
 
 
 
 
 
 
 

PLANNING BOARD AGENDA 
Tuesday July 20, 2021 @ 7:00PM 

In-Person Participation:  
Meeting Room 3 

Leicester Town Hall, Lower Level 
Virtual Participation:  

https://global.gotomeeting.com/join/562708053  
United States (Toll Free): 1 877 309 2073  

Access Code: 562-708-053  
 

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 Discussion, Request for Extension of Deadline to Complete Work,  
SP2003-01, Briarcliff Estates, Applicant: Matthew Bassick/Briarcliff 
Estates SV LLC 

2.  7:05PM Public Hearing, Definitive Subdivision Plan 
DSUB2021-01, Parker Street North, 3 lot subdivision, Applicant:  Schold 
Development, LLC. 

3.  7:30PM Public Hearing, Special Permit Amendment 
SP2019-02, Smuggler’s Cove Open Space Residential Development 
(reduction in road length & # of lots), Applicant:  Central Land 
Development Corp. 

4.  8:30PM General Discussion: 
A. Oak Bluff Lane Subdivision 
B. Zoning Bylaw Amendments 

5.  8:45PM Approval of Minutes 
 5/18/2021 
 6/1/2021 

6.  8:50PM Town Planner Report/General Discussion: 
A. Miscellaneous Project Updates 
B. Board Member Committee Updates 
C. Upcoming Meeting Dates

7.  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: July 15, 2021 
RE: July 20, 2021 Planning Board Meeting 

I’ll have the Chromebooks available for next week’s meeting.   
All application materials are also online (on Planning Board Page under Current Applications/ 
Plans), and some plans may be easier to view directly online versus the version contained in 
your meeting packets. 

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.   

1. Discussion, Request for Extension of Deadline to Complete Work, SP2003-01, Briarcliff 
Estates 

The Board set the required surety amount at $263,111 at the 7/6/2021 meeting.  The applicant 
plans to have a new Letter of Credit in this amount on or before the meeting date.  I’ve 
prepared 2 documents for approval (enclosed):  1) Extension of Approval (the applicant didn’t 
specifically ask for a particular length of extension, but the Board has typically done 2 years for 
subdivisions) and 2) Amendment to Performance Agreement (to reflect the new surety amount 
& deadline).  I also enclosed the 2013 agreement for reference.   

2. Public Hearing, Definitive Subdivision Plan, DSUB2021-01, Parker Street North 
The Application and comments are enclosed (the stormwater report is online).  The plans 
submitted are consistent with the Board’s 2020 Preliminary Subdivision Plan approval (copy of 
preliminary approval decision attached).  As was discussed during the preliminary approval, 
there is a long history of applications and legal action related to this roadway.  I’ve enclosed a 
summary of prior application.  The applicant is expecting a continuance for time to address 
Quinn Engineering’s significant concerns related to stormwater, so next week’s hearing is 
expected to focus on the overall project and discussion of waiver requests. 

3. Public Hearing, Special Permit Amendment, SP2019-02, Smuggler’s Cove Open Space 
Residential Development 

All application materials and comments are enclosed (this includes the 6/2021 application as 
well as a significantly revised plan submitted yesterday).  The Board approved a special permit 

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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in 2020 for a 24 lot Open Space Residential Development (OSRD).  The project had a 2,607’ 
roadway, with a 2,692’ secondary emergency access).  A copy of the prior decision is enclosed, 
as it summarizes the project, relevant bylaws & regulations, the rationale for the Board’s 
decision, and conditions of approval.   
The current application is a proposed amendment of the 2020 special permit, to reduce the 
roadway length and the number of house lots (June 2021 proposal 13 lots/2,000’ paved road w 
1,995’ gravel emergency access; July 2021 proposal 10 lots, 1,627’ dead end).  The July plan is 
also intended to address the comments from Attorney George Harris related to the abutter’s 
property line.   
This application is not a reconsideration of the full project (i.e. evaluation of a conventional plan 
vs. an OSRD) and would not be the final approval needed to proceed with construction.  The 
next step for the applicant after the current application is approved or disapproved would be to 
proceed to the Definitive Plan stage with either the 2020 special permit design or 2021 
amendment design (if approved).  If the design without a secondary access is approved, a 
variance from the ZBA for dead-end length greater than 1,000’ would be required.  The project 
also still requires review and approval by the Conservation Commission (this is done at the 
Definitive Plan Stage). 
 
4. General Discussion: 

A. Oak Bluff Lane:  I received a complaint from an abutter to the project and asked Kevin 
Quinn to visit the site.  Comments from Kevin Quinn enclosed. 

B. Zoning Bylaw Amendments:  I’ll provide an update at the meeting 
 

 

As always, if you have any questions about anything on the agenda, please feel free to contact 
me prior to the meeting at 508-892-7007 or buckm@leicesterma.org. 

mailto:buckm@leicesterma.org
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Certificate of Planning Board Action 
Extension of Approval - Briarcliff Estates 

Victoria Drive 
 

Date: July 14, 2021 
File #: SP2003-01 
Applicant Briarcliff Estates SV LLC 

Attn:  Matthew Bassick 
PO Box 832 
Hopkinton, MA 01748 

Owner: Same as Applicant 
Location: Victoria Drive (off Stafford Street) 

Map 36, Parcel B3 
Subject: Request to Extend Deadline to Complete Construction of Briarcliff Estates Senior 

Village Development 

A. Procedural History: 
1. The Leicester Planning Board approved a plan entitled Briarcliff Estates Senior Village 

Definitive Site Plan in Rochdale, Massachusetts, as described in a SPECIAL PERMIT 
DECISION AND CERTIFICATE OF APPROVAL OF A DEFINITIVE SUBDIVISION 
PLAN, dated May 18, 2004, and recorded at the Worcester Registry of Deeds Book 21454, 
Page 25. 

2. The above-referenced Decision required completion of construction by August 3, 2009 (five 
years from the date of endorsement), and allowed for extension of this deadline at the written 
request of the Applicant.  The deadline for completion was subsequently extended by the 
Permit Extension Act and by votes of the Board through June 30, 2021; 

3. On May 11, 2021, the Applicant requested an extension of time to complete the project.  At 
the Board’s meeting of June 15, 2021, the Board voted to approve a 30 day extension to July 
31, 2021 to allow time for review of the performance guarantee amount for the project.  At 
the Board meeting of July 6, 2021, the Board voted to require $263,111. 

B. Findings: 
1. The project consists of 34 units.  The following units have been constructed:  4, 5, 6, 7, 8, 9, 

11, 12, 15, 16, 22, 23, and 24 constructed (11 of these are sold and occupied).  Three of these 
(units 15, 23, & 24) were constructed since the last 2-year extension 2019.  Additional 
construction is planned for the 2021 construction season. 

2. Street lights have been installed and are operational.  Street trees continued to be installed as 
new units are completed. 

 

Town of Leicester 
PLANNING BOARD 
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C. Decision: 
In view of the foregoing, the Planning Board voted to extend the deadline for completion of 
Briarcliff Estates to _______________, subject to the following terms and conditions: 

1. All conditions of the Planning Board’s Special Permit Decision dated May 18, 2004 as 
amended May 2, 2006 (to allow delay in construction of entrance gate) , April 9, 2015 
(change in unit type), and May 16, 2017 (change in streetlight type and acceptance of tree 
planting plan) remain in effect except where specifically modified herein. 

2. The ____________ deadline for construction and/or installation may be extended upon 
the written request of the applicant, for good cause shown, prior to the expiration of the 
approval period, and upon a vote of the majority of the Planning Board. 

3. Tree plantings shall be completed as early as practical during construction but no later 
than the project completion deadline. 

 
 

-Continued on following page- 
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D. Vote: 
 
The Board vote was   in favor of approval,   opposed.   

 
 

TOWN OF LEICESTER 
 

    
Jason Grimshaw, Chair  James Reinke, Vice-Chair 

    
Joshua Campbell  Sharon Nist 

  
Jaymi-Lyn Souza 
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Leicester, Massachusetts Planning Board 
AMENDMENT TO 

PERFORMANCE AGREEMENT SECURED BY LETTER OF CREDIT 
Briarcliff Estates, Leicester, MA 

July 20, 2021 
 
The Leicester Planning Board hereby amends the Performance Agreement Secured by Letter of 
Credit (hereinafter the “Agreement”) dated February 5, 2013 by and between Briarcliff Estates 
SV LLC, of 7 Maple Ave, Hopkinton, MA 01748 (hereinafter the “Applicant”) its subsidiaries, 
affiliates, successors and assigns, and the Town of Leicester (hereinafter the “Town”), as 
follows: 

1. The amount of the required performance guarantee was increased to TWO 
HUNDRED AND SIXTY-THREE THOUSAND ONE HUNDRED ELEVEN AND 
00/100 DOLLARS ($263,111), the payment of which is secured by an [Irrevocable 
Standby Letter of Credit #68089750, issued by Bank of America, N.A., dated February 
5, 2013, as amended January 6, 2017.] – update 

2. The Planning Board has extended the deadline to complete construction to 
_______________ 

3. The Applicant, consistent with paragraphs 4 and 7 of the February 5, 2013 
Agreement, must provide a status report by _______________ (forty-five days prior 
to the deadline).   

All other provisions of the original Agreement remain in full force and effect. 
 
 

Continued on following page

Town of Leicester 
PLANNING BOARD 

LEICESTER, MASSACHUSETTS, 01524-1333 
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Executed this 20th day of July, 2021 

 
Signatures of a Majority of the Members of the Planning Board of the Town of Leicester 
 
    
Jason Grimshaw, Chair  James Reinke, Vice-Chair 

    
Joshua Campbell  Sharon Nist 

  
Jaymi-Lyn Souza 

 

 
 
Signature of Applicant(s) 
 
  
Matthew Bassick, Manager, Briarcliff Estates SV LLC 
 
 

COMMONWEALTH OF MASSACHUSETTS 
 

On this ___ day of_________, 2021, before me the undersigned notary public, personally appeared  
 Matthew Bassick, Manager, Briarcliff Estates SV LLC , 
proved to me through satisfactory evidence of identification, which was personal knowledge of identity, to be the 
person whose name is signed on the preceding or attached document, and acknowledged to me that he/she signed it 
voluntarily for its stated purpose. 
 
__________________________________ 
Michelle R. Buck, Notary Public 
 
My commission expires December 25, 2026 
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Leicester, Massachusetts Planning Board 
PERFORMANCE AGREEMENT 

SECURED BY LETTER OF CREDIT 
 

This Performance Agreement (hereinafter the “Agreement”) dated February 5, 2013 is by and 
between Briarcliff Estates SV, LLC, of 7 Maple Ave, Hopkinton, MA 01748 (hereinafter the 
“Applicant”) its subsidiaries, affiliates, successors and assigns, and the Town of Leicester 
(hereinafter the “Town”). 
In consideration of the mutual promises and conditions contained herein and for other good and 
valuable consideration in the amount of TWO HUNDRED AND FORTY-THREE THOUSAND 
NINE HUNDRED THIRTY-FOUR AND 30/100 DOLLARS ($243,934.00), the payment of 
which is secured by an Irrevocable Standby Letter of Credit #68089750, (hereinafter the 
“Security”) issued by Bank of America, N.A. (hereinafter the “Lender”), dated February 5, 2013 
and incorporated by reference, the Applicant and the Town agree to the following: 

1. The Applicant agrees to complete construction of Briarcliff Estates Senior Village. 
The roadways as shown on a Definitive Subdivision Plan entitled Briarcliff Estates 
Senior Village Definitive Site Plan in Rochdale, Massachusetts, prepared by Coyle 
Engineering, Inc. dated April 30, 2004, revised June 30, 2004, and recorded at the 
Worcester District Registry of Deeds Plan Book 813, Page 33. The security 
guarantees Applicant’s duty to construct said roadway(s) and utilities and also insure 
the performance by the Applicant of all covenants, conditions, agreements, terms and 
provisions contained in the following: 

a) The Leicester Subdivision Control Law and the Planning Board’s Rules and 
Regulations governing this subdivision and dated September 19, 1995, as 
amended May 6, 2003, as well as Section IV (Performance Guarantees) of the 
September 20, 2006 Leicester Subdivision Rules and Regulations; 

b) All applicable conditions included in the SPECIAL PERMIT DECISION 
issued by the planning Board and dated May 18, 2004 and recorded at the 
Worcester Registry of Deeds in Book 35322, Page 355 as amended November 
17, 2009 and recorded in Book 45419, Page 304; 

c) The aforementioned Definitive Plan; and 
d) The remaining work items as described in the surety estimate prepared by 

Quinn Engineering Inc., dated November 29, 2012, as amended by the 
Leicester Town Planner December 3, 2012 to add legal contingency, all as 
attached hereto as Exhibit “A”. 

e) Work covered by the performance guarantee shall include site stabilization, 
erosion control, or other measures to secure the site and ensure public safety. 

f) Work covered by the performance guarantee shall include any corrective work 
associated with the failure of the Applicant to maintain the road and related 
infrastructure. 

The above hereinafter collectively referred to as the “Work”. 
2. This agreement shall remain in full force and effect until the Applicant has fully and 

satisfactorily performed all obligations set forth herein and any amendments or 
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extensions hereto, or until the town completes the work pursuant to Section 7, 
hereunder. 

3. The Applicant shall complete the Work on or before January 15, 2015, unless the date 
for completion is extended by an amendment to this Agreement and complies with 
Section 4 herein. 

4. At least forty-five (45) days before the above scheduled completion date or any duly 
authorized extension thereof, the Applicant shall notify the Planning Board, in 
writing, whether or not the Work will be completed as scheduled. If the Work will not 
be completed then the Applicant shall submit a written request to the Planning Board 
for an extension of time. Any extension of time requested by the Applicant and 
granted by the Planning Board shall be contingent upon the Applicant supplying an 
amendment to the Security, if necessary, reflecting an equal time frame for extension 
of its expiration date. 

5. Upon receipt of a written request from the Applicant, the Planning Board may 
authorize a reduction in the amount of Security. The Planning Board’s approval shall 
be based upon an inspection of the Work and a report thereon by the Town Engineer. 
Notwithstanding any decrease in the amount of Security, the Planning Board reserves 
the right to require corrective work at any time from the Applicant until the roadways 
secured hereunder have been accepted by the Town by Town meeting vote. 

6. Should the Applicant fail to perform the work and bring it to completion in as 
continuous and expeditious a manner as possible on or before January 15, 2015, or 
any extension thereof, the Planning Board may declare the Applicant in default of its 
obligation hereunder and make a demand upon the thirty (30) day cure period, the 
Town will withhold all issuance of building permit, occupancy permits and Releases 
from Covenant for house lots located on the roadways described in Section 1. If the 
Applicant fails to cure said default within thirty (30) days or a longer cure period as 
approved by the Planning Board, the Town may proceed to recover the Security 
pursuant to the terms and procedures in Section 7 hereunder. 

7. In the event the Applicant should fail to complete any stage of the Work, either as 
specified by the Planning Board pursuant to Section 6, or pursuant to Section 3, the 
Security shall revert to and become the property of the Town of Leicester for the 
purpose of the Town in completing the Work. Upon the Town completing the Work 
and unused portion of such funds shall be released by the Town and returned to the 
Applicant. The Applicant shall be deemed to be in immediate default and have no 
right to cure same upon the occurrence of any of the following events: 

a) the security is cancelled for any reason; 
b) the Applicant has failed to report the status of the work to the Planning Board 

on or before 12/1/2014, and has otherwise failed to apply for and receive an 
extension under Section 4 herein. 

In the event of a default without cure, the Town shall withhold all permits for the 
Development and draw forthwith on the Security. 

8. The Town’s interest in the Security whether real or inchoate shall not be affected by 
the subsequent transfer of title by foreclosure, assignment, bankruptcy or imposition 
of lien by or against the Applicant. 
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9. Upon the Applicant’s completion of the Work, the Town shall release its Interest in 
the Security by delivering: (a) written notice from the Planning Board that the 
conditions of this Agreement have been satisfactorily completed; or (b) upon issuance 
by the Town Clerk of a certificate to the effect that the Planning Board has failed to 
specify the details wherein the Applicant has failed to comply with the Planning 
Board’s Rules and Regulation (in accordance with MGL c. 41 s. 81U). 

