
GRAZ Engineering, L.L.C. 
 

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

Transmittal 
To: Zoning Board of Appeals 

Company: Town of Leicester 

Address: 3 Washburn Square 

City/State: Leicester, MA  01524 

Subject: Auburn Street 
 Special Permit for Limited Frontage Lot 

Date: January 25, 2021  

Transmitted:     Mail     Fax     Hand 

  For Your Approval 
  For Your Review 
  For Your Signature 
  For Your Information 
  For Your Files 

 Which You requested 
 Approved 
 Approved As Noted 
 Revise And Resubmit 
 Not Approved
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emailed 

Special Permit Application for Limited Frontage Lot, dated 1/25/2021 

Petition Brief for Limited Frontage Lot, dated 1/25/2021 

Certified Abutters List for ZBA Special Permit, dated 1/21/2021  

ZBA Special Permit Decision dated 3/27/2017 and recorded in Book 56932, Page 16 

Auburn Street ANR Plan dated 1/11/2017 (Full Size Plan) 

Auburn Street ANR Plan dated 1/11/2017 (Reduced Scale 11" x 17") 

Special Permit Application Fee Check for $ 175.00 

PDF Digital Copy of Submittal Materials dated 1/25/2021
 

Comments: Enclosed is the Special Permit Application for a Limited Frontage Lot submittal for Southwest 
Holdings, LTD (Owner/Applicant) for the property located on Auburn Street and depicted as a portion of 
Assessors Map 35, Parcel C-12.0. 

I trust that this submittal meets the requirements of the Board and look forward to discussing this project at your 
next regularly scheduled meeting.  Should you have any questions or require any additional information, please 
call my cell at 508-769-9084. 

Respectfully yours, 
GRAZ Engineering, L.L.C. 

 
Brian MacEwen, PLS, BSCE 
Project Manager 

cc:  Southwest Holdings, LTD, Owner/Applicant 
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PROJECT INFORMATION, Continued
State Briefly Reasons for Variance or Special Permit:
See Zoning Board of Appeals Instructions for Variance and Special Permit Applications.  You may use the space 
below and/or attach additional pages as necessary to fully describe the application and reasons for the variance or 
special permit.

APPLICATION CHECKLIST:
Use this checklist to ensure you have provided all required information.
Three (3) copies of all paper submittals are required except where noted.
� Application Form � Any supplemental information 

where applicable (letters, 
detailed project information, etc.) 

� Plans (1-full-size & 2 11”x17”)

� Certified Abutters List (1 copy) � Fee ($175) - check payable to the 
Town of Leicester

� .pdf copy of all submitted 
documents (CD or USB Drive)

Submit the full application to the Town Clerk’s Office

g:\town planners office\zoning board of appeals\application form and instructions\zba application form, 2019-07.docx

A Special Permit is needed for the proposed lot's insufficient frontage which does not 
meet the requirements as set forth in the Zoning Bylaws (Bylaws) Section 4.2, Schedule 
of Dimensional Requirements - Table 1, for the Business-Residential 1 (BR-1), Single 
Family District.  As required under the Bylaws, Section 1.3, Definitions, "Limited Frontage 
Lot", the proposed lot meets all of the dimensional requirements for zoning district except 
that the remaining frontage on Auburn Street for the lot is only 147.6 feet versus the 
required minimum of 200 feet.  The lot represents a "finger" portion of the land currently 
owned by the Applicant as depicted on the Plan.  The frontage for this "finger" of land is 
the remaining frontage after the previous land owners (circa 1955-1961) deeded the 
adjacent frontage lots resulting in the current frontage for the proposed lot.  The 
intermittent stream and associated wetlands that essentially bisects the Applicant's 
remaining land and which is located near the back of the proposed lot would make it cost 
prohibitive to access this land from the other frontage locations of the Applicant's 
remaining land.

