
 
 
 
 
 
 
 

PLANNING BOARD AGENDA 
Tuesday May 18, 2021 @ 7:00PM 

ONLINE MEETING ONLY 
 

Please join the meeting from your computer, tablet or smartphone.  
https://global.gotomeeting.com/join/328855445  

You can also dial in using your phone.  
United States (Toll Free): 1 866 899 4679  

Access Code: 328-855-445  
 

ORDER OF BUSINESS* 

 
 
*Note:  Agenda times for items that are not public hearings may be taken out of order. 
 
 

“The listings of matters are those reasonably anticipated by the Chair 48 hours before said meeting, which may be 
discussed at the meeting. Not all items listed may in fact be discussed and other items not listed may also be brought 
up for discussion to the extent permitted by law” 

1.  7:00PM Parking Waiver Request 
207 Main Street, Sweet Annie’s Primitive Designs (Applicant: Justin 
Hayes) 

2.  7:05PM Discussion, Preliminary Subdivision Plan  
Skyview Estates (PSUB2021-01), 651 Main Street, 35 Lot Residential 
Subdivision (Applicant:  Mark Klinger/MKEP770 LLC) 

3.  7:45PM Discussion, Request to Allow Temporary Operation Pending Site Plan 
Approval 
1535 Main Street, Black Sheep Bah-Bah-Q & Kitchen LLC (Applicants:  
Patrick Flynn & Jennifer Wright)  

4.  8:00PM Approval of Minutes  
 April 20, 2021 

5.  8:30PM Town Planner Report/General Discussion: 
A. Miscellaneous Project Updates 
B. Board Member Committee Updates 
C. Upcoming Meeting Dates 

6.  Adjourn  

Town of Leicester 
PLANNING BOARD 

3 Washburn Square 
Leicester, Massachusetts, 01524-1333 

Phone:  508-892-7007 Fax:  508-892-7070 
www.leicesterma.org 
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Memorandum 

TO: Planning Board Members 
FROM: Michelle R. Buck, AICP 

Town Planner/Director of Inspectional Services 
DATE: May 10, 2021 
RE: May 18, 2021 Planning Board Meeting 

Information to log in to the meeting is on the agenda, and a direct link is also available on the 
Planning Board web page where applications are posted.  All votes must be Roll Call votes.   

Remote Meeting – Suggested Instructions: 

1. Ask the public participating to silence cell phones and mute their device during the 
meeting until called upon to speak 

2. Ask all members of the Board to identify themselves by name for the public at the start 
of the meeting 

3. When time for public comment, ask everyone to identify themselves before speaking.   

Parking Waiver Request, 207 Main Street, Sweet Annie’s Primitive Designs 
The applicant proposes a retail shop for handmade décor, primitives, and furniture.  The 
building has 7 spaces.  Counting existing uses (apartment & office) plus the new use would 
require 8 parking spaces under our Parking Regulations.  I recommend that the Planning Board 
grant a parking waiver for this use. 

Discussion, Preliminary Subdivision Plan, Skyview Estates (PSUB2021-01), 651 Main Street 
The plan shows a 35 lot subdivision located at 651 Main Street (although the plan shows 36 lots, 
Lot 1 is intended for drainage structures).  This project is in the Business (B) zoning district, 
which allows for two-family and multi-family structures by special permit from the Planning 
Board (single-family homes are prohibited).  The applicant intends to construct a mix of multi-
family & two family structures on the proposed lots (exact number of units not specified at this 
time). 
The plan as submitted would require the following waivers from Leicester’s Subdivision 
Regulations:  §VI.B.1.a. reinforced concrete storm drainage (HDPE proposed), §VI.B.1b Granite 
Headers, §VI.G.1. sidewalks (2 required/1 proposed), and §V.A.4 roadway maximum dead-end 
length (500’ maximum/3.500±’ proposed). 
Comments from various departments enclosed.  I agree that this project should have more than 
one means of access, especially since a large number of units are anticipated. 
For a preliminary subdivision plan, the Board can approve, deny, or approve with modifications.  
Typically, this Board has approved with conditions requiring modifications that would be shown 
on the Definitive Plan.  I’ve enclosed a copy of the Board’s decision on Oak Bluff as an 
example.  The decision filing deadline for this project is 6/3/2021, so this can be continued to the 
6/1/2021 meeting if needed.  

Town of Leicester 
PLANNING BOARD 

3 Washburn Square 
Leicester, Massachusetts, 01524-1333 

Phone:  508-892-7007  Fax:  508-892-7070 
www.leicesterma.org 
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Discussion, Request to Allow Temporary Operation Pending Site Plan Approval, 1535 Main 
Street, Black Sheep Bah-Bah-Q & Kitchen LLC  
The Applicant has applied for Site Plan approval to run a year-round food truck (discussion 
scheduled for 6/1/2021).  However, the applicant is requesting to proceed on a temporary basis 
prior to Site Plan Approval.   
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Copyright © 2021 Allen & Major Associates, Inc. 
All Rights Reserved 

 

 

100 Commerce Way, Suite 5, Woburn, MA 01801 | T (781) 935-6889 | F (781) 935-2896 

allenmajor.com 

Civil Engineers  ♦  Environmental Consultants  ♦ Land Surveyors  ♦ Landscape Architects 

 
March 5, 2021 

 
 
