE(S):

Aug. 19, 2021
Aug. 26, 2021

STAMSKI AND MCNARY, INC.
1000 Main Street
Acton, Massachusetts 01720
(978) 263-8585, FAX (978) 263-9883

PRINCIPALS
JOSEPH MARCH, P.E., P.L.S.
GEORGE DIMAKARAKOS, P.E.

ASSOCIATE
JONATHAN BOLLEN, P.L.S.

August 3, 2021
Boxborough Planning Board
29 Middle Road
Boxborough, MA 01719
Re:

Scenic Road Application
615 Depot Road
Map 10 Parcel 012

Dear Members of the Board,
On behalf of our client, Roger Kanniard, we hereby submit a request for a hearing under MGL Ch. 40 Section 15C,
MGL Ch. 87 Section 3, and Town of Boxborough Stone Walls Bylaw, for the referenced site. This request is being
made in order to alter and remove a portion of stone wall located on the boundary of the right-of-way.
Included in this request is a Scenic Road Permit Application, a 300’ abutters list, and a drawing of the proposed
changes.
Thank you for your attention to this matter. Please contact our office with any questions.
Respectfully,
Stamski and McNary, Inc.

Nathanial Cataldo

George Dimakarakos, P.E.

ENGINEERING

PLANNING

SURVEYING

B OXBOROUGH P LANNING B OARD
29 Middle Road, Boxborough, Massachusetts 01719
Phone: (978) 264-1723 · Fax: (978) 264-3127
www.boxborough-ma.gov

Scenic Road Permit Application
Public Shade Tree Removal Application
Stone Wall Removal or Alteration Application
Assessor Parcel Number: 10-012
Project Location: 615 Depot Road, Boxborough, MA
Project Description: Removal of 21' of stone wall along the boundary of the right-of way to create
a driveway opening and serve as construction entrance. No trees within right-of-way are
proposed to be removed.

Applicant Name: Roger Kanniard
Applicant Address: P.O. Box 1321, Littleton, MA 01460
Applicant Phone Number: 978-502-8557
Property Owner (if different): R.D. Kanniard Homes, Inc.
Owner Address: P.O. Box 1321, Littleton, MA 01460
Owner Phone Number: 978-502-8557
Scenic Road Permit
(check all that apply)

Public Shade Tree Removal

Stone Wall Application

1. Does the project require the removal or destruction of a stone wall?

Yes

No

If yes, what is the length of the proposed removal or destruction? 21 linear feet
2. Will any Public Shade Trees as defined by MGL Ch. 87, Sec. 1 be removed or significantly
impacted because of the proposed construction?

Yes

No

If yes, what is the type of tree(s) to be removed and the diameter measured 2 feet from the
ground?
Please note: It is the applicant’s responsibility to meet with the Tree Warden prior to the
filing of this application to determine if there are Public Shade Trees on the subject property.
1

B OXBOROUGH P LANNING B OARD
29 Middle Road, Boxborough, Massachusetts 01719
Phone: (978) 264-1723 · Fax: (978) 264-3127
www.boxborough-ma.gov

Scenic Road Requirements
The Town voted at the Special Town Meeting on February 3, 1975 to designate the following
roads as Scenic Roads as provided for in Section 15C, Chapter 40 of the Massachusetts General
Laws:
Burroughs Road
Davidson Road
Depot Road
Hill Road
Liberty Square Road between Depot Road and Sargent Road
Littlefield Road between Sargent Road and Depot Road
Middle Road between Hill Road and Depot Road
Old Harvard Road
Picnic Street
Pine Hill Road**
Sargent Road
Stow Road from Route 111 to Stow Town Line
** Voted at Special Town Meeting on October 7, 1975
Section 15C, Chapter 40 of the General Laws defines the following:
“After a road has been designated as a Scenic Road, any repair, maintenance, reconstruction, or
paving work done with respect thereto shall not involve or include the cutting or removal of
trees, or the tearing down or destruction of stone walls, or portions thereof, except with the prior
written consent of the planning board, after a public hearing duly advertised twice in a
newspaper of general circulation in the area, as to time, date, place and purpose, the last
publication to occur at least seven days prior to such hearing.”

Town of Boxborough, Massachusetts
Planning Department
Staff Report – Scenic Road Permit & Stone Wall Alteration
Prepared by: Simon Corson, Town Planner

September 16, 2021

Site: 615 Depot Road
Applicant and Owner Name: Roger Kanniard, R.D. Kanniard Homes, Inc.
Applicant and Owner Address: 615 Depot Road, Boxborough, MA 01719
Legal Notice: In accordance with MGL Chapter 40, Section 15C, the Boxborough Scenic Road &
Public Shade Tree Requirements, and the Boxborough Stone Walls Bylaw, the Boxborough
Planning Board will conduct a Public Hearing on Monday, September 20, 2021 at 7:30 PM for a
Scenic Road Permit and Stone Wall Alteration Application submitted by the property owner,
Roger Kanniard, R.D. Kanniard Homes, Inc. to construct a driveway at 615 Depot Road.
The subject property is identified as Assessor’s Parcel # 10-012-000.
Zoning District: Agricultural-Residential
Approval Sought: Scenic Road Permit and Stone Wall Alteration per the Town of Boxborough
Stone Walls Bylaw
Date of Application: August 3, 2021
Date(s) of Public Hearing: September 20, 2021

I.

Project Description

1.
Subject Property: The subject property consists of an approximately 1.4 acre (232,800 square
foot) parcel on the west side of Depot Road, just south of the intersection of Depot Road and Liberty
Fields Road. The property is located in the Agricultural-Residential Zoning District. The parcel has 175
feet of frontage. There is a Bordering Vegetated Wetland on the northern portion of the lot. An
approximately 1-foot high stone wall runs along the entire length of the front of the property.
2.
Proposal: The Applicant/Owner is proposing to remove an approximately 21-foot-wide section of
the existing stone wall on the west side of Depot Road. This would allow the Applicant/Owner to create a
driveway opening and provide temporary construction access the lot.
3.
Nature of Application: The Town’s Stone Walls General Bylaw indicates that any person,
organization, municipal agency, utility, or other entity intending to remove, tear down, or destruct stone
walls or portions thereof within or on the boundary of any Town Way are required to first obtain written
approval from the Planning Board. As such, the Applicant/Owner is seeking a Scenic Road Permit and
Stone Wall Alteration approval in order to alter a portion of stone wall located on the boundary of the
right-of-way to create a driveway opening for a single-family dwelling
4.
Surrounding Neighborhood: The subject property is located in the Agricultural-Residential
Zoning District on Depot Road in northeastern Boxborough, near the intersection of Depot Road and
Liberty Square Road. The surrounding area primarily consists of one- and two-story, single-family
dwellings on parcels which are .9 to 1.5 acres in size.
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II.

Findings

1. The new driveway location does not require the removal of any public shade trees.
2. A 12-foot-wide driveway with a stone wall opening width of 21 feet, which is consistent with the
scenic character of Depot Road.
3. The sight distance and turning radii onto Depot Road appears to be sufficient in the proposed location
of the new driveway.
4. The property owner intends to combine 615 Depot Road and 595 Depot Road to make a conforming
lot.
III.

Recommendation

Based upon the above findings and subject to the following conditions, the Town Planner recommends
CONDITIONAL APPROVAL of the requested Scenic Road Permit and Stone Wall Alteration
application.
1. Approval is based upon the following Plan:
a. “Scenic Road Alteration Plan – Boxborough, Mass” prepared by Stamski and McNary, Inc. dated
July 28, 2021.
2. The Applicant/Owner shall be required to keep Depot Road clean of dirt and debris from the site at
the end of each day.
3. Prior to paving of the driveway, the Applicant/Owner shall have the Town Planner verify the width
of the opening in the stone wall and the driveway flare at Depot Road.
4. Prior to the issuance of a final sign off and Certificate of Occupancy for the addition, the Town
Planner shall confirm the following:
a. A maximum driveway width of 12 feet;
b. A maximum stone wall opening width of 21 feet along the property line.
5. Any stones which are moved to create the new opening in the stone wall shall be reincorporated
throughout the length of the existing and remaining stone wall at the property.
6. The Applicant/Owner shall pay all outstanding fees incurred for the Board’s consultants including
Town Counsel and the Board’s Consulting Engineer, for the performance of any of the review and
inspection services contemplated herein, and including any such fees incurred prior to the date of the
Decision.
7. Violation of any of the conditions of this Decision, as acknowledge by the permit holder or
determined by a court of competent jurisdiction to have occurred, shall be grounds for enforcement of
this Decision, or of any Building or Occupancy Permit granted hereunder. The Town may enforce
compliance with the conditions of this Decision by any action of injunctive relief before any court of
competent jurisdiction.

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 July 19, 2021 at 7:30 p.m. to review the application for Site
Plan Approval, submitted by Level Design Group, LLC on behalf of the Applicant, Arranta Bio for
the resumption of use discontinued for more than two years.
The subject property, owned by LPCH Boxborough, is located at 1414 &1320 Massachusetts
Avenue; 244A & 244B Adams Place; 984, 984A, 984B, 984C, 1451, 1497 &1634 Hazard Lane;
and 328 & 1451 Rear Hazard Lane and is known as Assessor’s Parcels 12-027, 12-028, 12-030,
13-004, 13-022, 17-005, 17-009, 17-010, 17-022, 17-023, 17-024, 17-025 and 18-001.
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.boxboroughma.gov.
PUBLICATION DATE:

July 1, 2021
July 8, 2021

B OXBOROUGH P LANNING B OARD
29 Middle Road, Boxborough, Massachusetts 01719
Phone: (978) 264-1723· Fax: (978) 264-3127
www.boxborough-ma.gov
Mark Barbadoro, Chair

