
These agenda items are those reasonably anticipated by the Chair 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. 

 
SUDBURY BOARD OF SELECTMEN 

TUESDAY JUNE 7, 2016 
7:30 PM, TOWN HALL - LOWER LEVEL 

  
  
  

  
Item # Time Action Item 

 7:30 PM  CALL TO ORDER 

   Opening remarks by Chairman 

   Reports from Town Manager 

   Selectmen Announcements 

   Citizen's comments on items not on agenda 

TIMED ITEMS 
1. 7:50 PM VOTE / 

SIGN 
As the Local Licensing Authority, vote on whether to approve the 
application of Villa TBR Corp, d/b/a Craft Beer Cellar Sudbury, 
365 Boston Post Rd, for a Change of d/b/a to Sudbury Craft Beer, 
under G. L. Ch. 138, s.15, Gustavo Villatoro, Manager. 

PUBLIC HEARING 
2. 8:00 PM VOTE Public Hearing pursuant to M.G.L. c.140, s.157 to determine 

whether the dog owned and/or kept by Beverly Whitcomb at 53 
Highland Ave., Sudbury, is a Nuisance Dog or Dangerous Dog as 
those terms are defined in the statute. 

MISCELLANEOUS 
3. 8:30 PM VOTE Discussion with Planning Board regarding Conformance 

Recommendation regarding Master Development Plan 

4. 8:35 PM VOTE / 
SIGN 

Discussion and possible vote to sign Development Agreement 
between BPR Sudbury Development LLC and the Town of 
Sudbury. 

5. 8:40 PM VOTE Preparation for Special Town Meeting June 13; discussion and 
possible vote on Special Town Meeting articles 

6. 8:50 PM VOTE Coolidge at Sudbury Phase 2, 40B Application for Project 
Eligibility: discussion and possible vote on comments to 
Department of Housing and Community Development. Jody 
Kablack, Director of Planning and Community Development, and 
Holly Grace, Senior Project Manager, B'nai B'rith to attend. 

7.  VOTE Discussion and vote whether to extend appointments for the 
Strategic Financial Planning Committee for Capital Funding to a 
date to be determined. 

8.  VOTE / 
SIGN 

Vote to accept the following grants for highway and walkway 
purposes from 4 Maynard Rd. Sudbury LLC, for property located at 
4 Maynard Road, Sudbury as shown on the recorded plan entitled 
“4 Maynard Road Sudbury, Mass. for Walker Development”,  dated 



 

These agenda items are those reasonably anticipated by the Chair 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. 

 

Item # Time Action Item 

 

November 22, 2015, and drawn by Rose Land Sudbury:  Deed of 
grant of  463 s.f. for highway purposes, and Walkway Easement for 
grant of 10’ wide walkway easements on Parcels 1 and 3. 

9.   Citizen's Comments (Cont) 

10.   Discuss Future Agenda Items 

CONSENT CALENDAR 
11.  VOTE Vote to enter into the Town record and congratulate Nick Glaser, 

Daniel Finnegan, Cameron Kinney and William Sarnie of Troop 60 
for having achieved the high honor of Eagle Scout. 

12.  VOTE Vote to approve award of a contract by the Town Manager for 
cleaning services at the Fairbank building and any subsequent 
renewal options, subject to review by Town Counsel, as requested 
by Jim Kelly, Combined Facilities Director. 

13.  VOTE Vote to accept the resignation of Phyllis Bially, 30 Nobscot Rd, 
from the Council on Aging, effective May 31, 2016. Also to send a 
letter of thanks for her service to the Town. 

14.  VOTE Vote to approve the regular session minutes of 5/17/16. 

15.  VOTE Vote to accept, on behalf of the Town, various donations to support 
Park & Recreation's Summer Concert Series totaling $1,601 to the 
Contributions and Donations Account 191448/483100 (as requested 
by Kayla McNamara, Director of Parks, Recreation, & Aquatics, in 
memos dated May 16 and May 20, 2016), said funds to be expended 
under the direction of Kayla McNamara. 

16.  VOTE Vote to accept, on behalf of the Town, a $1,000 donation from  
Lucinda Lagasse to the Pool Donations Account 191748/483100 (as 
requested by Kayla McNamara, Director of Parks, Recreation & 
Aquatics, in a memo dated May 16, 2016), said funds to be 
expended under the direction of Kayla McNamara. 

17.  VOTE Vote to acknowledge receipt of $145,000 in donations from the 
Sudbury Historical Society for use by the Town of Sudbury in 
connection with the proposed repurposing of the Loring Parsonage 
for a Sudbury History Center and Museum under the direction of 
the Permanent Building Committee. 

18.  VOTE Vote to approve the placement of seven signs announcing the July 
4th Road Race at the following locations:  west side of Concord 
Road at Featherland Park; northwest corner of Hudson and Fairbank 
Roads; southwest corner of Peakham and Old Lancaster Roads; Fire 
Headquarters, 77 Hudson Road (with permission of Fire Chief); 221 
Goodman's Hill Road; and 46 Union Avenue (Precourt Stone Co. 
with permission); And Northeast Corner Of Morse and Ridge Hill 
Road; from June 18th to July 5th, 2016, as requested by Graham R. 
Taylor, 221 Goodman’s Hill Road, in a letter dated May 31, 2016. 

19.  VOTE Vote to allow the Town Manager to sign a contract with Ciccolo 
Group LLC for planning consultant services.  The contract would 
encompass contracted planning services as well as supply an interim 
planner. 



 
 

 

 

SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

TIMED ITEM 

1: Craft Beer Cellar d/b/a Change to Sudbury Craft Beer 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Villa TBR Corp, d/b/a Sudbury Craft Beer 

 
Formal Title:  As the Local Licensing Authority, vote on whether to approve the application of Villa TBR 
Corp, d/b/a Craft Beer Cellar Sudbury, 365 Boston Post Rd, for a Change of d/b/a to Sudbury Craft Beer, 
under G. L. Ch. 138, s.15, Gustavo Villatoro, Manager. 
 
