Town of Boxborough, Massachusetts
Planning Department
Staff Report – Preliminary Subdivision Plan
Prepared by: Simon Corson, Town Planner

February 18, 2021

Site: Priest Lane
Applicant Name: Boxborough Town Center, LLC
Applicant Address: P.O. Box 985, West Acton, MA 01720
Engineer and Surveyor Name: Dillis & Roy Civil Design Group, Inc.
Engineer and Surveyor Address: 1 Main St, Suite 1, Lunenburg MA 01462
Property Owner Name: Boxborough Town Center, LLC
Property Owner Address: P.O. Box 985, West Acton, MA 01720
Legal Notice: In accordance with the Town of Boxborough Rules and Regulations Governing the
Subdivision of Land and Massachusetts General Law Chapter 41 Section 81-S, the Boxborough
Planning Board will conduct a public hearing on Monday, February 22, 2021 at 7:45 PM to
review the application submitted by Dillis & Roy Civil Design Group on behalf of their client and
property owner Boxborough Town Center, LLC.
The subject properties are identified as Assessor’s Parcel Numbers: 14-208-000.
Based on current COVID-19 circumstances, this public hearing will be held via Zoom
videoconferencing. All details will be made available on the Planning Board agenda when posted,
a minimum of 48 hours prior to the meeting on the town web site, www.boxborough-ma.gov.
Zoning District(s): Agricultural-Residential Zoning District
Approval Sought: Preliminary Subdivision Plan Approval under Section III.B. of the Rules &
Regulations Governing the Subdivision of Land
Date of Application: January 22, 2021
Legal Notice Publications: February 4, 2021 and February 11, 2021
Date(s) of Public Hearing: February 22, 2021
Decision Required: March 8, 2021

I.

PROJECT DESCRIPTION

1.
Subject Property: The project site consists of one property on Priest Lane (7.96 acres). Lot 3.A
has 185.19 feet of frontage and Lot 3.B has 199.95 feet of frontage.
2.
Proposal: The Applicant is proposing to subdivide one existing lot into two lots, with a singlefamily dwelling located on each. All of the buildable lots would be accessed off a proposed new private
road off Priest Lane. Each of the buildable lots in the proposed subdivision would meet or exceed the
60,000 square foot minimum lot size called for in the Agricultural-Residential (AR) zoning district, as
well as the 150-foot frontage requirement. Each buildable lot would contain its own private well and
septic system.
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3.
Nature of Application: The Applicant is seeking Preliminary Subdivision Plan approval under
Section III.B. of the Rules & Regulations Governing the Subdivision of Land.
4.
Surrounding Neighborhood: The surrounding area consists primarily of single-family dwellings
and areas of woodland and wetlands.
II.