Cindy Markowitz, Clerk

Rebecca Verner

Robin Lazarow

Mark White

Filed with the Town Clerk

DECISION AND CERTIFICATE OF CONDITIONAL APPROVAL
ARRANTA BIO MA2, LLC.
SITE PLAN APPROVAL
1414 & 1320 Massachusetts Avenue; 244A & 244B Adams Place, 984, 984A, 984B, 984C,
1451, 1497 & 1634 Hazard Lane; and 328 & 1451 Rear Hazard Lane
DECISION of the Planning Board (the Board) on the application of Arranta Bio MA2, LLC.
(Applicant) and LPCH Boxborough, LP, c/o Lincoln Property Company (Owner) for Site Plan
Approval for the properties located at 1414 & 1320 Massachusetts Avenue; 244A & 244B
Adams Place, 984, 984A, 984B, 984C, 1451, 1497 & 1634 Hazard Lane; and 328 & 1451 Rear
Hazard Lane, all owned by LPCH Boxborough L.P. (Owner) and known as Assessor’s Parcel
Numbers 12-027, 12-028, 12-030, 13-004, 13-022, 17-005, 17-009, 17-010, 17-022, 17-023, 17024, 17-025 and 18-001 (Subject Land).
This Decision is in response to an application filed under Section 8000 of the Boxborough
Zoning Bylaw by the Applicant dated June 10, 2021 (Application) to occupy and use
approximately 129,181 square feet of the existing two-story facility at 1414 Massachusetts
Avenue to develop, manufacture and analyze small volume pharmaceutical products. Section
8002 of the Boxborough Zoning Bylaw states that no permit for construction, exterior alteration,
relocation, occupancy, or change in use of any building or lot shall be given and no existing use
shall be extended unless site plan approval has been granted by the Planning Board. Site plan
approval is also required for the resumption of any use discontinued for more than two years or
for the expansion of any existing use.
After causing notice of the time and place of the public hearing and of the subject matter thereof
to be published, posted and mailed as required by law, the public hearing was conducted on July
19, 2021, continued to August 9, 2021, continued to August 30, 2021, and continued to
September 20, 2021 XXXX. The Planning Board deliberated on the proceedings on XXXX XX,
2021. The following members of the Planning Board were present throughout the proceedings:
Cindy Markowitz, Chair, Robin Lazarow, Rebecca Verner, and Mark White. Member Mark
Barbadoro recused himself from the proceeding as a party-in-interest, as that term is defined in
G.L. c. 40A, § 11, and participated only as a resident, speaking on his own behalf and in his
personal capacity, and not as a member of or on behalf of the Board.
After due consideration of the Record, as hereinafter defined, and based upon the findings set
forth herein, the Board voted X to X to GRANT a conditional approval of the Site Plan on
XXXX XX, 2021 pursuant to the following findings and expressly subject to the following
conditions:
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The following documents and plans, which collectively constitute the “Record,” were
submitted prior to or during the public hearing on the Application:
a. Site Plan Approval Application form, dated June 10, 2021, and updated Site Plan
Approval Application form received via email on August 4, 2021
b. Accompanying correspondence from Level Design Group, LLC, dated June 10, 2021 and
comprised of 11 pages in total.
c. Memorandum from Sanborn, Head, & Associates, Inc., entitled “Off-Site Disposal of
Process Water,” dated June 8, 2021 and comprised of 3 pages in total.
d. Memorandum from Nitsch Engineering, Inc., entitled “Traffic Study Peer Review,” dated
June 3, 2021 and comprised of 3 pages in total.
e. Site Plans prepared by Beals and Thomas, Inc. and dated January 5, 2021, as revised
through April 2, 2021 and comprised of three (3) sheets in total identified as TP 1
through TP 3.
f. Locus Map by Level Design Group, LLC. dated March 1, 2021 identified as C-1.0.
g. Zoning Group Diagrams by DPS Group, Inc. dated June 1, 2021 identified as BOX-G120.
h. Correspondence from Arranta Bio entitled “Arranta Bio Boxborough Facility is designed
to operate at Biosafety Level 2,” dated June 22, 2021 and comprised of two pages.
i. Supplemental materials submitted to the Board by Level Design Group, LLC. via July 15,
2021 letter, including a letter by Level Design Group, LLC. dated July 14, 2021 updating
the original estimated Sewer Discharge Rate provided in the June 10, 2021 Site Plan
Application Form and compromised of two pages; memorandum from Arranta Bio MA2,
LLC. dated July 14, 2021 providing information about the Waste Handling System and
comprised of two pages; letter by Nitsch Engineering, Inc. dated July 14, 2021 detailing
land use and building gross floor areas that were utilized to calculate Trip Generation
Values, and comprised of three pages, existing site drainage review by Nitsch
Engineering, Inc. dated July 14, 2021, and comprised of four pages; construction detail
for a proposed in-line valve to be installed on the drainage discharge pipe by Drainage
Solutions, Inc. and comprised of three pages; sketch of proposed uses within existing
building by AHP Architects, Inc. and comprised of four pages; and photographs detailing
exterior landscaping site improvements by Lincoln Property Company, LLC. and
comprised of six pages.
j. Town Planner’s Report dated July 15, 2021.
k. Correspondence from Places Associates, Inc., entitled “Site Plan Review – Arranta Bio,”
dated July 15, 2021 and comprised of twelve pages in total including the three-page letter
and one attachment thereto.
l. Peer review letters from Board consultant Haley Ward dated July 15, 2021 (two pages in
total) and August 26, 2021 (three pages in total).
m. Arranta Bio’s response to Board consultant Haley Ward’s July 15, 2021 letter, dated July
19, 2021 and comprised of three pages in total.
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n. Memorandum from Nitsch Engineering, Inc., entitled “Traffic Study Peer Review,” dated
July 30, 2021 and comprised of 3 pages in total.
o. Arranta Bio letter to the Planning Board and the Board of Health, prepared by Alphen &
Santos, P.C. dated August 3, 2021 and comprised of five pages in total.
p. Copy of Planning Board’s Site Plan Approval Rules & Regulations with the waivers
sought by Arranta Bio highlighted under Section 3.1 Site Plan Submission Requirements,
received via email on August 12, 2021.
q. Arranta Bio’s response to Planning Board questions, prepared by Level Design Group,
Inc., dated August 20, 2021 and comprised of 67 pages in total.
r. Arranta Bio letter to the Planning Board regarding compliance with the Boxborough
Zoning Bylaw, prepared by Alphen & Santos, P.C. dated September 3, 2021 and
comprised of two pages.
s. Arranta Bio letter to the Planning Board regarding parking requirements, prepared by
Level Design Group, LLC. dated September 3, 2021, and comprised of four pages in total
including the attached Building Use Summary Sketch.
t. Arranta Bio presentation slides about the installation of the module units dated September
3, 2021 and comprised of six pages.
u. Various written correspondence from Town official(s), department(s), board(s) and/or
commission(s) and from the public, and preserved in the record of the decision.
FINDINGS OF FACT
COMPLIANCE WITH SECTION 7000 AQUIFER PROTECTION DISTRICT
The southern-most parcels comprising the Subject Land are located within the Aquifer Protection
District; whereas the proposed occupancy and use of the facility at 1414 Massachusetts Avenue
is located on the northern-most parcel, which is not within the Aquifer Protection District.
The Applicant has made the commitment not to use the wastewater treatment plant and the
leaching field for any purpose other than for sanitary waste; and it was represented that the
Owner and landlord, will not allow any industrial waste to be discharged to the wastewater
treatment plant and the leaching field, regardless of the tenant. To meet that objective, the
Applicant intends to collect process wastewater in a 9,000-gallon holding tank, which
wastewater will be trucked off site by a licensed transporter to be disposed of in accordance with
applicable regulations. Arranta Bio and the other tenant, Vibalogics, have agreed to contract with
an independent third party who will undertake the receiving, treatment, and transport off-site of
the combined process waste streams. Together with Vibalogics, Arranta Bio will be jointly and
severally responsible for maintenance and operation of the process treatment (Bio Kill) and
containment systems (tanks); albeit with the understanding that the companies expect to contract
with the independent third party to perform these operations. The third party will be a single
point of contact for the disposal of process waste and act as a supplier to the tenants of the
building for process waste.
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The Board found that the proposed project is in compliance with Section 7000 of the Zoning
Bylaw, subject to the below conditions regarding the use of the above-ground, double walled
wastewater containment tank with leak detection.
COMPLIANCE WITH SECTION 7100 FLOOD PLAIN DISTRICT
The southern portion of some of the southern-most parcels is located in the Flood Plain District.
However, this project is neither a subdivision nor is any encroachment activity being proposed
where the flood zones are located on the subject parcels. The proposed occupancy of the facility
at 1414 Massachusetts Avenue is located on the northern-most parcel, which is not within the
Flood Plain District. Therefore, the Board finds that the proposed project is in compliance with
Section 7100 of the Zoning Bylaw.
COMPLIANCE WITH SECTION 8007 SITE PLAN APPROVAL (DECISION)
Per Section 8007 of the Zoning Bylaw, “[s]ite plan approval shall be granted upon determination
by the Planning Board that new buildings or other site alterations have been designed in the
following manner, after considering the qualities of the specific location, the proposed land use,
the proposed building form, grading, egress points, and other aspects of the development.” The
Planning Board has reviewed the proposed project for consistency with the site plan approval
requirements of the Zoning Bylaw, as denoted below, and makes the following findings:
1. The proposal shall comply with the purpose and intent of the Zoning Bylaw and with
existing local and regional plans.
The proposal to occupy and use approximately 129,181 square feet of the existing two-story
facility at 1414 Massachusetts Avenue to develop, manufacture and analyze small volume
pharmaceutical products fits well within the Office Park Zoning District in southwestern
Boxborough. The Applicant proposes to occupy approximately one half of the currently vacant
office building, bringing about 200 new jobs to Boxborough. Boxborough’s 2030 Master Plan
(the “Master Plan”) lists community aspirations which include focusing economic development
on existing commercial areas. The Master Plan also makes clear that responsible use and
management of water resources and provisions for adequate wastewater treatment should be
considered when reviewing economic development proposals. The Board has worked diligently
with the Applicant and the Owner to ensure that best practices regarding water usage and
wastewater treatment will be undertaken. As such, the Board finds the proposal complies with
the purpose and intent of the Zoning Bylaw and the Master Plan.
2. The development shall be integrated into the existing terrain and surrounding landscape
and shall be designed to protect abutting properties and community amenities. To the
extent possible, building sites shall be designed to minimize the use of wetlands, steep
slopes, floodplains, hilltops; minimize obstruction of scenic vistas from publicly accessible
locations; preserve unique natural, scenic and historic features; minimize tree, soil and
vegetation removal; and maximize open space retention.
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The Applicant is not proposing to erect any buildings at the property as they are only seeking to
occupy and use the existing facility at 1414 Massachusetts Avenue. A wastewater holding tank is
located at the exterior loading area at the rear of the building. Therefore, the Board finds the
proposed project is well integrated into the existing terrain and surrounding landscape, and is
designed to protect abutting properties and community amenities.
3. Architectural style shall be in harmony with the prevailing character and scale of
buildings in the neighborhood and the Town through the use of appropriate building
materials, screening, breaks in the roof and wall lines, and other architectural techniques.
Proposed buildings shall relate harmoniously to each other.
The Applicant is not proposing to erect any buildings at the property as they are only seeking to
occupy and use the existing facility at 1414 Massachusetts Avenue with only interior
renovations. Therefore, the Board finds the architectural style of the proposed project to be in
harmony with the prevailing character and scale of buildings in the neighborhood and the Town.
4. Adequate measures shall be proposed to prevent pollution of surface and ground water,
to minimize erosion and sedimentation, to prevent changes in groundwater levels, to
minimize potential for flooding, and to provide for stormwater drainage consistent with the
functional equivalent of the Planning Board’s Subdivision Rules & Regulations.
The Town’s Consulting Engineer, Places Associates, Inc., recommended a comprehensive
review of the site’s drainage system, and Nitsch Engineering reviewed documentation about the
existing conditions of the stormwater management system and performed a site visit on July 7,
2021. It is acknowledged that as a redevelopment project, the project is not required to meet
current Massachusetts Stormwater Standards. However, the Board encourages the
Applicant/Owner to continuously investigate improving stormwater recharge at the site, and,
after consultation and with the cooperation of Arranta Bio, has included several conditions to
improve stormwater management based on Nitsch Engineering’s Report “Existing Drainage
Review” dated July 14, 2021. With these improvements requiring a Notice of Intent from the
Conservation Commission, the Board further conditioned that should an Order of Conditions or
appeal deny these improvements, the Applicant/Owner shall be required to amend the within Site
Plan Approval to incorporate alternative means to improve water quality. Groundwater
monitoring including effluent limits and water levels will be required under an Individual
Groundwater Discharge Permit to be issued by the Massachusetts Department of Environmental
Protection (MA DEP) and as required by the Board of Health and will be conducted on a regular
basis as defined in the permit. Where the proposed conditions to improve the quantity and quality
of the runoff entering the wetlands included below, the Board finds that the proposal meets this
criterion.
5. Roadways and circulation system shall be designed to promote convenience and safety
for both pedestrians and vehicles. Access roads by which the proposed development is
reached shall be adequate in width, grade and construction to carry, without danger or
congestion, the additional traffic that is generated from the development.
The Applicant is not proposing to construct any new roadways on the Subject Land as it will
only occupy and use the existing facility at 1414 Massachusetts Avenue. The Applicant has
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indicated that there will be a total of 200 employees over two shifts. The existing facility
contains a total of 978 parking spaces, of which 23 are striped as handicap accessible. The
maximum anticipated parking load for Arranta Bio (assuming all employees drive themselves to
work) is 200 spaces. 120 spaces are required for the day shift 8am-5pm and 80 spaces area
required for the second shift 4pm-12am, seven days a week. The 200 spaces would include the 1hour shift overlap.
The Applicant submitted a letter dated July 30, 2021 from Nitsch Engineering, Inc. describing
expected traffic impact of the Applicant’s use and full occupancy of the building. The July 30,
2021 letter references the 2015 Traffic Impact and Access Study for the Jefferson at Beaver
Brook housing project (now known as Paddock Estates). The Traffic Impact and Access Study
included current traffic counts and projections for the fully operational facility at 1414
Massachusetts Avenue and all existing traffic on Massachusetts Avenue in this area including the
Route 111 and Interstate 495 Interchange. The July 30, 2021 letter also accounts for the
Vibalogics’ trip generation, totaling the combined future trips to the facility at 2,822 trips per
day. The 1414 Massachusetts Avenue facility that was fully occupied by Cisco Systems, Inc. in
2015, exceeds the number of trips that are now expected to be generated by the Arranta Bio and
Vibalogics tenants at 1414 Massachusetts Avenue in both weekday peak hours.
Where the Applicant’s proposal combined with the recently approved Vibalogics project will
generate fewer vehicle trips than prior approved uses of the site, the Board finds the roadways
and circulation system for the project have been designed to promote convenience and safety for
both pedestrians and vehicles.
6. Adequate buffers shall be provided to protect abutting properties from lighting, sight,
sound, dust, and vibration.
The existing facility sits within a forested area with the building and parking lot set back from
Route 111/Massachusetts Avenue. The building and parking lot are also screened from abutting
properties. The Applicant also reported that no changes to windows or building elevation, or
wooded areas, are being made; air handling units will be either existing or replaced like for like,
therefore the noise level is expected to be no different than that of the past usage; and that the
Owner has reported that site lighting will meet the Town’s Outdoor Lighting Bylaw. Therefore,
the Board finds the proposed project provides adequate buffers to protect abutting properties
from lighting, sight, sound, dust, and vibration.
7. Adequate facilities shall be provided for water supply and for handling and disposal of
waste and other production by-products.
This proposal would involve conducting research and development of microbiome therapeutics.
The laboratories will use a variety of materials that are considered hazardous, including acids,
alkalies and small amounts of flammable solvents. As such, this use will be highly regulated by
the U.S. Food and Drug Administration, as well as the MA DEP for the sanitary and process
wastewater discharges. As stated above, only sanitary waste from the Applicant will be sent to
the on-site wastewater treatment plant for discharge to the leaching field, which is subject to MA
DEP regulations and the requirements of the applicable Groundwater Discharge Permit, in
addition to the prohibitions contained in Section 7004 (Aquifer Protection District Use
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Regulations) of the Zoning Bylaw. Moreover, the Owner has agreed that it will not allow any
industrial waste to be discharged to the existing leaching field, regardless of the tenant. The
process water discharge and the above-ground tank and spill containment system will also be
regulated by MA DEP. The handling and disposal of hazardous and solid waste will be regulated
by MA DEP, state fire regulations and the Board of Health.
The site contains three existing Public Water Supply (PWS) wells which are identified by MA
DEP as PWS ID # 20370717 (a-c) as permitted under the Massachusetts Drinking Water
Regulations, 310 CMR 22.00. The three wells are located in northeasterly part of the site
between the building and Massachusetts Avenue outside of the limits of the Boxborough Aquifer
Protection District. The three PWS wells have a total permitted daily maximum withdrawal
capacity of 32,620 gallons per day (gpd). The Applicant reported that the total estimated water
usage of its portion of the facility will be approximately 5,500 gpd, with 4,000 gpd allocated to
sanitary uses (toilets, sinks, drinking water, kitchen uses) and the remaining 1,500 gpd utilized in
the industrial processes, with the goal of employing state of the art water recycling processes. As
stated above, the Applicant has committed that all water used in industrial processes will be
discharged to an industrial waste water holding tank and removed from the site.
With the above requirements for wastewater discharge, hazardous and solid waste removal, and
the proposed conditions for increased stormwater recharge and conservation measures identified
below, the Board finds that adequate facilities are or will be provided for water supply and for
handling and disposal of waste and other production by-products, subject to the below
conditions.
8. Any new building construction or other site alteration shall provide adequate access to
each structure for fire and service equipment.
The Applicant is not proposing to erect any buildings at the property as it will only occupy and
use the existing facility at 1414 Massachusetts Avenue. However, the Town’s Consulting
Engineer, Places Associates, Inc. recommends that the Applicant work with Fire and Police
Departments regarding any specialized equipment and appropriate emergency response required.
Additionally, the Town’s Peer Review Consultant, Haley Ward, Inc. recommends that the
Applicant provide annual notification in writing to the Fire Department with updated contact
information for all parties involved in the process waste and disposal system, as well as any
updates to the emergency response procedures. With the conditions below requiring that the
Applicant work with the Fire and Police Departments to ensure compliance with 527 CMR 1.00,
the Massachusetts Comprehensive Fire Safety Code, and all other emergency response
requirements identified herein and under state and federal law, the Board finds that the proposal
provides adequate access to each structure for fire and service equipment.
CONDITIONS OF APPROVAL
1. Wastewater
a. All process water shall be tight-tanked and hauled off site by a licensed waste
disposal contractor.
b. Only sanitary discharge shall be allowed to be discharged by the Applicant to the
Wastewater Treatment Plant (WWTP) for treatment and discharge to the leaching
field located within the Aquifer Protection District.