Recommendations/Suggested Motion/Vote: As the Local Licensing Authority, vote on whether to 
approve the application of Villa TBR Corp, d/b/a Craft Beer Cellar Sudbury, 365 Boston Post Rd., for a 
Change of d/b/a to Sudbury Craft Beer, under G. L. Ch. 138, s.15, Gustavo Villatoro, Manager. 
 
Background Information:   
Please see application attached. 
 
Financial impact expected:$75 Application Fee 
 
Approximate agenda time requested:  15 minutes 
 
Representative(s) expected to attend meeting:  Gustavo Villatoro, Manager Craft Beer Cellar Sudbury 
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 

1

Packet Pg. 4



1.
a

P
ac

ke
t 

P
g

. 5

Attachment1.a: Craft Beer Cellar DBA_BOS  (1837 : Craft Beer Cellar d/b/a Change to Sudbury Craft Beer)



1.
a

P
ac

ke
t 

P
g

. 6

Attachment1.a: Craft Beer Cellar DBA_BOS  (1837 : Craft Beer Cellar d/b/a Change to Sudbury Craft Beer)



1.
a

P
ac

ke
t 

P
g

. 7

Attachment1.a: Craft Beer Cellar DBA_BOS  (1837 : Craft Beer Cellar d/b/a Change to Sudbury Craft Beer)



1.a

Packet Pg. 8

A
tt

ac
h

m
en

t1
.a

: 
C

ra
ft

 B
ee

r 
C

el
la

r 
D

B
A

_B
O

S
  (

18
37

 :
 C

ra
ft

 B
ee

r 
C

el
la

r 
d

/b
/a

 C
h

an
g

e 
to

 S
u

d
b

u
ry

 C
ra

ft
 B

ee
r)



 
 

Craft Beer Cellar Sudbury – Change of DBA 

Department Feedback 

 

Fire Department Approval: 

From: Whalen, John  
Sent: Tuesday, May 17, 2016 10:19 AM 
Subject: RE: Change of DBA Application 
 
Hello Leila, 
The Fire Department has no issues with this change in the application. 
John M. Whalen 
Assistant Fire Chief 

 

 

Board of Health Feedback: 

From: Murphy, Bill  

Sent: Friday, May 13, 2016 1:42 PM 

Subject: RE: Change of DBA Application 

 

The Board of Health does not have any issues with the proposed change. 

William C. Murphy, MS, RS, CHO      

Director of Public Health 

 

 

Building Department Feedback: 

From: Herweck, Mark  

Sent: Monday, May 23, 2016 3:09 PM 

Subject: RE: Change of DBA Application 

 

Hi Leila, I have no issues with this.  

Thank you. 

 

 

Police Department Approval: 

From: Nix, Scott  

Sent: Wednesday, May 18, 2016 9:53 PM 

Subject: RE: Change of DBA Application 

 

Leila,  

No issues with the DBA change. 

Respectfully, 

Scott Nix 

Chief of Police 
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Updated 4/21/16 

Sudbury Alcohol License Quota & Availability 
 
 

 
 

 

ABCC QUOTA of Licenses: 32 Total 
Section 12: Restaurant All Alcohol:  18         Restaurant Wine & Malt:  5 

Section 15: Package Store All Alcohol:   4         Package Store Wine & Malt:  5 
 

Licenses ISSUED: 
Restaurant All Alcohol:  13          Restaurant Wine & Malt:  5 

Package Store All Alcohol:   4          Package Store Wine & Malt:  3 
 

Licenses AVAILABLE: 
          
       
 

ALCOHOL LICENSEES 

RESTAURANT/CLUB (Section 12)  

 

PACKAGE STORE (Section 15) 

 

All Alcohol Wine & Malt All Alcohol Wine & Malt 
Acapulcos Chili Basil Duck Soup Sudbury Craft Beer 

American Legion Post #191 Franco’s Trattoria New Kippy’s Sperry’s Wine 
Bosse Sports & Health Club Oishii Too Sushi Bar Stony Brook Sudbury Farms 

Bullfinch's Paani-Pure Indian Cuisine Sudbury Wines, Spirits 1- Available 

Conrad's Rossini's None Available 2- Available 

El Basha None Available   
Fugakyu Café    

Lavender Asian Cuisine    
Longfellow’s Wayside Inn    

Lotus Blossom    
No. 29 Sudbury    

Soul of India    
Victory Cigar Bar    

1- Available    
2- Available    
3- Available    
4- Available    
5- Available    

    
    

Quota:                             18 5 4 5 
Total Issued:                 13 5 4 3 
Available:                         5 0 0 2 

Restaurant All Alcohol:  5 

Package Store Wine & Malt:  2 

Restaurant Wine & Malt:  0 

Package Store All Alcohol:   0   
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

PUBLIC HEARING 

2: Dangerous Dog Hearing 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Evans J. Carter, P.C, Attorney for complainant 

 
Formal Title:  Public Hearing pursuant to M.G.L. c.140, s.157 to determine whether the dog owned 
and/or kept by Beverly Whitcomb at 53 Highland Ave., Sudbury, is a Nuisance Dog or Dangerous Dog as 
those terms are defined in the statute. 
 
Recommendations/Suggested Motion/Vote: Public Hearing pursuant to M.G.L. c.140, s.157 to determine 

whether the dog owned and/or kept by Beverly Whitcomb at 53 Highland Ave., Sudbury, is a Nuisance 

Dog or Dangerous Dog as those terms are defined in the statute.  