Dear Ms. Buck 
On behalf of our client, MKEP 770, LLC, the Applicant, Allen & Major Associates, Inc. is filing a Preliminary 
Subdivision Plan for the construction of a proposed subdivision off Main Street in Leicester, Massachusetts. 
The project includes land depicted on the Assessor’s Map #21 as Parcel B5.1 (651 Main Street), owned by E.F.G. 
Realty Trust. The plans submitted intend to depict the land encompassing the subdivision based on the Existing 
Conditions Plan created by Allen & Major Associates, Inc. Dated: February 10, 2021. 
It is the intent of the applicant to create a subdivision with three roadways to provide access to 35 new building 
lots. Enclosed, as part of this submittal, is the Application Form, the filing fee of $2,135.00 and the review fee 
of $3,150.00.  We are also including two (2) full size sets of plans, two (2) reduced copies for ease of distribution 
and four (4) copies of all the supporting documentation. 
The project property is located along the southwestern side of Main Street and northern side of Henshaw 
Street. The majority of the property consists of mainly woodland and brush, with a brook and small wetland 
pockets near the property’s boundary. Electrical utility lines and a tower are located at the southwestern 
portion of the parcel. As stated above, the existing electrical utility lines will be separated from the 
development and protected by a 250 foot electric easement. 
The property contains several areas subject to the Wetland Protection Act, all of which being outside direct 
impacts associated with the proposed roadway construction. These areas have been delineated by Gove 
Environmental Services, Inc. and are depicted on the Proposed Subdivision Plan. Some of the proposed 
drainage detention/infiltration basins are proposed to be located within the buffer zone and a filing with the 
Conservation Commission will be required. This will be made concurrent with the Definitive Subdivision review 
process. 
As part of the proposed development, three interconnected roadways will be constructed to provide access 
to individual lots. Being considered a residential subdivision, the roadways are proposed to be 28-feet wide 
with a 40-foot wide right of way to be maintained. At the end of the southernmost road is a cul-de-sac that 
will allow vehicles to effectively turn around and return to the entrance of the development along Main Street. 
The length of the dead end road connected to the cul-de-sac is approximately 207 feet long. 
Along with the construction of the proposed roadway, several other utility improvements will be provided as 
part of the overall development. The project stormwater management system will be addressed by a system 
of catchbasins and drainage manholes, capturing the surface runoff and directing it to various drainage 
detention basins for peak rate mitigation and stormwater treatment. An initial review of the drainage system 
and watersheds has been performed and the Grading & Drainage Plan depicts the anticipated drainage system 

To: 
Michelle R. Buck, Town Planner 
Leicester Development and Inspectional Services 
3 Washburn Square 
Leicester, Massachusetts 01524 

A&M Project #: 2889-01 
Re: Preliminary Subdivision Plan 

651 Main Street 
Map 21/Parcel B5.1 

Copy:  
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Michelle R. Buck, Town Planner  March 10, 2021 
Leicester Development and Inspectional Services 
  

Page 2 of 2 

for the project. A full stormwater analysis will be provided as part of the Definitive Subdivision submittal. The 
project proposes sewer manholes to be placed within the newly aligned roadways at various locations to 
collect sewage and direct it to the existing municipal sewer system along Main Street. Domestic water for the 
property is intended to be sourced from the existing municipal water main within Main Street. 
As part of this submittal, and in effort to provide comprehensive review for the Definitive Subdivision submittal, 
a preliminary list of waivers to the Leicester Subdivision Regulations is being submitted herewith. The applicant 
reserves the right to amend the list of waivers as needed during the Definitive Subdivision design and review 
process. 
Waivers: 
Section VI.B.1a – Reinforced concrete storm drainage piping required 

A waiver is requested to utilize high density polypropylene (HDPE) drainage lines or approved equal 
within the drainage system of the subdivision. 

Section VI.B.1b - Granite headers shall be placed in back of all Catch basins 
A waiver is requested for the requirement of granite curb inlets at the catchbasins within the 
subdivision roadway. 

Section VI.G.1 - Sidewalks shall be installed on both sides of all streets within a subdivision 
A waiver is requested to install sidewalks on only 1 side of the roadway due to the steep terrain of the 
proposed subdivision and lack of connection to a municipal sidewalk along Main Street (aka Route 9) 

At this time, Allen & Major Associates, Inc. is requesting to be placed on the agenda for the next available 
meeting of the Planning Board to discuss this Preliminary Subdivision Plan. Representatives of this office and 
the owner/applicant will attend to present the plan and address any concerns raised by the Board at that time. 
We thank you in advance for your anticipated cooperation regarding this project and look forward to meeting 
to discuss the plans. 
 
Very Truly Yours, 

ALLEN & MAJOR ASSOCIATES, INC. 
 
 
 
Michael Malynowski, PE 
Senior Project Manager 
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Skyview Estates – Prelim. Subd. Plan Review 

Page 1 of 3 

ctober 6, 2014 
 

May 6, 2021 

 

Leicester Planning Board 

Town of Leicester 

3 Washburn Square 

Leicester, MA 01524-1333 

 

Re: Skyview Estates 

 Preliminary Subdivision Plan Review  

  

To the Board: 

 

This office has received the following information related to the preliminary subdivision application 

for the Skyview Estates project located on the parcel identified as Map 21/B5.1: 
 

• Form B. Application for Approval of Preliminary Plan dated April 20, 2021. 
 

• A memorandum from Joseph H. Wood – Superintendent Leicester Water Supply District, 

not dated.  
 

• A memorandum from Benjamin Morris, Superintendent Cherry Valley Sewer District 

addressed to Mr. Grondin, dated March 9, 2021. 
 

• A memorandum from Michael Malynowski, PE of Allen & Major Associates, Inc., 

addressed to Michelle R. Buck, Town Planner, dated April 20, 2021.  
 

• Set of plans titled “Preliminary Subdivision Plans for Skyview Estates Main Street 

Leicester, MA 01611” prepared by Allen & Major Associates, Inc. dated April 20, 2021.   
 

These documents have been reviewed with respect to the Subdivision Rules and Regulations, 

appropriate sections of the Zoning Bylaw and for general engineering practice.  The submission has 

not been reviewed for completeness.  Our comments regarding the submission can be seen below 

with reference to the Subdivision Rules and Regulations where applicable.     

