


For Planning Office Use:

File #:
PROJECT INFORMATION, Continued
Size of Proposed Structure(s): +/- 2,200 square feet
Total Lot Area: +/- 29,78 Acres
Water Source: Private Well Cherry Valley & Rochdale Water District
(Select One) : — : —
Hillcrest Water District X Leicester Water Supply District
Private Septic System Cherry Valley Sewer District
Sewer Source:
(Select One) Hillcrest Water District Leicester Water Supply District
Oxford Rochdale Sewer District

Brief Project Description:

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

New construction of a residential subdivision composed of approximately 35 lots containing a mix of duplex
and multi-family housing units (+/- 2,200 SF per unit)

Application Checklist

Use this checklist to ensure you have provided all required information. See Planning Board Site Plan
Review & Special Permit Regulations for details. 13 copies are required except where noted.

>< Plans (2-full-size & 11- >< Detailed Project Narrative >< Drainage Analysis/ Stormwater
117x177) including any waiver requests Report, (3 copies)
n/a
>< Documentation of Availability >< Certified Abutters List (1 copy)2 Traffic Study (3 copies)
of Water & Sewer
n/a >< n/a
n/a
>< Fees® >< .pdf copy of all required submittals (CD or USB Drive)

See Planning Board Site Plan Regulations for details on what should be included in a Project Narrative. For special permits that
don’t require conformance with Site Plan Review submittal requirements, submit a narrative explaining conformance with
special permit approval criteria (see Special Permit Regulations for details).

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

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

For Planning Board Use:

Date of Submittal:

Public Hearing/Meeting Date(s):

Date of Planning Board Vote:

Date Decision Filed with Town Clerk:
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100 Commerce Way, Suite 5, Woburn, MA 01801 | T (781) 935-6889 | F (781) 935-2896

allenmajor.com

July 19, 2021

To: A&M Project #: 2889-01

Michelle R. Buck, Town Planner Re: Definitive Subdivision Plan
Leicester Development and Inspectional Services 651 Main Street

3 Washburn Square Map 21/Parcel B5.1

Leicester, Massachusetts 01524

Copy:

Dear Ms. Buck

On behalf of our client, MKEP 770, LLC, the Applicant, Allen & Major Associates, Inc. is filing a Preliminary Subdivision
Plan for the construction of a proposed subdivision off Main Street in Leicester, Massachusetts. The project includes
land depicted on the Assessor's Map #21 as Parcel B5.1 (651 Main Street), owned by E.F.G. Realty Trust. The plans
submitted intend to depict the land encompassing the subdivision based on the Existing Conditions Plan created
by Allen & Major Associates, Inc. Dated: July 16, 2021.

It is the intent of the applicant to create a subdivision with three roadways to provide access to 32 new building
lots. Of these newly created lots, 30 lots will accommodate the construction of a single duplex residential building
and consist of a minimum of 0.52 acres in size. The remaining two (2) lots will be developed with a townhome style
homes consisting of approximately 7 units each. The total development will have 74 new residential units.

The project property is located along the southwestern side of Main Street and northern side of Henshaw Street.
The majority of the property consists of mainly woodland and brush, with a brook and small wetland pockets near
the property’s boundary. Electrical utility lines and a tower are located at the southwestern portion of the parcel. As
stated above, the existing electrical utility lines will be separated from the development and protected by a 250 foot
electric easement.

As part of the proposed development, three interconnected roadways will be constructed to provide access to
individual lots. Being considered a residential subdivision, the roadways are proposed to be 28-feet wide with a 40-
foot wide right of way to be maintained. The primary access will be situated along Main Street approximately 500
feet southeast of Waite Street intersection. The proposed roadway network is interconnected by means of an
emergency access from Colonial Drive. The first main intersection into the development is approximately 880 feet
from Main Street.