✔ ✔ ✔

✔ ✔ ✔
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January 25, 2021 
 
Leicester Zoning Board of Appeals (ZBA) 
3 Washburn Square 
Leicester, MA  01524 
 
Subject: Petition Brief for Special Permit 
 Auburn Street, Leicester, MA 
 
Dear Board Members: 
 
On behalf of Southwest Holdings, Ltd. (Owner/Petitioner) and in accordance with the 
Leicester Zoning Bylaws, Section 6.4.02 dated June 2, 2020 we submit the enclosed 
“Application for Special Permit” to seek approval of a “Limited Frontage Lot” under the 
current Zoning Bylaws (Bylaws), Section 1.3, Definitions.  Said lot is depicted as Lot 1 
(Not a Buildable Lot) on a Plan entitled “Plan of Land on Auburn Street, Leicester, 
Massachusetts”, prepared for Southwest Holdings, Ltd. dated January 11, 2017 (attached 
herewith).  This special permit request was previously approved by the Board on March 
1, 2017 and recorded in Worcester District Registry of Deeds in Book 28790, Page 86.  
The previous permit has since expired.  
 
Background 

This request for Special Permit is to allow the Petitioner to create one (1) buildable single 
family lot from the “finger” portion of Assessors Map 35, Parcel C-12.0 located on the 
easterly side of Auburn Street.  Except for the remaining frontage, Lot 1 on the Plan 
meets all of the dimensional requirements for the Business Residential-1 (BR-1), Single 
Family zoning district as set forth in the Bylaws Section 4.2, Schedule of Dimensional 
Requirements – Table 1. 
 
In particular, the site address is Stafford Street and is currently depicted on Assessors 
Map 35 as Parcel C12.0.  Southwest Holdings, Ltd. is the current owner of record.  The 
site is zoned “BR-1, Business Residential-1” and is bounded on the north partially by 
lands of John Parslow, John & Tracy McKeon, and Michael Martiros; on the southeast 
partially by Stafford Street and by lands of Harold & Ora Lamprey, James Connery, 
Edmond Jr. & Nicole Thebeau, Philip & Alice Brenard, and & Diane & Dennis Rabidou;  
and on the west partially by lands of Daniel & Judy Robichaud, Bonnie Jerome, and 
William & Kathleen Prunier and by the remaining frontage along the east side of Auburn 
Street. 
 
Reasons for Granting “Limited Frontage Lot” Special Permit 

The existing remaining frontage for the lot is 147.6 feet versus the required minimum of 
200 feet.  This frontage is the resultant Auburn Street frontage after the previous land 
owner (circa 1955-1961) deeded the adjacent frontage lots currently depicted as 
Assessor’s Map 35, Parcels 2, 3, & 4.  This “finger” of land is not held in common 
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ownership with any of the surrounding lots by the Petitioner, thus precluding the ability 
to add the necessary land to make the frontage meet the minimum requirement. 
 
This “finger” portion of the Petitioner’s land is of no benefit to the remaining land 
located to the east and having frontage along Stafford Street.  It is essentially separated 
by the intermittent stream, associated wetlands, and topography that transect the property 
near the back of Lot 1 on the Plan.  Making use of this “finger” of land with the 
remaining land located to the east would require a cost prohibitive wetland crossing 
and/or potentially wetland replication.  
 
Finally, the Petitioner notes that Lot 1 of the Plan and the subsequent development of a 
single family residence on this proposed lot will not change the character or landscape of 
the neighborhood, as this use will be consistent with the existing rural residential area, 
there would be no anticipated additional noise or light pollution, and no increase in 
vehicle or pedestrian traffic that would adversely affect the neighborhood.    
 
Request for Findings of Fact for Granting “Limited Frontage Lot” Special Permit 

The Petitioner request that the ZBA make the following findings of facts:  
 
1) Lot 1 fails to comply with the minimum frontage requirements for a lot located in a 

Business Residential-1 (BR-1), Single Family zoning district.  Under Section 4.2 of 
the Bylaws, the minimum lot frontage requirement is 200 feet.  Lot 1 on the Plan has 
frontage of 147.6 feet, thereby being 52.4 feet short of the requirement. 