Site Plan Review Decision
Arranta Bio MA2, LLC.
1414 Massachusetts Avenue, etc.
Page 8 of 15

c.

d.

e.

f.

g.

h.

i.

j.

i. No filter by-products shall be released into the Aquifer Protection District.
ii. No additional salt or brine from the filtration process shall be introduced into
the Aquifer Protection District.
Prior to the issuance of an occupancy permit, the Owner and/or Applicant shall
provide evidence of the Board of Health sign off on suitable sanitary facilities which
shall be submitted to the Planning Board via the Town Planner.
Prior to the issuance of an occupancy permit, the Owner and/or Applicant shall
provide proof to the Planning Board via the Town Planner that the lease agreement
acknowledges the site plan conditions applied to the Applicant as a result of this Site
Plan Approval and such agreement shall document the Owner’s prohibition on the
discharge of any industrial and hazardous wastewater effluent from the onsite sanitary
wastewater treatment and disposal system.
In conjunction with the issuance of a building permit, the Owner and/or Applicant
shall provide to the Board of Health and to the Building Commissioner with
notification to the Planning Board via the Town Planner permitted and/or approved
design plans delineating separation and control of process and laboratory wastewater
systems to demonstrate management of process waste, industrial waste, biomedical
waste, hazardous waste, and/or water reclamation systems. This would include
associated process and/or laboratory waste plumbing, pretreatment systems, holding
tanks, and/or secured waste containers, as appropriate.
Prior to the issuance of an occupancy permit, the Owner and/ or Applicant shall
describe in writing to the Fire Department and the Board of Health with notification
to the Planning Board via the Town Planner the safety measures regarding how
haulers will connect and disconnect to the Industrial Wastewater Holding Tank.
Applicant shall provide detailed summary of the BioKill and PH neutralization
processes to the Board of Health with notification to the Planning Board via the Town
Planner.
Prior to the issuance of an Occupancy Permit, the Applicant shall provide in writing
to the Fire Department and the Board of Health, with notification to the Planning
Board via the Town Planner, the name and contact information of the independent
third party which will operate and maintain the on-site process waste treatment
system which includes the hauling and disposal of treated process waste.
The Applicant shall include in its Hazardous Materials Operations and Emergency
Response Plan the name and contact information of the independent third party which
will operate and maintain the on-site process waste treatment and containment
system.
The Applicant shall provide an annual report in writing to the Fire Department and
the Board of Health, with a copy to the Planning Board via the Town Planner, with
the following information:
i. Updated contact information for all parties involved with utilizing,
maintenance, transport, or disposal related to the process waste treatment and
disposal system;
ii. Statement detailing any changes in the agreement terms, responsible parties,
or contact information, and
iii. Updates to any emergency response procedures.
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k. Agreements between owner, tenants, and third-party entities shall require notification
to the Board of Health if there are changes in the third-party contractor, tenants,
and/or ownership, or if any of these ceases doing business at the Site.
i. Together with Vibalogics, Arranta Bio will be jointly and severally
responsible for system operation and maintenance notwithstanding any thirdparty contract.
l. The Applicant has equipped the trench drain at the loading dock with a gate valve as a
precaution so that, in the event of a spill, liquids can be contained within the
immediate area and no enter the drainage system. Gate valve access shall be
identified by appropriate signage, included in the Spill Prevention and
Countermeasures Control Plan, referenced below, and included in the Drainage
System Operations and Maintenance Plan; and said gate valve shall be exercised on a
regularly scheduled basis.
2. Water Supply and Groundwater Discharge
a. The Applicant shall provide copies of the MA DEP annual report for the Public Water
Supply and MA DEP annual report for the Groundwater Discharge Permit including
ground monitoring well results to the Board of Health and the Water Resources
Committee.
b. The Applicant has indicated an approximated water usage of 5,500 gallons per day; to
that end, the Town encourages the Applicant and Owner to maximum water
efficiency.
c. The Applicant shall use reasonable efforts to minimize the amount of clean water
rejected to the waste stream and removed from the site; and shall report to the
Planning Board via the Town Planner annually, in writing, the volume of water
moved off-site.
d. The Applicant, in coordination with the Owner, shall install and utilize low flow
devices on the interior of the Applicant’s facility, inclusive of toilets, faucets and
showers as required by the then latest version of the Building and Plumbing code.
e. The Applicant has indicated that approximately 1,500 gpd of processed industrial
waste water will be collected and disposed of off-site by a licensed biomedical and
hazardous waste hauler. Volumes in excess of 45,000 gallons per month shall require
notification to the Planning Board via the Town Planner.
3. Hazardous Materials, Hazardous Waste and Emergency Response
a. Any use on this site shall be in compliance with the Boxborough Hazardous Materials
Bylaw Section 4004.
a. Use of Select Agents and toxins identified by U.S. Centers for Disease Control and
the U.S. Department of Homeland Security are prohibited.
b. Use of Biological Agents requiring Biosafety Level 3 (BSL-3) containment or higher
are prohibited.
c. The Applicant shall not use agents that exceed Biosafety Level 2 (BSL-2).
d. The Applicant shall not exceed the amount of hazardous waste assigned to the Small
Quantity Hazardous Waste Generator under the Massachusetts Hazardous Waste
Regulations, (310 CMR 30.100).
e. Prior to deliveries of any hazardous materials to the site, a Hazardous Material
Operations and Emergency Response Plan shall be in place and reviewed with the
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appropriate Emergency Responders including the Boxborough Fire Department.
Materials shall be inclusive of raw chemicals, biological materials, as well as waste
products.
f. No acutely hazardous waste shall be allowed to be transported to, from or generated
on site.
g. The Applicant shall submit a Hazardous Materials Operations and Emergency
Response Plan to the Board of Health and Fire Department, with notification to the
Planning Board via the Town Planner, which shall include but not necessarily be
limited to:
i.
A Spill Prevention and Countermeasures Control Plan shall be in place for all
above-ground oil storage tanks with oil storage capacity greater than 1,320
gallons.
ii. Notification and posting requirements whereby, in all areas where hazardous
materials are stored or handled, the Owner shall:
a. prominently post a notice that references the hazardous materials plan;
b. indicate where within the facility copies can be obtained and state that
employees must transport, handle store and dispose of hazardous
materials in accordance with such plan.
iii. A comprehensive list of hazardous materials.
iv.
The total quantity of any hazardous material stored, used, generated and
otherwise present on the premises at any time. Such quantities shall not
exceed the reportable quantity for such substance (that is the minimum
quantity of the release of which into the environments must be reported) as set
forth in 40 CFR Parts 117 and 302.
v.
A Hazardous Materials, and Emergency Response Plan, which shall identify
on-site qualified responders and the availability of response equipment which
must be available during operations that use or produce hazardous materials
on-site.
h. The Applicant shall participate in an Institutional Biosafety Committee per the Board
of Health Regulations.
4. Stormwater
a. Unless already completed, prior to the issuance of an occupancy permit, the Owner
shall inspect/repair all drainage structures and install grease hoods at each catch basin
in existing parking areas.
b. Prior to the issuance of an occupancy permit, the Owner shall install three (3)
Hydrodynamic separators as indicated in the Nitsch Engineering Report “Existing
Drainage Review” dated July 14, 2021. Should the Conservation Commission deny
an Order of Conditions for such work, or should an appeal therefrom preclude its
implementation, the Applicant/Owner shall be required to amend the within Site Plan
Approval to incorporate alternative means to improve water quality.
c. Prior to the issuance of an occupancy permit, the owner shall remediate/maintain
Detention Basin1, located to the east of the ball fields as indicated in the Nitsch
Engineering report “Existing Drainage Review” dated July 14, 2021. Should the
Conservation Commission deny an Order of Conditions for such work, or should an
appeal therefrom preclude its implementation, the Applicant/Owner shall be required
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to amend the within Site Plan Approval to incorporate alternative means to improve
water quality.
d. The Planning Board encourages the Applicant to consider stormwater recharge
options, and report such options and actions to the Planning Board via the Town
Planner.
e. Prior to the issuance of an occupancy permit, the Owner and/ or Applicant shall
submit a Drainage System Operations and Maintenance Plan to the Planning Board
via the Town Planner.
5. Landscaping
a. The Owner shall replace any landscaping materials removed as a result of the
alterations made to accommodate the installation of the modules.
6. Traffic and Parking
a. Unless already completed, the Owner shall restripe all pavement markings and
replace any illegible traffic signs, including at entry and exit driveways at Adams
Place.
b. All delivery trucks and hazardous material transporters shall be directed in writing to
enter the premises from, and exit directly to, Interstate-495 and shall be directed in
writing to not travel on local roadways, other than to/from the site from I-495.
Hazardous material transporters shall be notified of the foregoing requirement in their
contracts. On site signage indicating left turn only for all delivery truck traffic and
hazardous material transporters shall be installed as the exit from the site.
c. If, upon full occupancy, the Chief of Police, after consultation with the Owner,
determines in his or her sole but reasonable discretion that the traffic for those hours
of peak traffic generated by the Applicant warrants an officer to direct traffic, the cost
of that traffic detail shall be borne by the Owner.
d. The Owner and/or Applicant shall consider Transportation Demand Management
(TDM) measures to reduce the number of traffic trips to the site, and report to the
Planning Board via the Town Planner, the implementation, if any, of such measures
and any metrics to support their effectiveness (e.g., number of users, number of car
trips and/or mileage reduced). Such measures may include:
i. Offering employee shuttle service from MBTA stations in Acton and
Littleton
ii. Provide incentives for employee carpooling
iii. Incentives for bicycling or other non-automobile travel alternatives
e. The Owner and/ or Applicant is encouraged to coordinate with Littleton Electric
Light and Water Department (LELWD) regarding the potential installation of an
Electric Charging station at the site.
f. Deicing chemicals shall be used to the minimum degree possible. Sodium chloride is
specifically prohibited.
7. Noise, Vibration and Air Quality
a. The Applicant shall comply with all applicable MA DEP noise standards and
guidelines, expressly including DAQC (now DEP) Policy 90-001.
b. Applicant shall perform a noise study to be undertaken by an INCE- (Institute of
Noise Control Engineering) Certified Noise Engineer. During full operations, noise
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measurements (representative hourly measurements taken during daytime/evening,
weekday/weekend periods) shall be provided to the Planning Board via the Town
Planner. Said noise study may be completed separately from or in conjunction with
that required by Condition No. 7a. of the May 12, 2021 Decision and Certificate of
Conditional Approval issued to Vibalogics US, Inc., depending upon the timing of
full operations as aforesaid.
c. The Applicant shall provide any emissions data that the Applicant submits to MA
DEP as part of an Air Permit application or request for a waiver of such application
(to be reviewed by Haley Ward, Inc. or other air quality subject matter expert) and
forwarded to the Planning Board via the Town Planner. Any air permit received shall
be provided to the Planning Board via the Town Planner.
d. The Applicant shall comply with all other the Environmental Protection Measures
identified in Section 6400 of the Zoning Bylaw.
8. Signage
a. The Applicant and Owner have indicated that new signage will be proposed at a later
date; they have acknowledged the requirements of Section 6300 of the Zoning Bylaw
and their obligation to comply therewith.
9. Lighting
a. The Owner and the Applicant have agreed, and the Board consequently requires, that
the site lighting will be retrofitted and/or replaced to comply with Section 6204 of the
Zoning Bylaw for Outdoor Lighting.
b. Indoor lighting shall be LED and energy efficient, where practicable.
10. Other Conditions
a. This Site Plan Approval is specific to the Applicant’s use as represented to the
Planning Board in the Application materials; any change of use shall be governed by
the applicable provisions of the Zoning Bylaw. Except where otherwise indicated,
this Decision applies only to the space to be occupied by the Applicant, and not to the
remainder of the facility.
b. Prior to the issuance of an occupancy permit, the Applicant shall provide final as-built
plans to the Planning Board and Building Inspector in hard copy and electronic
format.
c. The Owner and the Applicant have agreed, and the Board consequently requires, that
HVAC units shall be replaced when necessary with newer, more energy efficient
models with non-ozone damaging refrigerant.
SUBSTANTIAL CONFORMANCE: Subject to the conditions contained herein, the project
shall be undertaken and operated in substantial conformance with the Record documents and
plans, including but not limited to the Site Plan Approval Application form and accompanying
submittals by the Applicant and the plans made a part thereof, as revised through the date hereof.
The determination of substantial conformance with these documents and plans shall be made by
the Board in its sole discretion. Any material deviation shall require review by and approval of
the Board, i.e., through an amendment of the within approval or a new site plan approval, as
appropriate.
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APPLICABILITY OF SITE PLAN APPROVAL: This Site Plan Approval applies only to the
Subject Land. All work undertaken on the Subject Land and subsequent operation of the project
shall be in accordance with the terms of this decision and shall be limited to the improvements
shown on the Plan.
OTHER PERMITS OR APPROVALS: This decision applies only to the requested Site Plan
Approval. Other permits or approvals required by the Boxborough Zoning or General Bylaws,
and from any other governmental boards, agencies or bodies having jurisdiction, shall not be
assumed or implied by this Decision, and the Applicant shall be required to seek and obtain the
same, and notify the Planning Board upon receipt.
BYLAW COMPLIANCE: The foregoing conditions are stated for the purpose of emphasizing
their importance, but are not intended to be all inclusive or to negate the remainder of the
Boxborough Zoning Bylaw.
ACCESSIBILITY: The Applicant is required to comply with all pertinent regulations of the
Americans with Disabilities Act, 42 USC 12101, et seq., the Massachusetts State Building Code,
780 CMR, and the Architectural Access Board’s Rules and Regulations, 521 CMR, all as
amended, insofar as the same apply to the project or any component of the Subject Land’s
redevelopment or reuse.
CONSTRUCTION ACTIVITIES: During construction, renovation or redevelopment of the
Subject Land (or portion thereof) as contemplated herein, the Applicant shall conform to all
local, state and federal laws regarding noise, vibration, dust and blocking of any roads. The
Applicant shall at all times use all reasonable means to minimize inconvenience to residents and
businesses in the general area, as applicable.
RIGHT OF ACCESS: The Board, the Town’s Building Commissioner and their respective
agent(s) may enter onto, view and inspect the Subject Land from time to time, without notice, so
as to ensure compliance with the terms and conditions listed herein, subject to applicable safety
requirements as established by the Applicant and/or its contractor(s). Enforcement authority
shall expressly be vested in the Board but also in said Building Commissioner and in the
Boxborough Police Department, as may be necessary or appropriate.
COMPLIANCE REQUIRED: No work shall commence nor shall any building permit or
occupancy permit issue hereunder unless and until the Applicant is in full compliance with all
permits, licenses, approvals, orders and agreements of any kind issued by or entered into with
any official, board, commission or committee of the Town of Boxborough.
OUTSTANDING INVOICES: All invoices generated by the Board’s consultants during review
of the project, if any, shall be paid within twenty (20) days of filing hereof with the Town Clerk,
whether this decision is appealed or not. No post-permit reviews of documents or plans shall be
conducted nor shall a building permit or occupancy permit be issued until all such invoices have
been paid in full.
RECORDING: Prior to commencement of construction, renovation or redevelopment, this
decision shall be recorded with the Middlesex South District Registry of Deeds.
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AMENDMENT OF THIS DECISION: The Board hereby reserves its powers to modify or
amend the terms and conditions of this decision upon its own motion with consent from the
Owner, or on the application of the Owner. The Board further reserves its powers to amend this
decision without a new public hearing provided that the Board finds that such amendment is not
significant to the public interest and that such amendment is not inconsistent with the purpose
and intent of the Bylaw or with the terms of this decision.
LAPSE OF THIS DECISION: This Site Plan Approval shall lapse two years from the date this
decision is filed with the Town Clerk unless a substantial use thereof has not sooner commenced
except for good cause. Any request for an extension of the time limitation set forth herein shall
be made in writing to the Board at least 30 days prior to expiration and the Board reserves its
rights and powers to grant or deny such request without a public hearing.
The Applicant by acceptance of this decision and recording thereof acknowledges the binding
effect of the conditions of this decision.
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Meeting Minutes
August 30, 2021
7:00 PM
Remote Meeting
Members Present: Mark Barbadoro (Chair), Cindy Markowitz (Clerk), Mark White, Rebecca
Verner, and Robin Lazarow
Also Present: Simon Corson (Town Planner), Sue Carter (PLACES Associates), members of
applicant teams, Michael Sauda (Haley Ward), Adam Costa, Town special land use counsel.
Mr. Barbadoro called the meeting to order at 7:00 PM.
Public Comment – none at this time.
The Board conducted other business until the time of the first scheduled public hearing, 7:15pm.
Administrative Business
Meeting Minutes
Mr. White moved to approve the meeting minutes of July 19, 2021, as amended. Seconded by
Ms. Verner.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed
Ms. Verner moved to approve the meeting minutes of August 9, 2021, as presented. Seconded by
Mr. White.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed
Town Center/Enclave Project
Sue Carter, PLACES Associates, consulting town engineer, stated that she is pleased to see that
the slopes on the project area are becoming established with grass. She stated that both basins on
site have excess capacity. They are still not clean, due to the amount of rain received, but erosion
control measures have been added. She will continue to make sure that the sandbags are in place
to protect Sheriff’s Meadow from any runoff of excess water.
In response to a question from Ms. Markowitz, Ms. Carter agreed that the temporary sales
signage does seem to be a visual impediment while driving. Ms. Carter stated that the project’s
engineer was supposed to comment on this, and she will follow up.
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In response to a question from Ms. Lazarow, Ms. Carter stated that it is still not quite planting
season, but she will check with the Enclave team regarding some possible dead trees located in
the new plantings.
Correspondence and New Business (if any)
Mr. Barbadoro noted that correspondence was received from Rich Guzzardi and Jim Comolli.
Jim Comolli stated that his correspondence has to do with the permitting process of the Board of
Health and making possible modifications to their biological regulations to secure them further.
While this deals mainly with the Board of Health, he believes it could also be helpful to the
Planning Board.
Mr. Barbadoro stated that Mr. Guzzardi and Mr. Comolli’s correspondences both seem to be
concerned with a lack of coordination between the Board of Health and Planning Board. He
noted that the Planning Board does invite the Board of Health to its meetings.
Mr. Barbadoro also noted that the Board moves as quickly as it can through information it
receives and that meetings are often an iterative process. The Board can only move as quickly as
it is able while complying with rules and regulations. He noted that he will be suggesting a
subcommittee that will possibly meet with applicants to make them aware of the processes
between boards/committees. He suggested that Mr. Guzzardi could help with this, as the EDC
Chair.
7:15 PM Priest Lane - continued from July 19, 2021, and from August 9, 2021
Owner/Applicant: Boxborough Town Center LLC
Definitive Subdivision Plan Application
Mr. Barbadoro opened the public hearing and read the legal notice.
Greg Roy, Dillis & Roy, joined the Board, representing the applicant. He explained that a cover
letter dated August 12, 2021, contains information on revised pans, revised drainage calculations,
etc. He will continue to work with Sue Carter from PLACES Associates on cleaning up some
comments. The goal is to get PLACES comfortable enough to recommend the plans for action by
the Planning Board. He noted that the applicant is willing to authorize an extension on the
Board’s time to act on this item. He explained that one final plan revision and information from
PLACES on this are yet to be submitted.
Mr. Roy explained that the proposal is for two single-family house lots at the end of Priest Lane.
This is being done through the subdivision regulations because additional right of way needed to
be created in order for the lots to have proper frontage. The proposed way will be privately held,
maintained, and operated by the two house lots. This will not be shared with the Town or the
other lots on Priest Lane. There are some waivers requested for the construction standards of
roads that are normally accepted and owned by the Town.
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Mr. Roy reviewed the letter of waiver requests.
1. Rules & Regulations Section IV.A.13 – Dead-end Street with Circular Turnaround
A waiver is being requested to allow for a “rectangular” turnaround rather than a circular
turnaround. The layout geometry has been reviewed & approved by the Boxborough Fire
Department.
2. Rules & Regulations Section IV.A.14 – Length of Dead-end Street
As part of Section IV.A, a specific waiver is being requested for the extension of a deadend street. Priest Lane has an existing length of 793’ & the proposed work would increase
the length by 156’to a total of 949’. The proposed 156’ of road does include a turnaround. The proposed right-of-way, which technically constitutes an increase in the
length of the dead-end-street, is being proposed to provide the legal frontage required for
the construction of the two (2) single-family residences that are referenced in the
decision. The design is meant to keep the area looking and feeling like a residential
driveway.
3. Rules & Regulations Section IV.A.17 – Planted Islands within Cul-de-sac
A waiver is being requested from Section IV.A.17. The proposed road does not include a
cul-de-sac and, as such, does not have a central “island” area for plantings. Relief has
been requested from the proposed roadway standards to minimize the disturbance and
intrusiveness of the subdivision road as it only serves two lots.
4. Rules & Regulations Section IV.A.18 – Dead-end Street Cul-de-sac Dimensions
A waiver is being requested from Section IV.A.17. The proposed road does not include a
cul-de-sac and, as such, the maximum dimensions stated within Section IV.A.18 do not
apply to the proposed layout. Relief has been requested for the proposed roadway
standards to minimize the disturbance & intrusiveness of the subdivision road as it only
serves two lots.
5. Rules & Regulations Section IV.B.5 – Subdrains or Underdrains
A waiver has been requested from Section IV.B.5 to allow for the road to be constructed
without subdrains or underdrains. These are not typically included in a single-family
driveway, which this is being designed to mimic.
6. Rules & Regulations Section IV.B.4.5 – DEP Stormwater Management Form
A waiver is requested for the requirements stated under Section IV.B.4.5. As stated
within the Massachusetts Stormwater Handbook, the Massachusetts Stormwater
Standards do not apply to a project if the project is a housing development comprised of
detached single-family dwellings on four or fewer lots, provided there is no stormwater
discharges that may potentially affect a critical area. There are no Areas of Critical
Environmental Concern (ACEC) located on site. As requested by the Planning Board,
drainage calculations have been provided to conclude that the 100-year storm has been
analyzed for the Post-Developed condition to ensure no off-site flooding shall occur. In
no circumstance does the peak rate of runoff in the Post-Developed calculations exceed