 

Subdivision Rules and Regulations 
 

1. The existing driveway easement serving #747 Main Street must be labeled. (III.2.b.4)  
  

2. The Applicant must identify the distance between the proposed roadway and the existing 

intersection of Main Street and Waite Street.  Street jogs with centerline offsets of 125 feet 

should be avoided. (V.A.1.e) 
 

3. A centerline radius would be a better design option than the proposed ±90° turn at Lot 9 and 

Lot 10.  (V.A.1.f) 
 

4. A 50 foot leveling area has not been provided from the sideline of Main Street along 

Alignment 6 and has not been provided from the sideline of Alignment 6 along Alignment 8. 

(V.A.3.b) 
 

QUINN  

ENGINEERING, INC. 

PO BOX 107 

Paxton, Massachusetts 01612 

Phone: (508) 753-7999 

Fax: (508) 795-0939 
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Skyview Estates – Prelim. Subd. Plan Review 

Page 2 of 3 

5. The proposed roadway configuration could be a public safety concern.  The Town’s 

subdivision regulations limit dead end roadways to 500 feet.  The proposed subdivision 

consists of approximately 3,500 feet of internal roadways with a single access to Main Street 

and proposes a roadway length of approximately 730 feet between Main Street and the first 

internal intersection. Although not specified on plans, it appears that most lots could support 

multi-family dwellings, potentially resulting in approximately 70 new dwelling units in the 

development. The primary concern related to the length of dead end roadways is blockage of 

the road and the subsequent impact on emergency access and public safety.   
 
The Institute of Transportation Engineers (ITE) publication Recommended Guidelines for 

Subdivision Streets recommends a maximum dead end length of 700 feet for medium to high 

density developments.  The proposed configuration exceeds both the Town’s subdivision 

regulations and ITE’s guidelines.   
 
It is recommended that the Applicant investigate the feasibility of providing a second access 

into the subdivision from Colonial Drive or from another point along the Main Street 

frontage in order to eliminate the dead end length issue.    
 
This office defers to the Board on how the dead end length is determined, however 

regardless of how it is determined, the proposed roadway configuration requires a waiver to 

exceed the dead end length of 500 feet.  This office does not recommend considering a 

waiver request until all options to avoid a dead end in excess of 500 feet have been explored. 

(V.A.4)  
 

6. A sight distance evaluation must be provided at the definitive plan stage.  The Applicant 

may want to consider evaluating the intersection sight distance at Main Street during this 

preliminary stage in order to identify potential sight distance issues. (V.A.6) 
 

7. Catch basins must be installed near the corners of intersecting streets.  This should be 

addressed at the definite plan stage. (V.C.4.) 
 

8. The Board may require open space. None is currently proposed.  (V.E.) 
 

9. Lots 12, 23, 24 and 25 do not meet the minimum frontage requirement. (V.G.) 

 

General Comments 
 

10. The proposed residential uses are not specifically listed on the plan or in the application 

materials, however, it appears that the lots are sized to accommodate multi-family uses.  A 

special permit is required for multi-family uses in the Business district.  (Zoning Bylaw 

Table 3.2.02) 
 

11. The Applicant must clarify if the proposed roadway construction will violate the terms of 

the existing driveway easement granted to #747 Main Street.  If there is no violation, the 

Applicant must clarify how the existing driveway access to #747 Main Street will be 

accommodated.  Given the proposed impact to the access of #747 Main Street, the existing 

development on that property should be depicted on the plan.  
 

12. This office has had experience with other projects where MA DOT prohibits connection to 

existing drain systems within the State Highway Layout.  The Applicant may want to 

contact MA DOT to review potential connections into the existing drain system as this may 

affect the proposed drainage design.   

18



Skyview Estates – Prelim. Subd. Plan Review 

Page 3 of 3 

 
13. Roadways should be designed so that low points do not occur near or within intersections as 

currently proposed in Alignment 7.   
 

14. Swales are proposed along the roadways in areas of earthwork cuts.  The plans do not depict 

a means or removing stormwater from most of the swales.   
 

15. An existing well is depicted on the property.  The Applicant must clarify if the existing well 

is in service and if so, what property does it serve. 
 

16. It is unclear if all of the delineated resource areas are jurisdictional under the Wetland 

Protection Act Regulations.  If jurisdictional, the proposed drain pipe installation and 

stormwater basin construction in the wetland resource areas on Lot 24 should be avoided if 

possible. 
 

17. The Applicant should be aware that the property is partially located within the Water 

Resources Protection Overlay District and should be aware of the requirements of that 

district.  Reference to the district does not appear to be noted on the plan.   
 

18. The submitted narrative identifies a 207 foot dead end roadway and a cul-de-sac.  Neither of 

these appear to apply to the proposed roadway layout.    
 

19. Note 8 on Sheet C-102 should be revised to reflect the 2 foot contour interval provided on 

the plans.   

 

Requested Waivers 
a. Section VI.B.1.a – Use of HDPE drain pipe in lieu of RCP drain pipe.  

At this time, no exception is taken to the proposed waiver request.  The Board may want to 

solicit input from the Highway Department.   
 

b. Section VI.B.1.b – Elimination of granite headers at catch basins. 

At this time, no exception is taken to the proposed waiver request.  The Board may want to 

solicit input from the Highway Department.  
 

c. VI.G.1 – Sidewalks proposed on only 1 side of the roadway.  

This office defers to the Board on the appropriateness of the proposed waiver.   

 

Sincerely, 

QUINN ENGINEERING, INC. 

 

 

 

  

Carl Hultgren, PE 

Senior Engineer 

 

CC:  File  
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Brooke Hammond

From: Dennis Griffin
Sent: Friday, April 23, 2021 8:06 AM
To: Brooke Hammond
Subject: RE: Request for Comment-Preliminary Subdivision Plan 651 Main St

The access to this project is on a Ma. Dot road and drainage. There is no comment from this Dept. at this time. 
 