2) Except for the minimum required frontage, Lot 1 on the Plan meets all other 
dimensional requirements for said zoning district. 

3) Lot 1 on the Plan is not held in common ownership with any of the surrounding lots, 
thus precluding the ability to add the necessary land to make the frontage meet the 
minimum requirement. 

4) Lot 1 on the Plan represents a “finger” portion of the remaining land of the Petitioner 
that is essentially separated by the main portion of land to the east by an existing 
intermittent stream and the associated wetlands & topography that transect the parcel.  
This fact makes the use of this “finger” of land essentially not feasible with the 
remaining land located to the east due to the prohibitive costs associated with a 
wetland crossing and/or potentially wetland replication. 

5) Lot 1 of the Plan and the subsequent development of a single family residence on this 
proposed lot will not change the character or landscape of the neighborhood as this 
use will be consistent with the existing rural residential area, there would be no 
anticipated additional noise or light pollution, and no increase in vehicle or pedestrian 
traffic that would adversely affect the neighborhood. 

 
Therefore, the Petitioner requests that the Board grant a Special Permit in accordance 
with the Bylaws Section 1.3, Definitions for a “Limited Frontage Lot” with a frontage of 
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147.6 feet, allowing a relief of 52.4 feet from the required minimum frontage of 200 feet 
as set forth in the Bylaws Section 4.2, Schedule of Dimensional Requirements – Table 1. 
 
I trust that this information will assist the Zoning Board of Appeals in their review of the 
Petitioner's “Application for Special Permit.”  Should you have any other questions or 
require additional information prior to the meeting please call me. 
 
Respectfully yours, 
GRAZ Engineering, L.L.C. 

 
 

Brian C. MacEwen, PLS, BSCE 
Project Manager 
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e IPF IRON PIPE FOUND 

e RBF REBAR FOUND 

® DHF DRILL HOLE FOUND 

~ ASSESSORS PARCEL NUMBER 

PROPERTY INFORMATION 

ASSESSORS PARCEL: MAP 35, PARCEL C12.0 

LOT ADDRESS: STAFFORD STREET 

OWNER OF RECORD: SOUTHWEST HOLDINGS, LTD. 

LOCUS DEED: WORCESTER DfSTRICT REGISTRY OF DEEDS 
BOOK 28790, PAGE 86 - PARCEL C 
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LOCUS PLAN: PLAN BOOK 234, PLAN 4 W/LUAM J. & KATHLEEN M. 

ZONTNG JNFORMATJON 
ZONING DISTRICT: BUS/NESS-RESIDENTIAL 1 (BR-1), SINGLE FAMILY 

MINIMUM DIMENSIONAL REQUIREMENTS 
LOT AREA: 50,000 SQ. FT. 
LOT FRONTAGE: 200 FT. 
FRONT YARD SETBACK: 40 FT. 
SIDE YARD SETBACK: 40 FT. 
REAR YARD SETBACK: 40 FT. 

FOR REGISTRY US£ ONLY APPROVAL UNDER THE SUBDIVISION 
CONTROL LAW NOT REQUIRED 

PLANNTNG BOARD OF 
LEICESTER, MA 

11 :;-,q,..,; ZO!'r-

"NO DETERMINATION OF COMPLIANCE WITH 
ZONING HAS BEEN MADE OR INTENDED 

BY THE PLANNING BOARD'S ENDORSEMENT" 

PRUNIER 
DB 7616, PG 201 

PB 501, PL 97 
SEE ALSO PB 709, PL 82 

~--

// ~ 
~ N/F 

./ BONNIE L. JEROME 
_,. DB 20320, PG 12 

~ PB 503, PL 103 
SEE ALSO PB 709, PL 82 

GENERAL CERTIFICATIONS 

THE CERTIFICATIONS SHOWN HEREON ARE INTENDED TO MEET THE 
REGISTRY OF DEEDS REQUIREMENTS AND ARE NOT A CERTIFICATION 
TO T.l-fE TITLE OR OWNERSHIP OF THE PROPERTY SHOWN. OWNERS 
OF ADJOINING PROPERTIES ARE SHOWN ACCORDING TO THE CURRENT 
TOWN ASSESSOR'S RECORD OF CURRENT RECORDED DEEDS. 