10. Amendments to this Performance Agreement and/or the Security shall be in writing 
and be duly executed by all parties hereto. Whereas the Security and date for 
completion may from time-to time-be amended by vote of the Planning Board such 
written amendments shall be kept on file with the Town in the offices of the Planning 
Board.  Such amendments shall not otherwise affect any other substantive terms of 
the Agreement, which shall remain in full force and effect until the recording of a 
final amendment releasing the Town’s interest and certifying the Applicant’s 
completion of the Work. 

IN WITNESS WHEREOF, the parties hereto intending to be legally bound have caused their 
duly authorized representatives to set their hands and seals this 5th day of February 2013 
 
 
Signatures of a Majority of the Members of the Planning Board of the Town of Leicester 
 
 
    
Jason Grimshaw, Chair  Debra Friedman, Vice-Chair 

    
John McNaboe  Sharon Nist 

  
David Wright 

 
 
 
  
Briarcliff Estates, SV LLC by 
Matthew Bassick, Manager 
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COMMONWEALTH OF MASSACHUSETTS 

 
On this ___ day of _________________, 20___, before me the undersigned notary public, 
personally appeared_____________________________________________________________ 
_____________________________________________________________________________, 
members of the Planning Board of Leicester, Massachusetts, proved to me through satisfactory 
evidence of identification, which was personal knowledge of identity, to be the persons whose 
names are signed on the preceding or attached document, and acknowledged to me that they 
signed it voluntarily for its stated purpose. 
 
__________________________________ 
Notary Public 
My commission expires: ____________________________ 
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COMMONWEALTH OF MASSACHUSETTS 
 

On this ___ day of _________________, 20___, before me the undersigned notary public, 
personally appeared Matthew Bassick, as Manager of Briarcliff Estates SV, LLC, proved to me 
through satisfactory evidence of identification, which was ______________________________, 
to be the person whose name is signed on the preceding or attached document, and 
acknowledged to me that he signed it voluntarily for its stated purpose. 
 
__________________________________ 
Notary Public 
My commission expires: ____________________________ 
 



SITE DEVELOPMENT/SUBDIVISION DATE: November 29, 2012
SURETY BUDGET revised 12/3/2012 MRB (legal added)

PROJECT: Briarcliff Estates

LOCATION: Stafford Street

ITEM UNITS UNIT QUANTITY EXTENDED
COST VALUE

SITE WORK
Clear and Grub Acres $2,000.00 $0.00
Earth Excavation Cu. Yds. $4.00 $0.00
Borrow (common fill) Cu. Yds. $6.00 $0.00
Loam & Seed Sq. Yds. $5.50 1750 $9,625.00
Ledge (mass) Cu. Yds. $30.00 $0.00
Ledge (trench) Cu. Yds. $60.00 $0.00
Trees Each $300.00 79 $23,700.00
Retaining Walls Sq. Ft. $14.00 $0.00
Finish Grading Sq. Yds. $1.50 $0.00
Silt Fence/Haybales, Maintain LF $3.50 $5,000.00
COMMENT:

SUBTOTAL: $38,325.00
ROADWAY

Prep Subgrade Sq. Yds. $1.20 $0.00
Gravel Base (12") Cu. Yds. $10.00 $0.00
Fine Grade and Roll Sq. Yds. $1.50 $0.00
Binder Course Pavement Tons $120.00 260 $31,200.00
Finish Course Pavement Tons $120.00 360 $43,200.00
Bituminous Curb Lin. Ft. $7.00 $0.00
Cape Cod Berm Lin. Ft. $7.00 2422 $16,954.00
Granite Curb (VA4) Lin. Ft. $22.00 $0.00
Sloped Granite Edging Lin. Ft. $15.00 $0.00
Granite Curb Inlets Each $300.00 $0.00
Timber Guardrail Lin. Ft. $28.00 $0.00
Thrie Beam Guardrail Lin. Ft. $35.00 $0.00
Traffic Signage Allow $200.00 $0.00
Paint Lines Lin. Ft. $0.00
Streetlights Each $2,000.00 $0.00
Adjust CB/DMH/SMH Rims Each $250.00 34 $8,500.00
COMMENT:
Allow to grind & remove failed existing binder $10,000.00

SUBTOTAL: $109,854.00
Briarcliff Estates Page 1 of 3
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Prep Subgrade Sq. Yds. $1.90 757 $1,438.30
Gravel Base Cu. Yds. $20.00 107 $2,140.00
Fine Grade and Roll Sq. Yds. $2.00 757 $1,514.00
Paving Tons $165.00 85 $14,025.00
Concrete Cu. Yds. $30.00 $0.00
COMMENT:

SUBTOTAL: $19,117.30
STORM DRAINS

12" RCP Lin. Ft. $25.00 $0.00
15" RCP Lin. Ft. $28.00 $0.00
21" RCP Lin. Ft. $35.00 $0.00
24" RCP Lin. Ft. $40.00 $0.00
30" RCP Lin. Ft. $55.00 $0.00
36" RCP Lin. Ft. $65.00 $0.00
Subdrains Lin. Ft. $20.00 $0.00
Headwalls Each $300.00 $0.00
Drain Manholes Each $1,500.00 $0.00
Catch Basins Each $1,600.00 $0.00
Detention Pond Allow $0.00
Rip-Rap Sq. Yds. $100.00 $0.00
Fencing (Detention Pond) Lin. Ft. $13.00 450 $5,850.00
Fire Cistern gallon $2.50 $0.00
Drainage Layer Lin. Ft. $0.00
COMMENT: 

SUBTOTAL: $5,850.00
WATER

8" IN PLEASANT ST Lin. Ft. $80.00 $0.00
8" DIP Lin. Ft. $30.00 $0.00
WATER SERVICE Lin. Ft. $25.00 $0.00
12" DIP Lin. Ft. $38.00 $0.00
6" GV Each $700.00 $0.00
8" GV Each $800.00 $0.00
12" GV Each $0.00
Hydrants Each $2,000.00 $0.00
COMMENT:

SUBTOTAL: $0.00
Briarcliff Estates Page 2 of 3
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8" SDR 35 PVC Sewer Lin. Ft. $40.00 $0.00
12" SDR 35 PVC Sewer Lin. Ft. $45.00 $0.00
Manholes Each $2,000.00 $0.00
2" SDR 21 PVC Force Main Lin. Ft. $0.00
1-1/4" SDR 21 PVC F.M. Service Lin. Ft. $0.00
Grinder Pump Stations Each $7,500.00 $0.00
6" SDR 35 PVC Laterals Lin. Ft. $25.00 $0.00
COMMENT:

SUBTOTAL: $0.00

ELEC/CATV/COMM.
Elec/CATV/Tel Conduit Lin. Ft. $20.00 $0.00
COMMENT:

SUBTOTAL: $0.00

COMPLETION
Granite Bounds Each $300.00 21 $6,300.00
Record & Acceptance Plans Allow $8,000.00
Sweep Streets Allow $1,000.00
Clean Catch Basins Each $65.00 10 $650.00

SUBTOTAL: $15,950.00

SUMMARY
SUBTOTAL

SITE WORK $38,325.00
ROADWAY $109,854.00
SIDEWALK $19,117.30
STORM DRAINS $5,850.00
WATER $0.00
SEWER $0.00
ELEC/CATV/COMM $0.00
COMPLETION $15,950.00

SUB-SUBTOTAL: $189,096.30
10 % CONTINGENCY/INFLATION: $18,909.63

15% CONSTRUCTION ADMIN.: $28,364.45
 4%LEGAL: $7,563.85

TOTAL: $243,934.23
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TOWN OF LEICESTER 
PLANNING BOARD NOTICE 

 
 
In accordance with the MGL, Ch. 41, Sec. 81T, the Leicester Planning Board will review a 
Definitive Subdivision Plan entitled Parker Street (North), Leicester, MA showing 3 lots on 
Parker Street (off Pine Street) (Assessors Map 42, Parcels A1.0 and B1.0), on Tuesday, July 20, 
2021, at 7:00PM or as soon thereafter can be heard in Meeting Room 3 at the Leicester Town 
Hall, 3 Washburn Square, Leicester, MA 01524. A copy of the plan is on file for review during 
office hours in the Leicester Town Clerk’s Office, as well as online at leicesterma.org. Any 
person wishing to be heard on the proposed subdivision plan should appear at the time and place 
so designated or may attend virtually by visiting https://global.gotomeeting.com/join/562708053 
or by calling 1 877 309 2073 using access code 562-708-053.  
 
Jason Grimshaw, Chair 
Leicester Planning Board 
 
 
To be published in the Worcester Telegram & Gazette on Tuesday July 6, 
2021 and Tuesday July 13, 2021. 
 

Jason Grimshaw, Chair 
Leicester Planning Board 

Town of Leicester 
PLANNING BOARD 

LEICESTER, MASSACHUSETTS, 01524-1333 
Phone:  508-892-7007  Fax:  508-892-7070 

www.leicesterma.org 
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FORM C. APPLICATION FOR APPROVAL OF DEFINITIVE SUBDIVISION PLAN 

Date: __________________________ 

To the Planning Board of the Town of Leicester: 

The undersigned, being the applicant as defined under MGL Chapter 41, Section 81L, for 
approval of a proposed subdivision shown on a plan entitled : ____________________________ 
______________________________________________________________________________
and dated _______________________, located ________________________________ , 
showing ______________lots on ________________ total acres.  Said applicant hereby submits 
said plan as a Definitive Subdivision Plan in accordance with the Rules and Regulations of the 
Leicester Planning Board and makes application to the Board for approval of said plan. 

The owner's title to the land included within the proposed subdivision, is derived under deed 
from ____________________________, dated _____________________, and recorded in 
Worcester District Registry of Deeds, Book _________, Page ________, or under Certificate of 
Title No. __________, registered in Worcester Land Registry District, Book _________, Page 
_________. 

Assessors Map & Parcel #___________________ 

Check one of the following (and fill in where appropriate): 

 A preliminary plan of the proposed subdivision has not been submitted to the Board. 
 A preliminary plan of the proposed subdivision, to which the accompanying plan conforms, 

was approved by the Board on _____________________________. 
 A preliminary plan of the proposed subdivision was approved by the Board on 

________________________, with modifications, which modifications have been 
incorporated in the accompanying plan. 

 A preliminary plan of the proposed subdivision was disapproved by the Board on 
______________________. 

 
Applicant Information Owner Information* (if not the Applicant) 

Name:  Name:  

Signature:  Signature:  

Address:  Address:  

  

  

Phone #:  Phone #:  

 
Received by the Planning Board __________________________. 
*If there is more than one owner, all must sign. 
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FORM D. DESIGNER'S CERTIFICATE 

 
Date:____________________ 

To the Planning Board of the Town of Leicester: 

I hereby certify that the accompanying plan, entitled ___________________________________ 
_____________________________________________________________________________ 
and dated ________________________, is true and correct to the accuracy required by the Rules 
and Regulations of the Leicester Planning Board, and that all pertinent data are shown. 

 
 

______________________________ 
Registered Land Surveyor 

[Seal] 
Registration No. ________________ 

 
 
 
 

______________________________ 
Registered Professional Engineer 

[Seal] 
Registration No. ________________ 
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GRAZ Engineering, L.L.C. 
 

323 West Lake Road • Fitzwilliam, NH 03447 • Telephone (603) 585-6959 • Fax (603) 585-6960 

 
June 8, 2021 
 
Planning Board 
Town of Leicester 
3 Washburn Square 
Leicester, MA  01524 
 
 
Subject: Project Narrative 
 Parker Street (North, off Pine Street) 
 Definitive Subdivision Plan 
 
Dear Board Members: 
 
Project Overview 

In accordance with the Town of Leicester Zoning Bylaws, the Planning Board’s Subdivision Rules and 
Regulations, and the Planning Board’s Preliminary Plan approval dated August 4, 2020, Schold 
Development, LLC (Owner/Applicant) proposes a three (3) lot subdivision of the land located off from 
Parker Street and along the existing way which is currently comprised of a gravel and dirt road that is an 
extension to the south of the existing portion of Parker Street that was improved and laid out by the 
Town of Leicester in 2004 as depicted in Worcester District Registry of Deeds Plan Book 807, Plan 10.  
The approximate 72.7 acre site is currently depicted as Parcels A1.0 & B1.0 on Assessors Map 42 and 
currently with addresses of Parker Street and 89 Parker Street respectively. 
 
For this submittal, the Applicant proposes only three (3) frontage lots, with two (2) of lots having 
sufficient frontages and areas to be further subdivided into two (2) additional lots.  Therefore, the 
proposed roadway improvement and extension shall be limited to a maximum of only five (5) building 
lots total. 
 
Existing Site Conditions 

The existing property is a ±72.7 acre undeveloped woodland currently divided by a gravel and dirt cart 
road (right-of-way status unknown) named Parker Street that extends southerly from the southerly 
sideline of Pine Street to the northerly sideline of Baldwin Street.   

The project site is the land described as recorded in the Worcester District Registry of Deeds (WDRD) 
in Book 60004, Page 48, and depicted as Parcels A and C in Plan Book 800, Plan 29.    The entire 
project site is located in the Suburban/Agriculture (SA) zoning district.  

The northerly boundary of the project site is bounded by lands owned by the Y.W.C.A., the easterly & 
southerly boundaries are bounded by multiple private owners, and the westerly boundary is bounded by 
the easterly edge of Stiles Lake.  The site consists of a mix of oak, maple, and pine trees along with 
various mixed hard and soft woods as well as mountain laurel.  The site generally slopes uphill in a 
south to southeasterly direction from the southerly end of the improved portion of Parker Street near the 
Stiles Lake spillway.  There are several Bordering Vegetated Wetlands (BVW) located adjacent to and 
within portions of the project site.   

The proposed work for the roadway improvement beginning at the end of the improved portion of 
Parker Street is within the 100-foot buffer zone adjacent wetlands.  Therefore the project will be subject 
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to the jurisdiction of the MADEP Wetlands Protection Act and the Leicester Conservation Commission 
local wetlands regulations.  Therefore, a Notice of Intent will be required for the project. 
 
Proposed Site Conditions 
The proposed lots will be provided with private septic systems & domestic water wells with overhead 
electrical and communication services from the existing public utilities located in the improved 
northerly portion of Parker Street.  In addition to those utilities a proposed "country drainage" 
stormwater management system has been designed to conform to the maximum feasible extent of the 
Massachusetts DEP Stormwater Management Standards that have been incorporated in the Wetlands 
Protection Act Regulations.  The existing graveled/dirt travelled way currently known as Parker Street 
shall be laid out and developed into a dead-end cul-de-sac (±1,480’) right-of-way and roadway that shall 
meet the minimum requirements as set forth in the LPB for acceptance as a public way upon 
completion.   

The majority of the remaining land lot shall remain as wooded upland.  As depicted on the plans, ground 
cover for the majority of the proposed developed lots site will be residential lawns with the remainder 
being the proposed dwellings, driveways, roadway, and undisturbed woodlands.   

I trust that this information will assist the Planning Board in their review of the Applicant’s Definitive 
Subdivision Application submittal.  Should you require further information, please contact us as soon as 
possible. 
 
Respectfully yours, 
GRAZ Engineering, L.L.C. 
 
 
Brian MacEwen, PLS, BSCE 

 
 
 
 
 
Paul Grasewicz, PE, PLS 

Project Manager 
 
 
BCM/PFG/bcm 
 
cc: Matt Schold, Schold Development, LLC (Owner/Applicant) 
 Paul Grasewicz, GRAZ Engineering, LLC 
 



GRAZ Engineering, L.L.C. 
 