Along with the construction of the proposed roadway, several other utility improvements will be provided as part
of the overall development. The project stormwater management system will be addressed by a system of
catchbasins and drainage manholes, capturing the surface runoff and directing it to various drainage detention
basins for peak rate mitigation and stormwater treatment. An initial review of the drainage system and watersheds
has been performed and the Grading & Drainage Plan depicts the anticipated drainage system for the project. A
full stormwater analysis will be provided as part of the Definitive Subdivision submittal.

Environmental Analysis

As this proposed subdivision will be creating frontage potentially allowing ten (10) or more family units, an
Environmental Analysis has been provided herein. Many of the items outlined within the Environmental Analysis
have be detailed within other plans or within the stormwater report, below is a summary of the specific items of
concern.

Civil Engineers ¢ Environmental Consultants ¢ Land Surveyors ¢ Landscape Architects

Copyright © 2021 Allen & Major Associates, Inc.
All Rights Reserved



Michelle R. Buck, Town Planner July 19, 2021
Leicester Development and Inspectional Services

a.) The same data as on the Definitive Plan
Refer to plans prepared by A&M dated July 16, 2021 consisting of approximately 19 sheets.

b.) Topography at two foot contour intervals, with graphic drainage analysis, indication of annual high water mark,
location of existing structures, including fences and walls, and watershed boundaries.

Topographic information is shown on Sheet V-101 including existing structures, fences, walls and delineated
resource areas. The existing and proposed watershed plan were prepared and included within the submitted
Stormwater Report, refer to Sheet WS-1 and WS-2.

¢.) Vegetation cover analysis, including identification of general cover type (wooded, cropland, brush, wetland, etc.);
location of all major tree groupings, plus other outstanding trees or other botanical features; important wildlife
habitats; and identification of areas not to be disturbed by construction.
The vast majority of the site consists of wooded cover with some areas of grass and brush. There are also several
areas of delineated resource areas adjacent to Colonial Drive and Henshaw Street. Additional, the southwest
section of the property is bisected by an existing electrical transmission line easement. The areas can be seen on
Sheet V-101. As part of the stormwater analysis for the project both the existing and proposed surface covers
were calculated. A summary of these area are listed below and additional information can be found in the
stormwater report in Section 4 and Section 5.

Existing

Area
(acres)
1.734 | >75% Grass cover, Good
2.164 | Brush, Good

0.071 | Paved parking

25.418 | Woods, Good

Description (subcatchment-numbers)

Proposed
Area Description (subcatchment-numbers)
(acres)
15.777 1/2 acre lots, 25% imp
2.501 >75% Grass cover, Good
2.164 Brush, Good
3.603 Paved parking
5.339 Woods, Good

d.) Soil types, based on United State Department of Agriculture (USDA) soils study; approximate ground water level,
location and results of soil percolation or other sub surface tests.

As the project is proposed to be on municipal sewer, soil percolation tests were not performed on the site.
Published soil information from USDA and NRSC were utilized to approximate a design infiltration rate for the
proposed roof drainage infiltration system.

e.) Visual analysis, including analysis of scenic vistas, and locations of visual prominence.

Although the project is situated on a elevated portion of the site, there are no significant scenic vistas that will be
created nor impacted as part of the project.
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Michelle R. Buck, Town Planner July 19, 2021
Leicester Development and Inspectional Services

f.) Location of surface water bodies, wetlands, aquifer or recharge areas for existing or potential drinking water
supplies.

The vast majority of the site consists of wooded cover with some areas of grass and brush. There are also several
areas of delineated resource areas adjacent to Colonial Drive and Henshaw Street. Additional, the southwest
section of the property is bisected by an existing electrical transmission line easement. The areas can be seen on
Sheet V-101.

The following narrative will set to document the following, with reference to the above maps as germane.

a) Impact upon surface water quality and level.

As part of the proposed project, impacts to surface water quality will be enhanced through the implementation of
a new stormwater collection system. The stormwater collection system is a series of inlets located at low points
within the limits of the paved area. All of the proposed on-site catch basins incorporate a deep sump and hooded
outlet. The catch basins are connected by a closed gravity pipe network that pass through proprietary separators
prior to entering the pipe detention systems or gabion walls.