COMMENTS

Board of Selectmen: The Board did not provide any comments regarding the proposed project.
Board of Health: In an email to the Town Planner dated February 6, 2021, the Board of Health indicated
the following: “The applicant has conducted soil testing for the new lots. The Board of Health has no
issues with the lot division but in order for the Board of Health to endorse building permits the following
will be necessary for each lot:
1. A permit for a sewage disposal system (compliance with Title 5 and the Boxborough Board of
Health required)
2. A water supply that provides potable water and adequate water quantity in accordance with the
Boxborough Well regulations and guidance from the Department of Environmental Protection
regarding water quantity.”
Building Department: The Building Inspector did not provide any comments regarding the proposed
project.
Conservation Commission: In an email to the Town Planner on February 7, 2021, the Conservation
Commission indicated the following: “The Conservation Commission reviewed at our meeting on 2/3/201
and concluded with the following:
1. There are no known jurisdictional wetland resource areas affecting lots 3.A and 3.B shown on the
Plan.
2. There is a clear opportunity to provide for a walking path (trail easement) connection from the end of
Priest Lane through these parcels to the Lyons Road/Wheeler Road neighborhood for enhanced pedestrian
access and circulation routes between Burroughs and Stow Roads.”
Fire Department: In an email to the Town Planner dated February 5, 2021, Captain Shawn Gray indicated
the following: “We do have a few questions regarding this proposal:
1) Is this plan just for 2 homes or is there possibility for a 3rd or more. Reason I ask is that I see it is a 7+
acre lot and they are only using around 3 1/2 acres+/2) How long are the driveways from Priest Lane to each home. I see the driveway is only around 12 ft. in
width and depending on the length and width especially during winter time is it possible to put them
closer to 14 ft. or 16 ft. wide. Our current apparatus is around 10 ft. wide
3) We would request if possible either the complete removal of the island on Priest Lane or to have it
altered for safety. The problem with the island is the curbing and that it is not good for tires because it is
vertical curbing and now with the addition of a slightly off set driveway which would appear to put us
closer to the island to enter the driveway from the cul-de-sac this now can pose an even bigger safety
concern for the apparatus and a safe clear travel path. The current cul-de-sac now is pretty tight with our
apparatus to move around because of the current curbing set-up. This additional driveway at the end now
adds another obstacle so we would request that some alteration of the current island be addressed.
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4) With the potential for the driveways being as long as they look, we would ask that proper turnarounds
be installed and have the tops of the driveways increased for apparatus turn around or maneuverability.
They had to do something similar with the common drive that was installed on Flagg Hill Rd., because of
its length.
5) We see there is a small pull in spot a short way up the driveway which by the drawing is where we are
to turnaround if this is the case what requirements would be put in place on the residents to ensure that it
is always kept clear and open for use year-round.
6) The length of the driveways are a concern especially during the winter months if we would need to
back down them with the grade that is in the area from Priest Lane up to the top where the homes are to
be built. This would be a reason to look at a bigger area at the top of each driveway to allow apparatus to
turn around. As you can see most of our concerns are due to the grade up the hill and safely being able to
get back down the driveway once at the homes.
I did cc Chief Fillebrown as well in this to see if he has any other concerns to add.”
Dillis & Roy Civil Design Group, Inc. on behalf of the applicant, Boxborough Town Center, LLC has
submitted two letters in response to comments received from the Police Chief and Fire Captain. Please
see the attached letters dated February 16, 2021 from Dills & Roy Civil Design Group, Inc.
Police Department: In an email to the Town Planner dated February 3, 2021, Police Chief Warren B.
Ryder responding with the following: “I would be happy to provide my input but, can you explain;
1. What the roadway standard requirements are and why they are asking for a waiver?
2. What are the requirements for adequate access from a public way and why are they asking for
waiver?”
Dillis & Roy Civil Design Group, Inc. on behalf of the applicant, Boxborough Town Center, LLC has
submitted two letters in response to comments received from the Police Chief and Fire Captain. Please
see the attached letters dated February 16, 2021 from Dills & Roy Civil Design Group, Inc.
Historical Commission: The Historical Commission did not provide any comments regarding the
proposed project.
Public Work Department: The Public Works Director did not provide any comments regarding the
proposed project.
Littleton Electric Light Department: In an email to the Town Planner dated February 4, 2021, Engineering
and Operations Manager, Patrick Laverty indicated the following: “Thank you for providing the
preliminary plan approval application for Priest Lane. LELD has reviewed these drawings and we have
the following comments:
•
•
•
•
•
•

LELD has existing single phase infrastructure located near 71 Priest Lane that must be tapped
into to serve the two dwellings.
An easement for all parcels involved must be granted to LELD before construction.
LELD must receive detailed site drawings approved by the Planning Board before starting the
electric site utility design.
Developer must comply with the latest version of the LELD Construction Handbook.
Once approved by the Planning Board, LELD will require a meeting with the developer to go
over loading and other electrical requirements.
Will any type of underground street lighting be required with these two homes? If so will they be
municipal street lights or private?
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Consulting Engineer: In a letter to the Planning Board dated February 19, 2021, the Consulting Engineer
provided a number of comments and identified several concerns with the plans that need to be discussed
and addressed. Please see the attached letter from Places Associates, Inc. which specifies each item. In
addition, the Consulting Engineer has included materials from the Emanuel Woods subdivision, which
was approved in 2013. The Emanuel Woods subdivision is similar to this proposal because of the
common driveway being created through the subdivision process to create adequate road frontage for the
lots.
School Committee: The School Committee did not provide any comments regarding the proposed project.
Zoning Board of Appeals: The Zoning Board of Appeals did not provide any comments regarding the
proposed project.
Design Review Board: In an email to the Town Planner dated February 5, 2021, the Board of Health
indicated the following: “Though the application reflects a Town Center designation on it, the Town
voted to approve this parcel be re-designated as AR (as reflected in the Applicant’s plans) on our 2020
ATM Warrant. With this, the Design Review Board does not have any jurisdiction over this parcel.”
III.