Planning Board Meeting Minutes

AUGUST 30, 2021
PAGE 4 OF 13
129
130
131
132
133
134
135
136
137
138
139
140
141
142
143
144
145
146
147
148
149
150
151
152
153
154
155
156
157
158
159
160
161
162
163
164
165
166
167
168
169
170
171
172
173

the peak rate of runoff in the Pre-Developed calculations due to the proposed mitigation
from the employed devices.
7. Rules & Regulations Section IV.C – Adequate Access from a Public Way
A waiver has been requested from Section IV.C as the condition & width of the public
way from which the subdivision has its access is considered to be adequate to carry
traffic expected to be generated by such subdivision.
8. Rules & Regulations Section III.C.3. – Environmental & Traffic Analysis
A waiver has been requested for Section III.C.3 as it’s intended that the addition of two
single-family dwellings would not have a significant adverse impact on the criteria
mentioned in Section III.C.3.
9. Rules & Regulations Section III.C.4. – Landscape Plan
A waiver has been requested for Section III.C.4. The intention is to keep the feel as a
residential driveway and thus the plan is to keep as many trees as possible along the road
and driveway.
10. Rules & Regulations Section III.C(2).24. – Phasing Plan
The proposed subdivision is intended to be completed within one phase and, as such,
does not necessitate the need for a Phasing Plan. All required procedural items are
indicated within plan set (setting silt sac’s, installment of the temporary construction
access, etc.)
11. Rules & Regulations Section V.A.1. (3) – Construction of Subdivision Roadways
A waiver is being requested from the requirement to excavate 21.5” below the finished
grade. The proposed subdivision has requested a waiver for the geometrics required for a
fully compliant subdivision road. The proposed roadway is designed in full conformance
to the shared/common driveway standards and will have an excavation closer to 14”
below the finished grade. The pavement cross sections on Plan Sheet C7.1 display the
required target depths.
12. Rules & Regulations Section V.A.1. (6) – Construction of Subdivision Roadways
A waiver is being requested from the elevations stated within Section V.A.1.6. The
proposed road was designed to conform to the construction standards set forth in the
shared/common driveway guidelines. The pavement cross sections on Plan Sheet C7.1
indicate pavement layers & depths.
13. Rules & Regulations Section V.A.1. (8) – Construction of Subdivision Roadways
A waiver is being requested from the elevations stated within Section V.A.1.6. The
proposed subdivision has requested a waiver for the geometrics required for a fully
compliant subdivision road. The proposed roadway is designed in full conformance to the
shared/common driveway standards. The pavement cross sections on Plan Sheet C7.1
indicate pavement layers & depths.