The proposed stormwater management system has been designed to remove 80% of the average annual post-
construction load for each treatment train. The TSS removal calculations can be seen within the appendix of the
stormwater report. Structural Pretreatment BMPs consisting of Deep sump catch basins, also known as oil and
grease or hooded catch basins, are underground retention systems designed to remove trash, debris, and coarse
sediment from stormwater runoff, and serve as temporary spill containment devices for floatables such as oils and
greases. Further treatment is provided via a proprietary separator this is a flow-through structure with a settling or
separation unit to remove sediments and other pollutants. They typically use the power of swirling or flowing water
to separate floatables and coarser sediments, are typically designed and manufactured by private businesses, and
come in different sizes to accommodate different design storms and flow conditions.

As a further management system, a Long-Term Operation & Maintenance (O&M) Plan has been developed for the
proposed stormwater management system and is included within the stormwater report. The purpose of the O&M
is to identify potential sources of pollution that may affect the quality of stormwater discharges, and to describe the
implementation of practices to reduce the pollutants in stormwater discharges.

b.) Impact upon ground water quality and level.

As indicated above, the proposed project, impacts to surface water quality will be enhanced through the
implementation of a new stormwater collection system which will provide for pretreatment. The existing annual
recharge for the site has been approximated in the proposed condition. Groundwater recharge will be provided
through the use of proposed dry wells that are designed to meet this requirement. The proposed Recharge Volume
is based on the Static Method per the MA DEP Stormwater Management Standards, Volume 3, Chapter 1. See the
appendix located at section 6 of this report for stormwater recharge calculations.

c.) Effects on important wildlife habitats, outstanding botanical features, scenic or historic sites or buildings.
The property contains several areas subject to the Wetland Protection Act, all of which being outside direct impacts
associated with the proposed roadway construction. These areas have been delineated by Gove Environmental
Services, Inc. and are depicted on the Proposed Subdivision Plan. Some of the proposed drainage
detention/infiltration basins are proposed to be located within the buffer zone and a filing with the Conservation
Commission will be required. This will be made concurrent with the Definitive Subdivision review process.

Upon review of the Commonwealth’s published data, there were no Areas of Critical Environmental Concern (ACEC);
Outstanding Resource Waters (ORWSs) nor areas of Priority and Protected Habitat for rare and endangered species
located within the project limits. See Exhibit 3.4 within the submitted stormwater report.
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Michelle R. Buck, Town Planner
Leicester Development and Inspectional Services

July 19, 2021

d.) Capability of soils and vegetative cover to support proposed development without erosion, silting or other
instability.

Existing Soil Conditions: The on-site soils were identified using the USDA Natural Resources Conservation Services
(NRCS) Soil Survey for Worcester County. The site contains a range of soil types including: Ridgebury, Whitman,
Paxton, Woodbridge, Charlton, Canton, and Udorthents. The majority of the site is made up of Paxton fine sandy
loam. A copy of the NRCS Custom Soil Resource Report is included in the appendix of the stormwater report.

A plan to control construction-related impacts, including erosion, sedimentation and other pollutant sources during
construction has been developed. A detailed Erosion and Sedimentation Control Plan is included in the Permit
Drawings. Refer to Sheet C-100 for location of proposed erosion control measure and Section 2 of the Stormwater
Report for additional information. The proponent will prepare and submit a Stormwater Pollution Prevention Plan
(SWPPP) prior to commencement of construction activities that will result in the disturbance of one acre of land or
more.

The proposed stormwater management system for the site will control the Peak Rate of Runoff through the use of
deep sump catch basins, pipe detention systems, a detention basin, outlet control structures, and gabion walls (level
spreaders). These systems have been designed in accordance with the MA DEP Stormwater Management Policy to
recharge groundwater and reduce rate of runoff from the parcel.

e.) Relationship to Massachusetts General Laws, Chapter 131, Sections 40, (Wetlands Protection Act) and Town Wetland
Bylaw.