From: Brooke Hammond <hammondb@leicesterma.org>  
Sent: Thursday, April 22, 2021 12:22 PM 
To: jlennerton@aol.com; Michael Silva <SilvaM@leicesterma.org>; mwilson@leicesterfireems.org; Ken Antanavica 
<antanavicak@leicesterpd.org>; Dennis Griffin <griffind@leicesterma.org>; Francis Dagle <DagleF@leicesterma.org>; 
Benjamin Morris <bmorris@cvrwd.com>; Joe Wood <joe@lwsd.net> 
Cc: Buck, Michelle <BuckM@leicesterma.org> 
Subject: Request for Comment‐Preliminary Subdivision Plan 651 Main St 
 
The Planning Board has received a new application, as summarized below. Comments, if any, should be submitted by 
email to hammondb@leicesterma.org or planning@leicesterma.org.  
 
Type of Application: Preliminary Subdivision Plan 
Project Name: Skyview Estates 
Location/Description: 651 Main St/ 35 lots, +/‐ 29.8 acres total 
Water/Sewer:  Leicester Water Supply District/Cherry Valley Sewer District 
Planning Board Meeting Date:  5/18/2021 
Deadline for Comments:  5/18/2021 
 
The application & plans are available at the link below: 
https://www.leicesterma.org/planning‐board/pages/current‐applications‐plans  
 
 

Brooke Hammond  
Planning, Conservation, and ZBA Assistant  
Town of Leicester 
(508) 892‐7007 
Please note that Leicester Town Hall is closed on Fridays. 
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Brooke Hammond

From: jlennerton@aol.com
Sent: Thursday, April 22, 2021 12:57 PM
To: Brooke Hammond
Cc: Buck, Michelle
Subject: Re: Request for Comment-Preliminary Subdivision Plan 651 Main St

Follow Up Flag: Follow up
Flag Status: Completed

Regarding the Preliminary Subdivision Plan 651 Main St 
 
These plans do not reflect the location or mention what is referred to on other property deeds in the area as "Old County 
Road" which is the old Boston Post Road, and is still state property. 
It passes through this proposed subdivision. Properties on Main St and Monterrey Dr, that runs parallel to Main St  do not 
abut as the road still exits between those properties. This could be a serious legal problem.  
 
Also this is the road that Henry Knox pulled the cannons and ammo from Fort Ticonderoga to Boston over, this could be 
an archeologically sensitive area as cannons balls have been located along this route. 
 
As an aside, utilizing the town website, only the first two pages for the pdf file were able to be loaded, not 3-7. 
 
Don Lennerton, Chair 
Historical Commission 
 
 
 
 
-----Original Message----- 
From: Brooke Hammond <hammondb@leicesterma.org> 
To: jlennerton@aol.com <jlennerton@aol.com>; Michael Silva <SilvaM@leicesterma.org>; mwilson@leicesterfireems.org 
<mwilson@leicesterfireems.org>; Ken Antanavica <antanavicak@leicesterpd.org>; Dennis Griffin 
<griffind@leicesterma.org>; Francis Dagle <DagleF@leicesterma.org>; Benjamin Morris <bmorris@cvrwd.com>; Joe 
Wood <joe@lwsd.net> 
Cc: Buck, Michelle <BuckM@leicesterma.org> 
Sent: Thu, Apr 22, 2021 12:21 pm 
Subject: Request for Comment-Preliminary Subdivision Plan 651 Main St 

The Planning Board has received a new application, as summarized below. Comments, if any, should be submitted by 
email to hammondb@leicesterma.org or planning@leicesterma.org.  
  
Type of Application: Preliminary Subdivision Plan 
Project Name: Skyview Estates 
Location/Description: 651 Main St/ 35 lots, +/- 29.8 acres total 
Water/Sewer:  Leicester Water Supply District/Cherry Valley Sewer District 
Planning Board Meeting Date:  5/18/2021 
Deadline for Comments:  5/18/2021 
  
The application & plans are available at the link below: 
https://www.leicesterma.org/planning-board/pages/current-applications-plans  
  
  
Brooke Hammond  
Planning, Conservation, and ZBA Assistant  
Town of Leicester 
(508) 892-7007 
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Please note that Leicester Town Hall is closed on Fridays. 
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Brooke Hammond

From: Ken Antanavica <antanavicak@leicesterpd.org>
Sent: Tuesday, April 27, 2021 10:39 AM
To: Brooke Hammond
Cc: Mike Dupuis
Subject: RE: Request for Comment-Preliminary Subdivision Plan 651 Main St

Follow Up Flag: Follow up
Flag Status: Flagged

Hello Brooke: 
I do not see any provision for sidewalks which are absolutely required from a public safety view.  I do see the street 
lights on the plan which I also require.  I think fire will require a second street entrance for a project this size.  Mike 
Dupuis is the new fire chief who is cc on the email. Please include him in the loop. 
 
 

Thank You  
 
Chief Kenneth M Antanavica 
Leicester Police Department 
90 S. Main St. 
Leicester, Ma 01524 
(508) 892‐7010 ext 2010 
Fax (508) 892‐7012 
 
 
 

From: Brooke Hammond <hammondb@leicesterma.org>  
Sent: Thursday, April 22, 2021 12:22 PM 
To: jlennerton@aol.com; Michael Silva <SilvaM@leicesterma.org>; mwilson@leicesterfireems.org; Ken Antanavica 
<antanavicak@leicesterpd.org>; Dennis Griffin <griffind@leicesterma.org>; Francis Dagle <DagleF@leicesterma.org>; 
Benjamin Morris <bmorris@cvrwd.com>; Joe Wood <joe@lwsd.net> 
Cc: Buck, Michelle <BuckM@leicesterma.org> 
Subject: Request for Comment‐Preliminary Subdivision Plan 651 Main St 
 
The Planning Board has received a new application, as summarized below. Comments, if any, should be submitted by 
email to hammondb@leicesterma.org or planning@leicesterma.org.  
 