 

VOTE:   Upon conclusion of the public hearing, an examination of the complainant under oath, and 

based on the credible evidence and testimony presented, the Board of Selectmen finds as follows: 

____________ 

_____________________________________________________________________________________

_ 
 
Background Information:   
Attached documents 
 
Financial impact expected:   
 
Approximate agenda time requested:  30 minutes 
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

3: Accept recommendation of PB 
 

REQUESTOR SECTION 
Date of request:   
 

Requested by:  Patty Golden 

 
Formal Title:  Discussion with Planning Board regarding Conformance Recommendation regarding 
Master Development Plan 
 
Recommendations/Suggested Motion/Vote: Discussion with Planning Board regarding Conformance 
Recommendation regarding Master Development Plan 
 
Background Information:   
attached 
 
Financial impact expected:n/a 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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June 8, 2016 
 
Board of Selectmen 
Town of Sudbury 
278 Old Sudbury Road 
Sudbury, MA 01776 

Re: Conformance Recommendation — Meadow Walk Sudbury 

Dear Members of the Board: 

As you are aware, over the past year the Planning Board has been actively involved in the review 
of and planning for the mixed-use redevelopment of an approximately 25-acre portion of the 
former Raytheon site at 526 and 528 Boston Post Road (the “Site”) as proposed by BPR Sudbury 
Development LLC (the “Developer”).  Even before the sale of the Site to the Developer, the 
Planning Board had begun deliberating on ways to enhance the anticipated redevelopment of the 
Site, guided in part by numerous planning studies completed over the last 12 years (including 
Route 20 Corridor: Urban Design Studies and Zoning Evaluations, 2015) which specifically 
included the Site.  This earlier work and more recent planning with the Developer has led the 
Planning Board to propose a new zoning overlay district, known as the Mixed-Use Overlay 
District (the “MUOD”).  If adopted, the MUOD will provide flexibility to improve the benefits 
that the Town realizes from the ongoing redevelopment of the Site, beyond the grocery store and 
multi-family apartment (being developed per MGL Chapter 40B) components that are already in 
the works and allowed by current zoning or state regulations.  Adoption of the MUOD retains the 
current underlying business zoning but will allow for a broader mix of uses on the Site. This 
could include previously prohibited uses such as restaurants, personal service establishments, 
age-restricted condominiums, and an assisted living/memory care facility.  

In connection with these efforts, the Planning Board has reviewed a Master Development Plan 
for a multi-phase development of the Site, a plan which must be approved by Town Meeting. 
The development will generally consist of 3 major components:  not more than sixty (60) units of 
age-restricted, active-adult housing; an approximately fifty-four (54) bed assisted living/memory 
care facility; approximately 80,000 square feet of retail, restaurant, and convenience uses 
(including the 45,000 square foot grocery store that has already been permitted as an allowable 
use); and accessory parking and related site improvements (the “MUOD Project”).  Please note 
that the multi-family apartment complex also planned for a portion of the Site is not part of the 
MUOD Project or the Master Development Plan that will be considered by Town Meeting, nor is 
it under the Planning Board’s purview or jurisdiction.  The MUOD Project represents a unique 
opportunity to fulfill several Town needs and goals in that it will restore a significant and reliable 
source of municipal tax revenue to the Town, it may serve as a model for any future economic 
redevelopment projects along the Route 20 corridor that similarly receive approval by Town 
Meeting, and it will generate new jobs and revenues while providing desirable amenities to the 
community. 
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V.6    DRAFT 

2 
 

In accordance with Section 4742 of the MUOD, a Master Development Plan must receive a 
Conformance Recommendation from the Planning Board prior to adoption of the plan by Town 
Meeting. This letter serves as the Planning Board’s Conformance Recommendation for the 
MUOD Project, which we are submitting for your consideration at the Special Town Meeting to 
be held on June 13, 2016. 

Procedural Background 

On May 25, 2016 and June 1, 2016, the Planning Board held duly noticed public hearings during 
which the Planning Board heard testimony from the general public, the Developer, and other 
interested parties. The records of the proceedings and submissions upon which this Conformance 
Recommendation is based are on file with the Town Clerk and the Planning Board. 

The Planning Board’s Conformance Recommendation is based on its review of the following 
materials, submitted in satisfaction of the MUOD filing requirements: 

1. Application and Narrative for Meadow Walk Sudbury Master Development Plan 
from Steve Senna, c/o National Development, dated February 8, 2016 

2. Mixed-Use Overlay District Zoning Text and Mixed-Use Overlay District Map 
3. Existing Conditions Plan of Land prepared by VHB dated October 28, 2015, last 

revised February 16, 2016 
4. Meadow Walk Sudbury Master Development Site Plan prepared by VHB, final 

“stamped & certified”, dated, April 20, 2016 
5. Architectural Precedents and Elevations for Proposed Retail prepared by PCA, dated 

April 22, 2016 
6. Conceptual Designs for Bridges at Sudbury, prepared by JSA, dated 5/17/2016 
7. Conceptual Plan Set for Proposed Active Adult Residential: Meadow Walk Sudbury 

prepared by Civil Design Group LLC, dated 4/15/2015, last revised 5/12/2016 
8. Preliminary Stormwater Management Master Plan prepared by VHB, dated April 

2016 
9. Traffic Impact and Access Study prepared by VHB, dated February 16, 2016 
10. Utilities Infrastructure Memo prepared by VHB, dated February 8, 2016 
11. Draft Construction Management Plan prepared by Cranshaw Construction, dated 

February 8, 2016 
12. Rendered Master Plan Site Plan dated April 22, 2016 
13. Meadow Walk Public Realm Site Section Key Plans prepared by VHB dated April 

22, 2016, including Site Sections A-E 
14. Master Pedestrian Circulation Plan and Master Vehicular Circulation Plan, dated 

April 22, 2016 
15. Landscape Plans, dated April 20, 2016 containing sheets, Overall Conceptual 

Planting Plan (L-1); Conceptual Planting Plan (L-2); Conceptual Planting Plan (L-3); 
Conceptual Planting Plan (L-4)  

16. Environmental Notification Form, prepared by VHB in association with Tata & 
Howard, Sanborn, Head & Associates and Goulston & Storrs, dated February 16, 
2016 