Planning Board Meeting Minutes

AUGUST 30, 2021
PAGE 5 OF 13
174
175
176
177
178
179
180
181
182
183
184
185
186
187
188
189
190
191
192
193
194
195
196
197
198
199
200
201
202
203
204
205
206
207
208
209
210
211
212
213
214
215
216
217

14. Rules & Regulations Section V.A.3 – Sidewalk & Grass Strips
A waiver is being requested for sidewalks & associated grass strips. There are no existing
sidewalks located along Priest Lane, nor are there any sidewalks located along Burroughs
Road. Allowance for this waiver would also aid in minimizing the look & feel of the
proposed subdivision road.
15. Rules & Regulations Section V.A.4 – Curbing
A waiver is being requested for curbing on both sides of the proposed road along its
entire length. Sections of bituminous berms are proposed along the road to aid in the
collection of runoff to each catch basin.
16. Rules & Regulations Section V.E – Street Trees
A waiver is being requested from Section V.E. The proposed subdivision has requested a
waiver for the geometrics required for a fully compliant subdivision road. The proposed
roadway is designed in full conformance to the shared/common driveway standards. The
existing vegetation shall be retained to the maximum extent practicable.
17. Rules & Regulations Section V.C– Monuments
A waiver is being requested for Section V.C. Given that the property is going to be
maintained in proprietary as a Private Way, a waiver is sought for the requirement of
setting monuments for the proposed subdivision.
In response to a question from Ms. Markowitz regarding if the submitted Erosion/Sediment
Control Plan is sufficient to address the Town’s proposed stormwater regulations, Mr. Roy
explained that this project will require a SWIP. The intention of the plan is to be specific on
erosion and sediment controls, as required by the SWIP. He noted that Ms. Carter will likely be
on site for inspections throughout the process.
Ms. Carter noted that there are requirements that this project will remove 90% TTS. It will also
require phosphorus mitigation, from roof recharge and fertilizers. Mr. Roy noted that all of the
runoff on site flows down to the Enclave basin. Ms. Carter stated that this area has the best soils
on site. She stated that the SWIP will provide the Town with protection. She noted that the
applicant needs to address stormwater recharge as part of this application, but she does not
believe this will be a problem.
Ms. Verner stated that for waiver request #2, the applicant should show a clear and compelling
reason that this would be a benefit for the Town. She stated that, as this is a small residential
project, no landscape plan is likely needed, but it would be good to possibly see a tree
preservation plan. Mr. Roy stated that he would make it clearer as to which trees are planned to
be preserved on site.
In response to a question from Mr. Barbadoro regarding if there have been any changes to the
drainage depicted on the plan, Mr. Roy stated that there has been additional information added
regarding the stormwater basin capacity and the commitment to have it cleaned it out. He
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explained that the stormwater management area has been reconfigured, but not significantly. The
drainage analysis has also been expanded to look further downstream.
Ms. Carter noted that the outlet structure proposed is controlled so as to slowly release the same
amount of runoff as pre-development. This needed to be changed in order to attenuate the system
to the ledge on site. This ended up with an underground storage basin that will allow for slow
release.
In response to a question from Mr. Barbadoro, Mr. Roy explained that the applicant previously
approached the Conservation Commission regarding giving access to land in the back of the
property, while keeping the access for the construction road intact. An agreement could not be
reached on this item. Mr. Barbadoro noted that the difference currently is that the applicant is
requesting waivers for a number of items.
Mr. Roy stated that the applicant is requesting that the public hearing be kept open until an
agreed upon extension date of September 20, 2021. The applicant is okay with a draft decision
being circulated prior to this meeting in order to review it and give comments on it.
Mr. White moved to continue this public hearing to September 20, 2021, at 7:15pm, via Zoom.
Ms. Markowitz seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Ms. Lazarow noted that there is a Master Plan Progress Report that she is hoping will be
circulated to the boards/commissions in Town for their input to be returned no later than October
1, 2021.
7:30 PM – 1414 Massachusetts Avenue
Owner: LPCH Boxborough
Applicant: Arranta Bio
Site Plan Approval Application
Mr. Barbadoro recused himself as an abutter to this application.
Ms. Markowitz stepped in to Chair this hearing. She read the legal notice and opened the
hearing. She noted that she will be proposing a hard stop on discussion of this topic at 10pm.
Paul Alphen, Alphen & Santos, P.C.; Richard Quinby, Arranta Bio; Karisa Hanson, Arranta Bio;
Jim Noonan, Lincoln Properties; and Nick Facendola, Level Design Group joined the Board.
Ms. Markowitz noted that the Planning Board received responses to their previous questions, a
review letter from Haley Ward, and a letter from Nitsch Engineering. The working group to start
drafting the decision for this item has not yet been able to convene.
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Michael Sauda, Haley Ward, explained that the applicant has done a better job defining the
wastewater streams associated with the process. He believes, if conditions on site were different,
the processed waste streams could go directly into the existing wastewater treatment plant, but,
as it exists, this will be limited to only sanitary waste. He explained that the Board could
condition an approval similar to those associated with the Vibalogics permit. He noted that the
types of hazardous waste seem normal for this type of business. The Emergency Action Plan in
place for the Watertown facility seems comprehensive and he would expect to see something
similar for the Boxborough facility.
The Board and applicant discussed the definitions of “small” versus “very small quantity
generator” and any possible prohibitions as part of the groundwater protection regulations.
Marie Cannon, Chair of the Board of Health, explained that the Board of Health will be meeting
on September 8, 2021, and will discuss this item.
In response to a question from Ms. Markowitz, Mr. Costa stated that the Zoning Official did not
make a zoning determination for either this application or for Vibalogics. He noted that it is
generally not the role of the Planning Board to make this determination, but there is also some
precedent that the Planning Board can make this determination if it is critical to the application.
Ms. Lazarow suggested that the approval could be drafted with a condition that this is deferred to
a future Building Inspector zoning determination.
Mr. White stated that he is unclear as to why the Board is having this discussion now. He stated
that he believes the Board should move forward with this application and that a future Building
Inspector could always make a zoning determination.
Ms. Lazarow stated that she read Mr. Alphen’s letter on this subject and does not want to reopen
the issue at this time.
Ms. Verner stated that she believes there may be a hazardous materials issue for both Vibalogics
and this applicant. She is not sure that the correct determination has been made for either entity.
Mr. Alphen noted that the hazardous materials used on site will be incidental and, thus, covered
under the Town’s bylaw provisions.
Mr. White stated that the application before the Board is for site plan approval. This deals with
the location of the operation, parking, access, egress, lighting, etc. He believes this conversation
is out of the lane for this application and appears to be an item for the Board of Health to discuss.
Ms. Markowitz stated that she believes this needs to be addressed by the Planning Board as it is
in the Zoning Use Table.
Mark Barbadoro, 627 Old Harvard Road, stated that in the Zoning Act, a zoning determination is
made by a Zoning Enforcement Officer. A building permit can be issued and then later the
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determination can be decided to have been in error. He explained that he wants the Town to be
cognizant of all the facts at hand, and that these facts should come out during public hearings,
not within letters to the Building Inspector.
Ms. Markowitz agreed. She asked the applicant to redefine the word “incidental,” as used to
describe their use of hazardous materials.
Mr. Quinby stated that he submitted a list of all the typcials used at the Watertown facility. The
usage rate for any of these items depends on the work being done by the facility at a given time.
The list of typicals are not all necessarily hazardous materials.
Jim Comolli, 451 Sargent Road, asked if the quantities of materials and hazardous levels of each
will be provided as part of the Chemical Safety Plan. Mr. Quinby stated that it is yet unclear as to
exactly which materials will be used in Boxborough, and so a list of typicals was provided. Mr.
Quinby noted that more detail will be given during the annual review process.
In response to a question from Mr. White, Mr. Quinby agreed that the list of typicals given is
comprehensive and that, while there may be more or less of these items on site or other materials
used, this must be first run by someone. Mr. White noted that there seems to be a process in
place beyond the Board to regulate any hazardous materials.
Ms. Markowitz asked how this process is vetted. Ms. Cannon stated that the Board of Health is
comfortable with managing the process for wastewater. She noted that the Biosafety Committee
will keep its thumb on this process. She stated that Arranta Bio is not yet ready to set the
Biosafety Committee members and so this discussion is a bit ahead of itself.
Karisa Hanson explained that the Watertown Biosafety Committee has had 5-6 meetings since
April. She believes that the Boxborough regulations will be similar to the Watertown ones. The
list of chemicals provided by Arranta Bio are ones used in the permanent processes. If additional
chemicals are needed, they will be included in the project registration that is reviewed by the
Institutional Biosafety Committee (IBC). This group looks at the project holistically, including
the project registration and submitting meeting notes to the Watertown Biosafety Committee.
She noted that if there is an increase in flammable materials to be used on site, Arranta Bio has to
go to the Fire Department for an amendment to a separate permit.
In response to a question from Ms. Markowitz, Ms. Hanson stated that, as part of the process,
Arranta Bio will submit a biosafety application to the Board of. Health that will include a list of
chemicals to be used. Ms. Cannon stated that she believes this list of chemicals will be a public
document available for review.
Barbara Salzman, Cobleigh Road, asked what the difference is between the IBC and the
Watertown Biosafety Committee. Ms. Hanson explained that the IBC is Arranta Bio’s internal
committee of employees that represent the business. This group looks at projects internally for
risk assessment. Watertown added its own additional Biosafety Committee that includes one
member of its Board of Health and one public member. This group fields all applications first,
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gets presentations for the applications, and ultimately sends information to the Board of Health
for its process of issuing a permit. This group acts as an in-between for the applicant and Board
of Health, but the Board of Health gives the ultimate approval.
Ms. Hanson noted that, in Boxborough’s case, the Town has decided to place a Board of Health
member and a member of the public directly into the IBC. These people will sit at the internal
meetings.
Ms. Cannon stated that the Board of Health would like to name Pam Follett to this position. She
would like for Ms. Follett to speak to the process of identifying the member of the public to also
serve on the IBC. Ms. Hanson noted that the community member typically comes from within
the Life Sciences Industry.
Mr. White stated that he hopes choosing the other public member is an open process. Ms.
Cannon stated that this has not yet been discussed by the Board of Health.
Ms. Markowitz suggested that the Board start with the Vibalogics conditions as a base product
and then add onto them as necessary.
Ms. Lazarow noted that there was a possibility of including electric car chargers on site.
Ms. Markowitz requested more information regarding the lab modules being installed. Mr.
Quinby stated that he will include a site plan sketch for this process. He explained that the
process will involve taking out a section of the façade, moving the modules in, and returning the
façade to look the same. This will involve the same materials and replacing the same vegetation.
He noted that it is possible that this process would be done again in a few years. These modules
should last for the lifetime of the building.
Ms. Markowitz requested a sketch showing the length/width of the temporary access road and a
revised schematic of the space being used between the three on site entities: Arranta Bio,
Vibalogics, and Lincoln Properties. Mr. Noonan stated that the schematic information was
provided as part of a narrative in the traffic study.
Mr. White asked why this series of questions was being asked. He noted that the module being
installed inside the building is clearly not increasing the floor space or impacting the building.
Ms. Markowitz stated that the temporary access road could be a modification to the outside of
the building and is thus within the Board’s purview.
Mr. Guzzardi stated that the installed module is actually a good way to keep processes contained.
This will not allow for the escape of any processed materials.
In response to a question from Mr. Conolli, Mr. Quinby stated that the module allows for a
tighter and more contained method of building. This does not allow for additional space or
quantity to be added.
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Ms. Verner asked about reducing the number of parking spaces on site. Mr. Alphen explained
that the parking lot is a preexisting, nonconforming item. If it was built today, under the current
regulations, more paving and more spaces would be needed. The applicant would require a
zoning variance in order to reduce the number of parking spaces and make it more
nonconforming. The owner and applicant are not interested in this. Ms. Markowitz noted that the
Planning Board has some discretion to waive the requirements in the zoning bylaw for this. Mr.
Alphen stated that there are fairly strict requirements in order to grant this waiver.
Ms. Markowitz stated that the working group for drafting the decision for this application was
previously agreed upon to be herself and Ms. Verner. The group will start with the Vibalogics
decision and use it to craft a decision with Mr. Costa and Ms. Sauda’s input. She suggested
keeping the public hearing open and sharing the draft decision with the Board as soon as
possible.
The group discussed the timeline for the draft decision and future meetings.
Mr. Barbadoro noted that he believes, if the parking lot of the property is lawfully preexisting
non-conforming and had a discontinued use for more than two years, this may be considered
abandonment and may require a special permit. Mr. Alphen suggested that the Town seek legal
counsel on this item.
In response to a question from Mr. Costa, Mr. Facendola stated that the current parking lot does
not meet the current zoning requirements in terms of parking spaces per square footage. He
stated that he believes the lot is about 60-80 spaces shy of the requirement. He will send along
the calculations for this. Mr. Alphen stated that, if this is a problem, the applicant will either ask
for a waiver on the item or pave the rest of the space needed.
Ms. Salzman noted that she was pleased to hear charging stations may be included in the plan
and asked if the applicant would consider adding solar panels to the building. Mr. Noonan stated
that there is currently solar on site, and he is not planning to add more at this time.
Ms. Verner stated that the contents of the letter from Mr. Alphen note that there will be electric
vehicle charging stations and bike racks. Ms. Salzman suggested that applicant could also look
into solar batteries.
Mr. Costa explained that the objective of the working group is not to create a Planning Board
subcommittee that conducts open public meetings. The intent is to move the decision process
forward with a Board representative that might meet separately with himself, Simon Corson and
maybe the applicant/applicant’s representative to coordinate, structure, and prepare a draft
decision that can be brought to the full Board for consideration. He recommended that the
working group use the Vibalogics decision as a draft template.
Ms. Markowitz asked if the working group could contain two representatives from the Board.
Mr. Costa stated this is possible as long as a quorum is not present.
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Mr. Corson stated that the working group could work to draft the decision after receiving any
comments from other Board members or additional items from the applicant.
Ms. Lazarow suggested that she would not include the applicant/council in the working group
process without the Board first reviewing and vetting the proposed conditions.
Mr. Costa explained that the working session is meant to expedite the process and avoid a
lengthy Board meeting. This can be done if the representative/s of the Board think they can
capture the sense of the Board, but if each Board member feels it wants to contribute its own
conditions to the process, this would best be done in a Board meeting open to the public.
Mr. White stated that he believes the Board has had time to ask any questions and get answers
and so should pursue the working group path.
Ms. Markowitz stated that she might like to wordsmith some of the conditions further, especially
regarding the biosafety requirements, liability, etc.
Ms. Lazarow stated that she believes the Board has had enough discussion for Mr. Costa and Mr.
Corson to know a sense of the Board.
Ms. Verner stated that she likes the idea of transparency for the Board.
Mr. Corson stated that he will work to have a draft decision to Mr. Costa for review by
September 10, 2021.
Ms. Lazarow moved to continue this hearing to September 20, 2021, at 7:45pm via Zoom. Mr.
White seconded.
Roll call: Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye. Unanimously passed.
Mr. Barbadoro retook his place as Chair.
Administrative Business
ARPA Funds
The Board discussed a number of ideas for the ARPA funds. It was noted that any ideas are sent
to the Select Board, who will then prioritize them.
The Board narrowed down the list of ideas to include: business grants to assist with businesses
along Route 111/help address alternative septic options, improving/increasing recreation and
open space options/Liberty Fields and/or Blanchard School Master Plan, Aquifer Protection
District hydrology study/hydrogeological study of groundwater and Aquifer Protection District –
improvement of drinking water to population west of I 495, and scanning and document
management software to assist with public records request/compliance software.
Zoning Bylaw Recodification
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Mr. Barbadoro explained that this has been completed and is now in Interim Town
Administrator, Carter Terenzini’s hands.
Mr. Corson noted that he is working with Nick Christofori, CEI, Inc., on updates to the
stormwater regulations bylaw.
Mr. Barbadoro explained that Interim Town Administrator Terenzini sent a memo offering one
Planning Board member a seat at meetings held with new businesses coming into Town. Mr.
White volunteered, with Mr. Markowitz as an alternate.
Planning Board Alternate
Mr. Corson stated this has been posted and he has not had any responses yet.
Open Space and Recreation Plan
Mr. Corson explained that approximately 5-10 hours of his time is being requested to work on
this project for approximately the next six months. The Board agreed to allow Mr. Corson to use
some of his time for this project.
Mr. White moved to allow Mr. Corson to use some of his time on the Open Space and
Recreation Plan project. Ms. Verner seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
Mr. White moved to adjourn the meeting at 11:32pm. Ms. Lazarow seconded.
Roll call: Barbadoro – aye; Lazarow – aye; Verner – aye; White – aye; and Markowitz – aye.
Unanimously passed.
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Meeting Documents:
APPLICATION FOR DEFINITIVE PLAN OF A SUBDIVISION, FOR “PRIEST LANE”,
DILLIS & ROY CIVIL DESIGN GROUP, INC., Revised August 12, 2021
Memo from Dillis & Roy, re: Revised Plan Set & Drainage Calculations Definitive Subdivision
– Priest Lane Boxborough, MA 01719, August 12, 2021
Memo from Dillis & Roy, re: Waiver Request, Definitive Subdivision – Priest Lane
Boxborough, MA 01719, August 12, 2021
Stormwater Report, Priest Lane, Dillis & Roy – August 12, 2021
Memo from LEVEL Design Group, re: Arranta Bio Site Plan Review
1414 & 1320 Massachusetts Avenue; 244A & 244B Adams Place; 984, 984A, 984B, 984C,
1451, 1497 & 1634 Hazard Lane; 328 & 1451 Rear Hazard Lane, Boxborough, MA 01719,
Assessor Parcel Numbers: 12‐027, 12‐028, 12‐030, 13‐004, 13‐002, 17‐005, 17‐009, 17‐010, 17‐
022, 17‐023, 17‐024, 17‐025, 18‐001, LDG File No. 1869.00, August 20, 2021
Memo from Nitsch Engineering, re: Nitsch Project #12995. 1414 Massachusetts Avenue Traffic
Study Peer Review Boxborough, MA – August 19, 2021
Memo from Haley Ward, re: Re: Peer Review Services |1414 Massachusetts Avenue – Arranta
Bio, August 26, 2021
Draft Meeting Minutes July 19, 2021
Draft Meeting Minutes August 9, 2021
Memo from Town Administrator Terenzini re: PB Observer for Various Discussions, August 4,
2021
Correspondence from Rich Guzzardi
Correspondence from Jim Comolli
This meeting was conducted via Remote Participation, pursuant to the Current Executive Order.
Join Zoom Meeting
https://us02web.zoom.us/j/86591936141?pwd=Q0lXMVgrUnJkNWN6bTBVcFpZU1ZvQT09
Meeting ID: 865 9193 6141
Passcode: 287140
One tap mobile
+13126266799,,86591936141#,,,,*287140# US (Chicago)
+19292056099,,86591936141#,,,,*287140# US (New York)