The property contains several areas subject to the Wetland Protection Act, all of which being outside direct impacts
associated with the proposed roadway construction. These areas have been delineated by Gove Environmental
Services, Inc. and are depicted on the Proposed Subdivision Plan. Some of the proposed drainage
detention/infiltration basins are proposed to be located within the buffer zone and a filing with the Conservation
Commission will be required. This will be made concurrent with the Definitive Subdivision review process.

f.) The report shall estimate the proposed traffic flow in relation to the roadways giving access to the subdivision.

The property contains several areas subject to the Wetland Protection Act, all of which being outside direct impacts
associated with the proposed roadway construction. These areas have been delineated by Gove Environmental
Services, Inc. and are depicted on the Proposed Subdivision Plan. Some of the proposed drainage
detention/infiltration basins are proposed to be located within the buffer zone and a filing with the Conservation
Commission will be required. This will be made concurrent with the Definitive Subdivision review process.

g.) The report shall estimate the effect of the project on public services, such as water, sewer, schools, police, fire and
highway department.

Traffic

Traffic generated by the proposed convenience store re-development was determined based on the “Institute of
Transportation Engineers (ITE) Trip Generation Manual, 10th Edition”. The trip generation rates were based on Land
Use Code 270, defined as a Residential Planned Unit Development. The estimated vehicle trips generated are shown
in the following table:

The estimated vehicle trips are shown in the following tables:

Weekday Total | Incoming | Outgoing Saturday Total Incoming | Outgoing
Daily 546 273 273 Daily 505 252 253
AM Peak 43 10 33 Midday 41 20 21
Peak
PM Peak 53 34 19
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Michelle R. Buck, Town Planner July 19, 2021
Leicester Development and Inspectional Services

As part of the permitting process, a driveway access permit will be sought through the Massachusetts Department
of Transportation as Main Street, aka Route 9 is within the jurisdictional control of MDOT.

Water & Sewer

Both water and sewer will be provided through municipal services. In a letter obtained from Cherry Valley Sewer
District, the project is available for hook-up to the public sewer system. The project proposes sewer manholes to
be placed within the newly aligned roadways at various locations to collect sewage and direct it to the existing
municipal sewer system along Main Street. In a letter obtained from Leicester Water Supply District, there is
adequate water supply for the proposed development. Domestic water for the property is intended to be sourced
from the existing municipal water main within Main Street.

Police, Fire & Highway Department

Based on email correspondence received from Fire Chief Dupuis and Police Chief Antanavica, they have both met
on site to review the proposed project and do not have any concerns at this time. Street lighting is being proposed
which will help deter suspicious activities from taking place within the development. The project proposes a new
municipal water service, including strategic placement of fire hydrants throughout the development to lessen the
burden on any potential firefighting activities that may occur.

Schools
Of the 60 duplex units, approximately 24 units will have a layout which places the living quarters all on the first floor.
This set up if more conducive to young professionals or older couples without children, so it is presumed that these
units would not have an impact on the school system. Based on the remaining 50 units (36 duplex units and 14
townhomes) will consist of a minimum of 2 bedrooms situated on multiple floors which is more desirable for
potential families with children. Based upon this presumption and the local average of 1.5 children per dwelling
unit, it is anticipated that the project could produce 75 school age children. Based on discussion with school
superintendents office about the impact on the schools for 74 homes. Here is what she said and the reports from
the state.

1. K-4 would put a strain on the system, the school is at capacity.

2. Middle School - They can handle the new homes.

3. High School - They can heddle the new homes.
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Michelle R. Buck, Town Planner July 19, 2021
Leicester Development and Inspectional Services

Special Permit Criteria Evaluation

1. Such use will not nullify or substantially derogate from the intent and purpose of this Bylaw;
The proposed use (duplex & townhouse) will not alter the general character of the surrounding area nor impair
the intent or purpose of said bylaw because the proposed use conforms to the existing residential dwellings
in the area. Although there are proposed to be 30 duplex units of slightly varying size and configuration, the
same general characteristics will be consistent, including separated building entrances and buffered driveways
to aid in the appearance of each being a separate unit.