COMPLIANCE WITH SUBDIVISION RULES & REGULATIONS

The Applicant is currently requesting a total four waivers from the Rules & Regulations Governing the
Subdivision of Land as follows:
1. Waiver from Section IV.A.(1.-18.):
The Applicant is seeking a blanket waiver from Section IV.A., the street standards. The intention is to
construct the access within the created road right-of-way in accordance with Private/Common Driveways
in the Agricultural-Residential Districts under Section 6104 of Zoning Bylaw, and the Private/Common
Driveway Guidelines.
2. Waiver from Section IV.B. (1.-4.):
The Applicant is requesting a waiver from Section IV.B. – Drainage and Stormwater Detention because
the Massachusetts Stormwater Standards do not apply to housing developments that are comprised of
detached single-family dwellings on four or fewer lots, provided there is no stormwater discharges that
may potentially affect a critical area. There a no Areas of Critical Environmental Concern (ACEC)
located on site.
3. Waiver from Section IV.C.:
The Applicant is requesting a waiver from Section IV.C. – Adequate Access from a Public Way because
the project proposes two single family dwellings on two separate lots, which does not necessitate the
widening of an abutting public way, nor is it anticipated that there would be a significant impact on
vehicular volume along Priest Lane. The proposed project does not exceed the maximum average daily
traffic guidelines for private roads of 30 vehicles trips per day.
4. Waiver from Section II.B. (2-14):
The Applicant is requesting a waiver from Section II. B. for the requirements of providing profiles for the
ways within the preliminary subdivision. The proposed shared driveway does not exceed the minimum
2% slope or the maximum 8% slope.
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IV.

RECOMMENDATION

Based on the above findings and subject to the following conditions, the Town Planner recommends
Conditional Approval of the requested Preliminary Subdivision Plan.
1. The Applicant shall adhere to the submission requirements and construction standards in the
Town of Boxborough Private/Common Driveway Guidelines in consideration of the waivers
requested from the Subdivision Regulations Construction Standards. By adhering to that criteria,
the concerns raised by the Police Chief, Fire Captain, and by the Town of Boxborough’s
Consulting Engineer, Places Associates Inc. would be remedied.
2. The Applicant shall submit a legal opinion to the Planning Board relative to whether this proposal
requires a modification to the Priest Lane Definitive Plan Decision. This legal opinion would also
be submitted to Town Counsel via the Town Planner for review.

WWW.DILLISANDROY.COM
1 MAIN ST • SUITE 1• LUNENBURG, MA 01462
PH. 978.779.6091
F. 978.779.0260

February 16th, 2021
6092-P
Boxborough Planning Board
29 Middle Road
Boxborough, MA 01719
RE:

Preliminary Subdivision – Priest Lane
Police Chief / Fire Captain Comments
Boxborough, MA

Dear Members of the Board:
We have received review comments from the Town of Boxborough Police Chief & Fire Captain
regarding the above-mentioned project dated January 5th, 2021. We have addressed all comments
below. The review comments are italicized with the responses from Dillis & Roy below them in
bold.
Police Chief Comments
1. What the roadway standard requirements are and why they are asking for a waiver?
CDG Response – The roadway standards stated in Section IV of the Town of
Boxborough Rules & Regulations Governing the Subdivision of Land outline
ordinary geometrics of the proposed ways / streets (e.g., minimum road width,
maximum grade, R.O.W. width). A blanket waiver is being requested from all
mentioned metrics stated within the subdivision regulations as the proposed
roadway within the scope of work has been designed in full compliance with the
shared common driveway regulations.
2. What are the requirements for adequate access from a public way and why are they
asking for waiver?
CDG Response – A waiver is being requested as the proposed project includes the
addition of (2) single-family dwellings & will not necessitate the increase or
widening of the abutting public way. The proposed project does not exceed the
stated maximum average daily traffic guidelines for private lanes of 30 vehicle trips
per day.
Fire Captain Comments
1. Is this plan just for 2 homes or is there possibility for a 3rd or more? Reason I ask is
that I see it is a 7+ acre lot and they are only using around 3 1/2 acres+/-