17. MEPA Certificate from the Executive Office of Energy and Environmental Affairs 
dated March 25, 2016 
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V.6    DRAFT 

3 
 

18. Water Impact Report prepared by VHB dated March 30, 2016 
19. Phase 1 Environmental Site Assessment with Subsurface Investigative Report 

prepared by Sanborn, Head & Associated, dated August 20, 2015 
20. Memo from Sanborn Head, dated February 4, 2016 
21. Sanborn, Head & Associates PowerPoint Presentation to the Planning Board, dated 

February 10, 2016 
22. Fiscal Impact Analysis prepared by RKG Associates dated March 12, 2016 
23. Memo from VHB or other in response to outstanding issues - forthcoming 

 
Items 1-23 constitute the “Master Development Plan” 
 
24. Traffic Peer Review Memos, Jeffrey Dirk, Vanasse & Associates – 1/21/2016; 

2/26/2016; 3/4/2016; 3/14/2016; 5/3/2016; 5/19/2016 
25. Stormwater Peer Review Memos, Janet Bernardo, Horsley & Witten – 3/22/2016; 

3/28/2016; 4/12/2016 (2) 
26. Fiscal Impact Peer Review Memos from ConsultEcon dated May 3, 2016 and May 

12, 2016 
27. Memo from Jody Kablack, Director of Planning & Community Development, dated 

March 14, 2016 
28. Memo from Erica Lotz, Stantec Consulting Services, to Rebecca McEnroe, 

Superintendent of Sudbury Water District, RE: Water Impact Report, dated April 25, 
2016 

29. Memo from Rebecca McEnroe, Sudbury Water District, dated May 9, 2016 
30. Design Review Board comments on Plant Selection, email from Deborah Kruskal 

dated May 18, 2016 
31. Memo from Bill Murphy, Heath Director, dated May 18, 2016 
32. Report from GeoInsight (peer review of contamination issues - forthcoming) 
33. Report from Stantec (SWD peer review of impacts to groundwater – forthcoming) 
34. A Development Agreement executed between the Developer and the Board of 

Selectmen on June 7, 2016  
 

Recommendations 

Having determined that the MUOD Project furthers the purposes and intent of the MUOD and of 
the Zoning Bylaw more generally, the Planning Board makes the following findings in 
accordance with Section 4742 of the MUOD: 

(i) The final plans and materials submitted for the MUOD Project materially conform to 
the Master Development Plan standards and requirements set forth in Section 4700 of 
the MUOD, and  

(ii) The final plans and materials submitted for the MUOD Project promote the purposes 
of the Zoning Bylaw, as noted in Section 4710 of the MUOD. 

In light of these findings, and in anticipation of the numerous public benefits the proposed 
redevelopment of the Site will bring to the Town of Sudbury, including those included in the 
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Development Agreement that has been executed by the Developer and the Board of Selectmen, 
the Planning Board recommends that the proposed MUOD and Master Development Plan be 
submitted for approval at the Special Town Meeting to be held on June 13, 2016, subject to the 
following recommended conditions, limitations, and safeguards,  which upon adoption by Town 
Meeting shall be binding on the Developer pursuant to Section 4742 of the MUOD: 

General  

1. Construction and operation of the MUOD Project shall comply with all applicable laws 
and local regulations, including without limitation, the State Building Code, the Wetlands 
Protection Act, the Sudbury Wetlands Administration Bylaw, the Sudbury Stormwater 
Management Bylaw, and M.G.L. Chapter 21E, except and to the extent that the same are 
modified or for which a variance or other relief has been granted in connection with the 
MUOD Project. 

2. Following Town Meeting approval, modifications to the approved Master Development 
Plan shall require review and approval in accordance with Section 4750 of the MUOD, as 
applicable.  

3. A portion of the MUOD Project is subject to Special Permits granted by the Zoning 
Board of Appeals on January 26, 2016 and May 19, 2016, a Site Plan Decision issued by 
the Planning Board on March 30, 2016, and a Stormwater Management Permit issued by 
the Planning Board on April 27, 2016. All conditions contained in these decisions are 
incorporated into this Conformance Recommendation as to the affected portion of the 
MUOD Project.  

Utilities and Stormwater Drainage 

4. The Developer shall file for and obtain Stormwater Management Permit(s) for the 
MUOD Project in accordance with Article V(F) of the Town’s Bylaws that shall provide 
for a comprehensive approach to improved stormwater management (the “Stormwater 
Management Plan”) in connection with the redevelopment of the Site. The Stormwater 
Management Plan shall comply with applicable Massachusetts stormwater guidelines to 
the maximum extent practicable.   

5. The Stormwater Management Permit(s) for each component shall conform to the 
Stormwater Master Plan design standards and calculations therein, dated April 2016, as 
well as the most current Sudbury Stormwater Bylaws. Each development phase shall 
include the following information in its Stormwater Management Permit application:  

a. Documentation demonstrating appropriate stormwater treatment, velocities, and 
potential erosion at all wetland outfalls impacted by the future development.  

b. Documentation to verify consistency with the Preliminary Stormwater 
Management Master Plan. Documentation shall include comparison of the 
planned development phase with Table 3: Proposed Conditions Hydrologic Data, 
Figure #3: Existing Drainage Conditions, and Figure #4: Proposed Drainage 
Conditions.  
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c. Documentation that 80% TSS removal will be achieved at each outfall impacted 
by the future development.  

6. The Developer shall be required to operate, maintain, monitor and repair the stormwater 
system for the MUOD Project in accordance with a detailed operations and maintenance 
program (“O&M Program”) to be developed for the Project and approved in connection 
with the Stormwater Management Permits(s) issued by the Planning Board. The on-site 
detention basins within the Project shall be inspected and maintained pursuant to the 
O&M Program, with copies of annual reports provided to the Planning Board. 