2. Such use will not constitute a nuisance; and
As the proposed project is for a residential development in accordance with Town standards, it will not
constitute a nuisance to the surrounding area. Through the development of comprehensive stormwater
management system, the site will control post development stormwater flows to below predevelopment
conditions. Additionally, an extensive erosion control plan has been prepared, included a construction phase
protections to prevent erosion concerns to abutting properties.

3. Such use will not adversely affect the neighborhood in which the lot is situated.
The proposed residential development which includes 30 duplex units and 14 townhouse units will not
adversely affect the surrounding neighborhoods as the layout has been designed to provide a consolidated
entrance to the project along Main Street (Route 9). The proposed duplex home, although connected, are
designed to provide a sense of separation through the placement of interior spaces as well as landscape
buffers.

4. Such use complies with the Standards for Site Plan Approval in the Leicester Zoning Bylaw.
The proposed use (duplex & townhouse) will not alter the general character of the surrounding area nor impair
the intent or purpose of said bylaw because the proposed use conforms to the existing residential dwellings
in the area.

As part of this submittal, and in effort to provide comprehensive review for the Definitive Subdivision submittal, a
preliminary list of waivers to the Leicester Subdivision Regulations is being submitted herewith. The applicant
reserves the right to amend the list of waivers as needed during the Definitive Subdivision design and review
process.

Waivers:
Section V.A.1.f - Minimum center line radii. 200" min. Required

To allow center line radius of 75' and 100'. This happens along the first segment of the entrance road to
allow for a bit longer path of travel to help overcome the existing topography. A truck turning simulation
has been prepared illustrating that fire apparatus can maneuver the roadway network without impacts to
oncoming vehicles.

Section V.A.3.a - maximum street grade. 10%
To allow for a street grade of 14% between Sta 1+00 & STA 5+00 along alignment #9 and 20% between
Sta 13+50 & Sta 16+00 along alignment #7

Section VI.B.1a — reinforced concrete storm drainage piping required

A waiver is requested to utilize high density polypropylene (HDPE) drainage lines or approved equal within
the drainage system of the subdivision.
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Michelle R. Buck, Town Planner July 19, 2021
Leicester Development and Inspectional Services

Section Vl.e.3 - street lighting required

To allow street lighting to be installed as private driveway light. Each lot shall be provided with a standard
lamp post light on the lot near the intersection of the driveway with the street right-of-way line. Each lot
light shall be placed on a dusk till dawn timer and shall be maintained by the individual property owner in
perpetuity as stated in the proposed covenants.

Section VLI - Street trees shall be installed on both sides of the roadway

To allow for street tree plantings to be installed on one side only. Since the minimum right of way is fully
consumed by street paving and sidewalks along each side, there is not sufficient area for the installation of
street trees within the right-of-way. It is being requested that street trees be incorporated into the individual
landscaping of the private lots near the intersection of the driveway with the street right-of-way.

Section VI.G.1 - Sidewalks shall be installed on both sides of all streets within a subdivision

A waiver is requested to install sidewalks on only 1 side of the roadway due to the steep terrain of the
proposed subdivision and lack of connection to a municipal sidewalk along Main Street (aka Route 9)

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

Very Truly Yours,
ALLEN & MAJOR ASSOCIATES, INC.

Michael Malynowski, PE
Senior Project Manager
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7/19/2021

2019-20 Class Size by Gender and Selected Populations - All - Leicester (01510000)

Massachusetts School and District Profiles

Leicester

2019-20 Class Size by Gender and Selected Populations - All

Subject:| All

vl O

More about the data.