Type of Application: Preliminary Subdivision Plan 
Project Name: Skyview Estates 
Location/Description: 651 Main St/ 35 lots, +/‐ 29.8 acres total 
Water/Sewer:  Leicester Water Supply District/Cherry Valley Sewer District 
Planning Board Meeting Date:  5/18/2021 
Deadline for Comments:  5/18/2021 
 
The application & plans are available at the link below: 
https://www.leicesterma.org/planning‐board/pages/current‐applications‐plans  
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Brooke Hammond  
Planning, Conservation, and ZBA Assistant  
Town of Leicester 
(508) 892‐7007 
Please note that Leicester Town Hall is closed on Fridays. 
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Brooke Hammond

From: Brooke Hammond
Sent: Monday, April 26, 2021 11:51 AM
To: 'mmalynowski@allenmajor.com'
Subject: FW: Request for Comment-Preliminary Subdivision Plan 651 Main St

Please see comments below. 
 

From: Benjamin Morris <bmorris@cvrwd.com>  
Sent: Monday, April 26, 2021 11:42 AM 
To: Brooke Hammond <hammondb@leicesterma.org> 
Subject: RE: Request for Comment‐Preliminary Subdivision Plan 651 Main St 
 
Hi Brooke,   
In regards to Cherry Valley Sewer District, the applicant has reached out to CVSD and we have informed him that 
connection to public sewer is available in this location.  Once a detailed utility plan is prepared the developer must 
comply with the Districts Rules and Regulations for plan to be reviewed and approved by CVSD ( this is to be done at the 
Developers cost).  Once the plans are reviewed and approved the applicant will be subject to the additional fees set 
forth by the CVSD Board and the Districts Rules and Regulations for connections and inspections.   
 
If there are any questions please let me know  
 
 

Benjamin Morris 
Benjamin Morris 
Superintendent 
Cherry Valley & Rochdale Water District 
Chery Valley Sewer Disitrict 
PO Box 138 
Rochdale Ma. 01524 
508‐892‐9616 (office) 
508‐892‐4371 (fax) 
bmorris@cvrwd.com 

 
 
 
 
 
 

From: Brooke Hammond <hammondb@leicesterma.org>  
Sent: Thursday, April 22, 2021 12:22 PM 
To: jlennerton@aol.com; Michael Silva <SilvaM@leicesterma.org>; mwilson@leicesterfireems.org; Ken Antanavica 
<antanavicak@leicesterpd.org>; Dennis Griffin <griffind@leicesterma.org>; Francis Dagle <DagleF@leicesterma.org>; 
Benjamin Morris <bmorris@cvrwd.com>; Joe Wood <joe@lwsd.net> 
Cc: Buck, Michelle <BuckM@leicesterma.org> 
Subject: Request for Comment‐Preliminary Subdivision Plan 651 Main St 
 
The Planning Board has received a new application, as summarized below. Comments, if any, should be submitted by 
email to hammondb@leicesterma.org or planning@leicesterma.org.  
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Type of Application: Preliminary Subdivision Plan 
Project Name: Skyview Estates 
Location/Description: 651 Main St/ 35 lots, +/‐ 29.8 acres total 
Water/Sewer:  Leicester Water Supply District/Cherry Valley Sewer District 
Planning Board Meeting Date:  5/18/2021 
Deadline for Comments:  5/18/2021 
 
The application & plans are available at the link below: 
https://www.leicesterma.org/planning‐board/pages/current‐applications‐plans  
 
 

Brooke Hammond  
Planning, Conservation, and ZBA Assistant  
Town of Leicester 
(508) 892‐7007 
Please note that Leicester Town Hall is closed on Fridays. 
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PROJECT INFORMATION, Continued 
Size of Proposed Structure(s):  

Total Lot Area:  

Water Source: 
(Select One) 

 Private Well  Cherry Valley & Rochdale Water District  
 Hillcrest Water District  Leicester Water Supply District 

Sewer Source: 
(Select One) 

 Private Septic System  Cherry Valley Sewer District 
 Hillcrest Water District  Leicester Water Supply District 
 Oxford Rochdale Sewer District  

Brief Project Description: 
Please include a brief description on this form (i.e. do not write “see attached”).  [Examples:  New construction of a 
20,000s.f. retail building and associated parking; Use of a 1,000s.f. portion of an existing structure for a proposed 
pet grooming clinic.] 

 

 

 

Application Checklist 
Use this checklist to ensure you have provided all required information. See Planning Board Site Plan 
Review & Special Permit Regulations for details.  13 copies are required except where noted. 
 Plans (2-full-size & 11- 

11”x17”) 
 Detailed Project Narrative 

including any waiver requests 1 
 Drainage Analysis/ Stormwater 

Report, (3 copies) 
 n/a 

 Documentation of Availability 
of Water & Sewer 

 n/a 

 Certified Abutters List (1 copy)2 
 n/a 

 Traffic Study (3 copies) 
 n/a 

 Fees3  .pdf copy of all required submittals (CD or USB Drive) 
1 See Planning Board Site Plan Regulations for details on what should be included in a Project Narrative.  For special permits that 

don’t require conformance with Site Plan Review submittal requirements, submit a narrative explaining conformance with 
special permit approval criteria (see Special Permit Regulations for details). 