323 West Lake Road • Fitzwilliam, NH 03447 • Telephone (603) 585-6959 • Fax (603) 585-6960 
 
June 8, 2021 
 
Leicester Planning Board 
3 Washburn Square 
Leicester, MA  01524 
 
Subject: Waiver Requests 
 Parker Street 
                  Definitive Subdivision   
 
Dear Board Members: 

On behalf of Schold Development, LLC (Owner/Applicant), GRAZ Engineering, L.L.C. (GRAZ) 
requests the following waivers from the Leicester Subdivision Regulations adopted on September 19, 
1995 as amended through September 20, 2006.  Please note that the Applicant shall request that the 
proposed subdivision road be accepted as a public way upon completion.   
 
Section V, A.Streets, 2.Width, (a): 

Minimum width of travelled way shall be 28-feet. 

To waive the minimum travelled way width of 28-feet and allow a travelled way width of 20-feet. 

The Applicant requests a waiver to the 28-foot minimum travelled way width to minimize site disturbance 
and the amount of impervious pavement while maintaining a width consistent with that portion of Parker 
Street laid out and approved by the Town around 2004 as set forth in the Easement & Taking Plan 
recorded in the Worcester District Registry of Deeds Plan Book 807, Plan 10. 

By allowing a travelled way width of 20-feet the amount of impervious pavement can be reduced, thereby 
minimizing the amount of site disturbance required for the proposed “rural country-style roadway 
shoulder” drainage swale improvements without compromising safe vehicular movements. 
 
Section V, A.Streets, 4.Dead End Streets, (a): 
Maximum length of dead end streets shall not exceed 500-feet. 

To waive the requirement that dead end streets shall not exceed 500-feet and allow a dead end cul-
de-sac length of ±2,205-feet. 

The Applicant requests that a dead end cul-de-sac length of ±2,205-feet, as measured from the 
intersection of Parker Street with the southerly sideline of Pine Street, be allowed due to the local 
conditions for this site.   

As background, we offer the following:  the issue of limiting dead end cul-de-sac length is associated with 
the number of dwelling units served by the roadway and general public safety (i.e. ingress/egress with 
emergency apparatus).  The Institute of Transportation Engineers (ITE) suggests in general a maximum 
limit of 25 dwelling units and 750-1000 feet for cul-de-sac in low-density developments.  ITE more 
specifically suggests that the average daily trips/day (ADT) for dead end cul-de-sacs be limited to a 
maximum of 200.  Studies indicate that the average dwelling produces 10 trips/day.  Thus, the maximum 
potential number of building lots accounting for the Y.W.C.A. properties and the proposed project would 
be 7-9 lots.  This would generate 70-90 trips/day.  Thus the proposed development along with the full 
development of the Y.W.C.A. properties along this portion of Parker Street would have both the number 
of dwelling units (7-9) and an anticipated average daily trips/day (70-90) that are less than 50-percent of 
the recommended ITE maximums of 25 and 200 ADT respectively.  It should be noted that a large 
portion (±500-feet) of the both sides of Parker Street between Pine Street and the proposed cul-de-sac is 



GRAZ Engineering, LLC June 8, 2021 
Definitive Subdivision Plan Waivers Request, Parker Street - North Leicester, MA 
Schold Development, LLC (Owner/Applicant) Page 2 of 3 

undevelopable land due to the Stiles Lake spillway area to the west and the lake discharge stream and 
associated wetlands to the east. 

Granting this waiver would not be inconsistent with the regulations as the proposed dead end street length 
is acceptable under standard engineering practice for the predicted traffic volume to be generated by the 
new and existing dwellings anticipated to use this proposed roadway. 
 
Section V, A.Streets, 4.Cross-Section, (a): 

Typical cross-section requires sidewalks on both sides of the roadway. 

To waive the requirement for sidewalks. 

The Applicant requests that sidewalks not be required for the proposed roadway to be consistent with the 
existing local public and private way conditions and to minimize the amount of impervious and thereby 
reduce the need for drainage infrastructures. 
 
Section V, C.Drainage, (1-7): 

The requirement for the drainage system to be designed in compliance with the Massachusetts DEP 
Stormwater Management policy. 

To waive the requirement for a conventional catch basin roadway drainage system and allow the 
proposed roadway drainage system to be comprised of grassed roadway shoulder drainage swale 
consistent with the most northerly section of Parker Street as designed by the State for the Town of 
Leicester around 2003-2004. 

The Applicant requests that the due to the number of proposed building lots that the roadway drainage 
system be allowed to be a roadway shoulder of grassed and riprap drainage swales with intermittent stone 
check dams that would be consistent with the existing northerly portion of Parker Street as improved 
previously by the Town.  This would minimize the site disturbance areas for the project and provide 
mitigation for drainage velocities and site erosion associated with the runoff associated with the proposed 
roadway. 
 
Section VI, E.Underground Wiring and Lighting, (1): 

All wiring, cables and other appurtenances of electric power, and telephone shall be placed underground 
within the limits of the street right-of-way. 

To waive the requirement for underground installation utilities (electrical, telephone, cable, & 
other communication cables) and allow the utilities to be installed overhead. 

The Applicant requests that above noted utilities allowed to be installed as overhead so as to be consistent 
with existing utilities currently in place on the local public and private adjacent private ways of Pine 
Street and Parker Street. 
 
Section VI, G.Sidwalks, 4.Cross-Section, (1-3): 

Sidewalks shall be installed on both sides of the roadways. 

To waive the requirement for sidewalks. 

The Applicant requests that sidewalks not be required for the proposed roadway to be consistent with the 
local public and private way conditions and to minimize the amount of impervious and thereby reduce the 
requirements for drainage infrastructures. 
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Section VI, I., Planting: 

Shade trees having a trunk diameter of at least two inches shall be planted, usually to be spaced not more 
than 40-feet apart on both sides of the roadway. 

To waive the requirement for roadway shade tree plantings. 

The Applicant requests that roadway shade tree plantings not be required for the proposed roadway given 
the rural nature of the proposed project and to be consistent with the existing improved portion of Parker 
Street and the other adjacent public and private way conditions. 
 
I trust that this information will assist the Planning Board in their review and approval of the Applicant’s 
Definitive Subdivision Plan submission.  Should you require further information, please contact us as 
soon as possible. 
 
Respectfully yours, 
GRAZ Engineering, L.L.C. 
 
 
Brian MacEwen, PLS, BSCE 
Project Manager 

 
 
 
 
Paul Grasewicz, PE, PLS 

 
 
BCM/PFG/bcm 
 
cc: Matt Schold, Schold Development, LLC (Owner/Applicant) 
 Paul Grasewicz, GRAZ Engineering, LLC 
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From: Brian MacEwen
To: Buck, Michelle
Subject: FW: FW: Smugglers notch amended plan
Date: Thursday, June 10, 2021 9:59:48 AM
Attachments: ATT00004.htm

img20210609_0204.pdf
ATT00007.htm

FYI
 

From: Schold Development [mailto:scholddev@gmail.com] 
Sent: Wednesday, June 09, 2021 5:08 PM
To: Genereux, David
Cc: Brian MacEwen; Steve Greenwald; Emily Walsh; jenny@scholddevelopment.com;
griffend@leicesterma.org
Subject: Fwd: FW: Smugglers notch amended plan
 
﻿
David,
 
 
I received this letter, that looks to have been written a year ago, today after we submitted plans
for Parker Street from Officer Ruth.  The plans we have submitted for Parker Street are in line
with our approved preliminary plans.  We are following the same template completed by
the State pertaining to the bridge and road improvements located at the beginning of Parker
Street.  Please see attached picture to illustrate to Officer Ruth that there is sufficient room for
two vehicles to pass safely on the road that the States' engineers designed and built.  I would
also like to point out that there is a utility pole that does encroach on the ROW that we have
requested Verizon to remove.
 
I would also ask you to please remind each board and department that Schold Development
and the Town are trying to work together to mitigate the long standing legal issues that have
surrounded Parker Street and come up with a solution that works for both parties.  
 
Thanks,
 
Matt
 

mailto:Brian@GrazEngineering.com
mailto:BuckM@leicesterma.org

---------- Forwarded message ---------
From: Brooke Hultgren <hultgrenb@leicesterma.org>
Date: Wed, Jun 9, 2021 at 10:55 AM
Subject: FW: Smugglers notch amended plan
To: Matthew Schold <scholddev@gmail.com>, Emily Walsh (Schold Dev) <Emily@scholddevelopment.com>



















Please see attached Police Dept. comments. 



 







From: Ken Antanavica <antanavicak@leicesterpd.org> 


Sent: Wednesday, June 9, 2021 10:51 AM


To: Brooke Hultgren <hultgrenb@leicesterma.org>


Subject: Smugglers notch amended plan 









 



Hello Brook:



 



I have reviewed the amended proposal for Smugglers Cove and find a few problem.  As the Chair of Public Safety and Chief of Police I am apposed to any changes that diminish public safety which eliminating sidewalks will do.   Sidewalks

 generally are an elevated area designated for pedestrian traffic and eliminating them puts pedestrian traffic at the same level at motor vehicle traffic and  eliminating the designated pedestrian area.  Paxton St does have a sidewalk that is directly across

 from the driveway entrance which is heavily used and I anticipate the sidewalks in the waterfront community to also be heavily used.





As the Parker St project was unfolding I had Officer Ruth conduct a survey of several other road projects and I agree with his conclusions that the roadways should be a minimum of 26-28 ft wide and have at least 1 sidewalk.  There are several

 other streets listed on Officer Ruth’s report showing that these short, cul-de-sac act roads have sidewalks which are part of the road construction regulations in Leicester and should not be eliminated.  At the public safety meeting that this project was discussed

 we agreed to a smaller version of a turning lane for the southbound traffic to turn into Smugglers Cove which is not on the current drawings.  This is an absolute necessity for the safety of traffic turning into the this project as to avoid rear end collisions

 by southbound traffic in this hilly area esp. in the slippery winter months.  





 



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



 





























 

 

 

 

July 6, 2021 

 

Leicester Planning Board 

Town Of Leicester 

3 Washburn Square 

Leicester MA 01524-1358 

 

Re: Definitive Subdivision Plan 

Parker Street (North) 

  

To the Board: 

 

We are in receipt of the following plans and information in association with the above 

referenced project: 

 

 Plan entitled “Parker Street (North), Definitive Subdivision Plan, Leicester, 

Massachusetts”, sheets 1 - 8, dated June 8, 2021 without revision date, 

prepared by GRAZ Engineering, LLC, of Fitzwilliam, NH. 

 

 Letter to Leicester Planning Board dated June 8, 2021, providing Project 

Narrative, submitted by GRAZ Engineering, LLC, of Fitzwilliam, NH. 

 

 Letter to Leicester Planning Board dated June 8, 2021 with list of Waiver 

Requests, submitted by GRAZ Engineering, LLC, of Fitzwilliam, NH. 

 

 “Hydrology & Stormwater Report, Proposed Parker Street Definitive 

Subdivision”, dated June 8, 2021, prepared by GRAZ Engineering, LLC, of 

Fitzwilliam, NH 

 

 Form C, Application for Approval of Definitive Subdivision Plan, dated June 

8, 2021, Schold Development, LLC., applicant. 

 

 Form D, Designers Certificate, dated June 8, 2021 submitted by Brian C 

MacEwen, RLS and Paul F. Grasewicz, PE. 

 

We have performed a review of the submitted plans for conformance with the current 

Town of Leicester Subdivision Rules & Regulations, and appropriate sections of the 

Leicester Zoning Bylaw. 

P.O. Box 107 

Paxton, Massachusetts 01612 

Phone: (508) 753-7999 

Fax: (508) 795-0939 

QUINN 

ENGINEERING, INC. 
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The following waivers are requested from Subdivision Rules and Regulations; our 

comment on the waiver requests follow in italics.   

 

1. Waive §V, A, 2, a of the Subdivision Rules and Regulations, requiring roads 28 

feet wide, to permit a roadway with 20 feet traveled way. 

 

Leicester Planning Board should seek input from public safety officials as to 

proposed width of road.  527 CMR (Commonwealth of Massachusetts Regulation) 

specifies a minimum fire lane width of 20 feet.  It is the opinion of this office that 

a remote, rural roadway with two-way traffic flow should be at least 20 - 22 feet 

wide, to permit apparatus to pass parked vehicles or other apparatus. 

 

2. Waive §V, A, 4, a of the Subdivision Rules and Regulations, limiting dead-end 

streets to 500 feet, to allow a dead-end street length of 2,205 feet +/-. 

 

Concerns for dead-end length center on blockage of the proposed road, isolating 

homes from public safety access, or other services.  Longer dead-end roads have 

a greater chance of becoming blocked by a fallen tree, stormwater washout, 

vehicle accident or other unforeseeable event.  If a waiver of dead-end length is to 

be considered, some means of mitigating risks should be proposed. 

 

3. Waive §V, A, 4, and §VI, G, 4 (1 through 3) of the Subdivision Rules and 

Regulations, which requires sidewalks on both sides of the road, to waive all 

sidewalks. 

 

We defer to Leicester Planning Board on this non engineering-related request. 

 

4. Waive §V, C, 1 – 7, which requires a catch basin-to-manhole drainage system, to 

permit “country drainage”: a swale along the side of the roadway. 

 

Although roadside swales can be a cost-effective means of collecting street runoff, 

typically a greater level of maintenance is required.  Leicester Planning Board 

may wish to request input from Leicester Highway Department.  Country 

drainage is suitable for rural areas, and can be incompatible with sidewalks, if 

required. 

 

5. Waive VI, E, which requires underground CATV, electric, 

telephone/communications wiring, to permit overhead utilities. 

 

Overhead utilities are more susceptible to weather-related problems, with tree 

branches falling and pulling down wires.  Overhead utilities are more easily 
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accessed by the utility, for maintenance.  Engineer notes that overhead utilities 

exist on other parts of Pine and Parker Streets. 

 

6. Waive §VI, I, which requires shade trees every 40 feet of roadway, to permit no 

street trees be installed. 

 

We defer to Leicester Planning Board on this non engineering-related request. 

 

The subdivision plans identify the two following waiver requests, not listed in the written 

requests for waivers: 

 

7. Waive §V, C, 4, which limits the design velocity of flow in storm systems to 

between 2 and 10 feet per second, to permit drainage velocity of 15 feet per 

second. 

 

No information is found as to where a velocity of 15 feet per second occurs, 

however, this velocity far exceeds the limits for grassed swales or other system 

components.  Grassed swales can withstand a flow velocity of 4 feet per second or 

less.   

 

Until this design either clarifies or resolves the velocities of flows in the storm 

system, we are unable to recommend approval of the plan. 

 

The Hydrology and Stormwater Report provides detailed information for only the 

25-year storm; the report must provide full information for all storms. 

 

8. Waive VI, E, 3 which requires street lighting, to waive the requirement for street 

lights. 

 

We defer to Leicester Planning Board on this non engineering-related request. 

 

 

Our comments pertaining to the submitted package are found below: 

 

1. The proposed cul-de-sac cuts into a hillside grade, in an area where groundwater 

appears to be active.  A sub-drain must be called out around the cul-de-sac in all cut 

areas, to control and remove groundwater from the base gravel. 

 

2. Leicester Planning Board may wish to request an area be set aside for Open Space for 

passive or active recreation.  (REF: §V, E) 

 

3. From STA 16+50 to STA 21+50 +/-, a substantial fill slope is proposed on the west 

side of the roadway.  In this area, the engineer should review the Massachusetts 
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Department of Transportation warrant for guardrail, to evaluate whether guardrail 

should be installed. 

 

Hydrology and Stormwater 

 

4. The Hydrology and Stormwater Report should provide a topographic plan which 

outlines subcatchment areas, design points, and runoff flow routes for both the pre-

development model and post-development model.  We cannot evaluate the 

stormwater analysis in the absence of this information. 

 

5. The Hydrology and Stormwater Report documents that at Design Points 2 and 3, the 

post-development rates of runoff are increased over the pre-development rates for all 

storms.  The Applicant states that the stormwater system was designed to conform to 

standards to the “maximum extent practicable”.  Although the Massachusetts 

Stormwater Management Policy states that projects which propose between five and 

nine homes may be designed to the greatest extent practicable, historically, the 

Massachusetts Department of Environmental Protection, Wetland Division, has held 

that no increase in post-development runoff is permitted, except for the 100 year 

storm.  For that storm, it must be shown that no negative impact results downstream 

from an increase in the out flow. 