7. An Environmental Monitor, hired by and reporting to the Town through the Sudbury 
Conservation Commission, but paid for directly by the Developer, shall perform 
inspections of the Site pertaining to Stormwater Management and wetland protection 
throughout the construction phases of the Project.  The scope of work shall be prepared 
by the Conservation Commission and approved by the Developer. At a minimum, the 
following items shall be included in the scope of work: 

a. A Pre-Construction Inspection shall be performed prior to the commencement of 
any construction in the MUOD Project.  

b. Erosion and Sediment Control Inspections shall be performed periodically to 
ensure erosion control practices during and after construction are in accordance 
with the approved Stormwater Management Plan.  

c. Construction Inspections shall be performed prior to backfilling of any 
underground drainage or stormwater conveyance structures.  

d. A Final Inspection of the stormwater management system shall be performed 
before the certificate of occupancy for any building has been issued. The Final 
Inspection shall ensure that the system is functioning as designed and approved. 

e. Reports shall be prepared and submitted to the Conservation Commission and the 
Planning Board after each inspection. 

f. A Stormwater Construction Site Inspection Report shall be generated by the 
Developer or its representative for the MUOD Project, at a minimum, after every 
major storm event. All reports shall be available for review by the Conservation 
Commission and the Planning Board at their request.    

 
8. The MUOD Project shall obtain approval of any required modification to the existing 

Groundwater Discharge Permit from the Massachusetts Department of Environmental 
Protection.  

9. The Site lies within an aquifer contribution zone (Zone II). Snow storage and removal for 
the MUOD Project shall be performed in accordance with the Order of Conditions and 
Stormwater Management Permit(s) issued for the MUOD Project. Snowmelt runoff is to 
be directed towards catch basins on the Site. Snow storage areas shall be designed to 
direct the flow to the stormwater management facilities.  The snow storage area(s) shall 
be identified on appropriate plans filed with the Planning Board.  

10. All new on-site utilities shall be installed underground for the MUOD Project. 
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11. No wells for drinking water supply shall be installed in connection with the MUOD 
Project. 

12. No storage or use of chemicals within the MUOD Project shall be permitted except in 
conformity with guidelines and requirements of the Board of Health and the Fire Chief. 

13. The Developer shall contract for solid waste removal for the MUOD Project at the 
Developer’s expense. In the event that the Town is required to provide solid waste 
removal for the MUOD Project for any reason, including but not limited to any 
applicable law or regulation or failure of the Developer (or tenants of the MUOD Project) 
to properly deal with such waste, the Developer agrees to pay the Town for any expenses 
arising directly from and reasonably attributable to the MUOD Project. In such event, the 
Town and the Developer shall work together to establish a plan to coordinate such 
services. 

14. Any irrigation in the MUOD Project shall utilize a private on-site irrigation well. The 
Developer shall obtain a permit from the Board of Health and the irrigation system shall 
be installed in compliance with the Town Bylaw regulating in-ground irrigation systems. 
The irrigation system controls shall incorporate and utilize a rain sensor to turn the 
system off when it is raining and a moisture meter to gauge dryness. Drip irrigation shall 
be utilized to the maximum extent possible. 
 

15. The Developer shall submit video confirmation of the installation of sewer mains and 
lines for the MUOD Project, and upon final installation, an as-built plan for these 
utilities, to the Board of Health.   

Pedestrian Accommodations and Traffic Improvements  

16. Prior to the issuance of the final occupancy permit for the retail component of the MUOD 
Project, the Developer shall implement the following traffic improvements as detailed in 
the Environmental Notification Form filed with MEPA for the MUOD Project and the 
Avalon Sudbury multi-family apartment component, subject to any modifications 
required by MassDOT: 

a. Construct a new traffic signal on Boston Post Road by aligning the primary Site 
driveway with the westerly driveway for Sudbury Plaza and Highland Avenue (a 
private way). This will also include the construction of designated left turn lanes on 
Boston Post Road and a new actuated pedestrian crosswalk and bicycle 
accommodations at the intersection. In addition to the Project, these improvements 
are also intended to benefit the retail plaza and residential properties on the south side 
of Boston Post Road; 

b. Implement improved pedestrian accommodations by widening the existing sidewalk 
on the north side of Boston Post Road along the Site frontage and extending the limits 
of the existing sidewalk on the south side of Boston Post Road from the CVS 
entrance west to Highland Avenue; 
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c. Implement a time-based coordinated signal system between the new signalized Site 
driveway, Nobscot Road and Union Avenue intersections on Boston Post Road to 
better manage vehicular queues and improve progression of through-traffic at 
multiple intersections; 

d. Construct a new emergency preemption signal at the fire station located along the Site 
frontage and integrate the signal into the new traffic signal at the primary Site 
driveway; 

e. Implement paved shoulders (subject to right of way availability) on either side of 
Boston Post Road within the limits of the roadway improvements that may 
accommodate future bike lanes; and 

f. Any other improvements required by MEPA/MassDOT and not listed specifically in 
this Section. 

17. The Developer shall implement a Traffic Demand Management (“TDM”) program as 
part of the full build-out of the Project.  The TDM program shall include the following 
elements: 

a. In the event the MetroWest Regional Transit Authority expands its bus route along 
Route 20 to include the Site, the Developer shall construct a semi-enclosed shelter at 
an appropriate location on the Site for the drop-off/pick-up of passengers utilizing 
such local bus service; and 

b. Ongoing cooperation with appropriate Town officials in developing traffic 
contingency plans for peak traffic periods or special events associated with the 
Project. 

18. The Developer has agreed to construct a walkway along the frontage of the MUOD 
Project as required by the terms of the March 30, 2016 Site Plan Decision approved by 
the Planning Board. Accessible curb cuts shall be installed at all driveway entrances, 
pursuant to the regulations of the Architectural Access Board. 