PERFORMANCE BOND
BOND # __DRAFT________
That we, TOLL NORTHEAST V CORP., as Principal, and NORTH AMERICAN SPECIALTY
INSURANCE COMPANY, a corporation organized and existing under the laws of the State of New Hampshire,
and duly authorized to transact business in the Commonwealth of Massachusetts, as Surety, are held and firmly
bound unto, TOWN OF BOXBOROUGH, as Obligee, in the sum of FOUR HUNDRED SIXTY THOUSAND
ONE HUNDRED THIRTY AND 00/100 Dollars ($460,130.00), lawful money of the United States of America,
to be paid to said Obligee, its successors and assigns, jointly and severally, firmly by these presents.
WHEREAS, the Principal has agreed to complete installation of certain improvements in the subdivision
known as ENCLAVE AT BOXBOROUGH more fully described in the SITE PLAN APPROVAL AND
ALTERNATE ACCESS DECISION 700, 750 & 800 MASSACHUSETTS AVENUE DATED AUGUST 15,
2019.
NOW, THEREFORE, the condition of the above obligation is such that if the above named Principal does
and shall well and truly observe, perform, fulfill and keep its obligations completing the improvements, then this
obligation shall be void; otherwise to remain in full force and effect.
This bond is subject to the following conditions:
FIRST: That in the event of a default on the part of the Principal in fulfilling its obligation to install the
improvements, a written statement of such default with full details thereof shall be given to the Surety, such
notice to be delivered personally or by registered or certified mail to the Surety at its office located at 1301
Avenue of the Americas, New York, NY 10019; whereupon the Surety shall pay to the Obligee promptly, and in
no event later than ten (10) business days thereafter, such sum and portion of the above-referenced Bond amount
as is attributable to the cost of completing the improvement(s). Payment of the said proceeds shall be made
irrespective of any dispute between the Principal and Obligee respecting the merits of such determination of the
cost of completing the improvement(s) saving to any aggrieved parties their rights to recover said sum in an
independent action at law, but said parties agree that such payment shall absolve the Surety from all claims and
demands asserted against it by reason thereof.
SECOND: That no claim, suit or action under this Bond by reason of any such default shall be brought
against Surety unless asserted or commenced within twelve (12) months after the effective date of release of this
bond by the Town of Boxborough.
THIRD: In no event shall Surety's aggregate liability under this Bond exceed the Bond Penalty as stated
above.
FOURTH: All work to be completed according to the approved plans and specifications entitled “Site
Plan Enclave at Boxborough 700-800 Massachusetts Avenue”. This bond may be reduced by the issuance of a
decrease rider(s) as work is completed and accepted by vote of the Town of Boxborough Planning Board, provided
that such work is confirmed complete in writing by the town’s consulting engineer.
FIFTH: The within Performance Bond shall survive and shall become immediately due and payable,
absent advance completion of the improvements, upon the insolvency or bankruptcy of the Principal.
IN WITNESS WHEREOF, the above bounden Principal and the above bounden Surety have hereunto set
their hands and seals, all on the ____ day of August 2021.
Attest:
(SEAL)

Principal: TOLL NORTHEAST V CORP.

BY: __________________________

BY: __________________________________________

Witness:

Surety: NORTH AMERICAN SPECIALTY
INSURANCE COMPANY

(SEAL)
BY: __________________________
BY: ___________________________________________
Kelly G. Hennessy – Witness
Daniel P. Dunigan – ATTORNEY-IN-FACT
(Attorney-in-Fact must attach Power of Attorney)

B OXBOROUGH P LANNING D EPARTMENT
29 Middle Road, Boxborough, Massachusetts 01719
Phone: (978) 264-1723 · Fax: (978) 264-3127
www.boxborough-ma.gov

MEMORANDUM
To:

Carter Terenzini, Interim Town Administrator

From:

Simon Corson, Town Planner

Date:

September 16, 2021

Re:

Schedule for 2022 Annual Town Meeting Zoning Bylaw Amendments

CC:

Planning Board; Barrett Planning Group LLC

The Town of Boxborough has entered into a contract with the Barrett Planning Group LLC to
perform Zoning Bylaw Recodification work. The recodification project will primarily reorganize
the Bylaw using accessible and modern language for the purpose of making the document easier
to interpret for Board members, Town staff, developers, property owners, and the general public
alike. Through this effort, policy issues and substantive changes to the Zoning Bylaw are bound
to arise, Barrett Planning Group is charged with keeping a list of potential “policy” changes to
the Zoning Bylaw. The Planning Board may receive submission from other Town
Boards/Committees or citizens proposing Zoning Bylaw amendments, and will hold public
hearings for all amendment proposals this winter, including the changes associated with
recodification.
Proposed schedule:
Week of September 6, 2021
• Contract is drafted and signed by the Town of Boxborough and Barrett Planning Group
LLC
September 16, 2021 Planning Board pre-meeting packet includes
• Zoning Bylaw through 2021 Annual Town Meeting (it will be noted that the Zoning
Bylaw is currently being reviewed by the Attorney General’s Office – and will labeled
“pending approval”)
• Barrett Planning Group’s December 10, 2020 Zoning Bylaw Diagnostic Report
• Planning Department Memorandum regarding proposed schedule for bringing Zoning
Bylaw Amendments to 2022 Annual Town Meeting
September 20, 2021 Planning Board Meeting
• Planning Board discusses the schedule outlined Planning Department Memorandum and
Zoning Bylaw Recodification Contract; Planning Board given the opportunity to provide
“marked up” Zoning Bylaw with a deadline of September 30, 2021

Boxborough Planning Department
September 16, 2021
Page 2 of 3

October 4, 2021 Planning Board Meeting
• From August 2, 2021 Barrett Planning Group proposal, Task #1 describes a meeting with
the Planning Board to confirm Board’s priorities for recodification, and to review
December 10, 2020 Zoning Bylaw Diagnostic Report.
• From August 2, 2021 Barrett Planning Group proposal, Task #2 describes a meeting with
the Planning Board to share an outline for the recodification project.
• Zoning Bylaw through 2021 Annual Town Meeting (marked up to highlight current
policy issues, inconsistencies, confusing language, etc. that have been identified in the
last few years)
November 18, 2021 Planning Board pre-meeting packet includes
• Preliminary draft of the Zoning Bylaw with the Planning Board and Town Counsel for
review.
November 22, 2021 Planning Board Meeting
• From August 2, 2021 Barrett Planning Group proposal, Task #3 describes a workshop
with the Planning Board where the preliminary draft of the new Zoning Bylaw is
discussed.
• From August 2, 2021 Barrett Planning Group proposal, Task #4 describes the Planning
Board reviewing comments from Town Counsel.
December 6, 2021 Planning Board Meeting
• From August 2, 2021 Barrett Planning Group proposal, Task #4 describes a maximum of
three revisions, Barrett Planning may provide an additional draft that reflects response
comments to the prior draft(s).
January 10, 2022 Planning Board Meeting
• From August 2, 2021 Barrett Planning Group proposal, Task #5 describes the Planning
Board receiving the final draft of the new Zoning Bylaw.
{hearing not scheduled yet} January 31, 2022 Planning Board Meeting
• Zoning Bylaw Amendments Public Hearing
{hearing not scheduled yet} February 14, 2022 Planning Board Meeting
• Zoning Bylaw Amendments Public Hearing (continued)
Following the close of the Zoning Bylaw Amendments Public Hearing, the Planning Board will
make recommendations that will be submitted to the Select Board for inclusion in the 2022
Annual Town Meeting Warrant.
Please let me know if you have any questions. Thank you.
Respectfully,
Simon Corson

Boxborough Planning Department
September 16, 2021
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Phone: 978-264-1723
Email: scorson@boxborough-ma.gov