2 certified abutters lists are required for all Special Permits applications and for Major Site Plan Review Applications (new 
construction over 30,000 s.f. and ground-mounted solar over 250,000 s.f or 2 acres or more of tree clearing)   

3 Please refer to the Planning Board’s Fee Regulations.  Checks must be made out to the Town of Leicester 

For Planning Board Use: 
Date of Submittal:  
Public Hearing/Meeting Date(s):    
     
Date of Planning Board Vote:  
Date Decision Filed with Town Clerk:  
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Leicester Planning Board 
Site Plan Review & Special Permit Application Form 

PERMIT TYPE:  Special Permit  Site Plan Review 
CONTACT INFORMATION 
Owner Information 
Name:  Company 

Name: 
 

Signature:  

Address:  

Phone:  Email:  

Applicant Information 
Name:  Company 

Name: 
 

Signature:  

Address:  

Phone:  Email:  

Primary Contact Person (The person that will be contacted by Planning Board staff during the application process.) 
Name:  Company 

Name: 
 

Address:  

Phone:  Email:  

PROJECT INFORMATION 
Project Address:  Zoning District:  

Assessors Map 
& Parcel # 

 Deed Reference 
(Book & Page): 

 

Applicable Zoning Bylaw Section(s):  

Proposed Land Use:  

Existing Land Use:  
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We are Patrick Flynn and Jennifer Wright, owner/operators of Black Sheep Bah-Bah-Q 
& Kitchen LLC, a newly re-built BBQ Smoker trailer with a full kitchen.  We recently 
signed a lease with the owner of 1535 Main Street, Leicester, MA in order to use the 
property as a semi-permanent vending location through the end of October with a 
month to month agreement afterwards.

Our Lease Agreement details that we will be using only part of the land, from the back 
of the existing building forward to the road.  We will not be occupying the building and, 
in fact, the property owner has said that he will be responsible for boarding it up so 
access is unavailable to the public.

Our trailer is equipped with two propane tanks to fuel the indoor kitchen equipment, and 
a generator to supply electricity to the refrigeration, etc. The smoker unit is a 6’ wood 
fired smoker located at the front of the trailer itself. We will be bringing and securely 
storing all our water, both potable and non, as well as removing all grey and black water 
from the premises in approved storage and transport containers.

There is 400 feet of street frontage on this property, allowing for ample traffic to safely 
flow in and out at opposite ends.  We propose angled parking for about 15 cars along 
the roadside.  Our trailer will be placed at the approximate midpoint of the building to 
allow for plenty of room for people to approach the trailer, order and pick up food.

Our business model allows for online ordering, so some situations will be simply
pick-up.  We would like to place some picnic and or high top tables within our leased 
space to accommodate guests that would like to enjoy their food on the spot.  We will 
be smoking meat and preparing all other items on the vehicle.  We would potentially be 
open for business Tuesday through Sunday during both lunch and dinner times.  Our 
Mobile Food Establishment Application and supporting documents have been submitted 
to Mr. Dagle and the Board of Health as has our New Business License Application.

We look forward to opening up as soon as possible, please let me know if there are any 
other documents you require.

Thank you,
Jennifer Wright & Patrick Flynn
Black Sheep Bah-Bah-Q & Kitchen LLC
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LEICESTER PLANNING BOARD 
MEETING MINUTES 4/20/2021 

MEMBERS PRESENT: Jason Grimshaw (Chair), Debra Freidman (Vice-Chair), Sharon Nist, 
James Reinke (Associate Member) 
MEMBERS ABSENT: Jami-Lyn Souza 
STAFF PRESENT: Michelle Buck, Town Planner; Brooke Hammond, Department Assistant 
TIME: 7:00 PM.  

ORDER OF BUSINESS* 

The meeting was called to order at 7:00 PM. 
1. Public Hearing, Special Permit – 803 Main St/Afro Evolution Steppers 

[Mr. Grimshaw reads the public hearing notice.] 

Ms. Pabarroo, the applicant, plans to open a dance studio and hair salon in the existing building 
at 803 Main St. A variety of dance classes will be held on the first floor. Choreographers will 
direct the classes, and Ms. Pabarroo will be doing hair braiding herself in the salon on the second 
floor. Ms. Buck asks Ms. Pabarroo to provide a more detailed parking plan, along with the exact 
number of parking spaces. 

Ms. Pabarroo notes there would only be one class at a time. Ms. Friedman asks if parents will 
have the options to watch their children’s dance classes. Ms. Pabarroo says when COVID 
restrictions are lifted, yes. Ms. Freidman asks if it’s possible for employees to park behind the 
building to save the front lot for visitors. Ms. Pabarroo says she and her employees can park in 
back, as the other tenants in the building don’t have customers. 

1.  
 
 

7:00PM Public Hearing, Special Permit  
803 Main St, Afro Evolution Steppers (SP2021-04), reuse of 
existing structure for dance studio and hair braiding salon 
(Applicant: Candice Pabarroo) 

2.  7:15PM Public Hearing, Special Permit/Site Plan Review 
704 Main St (aka 710 Main), SP2021-05, 3 duplexes, renewal of 
expired permit (Applicant: Paul Doray) 

3.  7:30PM Continued Public Hearing, Special Permit  
WorcShop/11 Hankey Street (SP2021-03), Makerspace (Applicant: 
The WorcShop) 

4.  8:00PM Adoption of Minutes: 
• March 16, 2021 

5.  8:15PM Town Planner Report/General Discussion: 
A. Open Space & Recreation Plan Survey 
B. Miscellaneous Project Updates 
C. Board Member Committee Updates 

6.  Adjourn  
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Ms. Friedman asks what the projected business hours will be. Ms. Pabarroo says it will be 3 pm 
to 7 or 8 pm, with some extended hours for adult classes. Ms. Nist asks what the age range of 
dancers will be. Ms. Pabarroo says her focus during this start-up period is kids ages 3 to 18. She 
wants to incorporate some adult classes once the studio is established. She also wants to offer 
wheelchair yoga in the future.  Ms. Nist asks if the snow and trash removal will be handled by 
the landlord. Ms. Pabarroo states those services are included in the rent. Mr. Reinke asks if there 
is adequate accessibility i.e. if the building is ADA compliant. Ms. Pabarroo says there is a lift to 
the second floor as well as a ramp outside the front door. Mr. Reinke asks about the occupancy 
load of the space. Ms. Buck says the occupancy load would be about 90, and notes the Board is 
normally flexible in applications involving building reuse.  