19. The Developer has agreed to grant the Town a pedestrian access easement along the 
frontage of the Site along Route 20. Prior to the issuance of a final Certificate of 
Occupancy for the MUOD Project, the Developer shall submit an executed easement 
encompassing the proposed walkway granting the Town of Sudbury the ability to enter 
the Site to maintain, reconstruct, improve, sweep and plow said walkway, and for the 
general public to use said walkway as walkways are customarily used in the Town of 
Sudbury. Upon acceptance of this easement by the Town, the Developer shall record the 
easement with the Middlesex South Registry District of Deeds. 

20. Prior to issuance of a building permit for the grocery store within the MUOD Project, the 
Developer’s traffic consultant shall confirm in writing that the full scope of the proposed 
traffic improvements is as previously noted and are progressing through the MassDOT 
design process. The Developer shall provide the Planning Board with copies of all plans 
and correspondence submitted to MassDOT in support of the Site access and off-site 
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improvements. Should MassDOT determine that the installation of a traffic control signal 
is not warranted at this time, the Developer shall present an alternative access plan to the 
Planning Board for consideration at a regularly scheduled Planning Board meeting, which 
shall require a modification of any affected approval prior to issuance of a Certificate of 
Occupancy.  

21. The Developer shall have a traffic monitoring study performed within six (6) months of 
the date of issuance of a Certificate of Occupancy for greater than 50% of the building 
area within the MUOD Project. The traffic monitoring study shall comply with the scope 
established by the Planning Board for the grocery store within the MUOD Project in 
Condition 19 of the March 16, 2016 Site Plan Decision. As authorized by Condition 
19(b) of the Site Plan Decision, in order to avoid duplication, the Developer may elect to 
consolidate the traffic monitoring study for the MUOD Project with the monitoring study 
required for the grocery store, in which case the Director of Planning and Community 
Development will extend the deadlines imposed by Condition 19 to allow for such 
consolidation. 

22. All signs and landscape features that will be installed along the Route 20 Site frontage as 
part of the Project shall be designed and implemented so as to not to impede lines of 
sight. Specifically, proposed features along the frontage located between 2.5 feet and 5 
feet above the roadway surface shall be subject to this requirement. The Proponent shall 
include the following measures as part of its regular site maintenance: 

a. Selectively trim vegetation along the Site frontage where feasible to maintain sight 
lines to/from the Site driveways; and 

b. Promptly remove any snow windrows within the Site that are in excess of 2.5 feet and 
within the sight triangles of the driveways.  

23. In the event the Town expands the Mass Central Rail Trail to include those portions of 
the rail corridor at the northerly end of the Site, the Developer shall cooperate with the 
Town to provide for suitable on-site pedestrian and bike connections to such rail trail 
extension.  The Developer shall also provide on-site parking for such public recreational 
purposes to the extent practicable. 

Parking and Circulation 

24. All signs and pavement markings installed within the Site shall conform to applicable 
sections of the Manual on Uniform Traffic Control Devices. 

25. The Developer shall repair, in a timely manner and to the satisfaction of the Director of 
Public Works, any damage to public roads adjacent to the MUOD Project that results 
from the construction and/or maintenance of the MUOD Project. 

26. The Developer shall develop and maintain the MUOD Project as reflected on the Master 
Development Plan to allow for a potential future vehicular connection in the event of the 
redevelopment of the adjoining Chiswick Park property.  Any such future vehicular 
connection that may be proposed by the adjoining landowner shall require approval by 
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the Developer to ensure the adequate protection of the uses within the MUOD Project 
redevelopment. 

Fire and Service Equipment Access 

27. All fire lanes and parking areas associated with the MUOD Project shall be kept clear at 
all times, and all snow shall be removed from areas necessary to ensure access by fire 
trucks and other public safety vehicles.  

Lighting and Noise Protections 

28.  The MUOD Project’s aerial lighting design shall be dark-sky compliant and shall satisfy 
the lighting standards set forth in Section 3427(f) of the Zoning By-Law. Exterior lights, 
including lighting on the exterior of buildings and lighting in parking areas, shall be 
arranged to avoid glare and minimize light spilling over to neighboring properties. Except 
for low-level pedestrian lighting with a height of less than eight (8) feet, all outdoor 
lighting shall be designed and located so that (i) the luminaire has an angle of cutoff less 
than seventy-six (76) degrees; (ii) a line drawn from the height of the luminaire, along the 
angle of cutoff, intersects the ground at a point within the Site; and (iii) the bare light 
bulb, lamp or light source is completely shielded from direct view at any point five feet 
above the ground on neighboring properties or streets. 

29. Except for security lighting and wayfinding signs, all lighting, including internally 
illuminated signs, shall be turned off when the buildings are not in use.  

30. Prior to issuance of a Certificate of Occupancy for any of the retail buildings in the 
MUOD Project, the overall photometric plan for the retail area shall undergo peer review 
by a consultant appointed by the Town, with all costs paid by the Developer.  

31. The MUOD Project shall comply with the noise generation standards set forth in Section 
3423 of the Zoning By-Law. 

32. There shall be no construction activities producing off-site noise before 7:00 AM or after 
6:00 PM Monday-Friday, or before 8:00 AM or after 5:00 PM on Saturdays and federal 
holidays. No construction activities shall occur on Sundays, except as permitted with 
advance notice and consent of the Building Inspector. 

33. The Developer shall impose on each of its contractors a requirement that all construction 
trucks and heavy equipment serving the MUOD Project be directed to avoid local roads 
in trips to and from the MUOD Project.  This limitation shall not apply to any trip 
originating or ending at a place of business within the Town of Sudbury where travel 
over local roads is necessary. 