 

6. In Infiltration Basin #2P, no evidence of soils testing is found.  Per Massachusetts 

Stormwater Management Policy, soils testing must be performed within the perimeter 

of infiltration basins. 

 

7. The Stormwater Basin Cross Section, Sheet 8 of 8, calls for planting a row of thorny 

rose bushes (“Rosa Rugosa”) along the outside crest of the stormwater basin berm 

(Infiltration Basin #2P), as a deterrent to entry.  The roses cannot be planted on either 

the gravel access road, nor the Emergency Spillway.  Some other means of restricting 

access over those areas must be developed. 

 

Please contact this office should you have questions. 

 

Sincerely, 

QUINN ENGINEERING, Inc. 

 
 

Kevin J. Quinn, P.E. 

President 
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Brooke Hultgren

From: Dennis Griffin
Sent: Friday, June 11, 2021 7:50 AM
To: Brooke Hultgren
Subject: RE: Request for Comment - Parker St Definitive Subdivision 

Follow Up Flag: Follow up
Flag Status: Flagged

After review of the application for the Parker St. subdivision the Highway Depts. Views on the requested waivers on the 
sidewalks is an acceptable thought process with the consideration currently no side walks in place nor the available 
space to the bridge or at the bridge. The placement of sidewalks to this point would then only offer the entering into the 
vehicle travel lane from the bridge to Pine St.  The storm water plans also meet the state and local regulations. 
Consideration of the road width should be consistent with what is in place at 20’.   
 

From: Brooke Hultgren <hultgrenb@leicesterma.org>  
Sent: Thursday, June 10, 2021 10:53 AM 
To: Francis Dagle <DagleF@leicesterma.org>; Michael Silva <SilvaM@leicesterma.org>; jlennerton@aol.com; Ken 
Antanavica <antanavicak@leicesterpd.org>; Mike Dupuis <mdupuis@leicesterfireems.org>; 
mwilson@leicesterfireems.org; Dennis Griffin <griffind@leicesterma.org> 
Subject: Request for Comment ‐ Parker St Definitive Subdivision  
 
The Planning Board has received a new application, as summarized below. Comments, if any, should be submitted by 
email to hultgrenb@leicesterma.org or planning@leicesterma.org.  
Type of Application: Definitive Subdivision Plan 
Project Name: Parker Street 
Location/Description: Off Pine St 
Water/Sewer: Private septic/well 
Planning Board Meeting Date:  7/20/2021 
Deadline for Comments:  7/15/2021 
The application & plans are available at the link below: 
https://www.leicesterma.org/planning‐board/pages/current‐applications‐plans  
 

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

 



From: Capone, Chris (DCR)
To: Buck, Michelle
Subject: RE: Forestry Permits
Date: Tuesday, June 29, 2021 2:38:02 PM

Hi Michelle,
 
I’ve been able to review and discuss these two projects further.
 
Parker Street FCP:
This has been discussed with the plan preparer, John Clarke, as well as with a Landowner of the
property, Matt Schold (Schold Development LLC).  They have been reminded that a Forest Cutting
Plan cannot be used for a change of land use.  This existing approved FCP is to be amended to
exclude all areas that show a change of use on these definitive subdivision plans.  The land that is
shown as “Remaining Land” can remain under a Forest Cutting Plan, as no change of use is currently
planned there.  Any harvesting within the area(s) to be converted would have to be permitted
through the Conservation Commission.  The area(s) to be converted will also need to be delineated
in the field so there is no confusion on the ground.  In these cases, we typically work together to
ensure all Conservation Commission requirements are being adhered to where applicable.  I’ve
requested the amended FCP and will forward once received and approved.  No work is to commence
there until the amended FCP is submitted and approved. 
 
 
Paxton Street: This Forest Cutting Plan is under our final inspection period.  All work under the FCP
has been completed and I have been inspecting the site for FCP compliance.  I expect we will be
issuing the “Final Report” on this in early July.  Denise Child of MassDEP, who I believe retired in
April, said the following about this project if it moves to development: 
 
“One option is, when/if the applicant comes before the commission for wetland permitting for future development,
the Commission can require the applicant to retroactively permit the earlier alterations and consider them as part of
the total impact of the project going forward.  This may result in less total alteration than would otherwise occur
and/or restoration of cut/altered area in order to meet the performance standards for the project as a whole.”
 
If this development comes to fruition and is put before the Conservation Commission in the near
future, I would recommend going this route.  We obviously are not very happy when someone
abuses the Forest Cutting Practices Act and what it stands for, and would support any retroactive
permitting of the site as Denise mentioned to the fullest reasonable extent possible.  Please don’t
hesitate to reach out with any questions or concerns here – willing to help in any way we can.  The
final report should be back to the Conservation Commission by the July 20 hearing.
 
Thanks,
 
Chris Capone
Service Forestry
DCR / Bureau of Forest Fire Control and Forestry
355 West Boylston Street

mailto:chris.capone@state.ma.us
mailto:BuckM@leicesterma.org


Clinton, MA 01510
cell: (857) 406-0175
 
Service Forestry | Mass.gov
 
 
 
 

From: Capone, Chris (DCR) <Chris.Capone@mass.gov> 
Sent: Tuesday, June 22, 2021 6:44 AM
To: Buck, Michelle <BuckM@leicesterma.org>
Subject: Re: Forestry Permits
 

Hi Michelle,

 

Thanks for reaching out with this information.  My supervisor is away on vacation and should
be returning tomorrow.  I’d like to discuss our next steps with her.

 

My feeling is that the Parker Street FCP should have a stop order and be rescinded.  I will start
working on this stop order today before any work begins the.  I will need to discuss Paxton
Street with her and our next steps.

 

I will be back in touch.

 

Thanks again,

 

Chris Capone
Service Forestry
DCR / Bureau of Forest Fire Control and Forestry
355 West Boylston Street
Clinton, MA 01510
cell: (857) 406-0175

From: Buck, Michelle <BuckM@leicesterma.org>
Sent: Thursday, June 17, 2021 1:21 PM
To: Capone, Chris (DCR)
Subject: Forestry Permits

tel:(857)%20406-0175
https://www.mass.gov/service-details/service-forestry
tel:(857)%20406-0175
mailto:BuckM@leicesterma.org


CAUTION: This email originated from a sender outside of the Commonwealth of
Massachusetts mail system.  Do not click on links or open attachments unless you
recognize the sender and know the content is safe.

 

 

The Conservation Commission asked me to contact you related to 2 recent Forestry Permits:
1. Paxton Street/Central Land Development.  The developer has submitted an amendment to

their 2019 special permit for the project called Smuggler’s Cove (shorter road length/few
houses).  Planning Board hearing is 7/20/2021.  If the Board approves this amendment, the
developer will still need to go through the Definitive Subdivision Plan process before he can
proceed with construction. 

2. Parker Street/Schold Development LLC.  The Planning Board has received a Definitive
Subdivision Plan for land on Parker street in the vicinity of the recently approved Forestry
Permit.  The hearing is also 7/20/2021.

 
Plans for both of the above applications are available at the links below:
 
Paxton Street:
2021 Application & Plan:  https://www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/21-
153_modification_submittal_smugglers_cove_6-2-21_with_plan.pdf
2019 Plan:
https://www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/combined_final_smugglers_cove_pla
ns_for_web.pdf
 
Parker Street:
2021 Definitive Subdivision Plan:
https://www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/parkerstreet_definitiveplans_2021.06
.08.pdf
 
If you have any questions, let me know. 
Best regards,
 
Michelle R. Buck, AICP
Leicester Town Planner/Director of Inspectional Services
508-892-7007
buckm@leicesterma.org
Please note that Leicester Town Hall is closed on Fridays.

 

https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/21-153_modification_submittal_smugglers_cove_6-2-21_with_plan.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M6G3bhaT$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/21-153_modification_submittal_smugglers_cove_6-2-21_with_plan.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M6G3bhaT$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/combined_final_smugglers_cove_plans_for_web.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M7mycX0q$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/combined_final_smugglers_cove_plans_for_web.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M7mycX0q$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/parkerstreet_definitiveplans_2021.06.08.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M_DIs1u8$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/parkerstreet_definitiveplans_2021.06.08.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M_DIs1u8$
tel:508-892-7007
mailto:buckm@leicesterma.org


Ms. Fish,

I would like to discuss with you some concerning comments submitted by Chris Capone and

forwarded from Denise Childs of DEP regarding the Paxton Street tree cutting in Leicester, MA,

to the Town of Leicester Planning Board.  I was not able to speak with Ms. Childs as she has

recently retired from DEP, and after speaking with Mr. Capone, he suggested that I contact you

as you had contact with her about this issue before her retirement.

This past spring my husband, Matt Schold, received a forestry permit to cut trees on the parcel

of land on behalf of a partnership our company (Schold Development) is involved with.

Originally the land was bought with the intention of developing an over 50 retirement

community; however, after that plan was deemed unsustainable, new subdivision concepts

were discussed and preliminarily approved.  These plans were vehemently opposed by the lake

community and, though the land by right could easily receive approval as a conventional

subdivision, Matt felt that it was not in the best interest for the land or community.  He

convinced his partners to think about other options, downsize the number of lots, include a

large amount of open space, minimize impact, and simultaneously encouraged those opposing

the project to seek conservation organizations and/or lake members to purchase the land for

conservation use.  After a year of being in limbo, a forestry permit was applied for as the

owner’s group agreed to keep a majority of the land in “Open Space” regardless of the path

forward.  This was the catalyst for the cutting plan submittal.

Schold Development is a small company that does not have the resources to donate the land

and can not afford to allow much more time to pass without financial return. We have

submitted a (preliminary modification) plan to the planning board for their review that we feel

will have less impact on the environment and abutters. This is the first step of a long permitting

process, and as we navigate this process we are still actively talking with organizations to

purchase the property.  However, as said earlier, it is our intention to keep a majority of the land

in Open Space for which the cutting plan was devised and is present on this modified plan.

For DCR to say that the use of the FCP was an abuse in our case is unfair and ignores both the

history of this project and our intentions as a company. From what we understand, according to

the Forest Cutting Practices Act, there is no further limitation on change of use after cutting,

work inspected, and a final report filed. If changing of use after this point is frowned upon to

the extent of being publicly classified as "abuse" of the Act and town conservation encouraged

to reprimand, then regulation of change of use after sign-off should be better addressed.  From

what we understand we are following within the parameters of the legislation.

We are very confused by the commentary by Denise Child of DEP advising that if we were to

come before the Conservation Commission, "the Commision can require the applicant to

retroactively permit the earlier alterations and consider them a part of the total impact of the



project going forward."  We are looking to clarify the meaning of this statement as from what

we understand DCR oversees the forestry cutting plan and town conservation commissions can

only comment, they do not issue permits.  How can the commission retroactively act on a

permit that they didn’t issue?  This is extremely confusing, unclear to all parties, and should

have been be clarified by DCR and/or DEP before Mr. Capone expressed his favor in his

commentary.  I was disappointed to learn that though publicly supporting retroactively

permitting in his comments to the “fullest reasonable extent possible” he was unable to explain

to me in our conversation what that meant or entailed.

Within Mr. Capone’s comments, he addressed Schold Development’s Parker Street forestry

permit application, stating that he “reminded” Matt Schold and John Clarke that the forestry

plan “cannot be used for change of landuse” and the “FCP is to be amended”.  This is not quite

the case as Matt brought to Mr. Capone’s attention at their June 28th meeting that definitive

subdivision plans are in existence on a portion of the parcel and that he knew that they must be

excluded from the plan, to which Mr. Capone requested the plan be amended to reflect these

exclusions, as expected.  Once again we are enormously disappointed in the choice of language

used in this commentary, painting us as a company purposefully attempting to use the FCP for

change of use.

We know decades of bad builders and unregulated practices in building have put a sour taste in

the mouths of those working in the conservation sector. We know there is little sympathy for

the struggles of a small developer working in a vilified industry with constant opposition and

streams of misinformation feeding dark rumors in small towns, echoed by people who do not

want their wooded view from their own homes to be changed.  We are aware that some of

these people have been in contact with Mass DCR in an effort to taint our company and tie

together envisioned subdivisions with the reason for our forestry cutting plans.

Schold Development is made up of Matt and myself and 3 employees.  We have 4 young

children, all avid hikers, campers, mountain bikers and skiers.  We live our values of care and

respect for land in our families  and business.  We are one of few development companies who

understand that protecting land is as important as developing it and work with a give and take

balance mentality.  There have been many subdivisions Matt has revised from larger plans,

combining lots, reducing numbers, and making it a practice to offer the opportunity for existing

neighbors to purchase. The land on Parker Street has the potential to be subdivided into 15

house lots, yet we are choosing only 3 with restoring farmland and forest management.  We

believe in making sacrifices to preserve integrity rather than pushing plans forward at all costs.

We support a "farm to frame" shake-up in building, awareness of sustainability and local access

to materials (when possible) at its core, and that town and government conservation

organizations should be close allies in this new generation of construction - not pitted against

each other.  Yet we field constant assumptions made concerning our motives.  These public

comments made by DCR and DEP will be detrimental to our company and reputation and will



validate the illogical and untrue rumors passed around among townspeople regarding our

ethics, as well as unravel much of the work we have done to redefine the idea of a small town

developer.  I do wish some communication had taken place and a better understanding of our

intentions and history was made before directing final comments to the Leicester Planning

Board.

Jennifer Schold

Schold Development

508.450.1770



Parker Street Summary 7/2021: 

Date 
Type of 
Application Action Description 

2003 ANR Plan Revised, 
then 
Approved 

A plan was submitted August 2003.  The applicants’ attorney was 
notified that the Planning Board would be unable to sign the plan due 
to inadequate access.  The applicants submitted a revised plan in 
September 2003 with the following notation:  “Parcels A, B, C, and D 
are not buildable lots until such time as unimproved Town road (Parker 
Street) is improved.”  (The September plan was endorsed and 
recorded.) 

2006 Definitive 
Subdivision 
Plan 

Withdrawn 
by Applicant 

Applicant proposed a 13 lot subdivision plan with roadway 
improvements.  After multiple continuances and lack of agreement 
between Board members and the applicant on the level of 
improvements required (pavement width, sidewalks, etc.), the 
application was withdrawn. 

2007 ZBA Appeal 
of denial of 
Building 
Permit 

Withdrawn 
by Applicant 

The property owners submitted a building permit application for a 
single lot on the unimproved section of Parker Street.  When the 
building permit application was denied, they appealed to the ZBA.  
After several public hearings, the application was withdrawn. 

2011 Preliminary 
Subdivision 
Plan 

Approved 
with 
Conditions 

The property owners proposed a 6 lot subdivision, called Parker Hill 
Farms, with roadway improvements on the unimproved portion of 
Parker Street.  The plan proposed no sidewalks, a reduction in required 
pavement width from 28 feet to 24 feet, and a waiver of dead-end 
length (maximum 500 feet) to allow 1,925 feet.  3/2011: The Board 
approved the plan with modification, allowing up to 8 lots, with 
required deed restrictions to limit the number of lots to 8.  The Board 
also required a gravel emergency access through to Baldwin Street. 

2012 ANR Plan Withdrawn 
by Applicant 

Proposed 5-Lot ANR Plan.  Planning Board members intended to deny 
due to lack of adequate access; the owners withdrew their application. 

2013 ANR Plan Approved; 
(subsequently 
rescinded by 
Land Court) 

Proposed 13 Lot ANR Plan.  Endorsed by the Planning Board on 
3/5/2013.  This ANR endorsement was later declared “null & void” by 
the Massachusetts Land Court (see below).   

2014-
2015 

Land Court 
Decisions 

See 
description 

7/2014: Court issues Motion for Judgement with detailed findings.  
3/2015:  Final Decision by Land Court declared the 2013 ANR Plan “null 
& void” as “conclusions as to adequate access on Parker Street were 
not based on substantial evidence.” 