Ms. Friedman notes that the previous business in this space was not open after dark, so more 
exterior lighting may need to be added. Ms. Pabarroo says there is lighting by the front door as 
well as streetlights along the road and is willing to add motion-activated lighting. Ms. Nist asks 
about traffic patterns entering and exiting the parking lot; she would like to see one entrance and 
one exit each with appropriate signage. 

Motion: Ms. Friedman moves to continue the hearing to May 4, 2021 at 7:15 PM. 
Second: Ms. Nist 
Discussion: The Board lists the materials they are asking the applicant to provide: a lighting 
plan, traffic plan, parking delineation, and occupancy capacity. Ms. Nist asks if a traffic study is 
necessary. Ms. Buck says the Planning Board has typically only required traffic studies for larger 
business with higher traffic volume, so it’s not recommended at this site. 
Roll-Call Vote: (4-0-0)  

2. Public Hearing, Special Permit/Site Plan Review – 704 Main St 

[Mr. Grimshaw reads the public hearing notice.] 
Mr. Doray explains that this project was previously approved by the Planning Board in 2019. Mr. 
Doray had to re-apply for a special permit rather than file for an extension, but there are no 
changes to the plan otherwise. One building was built and the applicant is looking to start 
construction on the other three proposed buildings. Ms. Buck has no concerns with the project.  
Motion: Ms. Friedman moves to approve the special permit.  
Second: Ms. Nist 
Discussion: Ms. Buck removed conditions that addressed issues already completed, but 
otherwise the decision is the same as 2019 decision.  
Roll-Call Vote: (4-0-0)  

3. Continued Public Hearing – 11 Hankey St/WorcShop 
Ms. Buck says the meeting packet includes only new submittals from the WorcShop (not original 
submittals). A draft decision was included as well, but Ms. Buck wants the Board to spend time 
going over project-specific conditions.  
Mr. DeSota met with Ms. Buck after the last meeting and says the new submittals address the 
Board’s concerns. There is a more detailed lighting plan, including an emergency lighting plan 
for the interior and lighting along the side of the building for the emergency access lane. A noise 

35



control policy that will be added to the WorcShop training manual is also included. A noise 
study using the professional equipment was conducted as well. Mr. DeSota says because of the 
building’s position, at the nearest property line the noise level is no louder than that of a 
household refrigerator. 
Mr. DeSota says the WorcShop will not be doing any automotive work in the near future. A list 
of all potential hazardous waste materials was provided to the Board in the meeting packet, along 
with a fire & safety narrative, and plans for both sprinkler and fire alarm systems. A designated 
fire lane around the building was noted on the plans as well as a parking plan with delineated 
spaces and appropriate signage. The last submission was an event planning narrative.  
Mr. Reinke asks if there is still a cease and desist on doing work at this property. Ms. Buck says 
Valenti Precision is permitted to conduct business in the building, but the WorcShop is still 
under the cease and desist. Mr. Reinke states during a recent site visit he saw car motors and 
chicken coops outside the WorcShop. Mr. Meraki says no one is using the space inside the 
WorcShop, any materials outside are members personal belongings. Mr. Reinke asks what is 
being stored in the storage units outside the building. Mr. DeSota says that materials from the 
previous location were brought in storage units and have not yet been unloaded because of the 
cease and desist. Mr. Meraki adds that only 3 of the storage containers have materials from the 
previous location, the other containers will be removed from the property once work is permitted 
to resume.  
Ms. Freidman asks if any work will take place outside the building. Mr. DeSota says that is not 
the intent and all work should take place inside once the WorcShop is operational. Outdoor 
storage of equipment, lumber, fuel, and waste is anticipated. Ms. Friedman notes that the outdoor 
storage is not designated on the plan. Ms. Friedman says outdoor storage will impact the 
emergency access lane and parking around the building. Mr. Meraki says materials that are 
dropped off outside will be transferred inside within a reasonable time frame, and the only 
outdoor storage will be that which was mentioned. Ms. Nist asks that temporary storage locations 
be added to the plan as well.  
Mr. DeSota and Mr. Meraki agree that an area inside can be designated for incoming shipments 
of materials, but the shipping containers will stay outside temporarily while the WorcShop gets 
set up. Ms. Nist asks if they are expecting any shipments during this start-up period. Mr. Meraki 
says there will be shipments with materials for building improvements like the fire and sprinkler 
systems. Ms. Nist asks if shipments will be dropped off during normal business hours. The 
WorcShop team says all current and future deliveries will take place during daytime hours. Mr. 
Reinke requests a plan that includes the quantity and location of all outdoor storage containers. 
Ms. Nist wants to ensure temporary storage doesn’t end up being permanent. Mr. DeSota 
suggests that the decision could be conditioned to address storage containers. Ms. Nist says she 
agrees to allowing storage containers on site, but no RV’s or campers. Mr. Reinke mentions an 
RV he saw by the building during his site visit. Mr. DeSota says this is a member who invents 
electrical mechanisms for his RV. Mr. Reinke says RV repairs are considered an automotive use. 
Mr. DeSota says welding shops often modify vehicles, but no mechanical or car maintenance 
work will be going on in the WorcShop. 
Ms. Nist says she still has concerns about WorcShop operating 24 hours a day. Mr. DeSota says 
limited hours would deprive members of the opportunity to work on their hobby or business 
when creativity strikes. He says most activity takes place during the day, but some members will 
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need to visit during non-business hours. Mr. Grimshaw notes that most makerspaces are in 
industrial areas, whereas 11 Hankey St is surrounded by residential homes. The Board agrees the 
WorcShop’s location is the reason for reservations over allowing a 24-hour operation.  
Ms. Freidman says in other 24-hour makerspaces there is a tendency to have people living inside 
the building. She wants to make sure this does not happen at the WorcShop. The draft permit 
decision includes a condition which strictly prohibits any kind of residency in the building, 
which Mr. Meraki says they will commit to enforcing. Mr. Reinke asks the applicant how they 
plan to enforce these conditions when they are currently unable to enforce a cease and desist 
order to halt activity on the property. Mr. Meraki says since the cease and desist his ability to pay 
staff has been curtailed, hence the lack of employee supervision on site. Ms. Friedman notes 
there should not be any members on the property at all if a cease and desist order is in place, so 
inability to pay staff is not relevant. Mr. Meraki states the only activity going on now is members 
retrieving their personal belongings from the property.  
Mr. Reinke says 24 hour a day business model is not normally accepted in Leicester or by the 
Planning Board. Mr. DeSota asks the Board to propose business hours they would deem 
acceptable; he says the WorcShop’s business model has always revolved around them being 
open 24/7, and asks why the Board did not propose a condition cutting business hours in the first 
hearing on March 6th.  
Mr. Grimshaw says he would agree to 24/7 if the occupancy and rule enforcement issues can be 
fully resolved. Ms. Friedman says the prior disregard of Leicester’s regulations by the WorcShop 
is her reason for being cautious when considering the special permit. Mr. DeSota and Mr. Meraki 
say they will commit to enforcing all rules put in place. They plan to increase security by 
limiting key distribution and installing member key-card scanners at the doors, as well as 
increasing enforcement efforts.  
Mr. Grimshaw asks the Board if their other concerns such as noise and lighting from the last 
meeting have been addressed. Ms. Friedman says she wants to wait for approval from the Fire 
Chief. Ms. Buck says she is waiting to hear back from the Fire Department, but that Mike Wilson 
has been in touch with the fire alarm company.  
Public Comments 
Patrick Carroll, a former WorcShop member, says operating only during standard business hours 
would be restrictive to current WorcShop members. He suggests 24/7 business hours with 
activity restrictions at night as a potential condition. 
David Webb spoke in opposition to the project and says the WorcShop has a history of 
disregarding rules and that this will not stop.  
Motion: Ms. Friedman moves to continue the hearing to May 4, 2021 at 7:30 or as soon 
thereafter can be heard.  
Second: Ms. Nist 
Discussion: The Board requests an updated plan for storage and lighting cut sheets, as well as 
approval from the Fire Department regarding the emergency access lane.  
Mr. DeSota says he wants to address the 24-hour operation concern before the next meeting. Ms. 
Freidman suggests a 6-month trial period with 6 am-12 midnight business hours, with a shift to 
24/7 hours after a successful trial period. Mr. Meraki asks if the Board would allow 24/7 
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operation if the WorcShop was always fully staffed. Ms. Nist says a trial period is necessary for 
the WorcShop to prove they will follow the conditions set forth by the Board.  Mr. Reinke raises 
concerns related to a letter of opposition to the project. Ms. Buck notes that the issues raised in 
that letter that are unrelated to criteria in the Zoning Bylaw should not be considered by the 
Board. 
Roll-Call Vote: (4-0-0) 