General Massing and Architecture 

34. Outdoor seating areas shall be appropriately separated from streets and sidewalks by 
means of low fencing, bollards, plantings, or other similar measures. 
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35. Preliminary architectural elevations have been submitted for the retail component. 
Because these schematics are preliminary and are subject to refinement to meet tenant 
requirements, the Developer may submit refinements to these architectural elevations for 
administrative review by the Planning Board and the Design Review Board without 
requiring a public hearing, provided the retail component of the MUOD Project (i) retains 
overall core consistency with the architecture represented in these preliminary elevations, 
(ii) does not exceed any of the thresholds for Project Modification in Section 4750 of the 
MUOD Bylaw, and (iii) meets the following standards:  

a. Exterior walls for the MUOD Project shall use a combination of natural, 
architectural masonry and/or cementitious materials (including brick, glass, stone, 
stucco, exterior insulation and finishing system); however, standard scored or flat 
face block is disfavored.   

b. Buildings shall be designed with common elements that contribute to an overall 
sense of cohesion within the MUOD Project. Structures shall relate harmoniously 
to the surrounding streetscape and to the scale and architecture of other retail 
buildings. 

c. To avoid long unbroken expanses of wall, the architecture shall incorporate, as 
appropriate, design features providing horizontal and vertical relief including 
projections, building jogs, elements of transparency or windows, architectural 
detailing, and/or changes in surface materials, all of which attempt to instill a 
feeling of smaller, separate buildings. The design of public entrance ways shall 
incorporate architectural features and elements to emphasize the primary entrance 
locations and interrupt long stretches of building façade. 

d. Sufficient clearance shall be maintained for safe and efficient public access along 
sidewalks, access drives, and roadways.  

e. Exposed storage areas, exposed machinery or electric installations, common 
service areas, loading areas, utility structures, trash/recycling areas and other 
elements of the MUOD Project infrastructure shall include reasonable visual 
mitigation measures, such as screen plantings, buffer strips, impermeable fencing, 
and other screening methods necessary to assure an attractive visual environment. 

36. Architectural elevations of the assisted living/memory care facility are approved as 
shown on the plans entitled “Conceptual Design for Bridges at Sudbury, 526 and 528 
Boston Post Road, Sudbury MA 01776” prepared by JSA Architects, Interiors, Planners, 
dated 5/17/16, consisting of Sheet A1.0, Cover Sheet; Sheet A1.1, Overall Elevations; 
Sheet A1.2, Enlarged Elevations; Sheet A1.3, Enlarged Elevations – Exterior Materials; 
and Sheet A1.4, Exterior Finish Materials – Perspective. 

37. Architectural elevations of the age-restricted condominiums are approved as shown on 
the plans entitled “Conceptual Plan Set for Proposed Active Adult Residential: Meadow 
Walk Sudbury, 526 and 528 Boston Post Road, Sudbury, MA 01776” prepared by Civil 
Design Group, LLC, dated 4/15/2016 (last revised 5/12/16), consisting of Sheet 1, Cover 
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Sheet; Sheet 2, Layout Plan; Sheet 3, Layout Plan with Elevation Views; Sheet 4, 
Townhome Elevations; Sheet 5, Townhome Rendering; Sheet 6, Garden Building 
Elevation. 

General Project Conditions 

38. All infrastructure, roadways, lighting, and utilities within the MUOD Project shall be 
constructed, operated, and privately maintained by the Developer at its sole expense. The 
Town shall have no responsibility for such improvements unless otherwise specifically 
agreed upon. The Developer shall reasonably cooperate with the Town to provide 
necessary municipal easements over such improvements. 

39. To the extent any signage is proposed for the MUOD Project, such signage shall comply 
with Section 4790A of the MUOD, and the Developer shall submit any comprehensive 
signage program to the Planning Board for review in accordance with Section 4793A of 
the MUOD.  

40. All signage within the MUOD Project shall be maintained in good order by the 
Developer. 
 

41. The Developer shall construct, maintain, and program public use areas as generally 
shown on the Master Development Plan. Such areas are important elements of the 
MUOD Project, and provide substantial public benefit to Sudbury residents and visitors. 
The Developer shall solicit and consider the desires of Sudbury residents in use and 
programming of the public use areas. The Developer shall ensure that the general public 
has adequate rights to allow for non-exclusive passive recreational use of those portions 
of the Site designed and intended for use as open space open to the public on the Master 
Plan, subject to Developer’s rules and regulations to protect the use and enjoyment of the 
Site by the Developer and those claiming by, through and under the Developer, including 
residents of the Project.  Without limitation of the discretion of the Developer, any rule 
and regulation limiting the times of, the manner in which or the persons who may use the 
open space shall be treated as reasonable for all purposes. 
 

42. Prior to the issuance of each building permit for a building within the MUOD Project, the 
Developer shall have submitted to the Building Inspector and the Director of Planning 
and Community Development, for administrative review and approval, a schedule of 
hours of operation and operational protocol (including designated delivery area(s), snow 
removal/storage plan, landscape maintenance, and parking lot sweeping schedule) for the 
applicable components(s) of the MUOD Project (“O&M Program”).  

43. The Developer shall be responsible for maintaining, in a manner consistent with other 
first-class commercial developments, all open space and landscaped areas within the 
MUOD Project designated on the Master Plan. All maintenance activities shall be 
performed in conformance with the O&M Program. 
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44. As part of its common area maintenance, the Developer, subject to the consent of the 
Town or MassDOT, as applicable, shall provide regular, on-foot cleanup of the area 
along the Project’s Boston Post Road/Route 20 frontage. 

45. Throughout the performance of the construction of the Project, the Developer shall keep 
the MUOD Project free from undue accumulation of waste materials or rubbish, and shall 
implement an appropriate dust control program. 

46.  The Developer shall install and maintain a vegetated buffer in accordance with the 
Landscape Plan submitted for the MUOD Project, except as may be modified by the 
Planning Board.  

47. Results of the peer review of contamination shall be submitted to the Board of Health. All 
remediation shall be conducted in full accordance with applicable regulations and 
oversight provided by a Licensed Site Professional. Progress of the remediation shall be 
reported to the Board of Health so that the public can be adequately informed as to the 
status. 