Boxborough Planning Department
Zoning Diagnostic
December 10, 2020

INTRODUCTION
The Town of Boxborough asked Barrett Planning Group LLC to conduct a diagnostic of the
Boxborough Zoning Bylaw (ZBL). This report provides the results of the zoning diagnostic, a
summary of the review process, and some initial recommendations. Note that a zoning diagnostic
(sometimes called a zoning audit) is not a redline markup of the ordinance or bylaw or a sectionby-section list of deficiencies. It also is not a compendium of all the comments we received about
the ZBL and how it has been administered to date. Instead, its purpose is to focus attention on
key issues that should be addressed in a comprehensive rewrite.
A well-written and well-organized Zoning Bylaw will guide Boxborough’s future development;
it will help Town Boards make confident findings, the Building Inspector make consistent
determinations, and citizens figure out what is allowable on their properties. With these goals in
mind, we conducted the diagnostic with a focus on the following considerations:
o
o
o
o
o
o
o
o

Structure and format
Navigability, finding aids (such as cross-references), and ease of use
Clarity of words, phrases, and sections or subsections
Consistency
Use and placement of definitions
Simplicity in approval processes
Consistency with Zoning Act and judicial decisions
Obsolete or missing provisions, e.g., technology updates

Our scope of work included the following tasks:
1. An initial review of the existing ZBL, focusing on the key considerations outlined above.
2. Interviews with the Town Planner, Building Inspector, Planning Board Chair, and Zoning
Board Chair, in order to understand strengths and weaknesses of the ZBL from the
perspective of those who administer, interpret, and enforce it. Following the interviews, both
Board Chairs solicited written feedback from their entire Boards addressing the same topics.
3. A group interview with local developers, engineers, attorneys, and others familiar with
Boxborough's zoning. Discussion centered on clarity, consistency, operation of permit review
and decision procedures.
4. Review of Planning Board and Zoning Board of Appeals administrative rules and regulations
for content, consistency with ZBL, and opportunities to relocate information from the ZBL to
rules and regulations.
5. Review of a sample of recent special permit and site plan review decisions and, if applicable,
records of cases under appeal.
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6. Meeting with the Planning Board and Town staff to review and discuss the zoning diagnostic
report and receive comments on it (scheduled to occur on November 23, 2020).
We approached Boxborough’s ZBL as a cohesive, comprehensive document. Knowing that
Zoning Bylaws are often amended in a piecemeal fashion as specific needs arise over the years,
we sought to craft recommendations to create an easy-to-use and readable document with
logically ordered Articles and Sections.

TECHNICAL REVIEW
A. Organization of the Present Zoning Bylaw
The Boxborough ZBL consists of nine major sections (Articles) and multiple subsections. The
major section titles include:
Article
I
Authority, Purpose, and Regulations
II
Definitions
III
Establishment of Districts
IV
Use Regulations
V
Dimensional Requirements
VI
General Regulations
VII
Special Regulations
VIII
Site Plan Approval & Design Review
IX
Administration

B. Format, Structure, and Organization
The Table of Contents (above) shows that Boxborough’s ZBL is straightforward, containing all
the expected articles and nothing extraneous. The only significant issue with the Bylaw’s
“skeleton” is that Article IX, Administration, should occur toward the beginning of the Bylaw as
it sets up decision-making bodies and procedures that are necessary for understanding other
regulations that appear throughout the ZBL. Unfortunately, many individual sections and
regulations do not fall within the right Articles, meaning the ZBL is not as clear or well-organized
as it seems from a bird’s-eye view. However, the tools the Town needs to achieve clarity and
organization are already present in the ZBL even though they are not consistently used.
In general, use regulations are scattered throughout the ZBL, especially appended to definitions
of uses in Article II, and this makes it hard to trust the Table of (Principal) Uses. For example, Sec.
2118 “Car Sales” defines the specific activity described by the term (“the indoor or outdoor sale
of new or used Class D cars or trucks”) such that a reader could reasonably identify a use
constituting “car sales.” However, the definition continues by stating the maximum number of
cars allowed on a lot and regulating the placement of such vehicles. From a reader’s perspective,
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the definition of a car seller is likely intuitive, and few would therefore begin by looking it up.
Instead, trying to figure out if a car sales business is a permissible use, they would likely check
Article IV, Use Regulations, and completely miss important information about that use’s
permissible extent.
Other specific regulations appear in unexpected locations, such as:
1. Footnote 1 of the Use Table (Section 4003) refers to Section 5400, which contains some specific
regulations regarding intensity of certain uses. Why intensity and dimensional regulations,
contained in Article V, are referenced here and only for some uses is unclear.
2. The Design Review Board is the only Board not established under the Administration section
(Article IX). Instead, its establishment and powers and duties appear under Section 8100.
3. Procedures for Site Plan Review and Design Review are located under Article XIII rather than
alongside other application procedures in Article IX.
4. Administrative procedures tend to appear outside of the appropriate Article as well,
particularly in Special Regulations. All of the Town’s administrative procedures should be
located in one section of the ZBL. This includes the building permit, certificate of zoning
compliance (for communities that require one), zoning enforcement, appeals, special permits,
variances, and site plan review. For example, 6103(1-2) describe prerequisites for issuing
Building Permits.
5. Examples of repetitive or redundant sections include:
a) Sections 5004 and 5005 are redundantly titled “Supplementary Intensity Regulations” and
“Further Supplementary Intensity Regulations,” respectively. They could be combined.
b) Section 6102 simply asks the reader to go back and read Section 6008.
c) Section 7006 serves only to direct the reader to the submittal procedures in Section 9200.
6. Formatting is inconsistent throughout the ZBL, even within individual sections. For example:
a) The convention for writing numbers constantly fluctuates; names of numbers are spelled
out (i.e., “two units” or “twenty-five feet”), written solely in Arabic numerals (often with
larger measurements, i.e., “500 feet”), or written with both (i.e., “two (2) feet). Either
spelled-out numbers or numerals should be selected, and the Bylaw should be edited for
consistency. The use of both types with one in parentheses has the potential to cause
confusion and is not preferred. The presence of many “sub-sub sections” such as 1201(1)
also serves to complicate the numbering scheme. There will also be a problem when the
ZBL inevitably grows to include more than 99 definitions (there are currently 96).
b) The ZBL has long paragraphs with many different regulations that are difficult to parse.
These paragraphs should be either broken up into separate, shorter paragraphs or made
into numbered lists, where appropriate. For example, compare submittal requirements for
Building Permits (Section 9001(1)) and Special Permits (Section 9203).
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c) While mostly good, there are a few jarring inconsistencies in section numbering. Section
4450 completely breaks with numbering patterns, acting as its own section of Article IV
rather than a subsection of Section 4400. Furthermore, sub-lists use either abc or 123
formats interchangeably.

C. Access and Ease of Use
The Bylaw should, to the extent possible, be laid out in logical order, especially within sections,
so that a reader can follow along with permitting and review processes in chronological order.
We encourage the Town to start to think of the ZBL as a digital document; nowadays, potential
applicants are likely to search online for “Boxborough zoning bylaw” before they do anything
else and rely on what they find. Digital formatting also has the potential to solve navigation
issues.
1. The ZBL would benefit from several navigation aids:
a) An alphabetized index at the end of the ZBL.
b) Hyperlinked cross-references that allow users of an online or PDF version to navigate
efficiently to sections of interest to them.
c) The present numbering system follows an internal logic that is easy to pick up on while
reading through the ZBL, but it has its flaws. Figure 1 shows the numbering at work in a
typical section of the ZBL: in the section underlined in red, the “6” indicates Article VI
and the “1” indicates the first section of the Article so that the subsequent section would
be Section 6200. Underlined in blue, the latter two digits count the number of subsections.
Figure 1: excerpt from Boxborough ZBL Showing Numbering System

Using what looks more like a four-digit integer than a legal citation may prove confusing
for writing individual citations out of context, and the regular use of a level of subsections
requiring a fifth digit (for example, Sections 4003(1)-4003(4) constitute the Use Table)
undermines the system’s simplicity. There is also the fact that, unintuitively, each article
begins with a “subsection zero,” meaning that Section 6001, rather than Section 6100, is
the first regulation in Article VI.
The Bylaw can either be reorganized to eliminate the inconsistencies while keeping the
current numbering system, or the system can be reworked to a more traditional decimalbased “article.section.subsection” form. We recommend the latter.
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d) The Principal Use Table (Section 4003) would be easier to use if it was reconfigured to fit
a landscape format. This would allow more pieces of information to appear together in
unbroken tables on single pages and make the entire section easier to read. The
Dimensional Schedule (Section 5002) is less of a concern because it already fits on a single
page.
e) More liberal use of cross-references where appropriate, especially if hyperlinked. For
example, whenever a Special Permit or Site Plan review is mentioned, reference the
relevant section so readers can easily find more detailed application requirements.
2. Likewise, graphical upgrades and visual aids could be enormously helpful in the following
areas:
a) Redesign of the Table of Principal Uses and Table of Dimensional and Density Regulations
to make them easier to read and interpret. For example, applying a color gradient in the
Table of Dimensional and Density Regulations would provide a simple visual cue about
the relative density or intensity of use in Boxborough’s zoning districts. Similarly, the
Table of Principal Uses can be color-coded to match the color scheme on the Zoning Map,
thereby reinforcing the connection between uses and geography.
b) Graphics to illustrate key dimensional requirements. There is a total of one illustrated
figure in the entire Bylaw, which only serves to highlight the lack of such figures
elsewhere. Similar illustrations would help readers understand key concepts such as
setbacks as well as more complicated ideas such as the use of quadrangles under Section
5009. Section 2113 Building Height would also benefit from clarifying diagrams.
c) Better graphics to communicate the dimensional standards for off-street parking, with
graphics placed on the same page as the corresponding text.
d) The Table of Dimensional and Density Regulations could be replaced by a pleasing onepage layout for each zoning district, with the district’s dimensional requirements
provided in text (outline) and graphic formats.
e) Permitting flowcharts showing the sequence of steps and timelines involved with various
approval processes. Especially helpful for application types requiring multiple approvals;
i.e. for a Site Plan Review requiring Design Review and a Building Permit, what happens
when, and what order should applications be submitted?
3. The Zoning Bylaw should be kept up to date, incorporating changes from Town Meeting as
soon as possible after they occur. The bylaw made available to the public should provide them
an accurate description of current zoning regulations without needing to seek out Town
Meeting warrants to check for amendments.

D. Language Clarity
This section presents several examples of unclear language and undefined or poorly defined
terms that serve to illustrate persistent issues throughout the Boxborough ZBL.
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1. Article II Definitions begins with a section guiding the reader through the interpretation of
the Bylaw’s syntax and sentence construction. Sections 2001-2007 could help to reduce
ambiguity if the rest of the ZBL, and all subsequent amendments to it, had been purposefully
crafted to fall within those same guidelines. However, some sections were clearly written
without regard to the guidance in Article II (for example, Section 2164 uses the “intended or
designed to be used” language that Section 2005 seeks to eliminate). The final sentence of
Section 2000 is very difficult to parse and contains content that seems to be much more clearly
covered in 2001-2007. Finally, the first sentence of this section contends that it shall apply
“unless a contrary meaning is required by the context,” which makes it far less useful.
2. Examples of unclear entries in Article II (Definitions) include:
a) Section 2149 “Lot” describes only conforming lots. A nonconforming lot is still legally a
lot.
b) Section 2152 “Lot Frontage” is overly complicated and it appears to exclude many private
ways.
c) Section 2154 “Lot width” and all three yard definitions (Sections 2194-2196) are strangely
convoluted and technical for such basic concepts.
d) Definitions such as Section 2124 “Day Care Center” are disproportionately long and
detailed, and in this case should simply refer to the statute (MGL c. 15D, s. 1A).
e) The definitions in Section 2129 “Dwelling Unit” and Section 2131 “Family” have a
confusingly large amount of overlap and raise some potential Fair Housing issues by tying
a particular view of “family”(e.g. no more than five non-related people) to housing
provisions (e.g. needing independent cooking facilities).
3. The ZBL contains many examples of undefined technical jargon that would likely be
understandable by professionals in engineering or planning fields but not by the average
citizen. This specific language can remain if properly defined in the Definitions section, or be
rephrased to be more straightforward with the option of referencing a source (MGL, DEP
definitions, etc.) that uses the technical language. Example: Section 2108 Aquifer: saturated
thickness, transmissivity, may be terms that can be found in technical definitions of aquifer
but will not be understood by the vast majority of readers.
4. Uncommon and unusual word choices not related to technical jargon are also present. For
example, Section 2107 (definition of “Animal Shelter”) refers to “appurtenant structure,” a
term used only one other time in the bylaw and easily replaceable by more understandable
words such as “related” or “associated.”
5. Definitions covering multiple terms should have separate cross-referenced entries to help
readers more consistently locate these terms. For example, those seeking the Town’s
definition for a Common Driveway would have to know that it is actually listed under “P”
for “Private/Common Driveway.”
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6. Many terms referenced throughout the ZBL are not defined anywhere within it. Notable
examples include:
Term
Fire pond
MIPs
Hospital, sanatorium, funeral home
Home Occupation
garage