2018 Preliminary 
Subdivision 
Plan 

Denied 15 Lot subdivision with minimal proposed improvements (18’ gravel 
roadway and limited stormwater controls).  Denied 9/2018. 

2020 Preliminary 
Subdivision 
Plan 

Approved 3 lot subdivision (with potential for 5) approved.  Approval requires 20 
ft wide roadway.  As approved, with conditions:  2,150’ dead-end, no 
sidewalks, drainage swales, underground utilities (applicant originally 
requested waiver of underground, but later stated he’d provide 
underground), no street trees. 

2021 Definitive 
Subdivison 
Plan 

Under 
review 

3 lot subdivision (with potential for 5). Proposal has same waivers 
requested as the preliminary plan, except dead-end length is 2,205’. 

 









 
 
 
 
 
 
Project Name: Smuggler’s Cove 

LEICESTER PLANNING BOARD 
PUBLIC HEARING NOTICE 

In accordance with MGL Ch. 40A, Sec. 9, the Leicester Planning Board will hold a 
public hearing regarding an application by Central Land Development to amend a 
previously-granted special permit for an Open Space Residential Development called 
Smuggler’s Cove (shorter roadway length and number of lots reduced from 24 to 13) off 
Paxton St, Leicester, MA (Assessors Map 19, Parcel A14, A14.1, A14.2) on Tuesday, 
July 20, 2021 at 7:30 PM or as soon thereafter can be heard. A copy of the plan is on 
file for review during office hours in the Leicester Town Clerk’s Office, as well as online 
at leicesterma.org. Any person wishing to be heard on the special permit should appear 
at the time and place so designated, or may attend virtually by visiting 
https://global.gotomeeting.com/join/562708053 or by calling 1 877 309 2073 using 
access code 562-708-053. 

 
Jason Grimshaw, Chair 
Leicester Planning Board 
 
 
To be published in the Worcester Telegram & Gazette on: Tuesday, July 6, 2021 and 
Tuesday, July 13, 2021 
 
 

Town of Leicester 
PLANNING BOARD 

LEICESTER, MASSACHUSETTS, 01524-1333 
Phone:  508-892-7007 Fax:  508-892-7070 

www.leicesterma.org 



Matt Schold





FORM B. APPLICATION FOR APPROVAL OF PRELIMINARY PLAN   

Date:  May 25, 2021   
 

To the Planning Board of the Town of Leicester:   

The undersigned, being the applicant as defined under MGL Chapter 41, Section 81L, for  
approval of a proposed subdivision shown on a plan entitled:   

Preliminary Plan Open Space Residential Development in Leicester, Massachusetts  

and dated ______May 25, 2021  , located ____Off of Paxton Street_______________ ,   
 

showing __ 13____________lots on __60.2______________ total acres. Said applicant hereby 
submits   

said plan as a Preliminary Subdivision Plan in accordance with the Rules and Regulations of the  
Leicester Planning Board and makes application to the Board for approval of said plan.   

The owner's title to the land is derived under deed from_________ Becker College ________,   
 

dated ___ July 30, 2018 ____, and recorded in Worcester District Registry of Deeds, Book   
___59309___, Page __122_______, or under Certificate of Title No. ___________, registered in   
Worcester Land Registry District, Book _________, Page _________   

  Assessors Map & Parcel #___ Map 19, parcels A14, A14.1, A14.2 

   

Applicant Information Owner Information* (if not the Applicant)  

Name:  Name:   
Matt Schold-Central Land Development 
Corp. 

 

Signature:  Signature:   

Address:  Address:   
One Charlesview Road, suite 1 

 

                  Hopedale, MA 01747 

 

Phone #:  Phone #:   
(508) 612-8777 

 

 
Received by the Planning Board __________________________.   
*If there is more than one owner, all must sign.   

Matt Schold



Summit Engineering & Survey, Inc. 

710 Main Street North Oxford MA 01537 (P) 508-987-8713 (F) 508-987-8714 
 

 
Leicester Planning Board     June 2, 2021 
3 Washburn Square 
Leicester, Ma 01524 
 
 
Re:       Open Space Residential Development 

Off Paxton Street 
Assessor’s Map 19, Parcels A14, A14.1, A14.2 

 

Project Narrative: Existing 

Conditions 
The locus site is a vacant wooded tract of land west of Paxton Street and north of Sargent Pond. 
The tract comprises 60 acres with the southeastern portion abutting Paxton Street. The site is 
also accessible via an existing 50 foot wide access easement to Paxton Street at the northeast 
corner of the tract. The land abuts Sargent Pond with approximately 3,700 feet of water frontage 
and the entirety of the site slopes from its northern border southerly toward Sargent Pond. 
 
Proposed Conditions 
A new roadway will be constructed from Paxton Street through the site and terminating with a 
cul-de-sac. A second means of access (gravel drive) will continue from the cul- de-sac back 
through the northerly portion of the subdivision connecting to Paxton Street through the existing 
access easement. 
 
Abutting the new cul-de-sac roadway are 13 proposed residential lots with 10 of those lots 
having water frontage on Sargent Pond. The remainder of the site will be designated as Open 
Space having a total area of 31 acres. The greater portion of the open space will be along the 
northern side of the tract, directly accessible from the proposed gravel way. Two other open 
space parcels along the southern border will provide access from the cul-de-sac roadway to 
Sargent Pond. 
 
Underground utility services will be provided within the new cul-de-sac roadway from Paxton 
Street. Sanitary sewer service will be a combination of gravity and pressure lines connecting 
to the existing Paxton Street infrastructure, in addition potable water and fire protection will 
also be extended from Paxton Street. 
 
A stormwater management system will be constructed within the roadway consisting of deep 
sump/hooded catch basins, drainage manholes and piping which will flow toward several 
stormwater basins for solids removal treatment and post-development rate attenuation. The 
system will be designed and constructed in compliance with local and state stormwater 
management standards and will utilize the appropriate best management practices under those 
standards. 
information. 
 
Respectfully Submitted, 
Summit Engineering & Survey, Inc. 
By: 
 
Peter Lavoie, Project Engineer 
   

 

Peter Lavoie



Summit Engineering & Survey, Inc. 

710 Main Street North Oxford MA 01537 (P) 508-987-8713 (F) 508-987-8714 
 

June 2, 2021 
 
Planning Board       via hand delivery  
Town of Leicetser 
3 Washburn Square, 
Leicester, MA 01524 
 
Re: Modification of Open Space Residential Development 

Off Paxton Street  “Smugglers Cove” 
Dear Members of the Board, 
 
On behalf of our Client, DJT Properties, LLC, this office submits a Request for Waivers from  the 
requirements of the Town of Leicester’s Rules and Regulations Governing the Subdivision of 
Land as follows; 

1. ZONING BY-LAW SECT. 5.13.06,C: TO ALLOW MORE THAN 10 LOTS ON A 

DEAD- END STREET. (24’ Proposed). 
 
 

2. ZONING BY-LAW SECT. 5.13.07,C,(1): TO ALLOW A BUFFER STRIP LESS THAN 100 
AT THE PERIMETER OF THE PROJECT. 
(*REDUCED BUFFER AREA AT ROADWAY ENTRANCE FOR CONSTRUCTION/GRADING. 
NO BUFFER STRIP PROPOSED ALONG THE PORTION OF THE PERIMETER THAT ABUTS 
SARGENT POND) 

 

3. ZONING BY-LAW SECT. 5.13.07,B,(6): TO ALLOW DRAINAGE BASIN-1 TO BE 
CONSTRUCTED ON OPEN SPACE PARCEL C. 
(BASIN AREA-17,000± SF = 1.4% OF OPEN SPACE PARCEL C) 

4. SUBDIVISION RULES & REGULATIONS, SECT. V,2.WIDTH,(a): TO ALLOW A 
WAY WIDTH OF 24 FT. 

 

5. SUBDIVISION RULES & REGULATIONS, SECT. V,5.CROSS-SECTION: TO ALLOW FOR 
DELETION OF SIDEWALKS. 

 

6. SUBDIVISION RULES & REGULATIONS, SECT. VI,G.SIDEWALKS,1-3. TO ALLOW FOR 
DELETION OF SIDEWALKS 
 

7. ZONING BY-LAW SECT. 5.13.06,C: TO ALLOW A DEAD-END STREET OVER 1000 FT. IN LENGTH 
(2,000 FT. PROPOSED) 

We look forward to working with the Board and the other Town Offices on this project.  
Please do not hesitate to contact this office if you have any questions or require any 
additional information. 

 
Respectfully Submitted, 
Summit Engineering & Survey, Inc. 
By: 
 
Peter Lavoie, Project Engineer 
   

Peter Lavoie







July 12, 2021

Dear Members of the Leicester Planning Board and Conservation Commission,

We would like to write in response to a letter written by Mrs. Carrie Panapinto.  In the letter, Mrs.
Panapinto attempts to tie together events regarding the recent tree cutting and a development
project on Sargent’s Pond.

She begins by naming Mr. Matt Schold as the applicant of a modification to the Smuggler’s
Cove subdivision plan.  This is incorrect as the applicant is Central Land Development, a
partnership of which Schold Development is one part.

Please see our response to her numbered points:

● 1.) Mr. Schold submitted a development plan, which was preliminarily approved by
Planning Board late 2019, with the caveat that he needed to maintain a 100’ buffer from
the development to Sargent’s Pond.

Various preliminary plot plans were presented in 2019, reconfigured to fit the community and
waterfront and ultimately not acted upon for the purpose of looking into better solutions for the
lake community.  Mrs. Panapinto knows this as she worked with Matt for several months trying
to find a viable buyer (ie. her church and lake neighbors).
A town bylaw states that construction must remain within a 100’ buffer from property borders in
an Open Space Residential Design, this is not a caveat for any particular project.  This bylaw is
often waived in the case of waterfront as the water creates its own natural buffer.  When the
preliminary subdivision concepts were discussed, Mrs. Panapinto requested this bylaw to be
upheld on all proposed waterfront lots; however, in the Special Permit Decision dated January
7th, 2020, the Planning Board voted the waiver to be permitted with no buffer proposed along
the perimeter that abuts Sargent’s Pond with the intent of minimizing tree removal but allowing
tree clearing for water access.  During the public hearing process it was understood that this
subdivision concept would have waterfront homes and beaches as does every house on the
lake.  It should be noted, as mentioned in these hearings, that Mrs. Panapinto’s home, which we
had built in 2016/17, was constructed with the maximum beach and tree clearing allowed by
DEP, per her own design, and included a resource area disturbance in order to construct the
driveway to access the peninsula on which the house was built.

● 2.)  In late 2020, Mr. Schold submitted a short term forestry permit to clear cut the 60
acre parcel of land. This forestry permit  made no mention of the preliminary approval of
a development nor did it highlight Mr. Schold’s intent to build on this land. This permit
was granted by DCF and allowed Mr. Schold to cut down anything that he wanted to on
this 60 acre parcel with no restrictions and no regard to wetlands buffer protection
legislation.



Central Land received a FCP for a shelterwood tree cutting on the parcel, a DCR regulated
forestry cut with the purpose of regenerating forest, preventing forest fires, adding walking trails
to any future open space (tree cutting is not permitted after being deemed conservation “open
space” land), and to generate revenue to pay taxes and other overhead associated with the land
(small developers' pockets are not as deep as people assume).  This was not a clear cut.
Stating there were no restrictions on tree cutting and no wetland protection practices in place
would signify that the FCP approved by the Massachusetts Department of Conservation and
Recreation was not followed, the Massachusetts Forest Cutting Practices Act was not followed,
the Service Foresters overseeing the job are corrupt or simply did not do their job (though when
Mrs. Panapinto inquired at the April 14th conservation meeting how often the service forester
was present on the job, she was answered by that forester about once a week), and that the
timber harvesters did not work within the parameters of their licensure. It would imply methods
practiced in accordance with the Massachusetts Management Best Practices Manual were
eschewed, including regulated engineering of skid trails, the building of drainage ditches, and
implementing both buffer strips and filter strips. If Mrs. Panapinto’s allegations were correct, the
timber harvesters would be at risk of losing their licensure, the Service Foresters would be at
risk of losing their credentials, and Mass DCR would risk litigation.  However, she is unable to
differentiate between timber clearcutting and shelterwood removal, and clearly lacks basic
knowledge in forestry protocol. Had Mrs. Panapinto attempted to look at the cutting plan,
research DCR’s wetland legislation and/or actually find any evidence for her claims, she would
have learned all regulations with regards to harvesting and wetland protection were followed
impeccably.

● 3.) The Leicester Conservation Committee did not comment on this forestry permit –
they were told, when it came before them on January 13, 2021, that being informed was
a courtesy. Forestry did not know that there was a housing development under
discussion or preliminarily approved when they approved the short term permit.

Leicester Conservation made no comment as DCR oversees a forestry cutting plan, not town
conservation.  This is a known fact by any Massachusetts conservation commissioner.  As
boundary lines and resource areas were correctly identified in the cutting plan and no approved
subdivision plans were in existence, there was no commentary to be made.
Mass Forestry was in fact aware of the previously submitted preliminary subdivision plans.  It
was one idea on the table and it was only a portion of the parcel being cut as the goal of the
operation was forest management within the Open Space. Matt still had hope to find another
solution for the subdivision even after Mrs. Panapinto abandoned her attempt to find a buyer for
the land, failed to inform us that the lake had a formed lake association and instead focused her
energies on attempting to shut down the project.
Some timber harvesting did take place on what may be future house lots in order to build skid
roads to access the back area.  To have excluded all cutting on possible future lots with no
boundary lines to delineate exclusion and no definitive number or future on land we had hoped
would be purchased as conservation land would have been impossible and nonsensical.  The
point Mrs. Panapinto is attempting to make is that, in her mind, the forestry permit’s sole
purpose was to underhandedly clear the lots for the subdivision.  Had this been our objective,



we would have obtained planning board approval and cleared the specific lots accordingly,
moving ahead with the original subdivision plan two years ago.

● 4.) The land was clear cut during the month of March 2021. The clear cut is NOT 100’
from the shoreline.

● 5.) This is in keeping with the forestry permit, however, it does not follow in what the
planning board caveated at the preliminary approval of Smuggler’s Cove in Jan 2019.

This was not a clear cut and the fact that the caveat did not exist has previously been
discussed.
That being said, the FCP left a clearly marked buffer well within the parameters of forestry
regulation along all resource areas and was inspected prior to any cutting by DCR.  This
includes a minimum buffer of 50’ feet from the Sargent’s Pond shoreline.  Only an estimated 25
percent of the cutting plan actually extended to the 50’ buffer.  The remaining 75 percent took
place 100’ or more away from the waterfront.  Furthermore, 50 percent of the basal area within
the shoreline buffer could have been cut by non-mechanical means (i.e. chainsaws), but was
not.

● 6.) It is my opinion that the trees cleared along the water’s edge are in the shape of lots
for homes and a road.

The owners’ group did not have any guidance as to how the land was cut.  As pointed out
earlier, Mrs. Panapinto has no authority with which to speak to tree cutting, and she herself
stated in her point #3 that she believed there had been no discussion about any future
subdivision with forestry (who devised and carried out the cutting plan), directly conflicting with
her own opinion.

● 7.) We were told at the April 14, 2021 conservation committee meeting that the land
cannot be developed until DCF gives sign off that it has been reforested to their
satisfaction.

It is absolutely true that land can not be developed until DCR signs off.  The permitting process
is a long process that takes time to complete and though we have made multiple efforts to find a
better solution, we seem to be exhausting all other possibilities.  If this land will ultimately end
up going forward with building, we can not afford to lose any more time and have submitted a
modification to the preliminary subdivision plans for the time in which DCR may sign off on the
forestry plan.



● This project continues to find loopholes in our town bylaws such that it can continue to
move forward unimpeded, with no regard for state wetland protection legislation.

A forestry permit is often described as a “loophole” to color development companies in a bad
light when a person does not want building to take place in a certain area.  It is a term that preys
on the general public’s lack of knowledge about forestry and DCR forestry regulation.