4. Adoption of Minutes 
 

Motion: Ms. Nist moves to accept the minutes from March 16, 2021. 
Second: Ms. Friedman 
Discussion: None 
Roll-Call Vote: (3-0-0) 

5. Town Planner Report/General Discussion 
A survey for the 2021 Open Space and Recreation Plan are available online and hard copies will 
be places at the Town Hall, Library, and other locations. The survey deadline is May 7th.  
Capital Improvement met and sent their rankings to the Select Board and Finance Advisory 
Board.  
Economic Development Committee had a presentation about Leicester’s local rapid recovery 
plan which addresses economic impacts to local businesses from COVID.  
Mr. Carroll, who wants to open a machine shop at 760 Pleasant St says he is still working with 
Ms. Buck and the Building Inspector to figure out acceptable uses in the zoning district.  
6. Adjourn 
Motion: Ms. Nist 
Second: Ms. Friedman 
Discussion: None 
Roll-Call Vote: (4-0-0) 

The meeting was adjourned at 9:09 PM.  

Respectfully Submitted,  

Brooke Hammond, Department Assistant 

Documents included in the meeting packet: 

• Agenda 
• Town Planner Memo 
• 803 Main St/Afro Evolution Steppers: 

o Hearing Notice 
o Application 
o Project Narrative 
o Abutters List 
o Photos and Maps 
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o Email from Michelle Buck to Applicant dated 4/13/2021 
o Building Inspector comments dated 4/13/2021 
o LWSD comments  
o Fire Department Comments dated 3/24/2021 
o Police Department comments dated 3/24/2021 
o Draft Special Permit Decision dated 4/14/2021 

• 704 Main St: 
o Hearing Notice 
o Application 
o LWSD memo dated 10/30/2018 
o CVSD memo dated 11/8/2021 
o Project Narrative 
o Building Plans 
o Abutters List 
o Board of Health memo dated 4/5/2021 
o Police Department comments dated 4/5/2021 
o CVSD dated 4/5/2021 
o Highway Department comments dated 4/5/2021 
o Draft Special Permit Decision dated 4/14/2021 

• WorcShop/11 Hankey St: 
o Email from Ethan DeSota dated 4/14/2021 
o Fire and Safety Narrative dated 4/14/2021 
o Email from Colby Fire Protection Inv to WorcShop dated 4/14/2021 
o Occupancy Plan 
o Event Planning Narrative 
o Lighting Plan Narrative 
o Courteous Neighbor Policy 
o Noise Study dated 4/14/2021 
o Hazardous Material Storage and Handling Narrative 
o Revised Traffic Control/Parking Plan 
o 3/16/2021 meeting minutes 
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