CDG Response – The project proposes (2) single-family dwellings on 2 separate lots.
The remaining land on Parcel D is not intended for another building lot.
2. How long are the driveways from Priest Lane to each home. I see the driveway is only
around 12 ft. in width and depending on the length and width especially during
wintertime is it possible to put them closer to 14 ft. or 16 ft. wide. Our current
apparatus is around 10 ft. wide.
CDG Response – It is approximately 360-feet from Priest Lane to the dwelling on
Lot 3.A. It is approximately 460-feet from Priest Lane to the dwelling on Lot 3.B.
The driveways were designed to be consistent with the neighboring driveways off
Priest Lane.
3. We would request if possible either the complete removal of the island on Priest Lane
or to have it altered for safety. The problem with the island is the curbing and that it is
not good for tires because it is vertical curbing and now with the addition of a slightly
off set driveway which would appear to put us closer to the island to enter the driveway
from the cul-de-sac this now can pose an even bigger safety concern for the apparatus
and a safe clear travel path. The current cul-de-sac now is pretty tight with our
apparatus to move around because of the current curbing set-up. This additional
driveway at the end now adds another obstacle so we would request that some
alteration of the current island be addressed.
CDG Response – Acknowledged.
4. With the potential for the driveways being as long as they look, we would ask that
proper turnarounds be installed and have the tops of the driveways increased for
apparatus turn around or maneuverability. They had to do something similar with the
common drive that was installed on Flagg Hill Rd., because of its length.
CDG Response – At the Planning Board’s request, the applicant is willing to discuss
potential alternatives to be captured within the definitive subdivision filing. A turnaround area is proposed within the first 100-feet of the subdivision road with an
associated turning maneuver exhibit found within the Plan set.
5. We see there is a small pull in spot a short way up the driveway which by the drawing is
where we are to turnaround if this is the case what requirements would be put in place
on the residents to ensure that it is always kept clear and open for use year round
CDG Response – At the Planning Board’s request, appropriate signage can be
installed to ensure the availability of the emergency turn-around area.
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6. The length of the driveways are a concern especially during the winter months if we
would need to back down them with the grade that is in the area from Priest Lane up to
the top where the homes are to be built. This would be a reason to look at a bigger
area at the top of each driveway to allow apparatus to turn around. As you can see
most of our concerns are due to the grade up the hill and safely being able to get back
down the driveway once at the homes.
CDG Response – The applicant is requesting a waiver from Section IV(A) within the
Town of Boxborough’s Rules and Regulations Governing the Subdivision of Land.
However, many of the minimum/maximum roadway standards will still be met with
the granted waiver. For example, the proposed road & driveways do not exceed the
maximum grade change of 8% within a Private Lane. However, at the Planning
Board’s request, the applicant is willing to discuss potential alternatives to be
captured within the definitive subdivision filing.
We trust this meets your needs at this time. If you have any questions or require any additional
information, please contact the undersigned

Regards,

DILLIS & ROY
Civil Design Group, Inc.

Ryan Vickers, E.I.T.
Civil Engineer

Gregory S. Roy, P.E.
Principal
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February 16th, 2021
6092-P
Boxborough Planning Board
29 Middle Road
Boxborough, MA 01719
RE:

Preliminary Subdivision – Priest Lane
Proposed Road & Way
Boxborough, MA

Dear Members of the Board:
This letter has been prepared as a supplement to the Waiver Request letter dated January 21st, 2021 for the
proposed Priest Lane Preliminary Subdivision filing dated January 21st, 2021.
On behalf of our client, Boxborough Town Center, LLC., we have respectfully requested a waiver from
Section IV.A – Street Design Standards of the Town of Boxborough Rules and Regulations Governing
the Subdivision of Land as it pertains to the proposed roadway within the above-mentioned preliminary
sub-division.
As you may recall, the settlement agreement that the Town entered with the applicant, allows for the
creation of 2 lots with access from Priest Lane. The Town voted to rezone the property to Agricultural –
Residential on June 29th, 2020. Despite this, the land in this area lacks sufficient frontage to create the
proposed lots via the Approval Not Required process. As such, a Sub-Division is proposed to create the
required frontage for the two lots. This process is being proposed pursuant to the Town Sub-division
Rules and Regulations.
Having said that, since the project includes the creation of only two lots, we believe that full conformance
to the sub-division street standards would not be required to provide adequate access to the lots. Further,
it is the applicant’s intention to keep the roadway “private” and not request formal street acceptance by
the Town. As such, we are asking for waivers from the street standards, to construct the access within the
created road right-of-way to what would otherwise be required for a “Common Driveway” under Section
6100 of the bylaw.
Because the project is being proposed as a “sub-division”, a Special Permit for the creation of a Common
Driveway pursuant to Section 6100 of the bylaw is not required. We do note, however, that the Planning
Board may impose conditions that would be similar to those issued under the provisions of the Common
Driveway Guidelines.

We trust this meets your needs at this time. If you have any questions or require any additional
information, please contact the undersigned.
Regards,
DILLIS & ROY
Civil Design Group, Inc.

Ryan Vickers, E.I.T.
Civil Engineer

Gregory S. Roy, P.E.
Principal
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