The preliminary plans submitted in 2019 did not fit the lake or community in the opinion of Matt
Schold and worked with his partners to modify the plan to reduce the number of house lots and
include protected open space.  He has made multiple attempts to reach out to those on
Sargent's Pond in an effort to present a buyer to his partners that would accommodate the lake
community.

The truth of the matter is that Mrs. Panapinto simply does not want any further development on
Sargent's Pond after recently building a house there. This may be understandable, but as a
fully recreational lake with no affiliated conservation protection located close to the center of
town, and no willingness through the lake community or local conservation organization to
purchase the land, collaborate, or fundraise, building on that land is inevitable, whether done by
Central Land Development or another builder.

It is easy to connect perceived dots, creating "evidence" of notions that because land is being
developed, the development company has no care for the environment, no integrity, and
possesses all bulldozing attributes of the Hollywood-generated, money-grabbing evil-doer.  It is
easy to assume that when land we love is being changed, the developer can not possibly have
the necessary knowledge at his disposal and/or can not possibly be following state and town
regulations concerning the environmental impact created by the change.  By defining all
developers in this way, we drive the small, family-owned, conscientious development and
construction companies out of town, leaving behind the large corporate giants that can very well
hold these exact characteristics, unlikely to have any regard for reducing lot numbers and
retaining open space for the purpose of minimizing environmental impact and working with the
community.

Matt & Jenny Schold
Schold Development



Summit Engineering & Survey, Inc. 

710 Main Street North Oxford MA 01537 (P) 508-987-8713 (F) 508-987-8714 
 

 
July 14, 2021 
 
 
Planning Board       via hand delivery  
Town of Leicetser 
3 Washburn Square, 
Leicester, MA 01524 
 
 
 
 
 
Re: Modification of Open Space Residential Development 

Off Paxton Street  “Smugglers Cove” 
 
 
 
 
 
 
Dear Members of the Board, 
 
On behalf of our Client, DJT Properties, LLC, this office is submitting a Revised Plan per 
comments from the town departments and abutters concerns. The following changes have been 
made to the Plan; 
 

1. The proposed roadway pavement width has been increased to 26 feet. 
2. Proposed sidewalk has been added to the roadway cross section on the North side 

of the proposed roadway. 
3. The number of Building Lots has been reduced to 10 Lots instead of 13 Building Lots, 

which was submitted originally. 
4. The length of the roadway has been reduced to 1,627 feet instead of 2,000 feet, 

which was submitted originally. 
5. The emergency gravel access road has been removed. 
6. The right of way has been adjusted from station 0+00 to station 3+50 as shown on 

the revised plan. 

 
 
 
 
 
 
 
Respectfully Submitted, 
Summit Engineering & Survey, Inc. 
By: 
 
Peter Lavoie, Project Engineer 
   

Peter Lavoie

hultgrenb
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OPEN SPACE RESIDENTIAL DEVELOPMENT 
REQUIREMENTS: 
MIN. PARCEL SIZE = 10 AC. 
MIN. OPEN SPACE AREA = 50% OF TOTAL AREA 
MIN. LOT AREA = 20,000 SF 
MIN. FRONTAGE = 100 FT. 

MIN. SETBACKS 
FRONT YARD = 20 FT. 
SIDE YARD = 20 FT. 
REAR YARD = 20 FT. 

PROPOSED CONCEPTUAL OSRP LAYOUT 
PROVIDED: 
TOTAL PARCEL SIZE = 60.2± AC. 
MIN. OPEN SPACE AREA = 52% OF TOTAL AREA 

PROPOSED CONCEPTUAL OSRP STATIS]CS 
10 PROPOSED RESIDENTIAL LOTS 

\ \ 
\ 

\ 

(3) OPEN SPACE PARCELS A, B, C AREA=31.4± AC. 
ROADWAY LENGTH = 1,600 FT. 
ROADWAY WIDTH = 40' WIDE RIGHT-OF-WAY 
ROADWAY AREA = 75,369± SF, 1.73± AC. 
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REQUESTED WAIVERS: (PREVIOUSLEY APPROVED JULY 2019) 
1. ZONING BY-LAW SECT. 5.13.06,C: TO ALLOW A DEAD-END STREET OVER 1000 FT. IN LENGTH 

(1,627 FT. PROPOSED) 

2. ZONING BY-LAW SECT. 5.13.07,C,(1): TO ALLOW A BUFFER STRIP LESS THAN 100 FT. AT THE PERIMETER OF THE PROJECT. 
(*REDUCED BUFFER AREA AT ROADWAY ENTRANCE FOR CONSTRUCTION/GRADING. NO BUFFER STRIP PROPOSED ALONG THE 

PORTION OF THE PERIMETER THAT ABUTS SARGENT POND) 

3. ZONING BY-LAW SECT. 5.13.07,B,(6): TO ALLOW DRAINAGE BASIN-1 TO BE CONSTRUCTED ON OPEN SPACE PARCEL C 
(BASIN AREA-38,235 ± SF). 

4. SUBDIVISION RULES & REGULATIONS, SECT. V,5.CROSS-SECTION: TO ALLOW FOR ONE SIDEWALK. 

5. SUBDIVISION RULES & REGULATIONS, SECT. VI,G.SIDEWALKS,1-3. TO ALLOW FOR ONE SIDEWALK. 
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LOTS WILL BE SERVICED BY MUNICIPAL WATER, PRESSURE/FORCE MAIN SEWER AND UNDERGROUND 
TELEPHONE, CABLE TELEVISION AND ELECTRIC FROM PAXTON STREET. 

. 
THE ROADWAY AND ASSOCIATED DRAINAGE EASEMENTS SHALL BE CONVEYED TO THE TOWN OF LEICESTER 
UPON COMPLETION. 

THE OPEN SPACE PARCELS SHALL BE CONVEYED TO A CORPORATION OR TRUST TO BE OWNED BY THE 
OWNERS OF LOTS WITHIN THE DEVELOPMENT. 

THE WETLAND CROSSINGS SHOWN ARE SUBJECT TO THE APPROVAL OF THE TOWN OF LEICESTER . 
CONSERVATION COMMISSION AND/OR MASSDEP. 

THE EXISTING CONDITIONS SHOWN HAVE BEEN COMPILED FROM RECORD PLANS AND STATE/LOCAL GIS DATA, 
AND ARE APPROXIMATE ONLY. SUMMIT ENGINEERING, INC. HAS NOT PERFORMED AN ON-THE-GROUND FI~D----

LOCUS MAP 

REFERENCES 

ASSESSORS INFORMATION: 
MAP 19. PARCELS A14. A14.1. A14.2 

DEED REFERENCE: 
BOOK 59309, PAGE 122 

NOTES 

LOCUS IS LOCATED WITHIN THE ZONING 
DISTRICT "SA" 

UNDERGROUND UTILITIES HAVE BEEN 
COMPILED FROM AVAILABLE PLANS FROM 
PUBLIC AND PRIVATE AGENCIES AND ARE 
APPROXIMATE ONLY. UNDERGROUND 
UTILITIES OR STRUCTURES OTHER THAN 
THOSE SHOWN MIGHT EXIST. 
BEFORE ANY EXCAVATION OR 
CONSTRUCTION CALL DIG-SAFE AT 811. 

OWNER & APPLICANT: 

Central Land Development Corp 
One Charlesview Road, Suite 1, 

Hopedale, MA01747 

SMUGGLER'S COVE 

TITLE: 

MODIFICATION 
Preliminary Plan 

Open Space Residential 
Development Plan . 

m 
Leicester, Massachusetts 

1 7/13/21 Reduced number of lots and lemgth of 
road. Added 26' wide pavement and sidewalk on 
one side. entrance. 

SUMMIT 
Engineering & Survey, Inc 

710 MAIN SlREET 

SCALE: 

SCALE: 

DATE: 

JOB NO: 

PLAN NO: 

SHEET NO: 

NORTH OXFDRO. MA 01537 
p,(5D8)887·8713 f,(5D8)887·8714 

1"=1 DO FEET 

100 

AS SHOWN 

MAY 26,2021 

2021-151 

PRELIMINARY PLAN 

1 OF 1 

PRELIMINARY PLAN 

hultgrenb
Text Box
REVISED PLANS 7-14




1

Brooke Hammond

From: Dennis Griffin
Sent: Wednesday, June 9, 2021 1:11 PM
To: Brooke Hultgren
Subject: RE: Request for Comment - SP Smuggler's Cove

Follow Up Flag: Follow up
Flag Status: Flagged

The Superintendent  believes that a single sidewalk would meet the needs for pedestrian traffic for the size of the 
development also a bump in or short transition for the south bound traffic would be acceptable . As for road width 26 ‘ 
would be good. 
 

From: Brooke Hultgren <hultgrenb@leicesterma.org>  
Sent: Wednesday, June 9, 2021 9:49 AM 
To: jlennerton@aol.com; Michael Silva <SilvaM@leicesterma.org>; Ken Antanavica <antanavicak@leicesterpd.org>; 
Mike Dupuis <mdupuis@leicesterfireems.org>; mwilson@leicesterfireems.org; Dennis Griffin 
<griffind@leicesterma.org>; Francis Dagle <DagleF@leicesterma.org>; Joe Wood <joe@lwsd.net> 
Cc: Buck, Michelle <BuckM@leicesterma.org> 
Subject: Request for Comment ‐ SP Smuggler's Cove 
 
The Planning Board has received a new application, as summarized below. Comments, if any, should be submitted by 
email to hultgrenb@leicesterma.org or planning@leicesterma.org.  
Type of Application: Special Permit Amendment  
Project Name: Smuggler’s Cove 
Location/Description: Off Paxton St/Open Space Residential Development w/ 13 lots 
Water/Sewer:  LWSD 
Planning Board Meeting Date:  7/20/2021 
Deadline for Comments:  7/5/2021 
The application & plans are available at the link below: 
https://www.leicesterma.org/planning‐board/pages/current‐applications‐plans  
 

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

 



 

 

 

 

July 2, 2021 

 

Leicester Planning Board 

Town Of Leicester 

3 Washburn Sq 

Leicester MA 01524-1358 

 

Re: Amended Preliminary Subdivision Plan/OSRD Plan 

Smuggler’s Cove 

  

To the Board: 

 

We are in receipt of the following plans and information in association with the above 

referenced project: 

 

 Plan entitled “MODIFICATION, Preliminary Plan, Open Space Residential 

Development Plan in Leicester, Massachusetts”, 1 sheet, dated May 26, 2021 

without revision date, prepared by Summit Engineering & Survey, Inc. of 

Oxford, MA. 

 

 Letter to Leicester Planning Board dated June 2, 2021 with Project Narrative, 

submitted by Summit Engineering & Survey, Inc. of Oxford, MA 

 

 Letter to Leicester Planning Board dated June 2, 2021 with List of Requested 

Waivers, submitted by Summit Engineering & Survey, Inc. of Oxford, MA 

 

Plans of Smuggler’s Cove Open Space Residential Development were approved in 

January 2020.  It is understood that the submitted plans propose to modify the approved 

plans.  We have reviewed the submitted plans in relation to proposed amendments to the 

approved plans.  We have not conducted a re-review of the project plans. 

 

The following waivers are being amended under the proposed plan; our comment on the 

waiver requests follow in italics.   

 

1. Waive §5.13.06, C, of the Zoning Bylaws, to permit more than 10 lots on a dead-

end street. 

 

See comment 7, below. 

P.O. Box 107 

Paxton, Massachusetts 01612 

Phone: (508) 753-7999 

Fax: (508) 795-0939 

QUINN 

ENGINEERING, INC. 



Leicester Planning Board 

Amended Preliminary Subdivision Plan/OSRD Plan, Smuggler’s Cove 

July 2, 2021 

Page 2 of 3 

 

 

 

2. Waive §5.13.07, C (1) of the Zoning Bylaws, to permit a buffer strip less than 100 

feet at the perimeter of the project, to accommodate construction at the entrance, 

and along Sargent Pond. 

 

We defer to Leicester Planning Board on this non engineering-related request. 

 

3. Waive §5.13.07, B (6) of the Zoning Bylaws, to permit Drainage Basin 1 to be 

located within Open Space. 

 

We defer to Leicester Planning Board on this non engineering-related request 

 

4. Waive §V, 2 of the Subdivision Rules and Regulations to allow a traveled way of 

24 feet width. 

 

A subdivision roadway of 24 feet width may be expected to provide suitable 

service, and will require less maintenance than the required 28 foot wide 

roadway.  The lesser width will also reduce impervious area, lowering associated 

stormwater runoff. 

 

5. Waive §V, 5, of the Subdivision Rules and Regulations, Cross Section to waive 

sidewalks on both sides of the road. 

 

We defer to Leicester Planning Board on this non engineering-related request. 

 

6. §VI, G, 1 of the Subdivision Rules and Regulations to waive sidewalks on both 

sides of the road. 

 

We defer to Leicester Planning Board on this non engineering-related request. 

 

7. Waive §5.13.06, C, of the Zoning Bylaws, to permit roadway length in excess of 

1,000 feet; proposed roadway length 2,000 feet. 

 

The plan proposes a 20 foot wide gravel road as a secondary means of emergency 

access, presumably to mitigate concerns for both the length of the dead end 

roadway, and the number of proposed lots.  Leicester Planning Board may wish 

to seek input from Leicester Police and Fire Departments on this.  In general, 

secondary access roads tend to be treated as a low priority for maintenance, often 

falling into disrepair.  Snowplowing these roads is often overlooked, as high 

traffic roadways demand those efforts.  Gravel road surfaces can be subject to 

erosion, or washout under surface water flow.  The proposed emergency access 

road will be exceptionally long (2,000 feet), raising the potential for blockage by 

tree fall, washout or other occurrence.   
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The proposed waiver seeks to double the length of the subdivision road over that 

allowed, with greater than 10 lots (13 proposed) served.  Any proposed mitigation 

should provide a highly reliable means of secondary access. 

 

 

Our comments pertaining to the OSRD plan are found below: 

 

1. Previously the Applicant provided evidence that municipal water service and sewer 

disposal capacity was sufficient to serve this project.  Leicester Planning Board may 

wish to confirm that the capacity for such services to this project remains sufficient. 

 

2. Comments on the previous project, pertaining to the Emergency Access Road, which  

is partially located within an existing easement remain.  If it did not take place 

previously, the Applicant should research and document that the terms of the 

easement are compatible with the Emergency Access Road, and its maintenance.   

 

Please contact this office should you have questions. 

 

Sincerely, 

QUINN ENGINEERING, Inc. 

 
 

Kevin J. Quinn, P.E. 

President 

 



Smuggler’s Cove Paxton Street- Special Permit 
Amendment Review 

Leicester Water Supply District Review 

The LWSD approves the Special Permit Amendment with the following requirements. 

• The District requires one full paper set of detailed plans for review/ approval.  
• The District requires one full paper set of As-Built plans once construction is completed.  
• Water and Sewer application must be completed and approved. 
• Must meet LWSD standards and specifications and be approved. 
• Connection Fees must be paid in full before construction started. 
• Road opening permits will be pulled by the owner/ contractor. 

 



From: Panepinto, Carrie
To: Leicester Planning Board; Buck, Michelle
Subject: Smuggler"s Cove/Paxton St development (revised development plan)
Date: Thursday, June 10, 2021 10:44:13 AM

Members of the Planning Board and conservation committee,

I learned that Mr. Matt Schold has just submitted his new housing development plan for Smuggler’s Cove/Paxton
Street.  I would like to tie a few details together on the on-goings of this plan, as I feel that many of these details
may have been forgotten from the beginning of Mr. Schold’s intent to develop to now.  

Please note, my dates are approximate, to provide you the ability to pull records if needed.

1.       Mr. Schold submitted a development plan, which was preliminarily approved by Planning Board late 2019,
with the caveat that he needed to maintain a 100’ buffer from the development to Sargent Pond.