Total # of Classes

Average Class Size

Number of Students

Female %

Male %

English Language Learner %
Students with Disabilities %

Economically Disadvantaged %

631
19.6
1,512
46.2
53.6
4.2
16.7
27.8

460,027
17.9
959,877
48.6
514
10.8
18.2
34.4

https://profiles.doe.mass.edu/students/classsizebygenderpopulation.aspx?orgtypecode=5&fycode=2020&orgcode=01510000

1/1


https://profiles.doe.mass.edu/help/data.aspx#classsize

7/19/2021 Enrollment Data (2020-21) - Leicester (01510000)

Massachusetts School and District Profiles
Leicester

Enrollment Data

Race % of District % of State
African American 5.2 9.3
Asian 3.2 7.2
Hispanic 129 223
Native American 0.1 0.2
White 755 56.7
Native Hawaiian, Pacific Islander 0.0 0.1
Multi-Race, Non-Hispanic 3.1 4.1
District State
Male 733 467,362
Female 639 443,625
Non-Binary 2 478
Total 1,374 911,465
PK K 1 2 3 4 5 6 7 8 9 10 1" 12 SP Total
Leicester Elementary 0 80 97 90 17 92 0 0 0 0 0 0 0 0 0 476
Leicester High 0 0 0 0 0 0 0 0 0 0 12 98 131 99 0 440
Leicester Integrated 33 0 0 0 0 0 0 0 0 0 0 0 0 0 0 33
Preschool
Leicester Middle 0 0 0 0 0 0 88 96 128 113 0 0 0 0 0 425
District 33 80 97 90 117 92 88 96 128 113 112 | 98 131 99 0 1,374
Student Group Kindergarten Enroliment Ki:‘;‘;'r';':xen
Total  Part-time Tuitioned Full-time  Total Percent
All Students 80 0 0 80 80 100.0
High Needs 39 0 0 39 39 100.0
Economically Disadvantaged 30 0 0 30 30 100.0
LEP English language learner 0 0 7 7 100.0
Students with disabilities 13 0 0 13 13 100.0
African American/Black
Asian
Hispanic or Latino 10 0 0 10 10 100.0
Multi-race, non-Hispanic or Latino
White 57 0 0 57 57 100.0
Total PK # Student % Student
Student Group Enrolled Group Group
Enrolled Enrolled
All Students 33 33 100.0
Female 33 19 57.6
High Needs 33 22 66.7
Male 33 14 42.4
Economically Disadvantaged 33 14 424
Students with disabilities 33 17 515
African American/Black 33 1 3.0
Hispanic or Latino 33 7 21.2
Multi-race, non-Hispanic or Latino 33 2 6.1
White 33 23 69.7

https://profiles.doe.mass.edu/profiles/student.aspx?orgtypecode=5&fycode=2021&orgcode=01510000


https://profiles.doe.mass.edu/profiles/student.aspx?orgcode=01510005&orgtypecode=6
https://profiles.doe.mass.edu/profiles/student.aspx?orgcode=01510505&orgtypecode=6
https://profiles.doe.mass.edu/profiles/student.aspx?orgcode=01510001&orgtypecode=6
https://profiles.doe.mass.edu/profiles/student.aspx?orgcode=01510015&orgtypecode=6





























































Cherry Valley Sewer District

Commissioners Jenniter M. Wood

Donald G. Manseau, Chairman P. 0. BOX 138 Treasurer

Victor M. Taylor, Commissioner ROCHDALE, MASSACHUSETTS 01524

Micheal L. DellaCava, Commissioner Benjamin Morris
OFFICE: (508) 892-9616 FAX: (508) 892- 4371 Superintendent

March 9, 2021

RE:  Availability of Public Sewers:
651 Main St (vacant lots)
Cherry Valley, MA 01611
Dear Mr. Grondin:
The intent of this letter is to verify that the above listed property is located in and serviced by the Cherry Valley
Sewer District and is available for hook-up to the public sewer system.

Should you have any further questions, please feel free to contact the office at (508) 892-9616.

Respectfully,

Benjamin Motris
Superintendent
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