Section
2121
2166
4003(4)
4102
5007

Other uses that are undefined include ski tow, riding school, craft shop, and printing shop. In
the case of 4003(4) and other undefined uses, the lack of definition could make enforcement
particularly tricky if an applicant wanted to make a semantic argument about what really
constitutes a “sanatorium,” for example. One solution could be to cite a source (such as a
specific dictionary) to reference when a term is undefined within the Bylaw itself.
7. The term “elderly occupancy” is not adequately defined until Section 4400, and the eventual
definition of “age-restricted to residents 55 years of age or older” does not match the common
perception of the term “elderly.” “Age-restricted (55+)” or “55+ communities” are more
accurate and descriptive terms, and the term “older adult” might be adopted to refer to
residents of these communities.
8. There are some terms with outdated or overly simplistic definitions. For example, “Research
and Development” (Section 2169) could be expanded to specifically include more modern
uses such as bioengineering. Where terms are specifically derived from other sources, such as
MA or Federal Law, it would be wise to check on a regular basis that those definitions have
not been amended or otherwise altered so as to ensure the accuracy of Boxborough’s ZBL. For
example, Section 2008 refers to sections of MGL c. 28B that have been repealed.
9. Some provisions are worded poorly. For example, Section 4205 is extremely convoluted and
hard to parse, for no other reason than bad phrasing. The intended meaning of this provision
is still unclear. Section 4201 is one long run-on sentence. The drafter(s) of this portion of the
Bylaw appear to have copied and pasted Section 6 of MGL Chapter 40A without editing for
comprehension.
10. While the use of trailers for storage is addressed in the Bylaw, temporary rental storage boxes
are not covered under the existing definition of “trailer,” making it difficult for the Town to
regulate their placement location and duration.
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E. Clarity or Consistency: Specific Provisions
1. Section 6006 “Parking Schedule” is overly specific and detailed; more general guidelines for
use categories with some room for interpretation would serve the Bylaw just as well as
knowing how many spaces per lane in a bowling alley there should be. There are also
concerns that some of these parking requirements may be overly intense for the use (for
example, requiring 2 spaces per unit in an Assisted Living Facility), limiting the viability of
certain uses.
On the subject of parking, gross floor area is not a concept well applied to parking spaces.
Commercial developments should use leasable area, since that rather than total floor space
drives parking demand. The ZBL’s definition for gross floor area includes areas like garages
and basements that do not drive parking demand. A definition of net leasable area would
have to be added.
2. The restriction of yearly caps on accessory apartment permits (in this case five) is atypical but
not unheard of in Massachusetts. The Town should consider whether, as the population
grows, five is enough or if the yearly limit should be tied proportionally to population or total
number of dwelling units, or simply removed from the ZBL
3. Section 7005 references a set of “following conditions,” but no such conditions follow.
4. Section 9101(d) states that “the Board of Appeals shall not grant use variances.” Given this,
the Town must commit to maintaining a detailed and up-to-date use table and definitions
section, or else unintentionally exclude legitimate businesses seeking to locate in Town. For
example, the Building Inspector reported turning away an applicant exploring the possibility
of a “doggie day care”, a use not incongruous with a suburb, because it did not fit cleanly into
any defined use in the ZBL.
5. Board members report problems interpreting Section 4206 regarding the lapse of
nonconforming uses due to the use of vague language.
6. The process for modifying an approved Special Permit is currently unclear. Section 9205 deals
with the subject but does not specify, for example, whether amending a Special Permit
requires its own public hearing process and does not differentiate between major and minor
modifications.

F. Clarity or Consistency: Whole Sections and Subsections
1. Design Review is a very detailed and in-depth process for a nonbinding recommendation,
and it is odd that it is tied directly to projects within a specific district, given that most lots in
this district have been developed. Section 8100 covering Design Review gives the Design
Review Board authority in the Town Center District, yet Section 4450 gives them input in B1
district. Their legal purview should be expanded to match what is already in the Bylaw, and
if the Town is considering further expanding their role more wide-reaching language should
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be added to match. Finally, there does not appear to be a time limit for Design Review, which
could cause serious problems if the Review Board was delayed for some reason. For example,
Section 8104 states that a sign permit application in applicable areas must contain the
recommendations of the Design Review Board. As written, a delay of the Board’s review
could therefore delay a sign permit indefinitely.
2. The Business-1 district serves an unclear purpose, differs very little from the traditional
Business District (the only inherent differences being allowing residential uses by Special
Permit in B-1 and a 15-foot difference in maximum building height), and may have been
conceived with a specific developer in mind. It is worth considering changing the B-1 district
to B. This is an area where more explicit purpose statements for zoning districts would be
helpful.
3. The ZBL’s Dimensional Regulations are unclear as to whether setback requirements apply to
internal lot lines where a single project is being constructed on contiguous parcels.

G. Administration; Procedures
1. Application submittal requirements should take digital submittal into account. Instructions
such as the number of copies of a plan to provide do not matter when applications are
submitted electronically, but other issues such as file type, submittal method, and readability
measures must be considered. If the Town does not currently accept electronic submittals, it
would still be wise to allow for the possibility in the near future.
2. As currently worded, Section 9203 of the ZBL implies that Site Plan Review should always be
completed before any Special Permit relief is sought. This may cause administrative delays
and confusion compared to the better approach of incorporating site plan review into the
Special Permit process when both would apply.
3. The Special Permit Granting Authority (SPGA) for any given type of Special Permit should
be made clearer. While some sections do explicitly establish the SPGA, many do not. Section
9101 establishes the Board of Appeals as the default SPGA, and so it is reasonable to assume
the ZBA serves as SPGA in the absence of another named board.. However, not only is this
clarifying provision currently at the end of the Bylaw, the responsibility of SPGA is split up
between the Planning Board and Board of Appeals often enough that it would be worth
clarifying in every case who the Applicant should be submitting their application to.
Furthermore, because the Planning Board is the SPGA at least as often as the Board of Appeals
and the delineation of this duty does not appear to follow any consistent principle, the Town
should consider simplifying and clarifying their approach to SPGA. For example, a clarifying
section of the Bylaw could read:
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“The Planning Board shall act as the Special Permit Granting Authority for all residential uses
requiring a Special Permit and all Special Permits associated with a Site Plan Review, and the
Board of Appeals shall act as the Special Permit Granting Authority in all other cases.”
4. The second paragraph of Section 7003 under Aquifer Protection District implies that both the
Planning and Zoning Boards would need to be involved with a determination that a project
falls outside of aquifer recharge areas. This responsibility should be consolidated under a
single board.
5. The Town should consider areas where Special Permit requirements can be eliminated in
order to streamline application procedures and lighten the administrative load. For example,
consider not requiring a full SP process for temporary construction trailers for an otherwise
conforming, routine project, or consider having fewer specific uses reliant on SP approval in
the use table.
6. The ZBL requires Site Plan Review (SPR) for scenarios in which the process may not be
applicable. Section 8002 prescribes when SPR shall be required, including “the resumption of
any use discontinued for more than two years.” While such an application may legitimately
require SPR, it is also easy to imagine situations in which a resumption of a previously existing
use would not require any substantial changes to a site. This provision should be clarified so
that applicants cannot be asked to prepare a site plan for a project where no changes will be
made to the site.
7. Certain provisions such as application submittal requirements and Boards’ procedural rules
(for example, Section 9203 “Application” for Site Plan Review) are better suited to the
Planning Board or Board of Appeals Rules and Regulations. Moving these provisions out of
the Zoning Bylaw is helpful in two ways:
a. Non-regulatory language is removed from the Bylaw, cleaning up and simplifying the
document.
b. Unlike the Zoning Bylaw, Rules and Regulations documents do not require a Town
Meeting vote to make amendments. Non-consequential changes such as requiring that
the Fire Department be sent relevant plans for review would be much easier to make.

H. Incomplete or Outdated Provisions
1. Section 7700 (Temporary Moratorium on Recreational Marijuana Establishments) has expired
as of December 31, 2018, and nothing within it save for Subsection 7702 (Definition of
“Recreational Marijuana Establishment”) needs to be preserved. This outdated section causes
problems in Section 7711 regarding Recreational Marijuana Establishments where a list of
permitted types of such establishments is said to exist under Section 7701, but no such list is
present.
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According to the 2019 Annual Town Meeting, the current state of Section 7700 can likely be
attributed to the citizens of Boxborough voting down most proposed amendments and
additions to this section. Nevertheless, more appropriate placeholder language should be
added until more satisfactory permanent provisions can be enacted. The intent of Town
Meeting appears to be to ban all types of Recreational Marijuana Establishments by not
explicitly allowing any, but the ZBL must clearly state this. As written, this intent is very
unclear.
2. Many Massachusetts towns find their existing zoning inadequate for addressing the
proliferation of short-term home/room rental services such as Airbnb. Traditional terms such
as “bed and breakfast” or “lodging house” do not work well for Airbnb activity. Boxborough
may want to consider some form of short-term rental regulation, but only in consultation with
Town Counsel. We find that town attorneys and city solicitors do not always agree about the
best way to approach these uses.
3. The Town should carefully reevaluate their Sign Bylaws in light of the 2015 US Supreme Court
decision in Clyde Reed v. Town of Gilbert, Arizona establishing that towns must have
strongly compelling reasons to regulate the content of any sign, the issue being one of free
speech. Therefore, references to the content of signs should be deleted or properly justified.

I. Missing Topics
1. Inclusionary Zoning bylaws encouraging the creation of affordable housing units are
important for towns to ensure that housing remains affordable and accessible for all.
Boxborough is in the fortunate position of exceeding the 10 percent statutory minimum of
affordable units under Chapter 40B, so affordable housing may not be as urgent a need as in
many other towns. However, beyond meeting state guidelines, provisions that encourage
developers to include affordable units in their projects will help ensure that the citizens of
Boxborough are able to continue to afford living there and that new residents of all income
levels can consider making it their home. Inclusionary Zoning provisions would ensure that
the Town continues to meet its affordable housing obligations into the future. Addressing
housing affordability through zoning would require the Town to reconsider its restrictive
regulations for multifamily housing – both the restrictions on use (a special permit only in B1)
and density (three units per acre).
2. The current ZBL provides for an Open Space Commercial Development but lacks a
corresponding Open Space Residential Development option. While much of Boxborough’s
residential land is built out already, having this tool available will help attract development
that will preserve the Town’s scenic and natural resources while encouraging more adaptive
and creative site layouts to better fit existing topography.
3. Mixed-Use Developments are currently only allowed in the Town Center District, by Special
Permit. The Town should consider opportunities for mixed-use development in other areas, ,
especially in viable zoning districts such as the Office Park district.
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4. Boxborough has an Environmental Protection section (Section 6400) that seeks to limit
disturbances to the environment, but lacks regulations concerning proactively
environmentally friendly green energy (solar, wind, etc.) activities.
5. While addressed under Mass. General Law (40A Sec. 16), the ZBL does not address Repetitive
Petitions, even simply to reference MGL. Many Towns provide this language as part of their
Administrative procedures, stating that petitions acted on unfavorably by the SPGA may not
be resubmitted for two years.
6. Definitions or descriptions of the purposes and intent of zoning districts would be a useful
supplement to Article III. Currently, the purpose that having two separate Business districts,
for example, is meant to serve must be guessed based on allowed uses and dimensional
regulations or must be the subject of historical research. Even a short, one sentence description
of the purpose and differentiating features of the districts would make interpretation and
comprehension of this aspect of the ZBL. The Town may want to go even further; for example,
the Town of Bridgewater includes an entire section providing detailed justification and
purpose for each of their zoning districts (see Bridgewater ZBL Section 3). This content can be
very helpful to a the SPGA in evaluating applications for special permit uses.
7. A section on the interpretation of district boundaries would be an essential tool for the
Building Inspector in making determinations involving the location of Zoning Districts. A
typical example of such language is Section 2.2.2 of the Town of Westford ZBL.
8. The ZBL lacks a provision for lots located in more than one zoning district (commonly known
as “split lots”) L. Such lots are located mostly in the Business district along Route 111 and the
Industrial-Commercial district near the Town’s northern border. Under the current Bylaw,
figuring out how to develop these lots would be extremely difficult and up to interpretation.
Lots split between Town boundaries are also typically addressed alongside split-district lots.
It is unclear if Boxborough has any such lots, but it wouldn’t hurt the Town to cover all of its
bases with some boilerplate language.
9. Any and all maps of Overlay Districts should be made available online alongside the ZBL for
easy reference. All overlay districts are represented either on Boxborough’s interactive GIS
map or as an attachment to the publicly available PDF of the ZBL, with one exception: There
does not appear to be any online representation of a Recreational Marijuana Overlay District,
despite such a district being established in the Bylaw.

J. Other Issues
1. At the May 14, 2019 Annual Town Meeting, Boxborough “voted to amend the General Bylaws
of the Town by substituting the term “Select Board” for “Board of Selectmen” and “Select
Board Member” for the word “Selectmen” in each and every place either one appears in the
bylaws and all other town related documents, policies and procedures.” (Town of
Boxborough General Bylaws pg. 38) Not only should this new term be incorporated into the
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ZBL, but in the same spirit all gendered language (i.e. “The Inspector of Buildings shall make
his determination…”) should be made gender neutral as well.
2. Monitoring and enforcement of Section 6404 regarding noise could prove costly and difficult
due to the specialized equipment and expertise required.
Furthermore, regarding Section 6404, as written it only applies to industrial zones. However,
given that these districts would typically be the noisiest on average, the section could likely
be applied to the whole Town without creating any additional hardship for existing uses.
3. In the Table of Uses, “Animal Shelter” is allowed by special permit in the IndustrialCommercial (IC) District. However, footnote 13 imposes an additional limitation, confining
the use to one part of (Codman Hill Road) the IC District. This should be reviewed by Town
Counsel, as it may conflict with G.L. c. 40A, § 4: “Any zoning ordinance or by-law which
divides cities and towns into districts shall be uniform within the district for each class or kind
of structures or uses permitted.”
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