2.       In late 2020, Mr. Schold submitted a short term forestry permit to clear cut the 60 acre parcel of land.  This
forestry permit made no mention of the preliminary approval of a development nor did it highlight Mr.
Schold’s intent to build on this land.  This permit was granted by DCF and allowed Mr. Schold to cut down
anything that he wanted to on this 60 acre parcel with no restrictions and no regard to wetlands buffer
protection legislation. 

3.       The Leicester Conservation Committee did not comment on this forestry permit – they were told, when it
came before them on January 13, 2021, that being informed was a courtesy.

4.       Forestry did not know that there was a housing development under discussion or preliminarily approved
when they approved the short term permit. 

5.       The land was clear cut during the month of March 2021.  The clear cut is NOT 100’ from the shoreline. 
This is in keeping with the forestry permit, however, it does not follow in what the planning board caveated
at the preliminary approval of Smuggler’s Cove in Jan 2019.

6.       It is my opinion that the trees cleared along the water’s edge are in the shape of lots for homes and a road.
7.       We were told at the April 14, 2021 conservation committee meeting that the land cannot be developed

until DCF gives sign off that it has been reforested to their satisfaction.

This project continues to find loopholes in our town bylaws such that it can continue to move forward unimpeded,
with no regard for state wetland protection legislation.  It is very important that planning board and conservation
committees understand the history of what has happened to date as you each consider this request for
development for Smuggler’s Cove/Paxton Street.  
Regards,

Carrie

Carrie Panepinto
43 Water Street (formerly 2 Sconset Aveue)
Leicester, MA
Resident 17 years
774-615-9910
 

ICON plc made the following annotations. 
------------------------------------------------------------------------------ 
This e-mail transmission may contain confidential or legally privileged information that is
intended only for the individual or entity named in the e-mail address. If you are not the
intended recipient, you are hereby notified that any disclosure, copying, distribution, or
reliance upon the contents of this e-mail is strictly prohibited. If you have received this e-mail
transmission in error, please reply to the sender, so that ICON plc can arrange for proper
delivery, and then please delete the message. 

Thank You, 

mailto:Carrie.Panepinto@iconplc.com
mailto:planning@leicesterma.org
mailto:BuckM@leicesterma.org


ICON plc 
South County Business Park 
Leopardstown 
Dublin 18 
Ireland 
Registered number: 145835 
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Brooke Hammond

From: Ken Antanavica <antanavicak@leicesterpd.org>
Sent: Wednesday, June 9, 2021 10:51 AM
To: Brooke Hultgren
Subject: Smugglers notch amended plan 
Attachments: img20210609_0204.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

Hello Brook: 
 
I have reviewed the amended proposal for Smugglers Cove and find a few problem.  As the Chair of Public Safety and 
Chief of Police I am apposed to any changes that diminish public safety which eliminating sidewalks will do.   Sidewalks 
generally are an elevated area designated for pedestrian traffic and eliminating them puts pedestrian traffic at the same 
level at motor vehicle traffic and  eliminating the designated pedestrian area.  Paxton St does have a sidewalk that is 
directly across from the driveway entrance which is heavily used and I anticipate the sidewalks in the waterfront 
community to also be heavily used.  
As the Parker St project was unfolding I had Officer Ruth conduct a survey of several other road projects and I agree with 
his conclusions that the roadways should be a minimum of 26‐28 ft wide and have at least 1 sidewalk.  There are several 
other streets listed on Officer Ruth’s report showing that these short, cul‐de‐sac act roads have sidewalks which are part 
of the road construction regulations in Leicester and should not be eliminated.  At the public safety meeting that this 
project was discussed we agreed to a smaller version of a turning lane for the southbound traffic to turn into Smugglers 
Cove which is not on the current drawings.  This is an absolute necessity for the safety of traffic turning into the this 
project as to avoid rear end collisions by southbound traffic in this hilly area esp. in the slippery winter months.   
 

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: Capone, Chris (DCR)
To: Buck, Michelle
Subject: RE: Forestry Permits
Date: Tuesday, June 29, 2021 2:38:02 PM

Hi Michelle,
 
I’ve been able to review and discuss these two projects further.
 
Parker Street FCP:
This has been discussed with the plan preparer, John Clarke, as well as with a Landowner of the
property, Matt Schold (Schold Development LLC).  They have been reminded that a Forest Cutting
Plan cannot be used for a change of land use.  This existing approved FCP is to be amended to
exclude all areas that show a change of use on these definitive subdivision plans.  The land that is
shown as “Remaining Land” can remain under a Forest Cutting Plan, as no change of use is currently
planned there.  Any harvesting within the area(s) to be converted would have to be permitted
through the Conservation Commission.  The area(s) to be converted will also need to be delineated
in the field so there is no confusion on the ground.  In these cases, we typically work together to
ensure all Conservation Commission requirements are being adhered to where applicable.  I’ve
requested the amended FCP and will forward once received and approved.  No work is to commence
there until the amended FCP is submitted and approved. 
 
 
Paxton Street: This Forest Cutting Plan is under our final inspection period.  All work under the FCP
has been completed and I have been inspecting the site for FCP compliance.  I expect we will be
issuing the “Final Report” on this in early July.  Denise Child of MassDEP, who I believe retired in
April, said the following about this project if it moves to development: 
 
“One option is, when/if the applicant comes before the commission for wetland permitting for future development,
the Commission can require the applicant to retroactively permit the earlier alterations and consider them as part of
the total impact of the project going forward.  This may result in less total alteration than would otherwise occur
and/or restoration of cut/altered area in order to meet the performance standards for the project as a whole.”
 
If this development comes to fruition and is put before the Conservation Commission in the near
future, I would recommend going this route.  We obviously are not very happy when someone
abuses the Forest Cutting Practices Act and what it stands for, and would support any retroactive
permitting of the site as Denise mentioned to the fullest reasonable extent possible.  Please don’t
hesitate to reach out with any questions or concerns here – willing to help in any way we can.  The
final report should be back to the Conservation Commission by the July 20 hearing.
 
Thanks,
 
Chris Capone
Service Forestry
DCR / Bureau of Forest Fire Control and Forestry
355 West Boylston Street

mailto:chris.capone@state.ma.us
mailto:BuckM@leicesterma.org


Clinton, MA 01510
cell: (857) 406-0175
 
Service Forestry | Mass.gov
 
 
 
 

From: Capone, Chris (DCR) <Chris.Capone@mass.gov> 
Sent: Tuesday, June 22, 2021 6:44 AM
To: Buck, Michelle <BuckM@leicesterma.org>
Subject: Re: Forestry Permits
 

Hi Michelle,

 

Thanks for reaching out with this information.  My supervisor is away on vacation and should
be returning tomorrow.  I’d like to discuss our next steps with her.

 

My feeling is that the Parker Street FCP should have a stop order and be rescinded.  I will start
working on this stop order today before any work begins the.  I will need to discuss Paxton
Street with her and our next steps.

 

I will be back in touch.

 

Thanks again,

 

Chris Capone
Service Forestry
DCR / Bureau of Forest Fire Control and Forestry
355 West Boylston Street
Clinton, MA 01510
cell: (857) 406-0175

From: Buck, Michelle <BuckM@leicesterma.org>
Sent: Thursday, June 17, 2021 1:21 PM
To: Capone, Chris (DCR)
Subject: Forestry Permits

tel:(857)%20406-0175
https://www.mass.gov/service-details/service-forestry
tel:(857)%20406-0175
mailto:BuckM@leicesterma.org


CAUTION: This email originated from a sender outside of the Commonwealth of
Massachusetts mail system.  Do not click on links or open attachments unless you
recognize the sender and know the content is safe.

 

 

The Conservation Commission asked me to contact you related to 2 recent Forestry Permits:
1. Paxton Street/Central Land Development.  The developer has submitted an amendment to

their 2019 special permit for the project called Smuggler’s Cove (shorter road length/few
houses).  Planning Board hearing is 7/20/2021.  If the Board approves this amendment, the
developer will still need to go through the Definitive Subdivision Plan process before he can
proceed with construction. 

2. Parker Street/Schold Development LLC.  The Planning Board has received a Definitive
Subdivision Plan for land on Parker street in the vicinity of the recently approved Forestry
Permit.  The hearing is also 7/20/2021.

 
Plans for both of the above applications are available at the links below:
 
Paxton Street:
2021 Application & Plan:  https://www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/21-
153_modification_submittal_smugglers_cove_6-2-21_with_plan.pdf
2019 Plan:
https://www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/combined_final_smugglers_cove_pla
ns_for_web.pdf
 
Parker Street:
2021 Definitive Subdivision Plan:
https://www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/parkerstreet_definitiveplans_2021.06
.08.pdf
 
If you have any questions, let me know. 
Best regards,
 
Michelle R. Buck, AICP
Leicester Town Planner/Director of Inspectional Services
508-892-7007
buckm@leicesterma.org
Please note that Leicester Town Hall is closed on Fridays.

 

https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/21-153_modification_submittal_smugglers_cove_6-2-21_with_plan.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M6G3bhaT$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/21-153_modification_submittal_smugglers_cove_6-2-21_with_plan.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M6G3bhaT$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/combined_final_smugglers_cove_plans_for_web.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M7mycX0q$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/combined_final_smugglers_cove_plans_for_web.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M7mycX0q$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/parkerstreet_definitiveplans_2021.06.08.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M_DIs1u8$
https://urldefense.com/v3/__https:/www.leicesterma.org/sites/g/files/vyhlif781/f/uploads/parkerstreet_definitiveplans_2021.06.08.pdf__;!!CUhgQOZqV7M!1tfUzLf60WgBRdPTkhWVUpM6p6DSrDoHZyIjqZY2PxLVzJiELACXeXmjEjL1M_DIs1u8$
tel:508-892-7007
mailto:buckm@leicesterma.org


GEORGE H. HARRIS 
ATTORNEY AT LAW 

8 HOLIDAY ROAD 

WAYLAND, MASSACHUSETTS  01778 

Tel & Fax:   (508) 358-2379                    E-mail: geoharris2@gmail.com 

 

July 12, 2021 
 

 

 

 

By email only to buckm@leicesterma.org 

 

Leicester Planning Board 

c/o Michelle R. Buck, AICP, Town Planner 

3 Washburn Square 

Leicester, MA 01524 

 

 Re: Smuggler’s Cove Preliminary Plan, Meeting 07/20/2021 

 

Dear Planning Board Members: 

 

I represent Frank and Meredith MacKenzie-Lamb, who are direct abutters to the proposed 

“Smuggler’s Cove” Open Space Residential Development off Paxton Street. I am writing in 

regard to the Preliminary Subdivision Plan presently under consideration by the Board. 

 

Our principal concern addressed here is that the Preliminary Plan as prepared by Summit 

Engineering & Survey, Inc., dated May 26, 2021 (as well as the predecessor Plan prepared by 

Allen Engineering & Associates, Inc., dated July 2019) appears to be inaccurate, or at least 

incomplete, in representing the northern boundary of my clients’ property in the vicinity of the 

main (southern) entrance to the Subdivision off Paxton Street. The Preliminary Plan references 

only my clients’ 2000 deed (Book 23136, Page 394; see Exhibit 1 attached hereto), but fails to 

reference their 2004 deed (Book 32771, Page 25; see Exhibit 2).
1
  

 

The 2004 deed makes clear that my clients’ land is presently bounded on the north in part by 

Camelot Drive, as shown on a plan recorded at Book 625, Plan 104 and also at Book 630, Plan 

28 (1989) (see Exhibit 3, Sheet 3 of 5)
 2

. 

 

Furthermore, the 2004 deed references a permanent easement for  access to the proposed 

Subdivision roadway, as described in a 1988 deed recorded at Book 11648, Page 361 (see 

Exhibit 4) and shown on a plan of land recorded at Book 607, Plan 71 (see Exhibit 5). The 1988 

deed includes a Transfer Covenant requiring the Subdivision owner to convey to my clients “so 
                                                           
1
 All recorded instruments are at Worcester Registry of Deeds. 

2
 The MacKenzie-Lambs’ property on Sheet 3 is denoted “Lot 5.” (Approval of Tanglewood 

Shores Subdivision shown here has presumably been automatically rescinded due to failure to 

timely commence construction.) 



Leicester Planning Board 

July 12, 2019 

Page 2 of 2 

 

 

much of that easement parcel as lies southerly of the roadway approved to be built on said 

parcel.”
3
  

 

Thus, my clients’ fee simple interest in their property will extend to the southerly sideline of the 

proposed Subdivision roadway yet to be built. This should be, but is not, shown on the 

Preliminary Plan. 

 

The exact boundary of the proposed Subdivision roadway is not delineated on the Preliminary 

Plan. However, it appears that (1) a small portion of the proposed roadway is on my clients’ land 

and (2) some of the land designated “Open Space” and “100’ Buffer” may also be on my clients’ 

land. 

 

The above information is already known to the applicant’s personnel because we discussed it at 

length over a year ago. 

 

We respectfully request that the Preliminary Plan be revised by the applicant to reflect accurately 

the MacKenzie-Lambs’ property interests as abutters. Thank you for your consideration. 

 

      Sincerely yours,  

 

 

      /s/ George H. Harris  

 

Encl: Attached Exhibits (5) 

cc: Frank & Meredith MacKenzie-Lamb (by email); Steven Greenwald, Esq. (by email)  

                                                           
3 Conveyance by the applicant owner to my clients “to be accomplished not later than 60 days 

from the date of posting of any bond or the execution of any covenant required by the Planning 

Board in connection with the approval of said roadway.” 



   EXHIBIT 1





EXHIBIT 2







EXHIBIT 3











         EXHIBIT 4







EXHIBIT 5



















QUINN ENGINEERING, INC. 
P.O. Box 107, 579 Pleasant Street 

Paxton, Massachusetts 01612-0107 

Phone (508) 753-7999 

Fax: (508) 795-0939 

 

 

 

 

 
To: Michelle Buck   Date:   7/12/2021 

From: Kevin Quinn     

Re: Oak Bluffs Lane Subdivision     

I conducted a site visit to Oak Bluffs Subdivision today, at your request.  Conditions were 

light rain, 62 degrees.  The site soils were very wet; approximately 6 inches of rain has 

fallen in the two weeks preceding this site visit. 

It is understood that the resident at 20 Oak Bluffs Lane reported that his property is 

receiving stormwater runoff originating from this site. The home at 20 Oak Bluffs Lane is 

not part of this subdivision, and is located roughly north of the Oak Bluffs Lane cul-de-

sac, on Stiles Reservoir. 

Upon my arrival, I observed: 

 A large area immediately north of the Oak Bluffs Lane cul-de-sac has been 

cleared and rough graded, but the soils are unstabilized and saturated.  The open 

soil surface can cause a significant increase in the rate that stormwater leaves the 

site. 

 Oak Bluffs Lane has been binder paved, but the stormwater system has not been 

activated.  As a result, runoff from the cul-de-sac drains uncontrolled, flowing in a 

northerly direction, contributing to the volume of stormwater in that area. 

 The stormwater basin which will serve Oak Bluffs Lane, also located north of the 

cul-de-sac, was found to be rough graded, but unfinished.  Soil surfaces in and 

around the basin remain unstabilized.   

 

The developer of the Oak Bluffs Lane subdivision must act to get the stormwater system 

activated, and stabilize all open areas to control and minimize runoff. 

 

 

MEMORANDUM 
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LEICSTER PLANNING BOARD 

MEETING MINUTES 5/18/2021 

MEMBERS PRESENT: Jason Grimshaw (Chair), Deb Friedman (Vice-Chair), Sharon Nist, 
Jaymi-Lyn Souza, James Reinke (Associate Member) 
STAFF PRESENT: Michelle Buck, Town Planner; Brooke Hultgren, Department Assistant 
TIME: 7:00 PM  

 

Mr. Grimshaw opened the meeting at 7:00 PM 

Students from Leicester Middle School present an idea for their civic engagement project which 
involves putting 5 trash cans per acre at Leicester’s public parks to reduce litter. Ms. Friedman 
tells the students to contact the Parks & Recreation Committee and the Highway Department for 
projects involving local parks. Ms. Nist asks students to consider who will maintain the trash 
cans.  