I CERTIFY THIS PLAN HAS BEEN PREPARED IN CONFORMITY WITH THE 
RULES AND REGULATIONS OF THE REGISTERS OF DEEDS OF THE 
COMMONWEALTH OF MASSACHUSETTS. BRIAN C. MACEWEN 

P.L.S. NO.: 37736 

SCALE: 1"= 1,000' 

GENERAL NOTES: 

1) THIS PLAN WAS PREPARED WITHOUT THE BENEFIT OF A FULL TITLE REPORT 
AND IS SUBJECT TO ANY AND ALL RIGHTS AND ENCUMBRANCES THAT SUCH 
A REPORT MAY DISCLOSE. 

2) THIS PLAN WAS PREPARED FROM THE DEEDS AND PLANS OF RECORD CITED 
HEREON AND AN ACTUAL ON THE GROUND FIELD SURVEY PERFORMED WITH 
NETWORK RTK-GNSS GPS BY GRAZ ENGINEERING, LLC IN 2012-2016. 

3) THE HORIZONTAL DATUM IS NAD 83, MASSACHUSETTS MAINLAND GRID BASED 
ON NGS OPUS POST PROCESSED STATIC GPS OBSERVA T!ONS TAKEN AT THE 
SITE. 

PURPOSE STATEMENT: 

1) THE PURPOSE OF THIS PLAN IS TO CREATE: A SINGLE FRONTAGE LOT 
ON AUBURN STREET THAT SHAll NOT BE D£EM£D A BUILDING LOT 
WITHOUT A SPECIAL PERMIT APPROVAL AS A "UMITED FRONTAGE LOT" 
BY THE ZONING BOARD OF APPEALS (ZBA) UNDER SECTION 1.3 OF 
THE ZONING BY-LA JtS FOR L£1C£STE:R. 

2) NO DEVELOPMENT OF THIS PROPOSED FRONTAGE LOT IIA Y OCCUR 
WITHOUT THE SPECIAL PERMIT APPROVAL BY THE ZBA AND FURTHER 
APPROVAL OF THE PLANNING BOARD PURSUANT TO THE SUBDIVISION 
CONTROL LAW. 

GRAPHIC SCALE 

(FEET) 60 0 30 60 120 180 

~--~ I I I I 
(METERS) 18.3 0 9.1 18.3 36.6 54.9 

1 inch = 60 ft. 

REV. DATE DESCRIPTION BY 

JOB NUMBER: SURVEY DATE: FIELD BOOK NO. 
NOV-DEC2016 PAGRS 

COMPUTED: CHECKED: DRAFTED: 
BCM PFG&BCM BCM 

SCALE: PLAN DATE: 
SHEET 1 OF 1 1"=60' JANUARY 11,2017 

PLAN OF LAND ON 
AUBURN STREET 

LEICESTER, MASSACHUSETTS 

PROPERTY OWNER 
SOUTHWEST HOLDINGS, LTD. 

PREPARED FOR 
SOUTHWEST HOLDINGS, LTD. 

6017 PINE RIDGE ROAD, SUITE255, NAPLES, FL 34119 

GRAZ Engineering, L.L. C. 
!llmlllml' ~mlllmlllmlllmlllmlllmlllmlllm~-rr llmllllfj!:! 

323 West Lake Road, Fitzwilliam, 1VH 03447 (603) 585-6959 
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