1. Parking Waiver Request, 207 Main Street/Sweet Annie’s Primitive Designs 

The uses at 207 Main St require 8 parking spaces, the current site has 7 spots. Ms. Buck 
recommends the Board grant a parking waiver for the new use.  

Motion: Ms. Friedman moves to approve the parking waiver for 207 Main St. 
Second: Ms. Nist 
Amended Motion: Ms. Friedman moves to approve the parking waiver with one designated 
handicap space. 
Second: Ms. Nist 

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

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

  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)  

  8:00PM Approval of Minutes  
• April 20, 2021 

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

  Adjourn  
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Roll-Call Vote: (4-0-0) 

2. Skyview Estates (PSUB2021-01) 651 Main St. 

David King says his team is looking to develop 651 Main St. The development would be 29-30 
acres consisting of 36 duplexes, with variable sized units and each unit having their own 0.5 to 1-
acre yard. Mr. King met with the water and sewer district to make sure the development 
wouldn’t raise water/sewer prices for neighbors. 

Ms. Buck requests granite headers be added to the plan per the Highway Departments request 
and advises against only having one entrance. Ms. Buck asks if the proposed roadway will affect 
the existing home’s driveway. Mr. Malynowski, the project engineer, says there is an easement 
plan for the driveway and provisions will be made to accommodate the driveway. Ms. Buck asks 
if the applicants have contacted National Grid about the proposed work under the power lines on 
site. Mr. Malynowski plans to minimize impacts under the power lines.  

Mr. Reinke asks why only one entrance is proposed. Mr. Malynowski explains that this proposed 
point for the one driveway is because it utilizes the highest point on Route 9 while maintaining 
the maximum 10% slope for a municipal road. The other possible location for a driveway, which 
would front on Colonial Drive, would result in a roadway exceeding 10% slope because of the 
topography of the site. The road to Colonial Dr would be an emergency access road if added to 
the plan; The applicant would need to request a waiver from the Board to allow for a slope 
greater than 10% as well as a permit from the Conservation Commission to work near the 
existing wetland that is on Colonial Dr.  

Mr. Reinke asks why a waiver is requested to allow high density polypropylene (HDPE) 
drainage lines versus RCP lines. Mr. Malynowski says one reason for the waiver is the lesser 
cost of HDPE, the other is that HDPE lines are lighter and smaller equipment is required to 
install it while maintaining the same functional capacity as RCP pipes.  

Mr. Reinke asks what the reason for not using granite headers is. Mr. Malynowski explains that a 
material like precast or slipform concrete is more cost effective and easier to install.  Mr. Reinke 
also expresses concern over the reduction in the size of the sidewalks. Mr. Malynowski says it is 
unlikely residents will be walking on both sides of the road, much less walking up to Rt. 9. Ms. 
Friedman asks if the applicants have been in touch with the School to address bus access into the 
subdivision for any potential school-age residents; she notes normally in neighborhoods similar 
to this that children do walk to the main road to get on the bus. Mr. King says he can reach out to 
the school regarding this concern.  

Ms. Friedman notes that with the number of proposed homes, there is going to be an increase in 
car volume onto Route 9. She says the church down the street, St. Josephs, used to have one-way 
traffic in from Route 9 with an exit elsewhere because of the traffic on Route 9. Mr. Malynowski 
says a test of the site line from the future driveway can be done to determine any potential traffic 
or safety hazards. Mr. King plans to meet with the Fire and Police departments.  
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Resident Comments 

Richard Jubinville asks what type of units are going to be on Lots 7 and 8. Mr. King says lots 7 
and 8 could potentially be townhomes. Mr. Jubinville does not approve of townhomes abutting 
his property. Additionally, Mr. Jubinville says there are too many accidents on Route 9 already 
to be adding 36 duplexes worth of cars exiting onto that road. Mr. King is open to signage 
indicating reduced hours for left turns.  

Kurt Parliment raises concerns about the transportation of water and water to/from the homes. 
The water district assured that there is sufficient water pressure to reach all the homes. Allen & 
Major designed the sewer lines so they will all be at the same grade. 

Jan Parke says the proposed subdivision will negatively affect the skyline views in town.  

Ms. Friedman notes that a right-turn only sign would need to be approved by Mass Highway 
before the Planning Board could approve it.  

John Dolan says the property abutting Colonial Drive has a stream running through it, but Mr. 
King says they will not be developing within any wetland buffer.  

Motion: Ms. Friedman moves to approve the Preliminary Subdivision Plan at 651 Main St.  
Second: Ms. Souza 
Discussion: The Board agrees that a second point of access, granite headers, and a sidewalk on 
both sides of the street will be necessary. Sidewalks should be reviewed by both Police and Fire 
departments before the definitive plan stage. Mr. King asks the Board to consider one sidewalk 
on the condition of approval by the School Committee to allow bus pick-up in the subdivision as 
opposed to the end of the road.  
The Board is willing to approve a waiver for increased roadway slope at an alternate entrance 
location.  
Roll-Call Vote: (3-0-0)  

3. Temporary Site Plan Approval, 1535 Main Street, Black Sheep Bah-Bah-Q & 
Kitchen LLC 

Jennifer Wright, owner of the food truck says the truck will be open seasonally pending approval 
from the Planning Board. Only the front half of the site would be used per the property owner. 
Ms. Buck says the unpaved lot is specifically what requires site plan review; other food trucks in 
town have been either accessory uses or been put in existing parking lots. The applicant would 
submit their official site plan application to be reviewed at the June 1st Planning Board meeting 
but wants comments from the Board as well as conditional approval to open pending site plan 
approval. Ms. Friedman asks what they plan on doing with the abandoned building on site. Mr. 
Flynn, Ms. Wright’s partner, says the property owner plans to board up the building.  

Ms. Wright plans on having nighttime solar lighting on the picnic tables, supply water from 
greywater and blackwater tanks, with a back valve on the blackwater side. There will be 
companies that take the used water, waste, and trash off-site, so no plumbing connection will be 
necessary. Mr. Reinke asks about ADA accessibility on site. Ms. Wright says there will be a 
small ramp but having ADA accessibility for a food truck is difficult. The Board agrees one 
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egress/ingress on the east side of the property across from the existing Cumberland Farms 
driveway will better suit the expected traffic to this site. Until the official site plan review 
application is heard, the applicant just needs entrance/exit signage, a minimum of 25’ for said 
egress/ingress, and a barrier blocking the unstable west side of the property to operate 
temporarily.  

Motion: Ms. Friedman moves to approve the temporary operation of the food truck pending site 
plan review.  
Second: Ms. Nist 
Discussion: The Board agrees it won’t be necessary to send this application to Kevin Quinn for 
review due to the nature of the project.  
Roll-Call Vote: (4-0-0)  

4. Minutes Approval 

Motion: Ms. Nist moves to approve the minutes from April 20, 2021.  
Second: Ms. Friedman 
Discussion: None  
Roll-Call Vote: (3-0-0)  

5. Town Planner Report/General Discussion 

Ms. Buck says the special permit hearing for Blueberry Lane Self-Storage scheduled for June 1 
will most likely be continued and the extension request for Briarcliff Estates is pending.  

Economic Development Committee met last week to discuss the annual business event.  

Open Space and Recreation Plan Committee meets next week to analyze survey results. Mr. 
Grimshaw notes that as a part of their civil engagement projects, some high school students took 
the Open Space survey.  

Future Meeting Dates 

June 1, 2021  
June 15, 2021 

Miscellaneous 

Patrick Carroll asks a question about the zoning amendments presented at Town Meeting, 
specifically amendments regarding rental self-storage. Ms. Buck says rental self-storage is 
allowed by special permit in commercial structures in existence prior to the creation of the NB 
district (ATM 5/6/2002, Article 34), elsewhere in the NB district, that use is prohibited. 

Motion: Ms. Nist moves to adjourn the meeting.  to adjourn: SN 
Second: Ms. Friedman 
Discussion: None 
Roll-Call Vote: (4-0-0) 

The meeting was adjourned at 9:48 PM.  
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Respectfully Submitted,  

Brooke Hultgren, Department Assistant 

 

 

Documents included in the meeting packet: 

• Town Planner Memo dated 5/10/2021 
• Parking Waiver Request, 207 Main Street, Sweet Annie’s Primitive Designs 
• 651 Main St/Skyview Estates  

o Preliminary Subdivision Application dated 4/20/2021 
o LWSD memo 
o CVRSD memo dated 3/9/2021 
o Email from Allen & Major Associates to Ms. Buck dated 3/5/2021 
o Site plans dated 4/20/2021 
o Quinn Engineering comments dated 5/6/2021 
o Highway Department comments dated 4/23/2021 
o Historical Commission comments dated 4/22/2021 
o Police Department comments dated 4/27/2021 
o CVRSD comments dated 4/26/2021 
o SAMPLE Preliminary Subdivision Decision 

• Black Sheep Bah-Bah-Q - Request to Allow Temporary Operation Pending Site Plan 
Approval 

o Project Narrative 
o Aerial site photo  

• Meeting minutes 4/20/2021 
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LEICESTER PLANNING BOARD 
JUNE 1, 2021 

Members Present: Jason Grimshaw (Chair), Deb Friedman (Vice-Chair), Jim Reinke, Sharon 
Nist 
Members Absent: Jaymi-Lyn Souza 
Staff Present: Michelle Buck, Town Planner and Brooke Hultgren, Department Assistant 

Mr. Grimshaw called the meeting to order at 7:01 pm.  

ANR Plan- Mayflower Circle & Sterling Street (Assessors Map 30A-Parcel A19.1), Applicant:  
Ronald Jr. & Christine Davis 

Ms. Buck explains the existing lots have no frontage and are deemed not buildable lots. The land 
is being transferred to abutters.  

Motion: Ms. Friedman moves to approve the ANR Plan.  
Second: Ms. Nist 
Discussion: None.  
Roll-Call Vote: (3-0-0) 

Public Hearing, Special Permit Application, SP2021-06: Blueberry Lane Self-Storage  

Mr. Grimshaw reads the public hearing notice.  

Jason Dubois, project engineer, is present. The proposed self-storage facility will be located on 
the second parcel on the east side of Blueberry Lane. The site is 0.7 acres, and the building 
footprint is 6,600 sf with 20 feet of access around the entire building. Wall-pac lighting will be 
installed on each exterior side of the building; the illumination levels are shown on the plan. The 

  7:00PM ANR Plan 
Mayflower Circle & Sterling Street (Assessors Map 30A-Parcel A19.1), 
Applicant:  Ronald Jr. & Christine Davis 

  7:05PM Public Hearing, Special Permit Application  
SP2021-06: Blueberry Lane Self-Storage (Assessors Map 26A, Parcel 
B2), Applicant:  Justin Zuffante 

  7:30PM Discussion, Site Plan Review Application 
SPR2021-01:  Black Sheep Bah-Bah-Q Food Truck, 1535 Main Street, 
Applicant:  Jennifer Wright 

  7:45PM Discussion, Request for Zoning Map Amendment 
18 & 18A Sargent Street, Applicant:  Nancy Ford 

  8:00PM Appointment of Associate Planning Board Member 

  8:05PM Approval of Minutes  
• May 4, 2021 

  8:15PM Town Planner Report/General Discussion: 
A. Miscellaneous Project Updates 
B. Board Member Committee Updates 
C. Upcoming Meeting Dates 
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drainage system will consist of natural swales leading into a detention area. Snow storage will be 
along the outer perimeter of the parking area. No comments have been submitted from Quinn 
Engineering.  

Ms. Buck says a minimum of 20’ of greenery is required around the perimeter of the lot. 
Elevation plans and correct dimensional requirements are required from the applicant. Mr. 
Dubois will submit cut sheets of the proposed busimess sign and ADA accessibility before the 
next meeting per Mr. Reinke’s request.  

Ms. Nist asks where the dumpster will be located. Mr. Dubois does not want to encourage trash 
removal on site, so there are no plans for a dumpster.  

Justin Zuffante, project applicant, has not yet decided on hours of operation but is open to 
discussing the necessity of an entrance gate with the Board in the future.  

Public Comment 
Richard Becker of 7 Blueberry Lane has concerns about water runoff onto his property. Mr. 
Dubois says the site will be designed to meet stormwater regulations and will hopefully not 
contribute any more water runoff onto Mr. Becker’s property.  

Abutters Barry Besse and Martin Pratte say the site was cleared and changes were made prior to 
approval from the Planning Board. Mr. Grimshaw says one of the Board members can do a site 
visit.   

Ms. Buck says the site changes done prior to Planning Board approval are not explicitly 
prohibited under the bylaws.  

Multiple abutters to Blueberry Lane express safety concerns about a storage facility on a small 
residential road, especially the traffic it will generate.  

Motion: Ms. Friedman moves to continue the public hearing on Blueberry Lane Self-Storage to 
June 15, 2021 at 7 pm.  
Second: Ms. Nist 
Discussion: None 
Roll-Call Vote: (4-0-0) 

Discussion, Site Plan Review Application - SPR2021-01:  Black Sheep Bah-Bah-Q Food 
Truck, 1535 Main Street, Applicant:  Jennifer Wright.  

Revised plans were received on June 1 before the meeting. The proposed deck was eliminated 
and the applicants no longer plan on having tables for on-site dining. ADA signage and parking 
spaces were added to the plan. The driveway measured to be over 25’ and the snow fence will be 
moved to the front to deter customers from driving in/out of the second driveway on site.  

Mr. Reinke notes there are other ways to achieve ADA accessibility other than a ramp such as 
adding signage indicating that accomodations are available for those with disbilities.  

Motion: Ms. Friedman moves to approve the Site Plan Review. 
Second: Ms. Nist 
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Discussion: The hours of operation will be 11 am to 9 pm, seven days a week. A company was 
hired to transport all waste off site daily.  
Roll-Call Vote: (4-0-0) 

Discussion, Request for Zoning Map Amendment, 18 & 18A Sargent Street 
Applicant not present due to lack of computer access. Continued to next meeting.  

Appointment of Associate Planning Board Member 

Motion: Ms. Nist moves to appoint Ms. Friedman as the Associate Planning Board member. 
Second: Mr. Grimshaw 
Discussion: None 
Roll-Call Vote: (3-0-0) 

Minutes Approval 

May 4, 2021 

Motion: Ms. Nist moves to approve the May 4, 2021 meeting minutes. 
Second: Ms. Friedman 
Discussion: None 
Roll-Call Vote: (3-0-0)  

Town Planner Discussion 

The Open Space and Recreation Plan Survey was reopened and the deadline extended to mid-
June. The Committee is looking for more responses from the 65+ age range.  

Ms. Buck was advised by Town Counsel to update the town Subdivision Regulations; these 
amendments will be heard at an upcoming meeeting.  

Adjourn 

Motion: Ms. Nist 
Second:  Sn  
Discussion: None 
Roll-Call Vote: (3-0-0)  

The meeting was adjourned at 8:43 pm. 

 

Respectfully Submitted,  

Brooke Hultgren, Department Assistant 

Documents included in the meeting packet:  

• Agenda 
• Town Planner Memo dated 6/27/2021 
• ANR Plan Application dated 5/12/2021 – Mayflower Circle 
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o Site Pan dated 5/17/2021 
• Blueberry Lane Self-Storage 

o Public Hearing Notice 
o DC Engineering Memo dated 4/13/2021 
o Application  
o Plans dated 4/12/2021 
o Town Planner comments dated 5/24/2021 
o Highway Dept. comments dated 4/14/2021 
o LWSD comments dated 4/15/2021 
o Police Dept. comments dated 4/14/2021 

• Black Sheep Bah-Bah-Q Site Plan Review 
o Application  
o Project Narrative dated 5/25/2021 
o Aerial Site Photo dated 5/19/2021 
o Town Planner Comments dated 5/20/2021 
o Fire Dept. comments dated 5/26/2021 
o Police Dept. comments dated 5/26/2021 
o Draft decision dated 5/25/2021 

• Zoning Map Amendment  - Map of affected parcels 
• May 4, 2021 meeting minutes 
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