48. The Developer has an obligation to pay for outside consultants contracted by the Town to 
review items, including but not limited to, site plans and stormwater management plans 
submitted for conformance review on the age-restricted housing, assisted/memory care 
and village retail components of the Master Plan, and inspection of sewer mains and lines 
during installation, which is memorialized in the Development Agreement executed by 
the Board of Selectmen and the Developer for the MUOD Project. These funds shall be 
held in escrow by the Planning Board for this purpose, and any funds remaining after 
completion of the plan reviews and inspections shall be returned to the Developer. 

49. The use of any construction trailers at the Site shall be subject to the following 
conditions: 

a. Trailers shall be set back from Boston Post Road at least 200 feet. 
b. Trailers shall not obstruct visibility of traffic flow on or adjacent to the Site. 
c. Trailers shall be removed at the completion of construction. 

 
50. The assisted living/memory care facility shall submit information to the Board of Health 

regarding operating as a Closed Point of Dispensing (POD) site under emergency 
management provisions prior to occupancy of the facility. Closed POD’s adequately 
provide vaccinations to their populations in crisis situations. 
 

51. Within 45 days of the sale of the Site, or any portion of the Site, the contact information 
of the new owner and/or maintenance operator shall be provided in writing to the 
Sudbury Planning Board. 

52. Prior to the granting of a final Certificate of Occupancy for any component of the MUOD 
Project, the Developer shall submit an "as built" plan for that component.  Any material 
deviation from the approved Plan, including changes in the location or design of 
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structures or systems, will require modification of the Project by the Planning Board in 
accordance with Section 4570 of the MUOD, as applicable. 
 

53. The Developer has provided a preliminary schedule of anticipated construction 
milestones, a copy of which is on file with the Office of Planning and Community 
Development. To the extent the Developer becomes aware of conditions or circumstances 
that would materially vary construction in accordance with this preliminary schedule, the 
Developer shall notify the Director of Planning and Community Development of such 
circumstances or conditions. 

54. Performance Bond - The Town acknowledges that certain improvements and conditions 
as may have been recommended herein, may not be fully completed or satisfied at the 
time of the issuance of the final occupancy permit (due to weather conditions, local, state 
or federal approvals or other matters beyond the Developer’s control). In addition, certain 
conditions may be ongoing requirements which are unable to be satisfied prior to the 
issuance of a final occupancy permit. In those instances when conditions requiring 
construction of an improvement are not so satisfied prior to the issuance of the final 
occupancy permit, the Town shall determine the amount and nature of a bond or other 
adequate security to ensure completion of those conditions, and the Building Inspector, 
upon notification that such bond or security is satisfactory to the Town, shall issue the 
occupancy permit. 

 
These recommended conditions shall be of no force or effect unless approved in 

connection with the Master Development Plan by Town Meeting.  In accordance with Section 
4742 of the MUOD, approval of the Master Development Plan at Town Meeting shall serve to 
ratify this Conformance Recommendation and the recommended conditions, limitations, and 
safeguards contained herein. This Conformance Recommendation shall lapse if a substantial use 
or construction has not begun, except for good cause, within five (5) years following the date the 
Master Development Plan is approved at Town Meeting.  

We welcome the Board of Selectmen’s thoughts and comments, and look forward to 
working with you in the coming weeks in preparation for the Special Town Meeting to be held 
on June 13, 2016.  

Very truly yours,  

 

 
Peter Abair, Chairman 
On behalf of the Town of Sudbury Planning Board 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

4: National Development agreement 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Chair Iuliano 

 
Formal Title:  Discussion and possible vote to sign Development Agreement between BPR Sudbury 
Development LLC and the Town of Sudbury. 
 
Recommendations/Suggested Motion/Vote: Discussion and possible vote to sign Development 
Agreement between BPR Sudbury Development LLC and the Town of Sudbury. 
 
Background Information:   
Attached? 
 
Financial impact expected:n/a 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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DEVELOPMENT 
AGREEMENT

Town of Sudbury and BPR Sudbury Development LLC



What is a Development Agreement?

• A development agreement is a contract between a municipality and a person or 
entity that has ownership or control of a property within the municipality’s 
jurisdiction. A development agreement is not needed for all projects, but one may 
be written when a project is particularly large, transformational in nature, and/or 
requires significant mitigation. 

• *Understanding & Crafting Development Agreements in Massachusetts, May 21, 2013, Edward J 
Collins Center for Public Management at UMass Boston



Why have a Development Agreement?

• Due both to the nature of the project and our town bylaws:

• Zoning Bylaw 4761. Development Agreement. A MUOD Project shall mitigate the 
impacts of the development to the satisfaction of the Town.  The Proponent’s 
mitigation and other general project commitments shall be memorialized in a 
Development Agreement entered into between the Proponent and the Board of 
Selectmen, which shall be submitted in recordable form binding upon the 
Proponent. No building permit shall be issued for any phase or portion of the 
MUOD Project requiring approval under Section 4700 until the Development 
Agreement has been executed.



Who was on the Negotiation Team?

• Melissa Rodrigues, Town Manager

• Robert Haarde, Selectman

• Chris Morely, Planning Board

• Jody Kablack, Director of Planning and Community Development

• Barbara Saint Andre, Town Counsel



Who signs the Development Agreement?

• The Development Agreement is signed by the Board of Selectmen and BPR 
Sudbury Development LLC



What is in the Agreement?

• Begins by defining the project as it has been discussed at Town meetings.

• The agreement indicates that the Board and the Developer are cooperating by 
presenting certain warrant articles to Town Meeting in furtherance of the project.





The Agreement (contd.)

• Incorporates a Conformance Recommendation that is issued by the Planning 
Board and is binding upon the Developer.

• The Planning Board’s Conformance Recommendation may include reasonable 
conditions, limitations, and safeguards concerning adequacy of (i) utilities, 
wastewater disposal, and stormwater drainage, (ii) pedestrian accommodations 
and traffic improvements, (iii) parking and circulation, (iv) fire and service 
equipment access, (v) lighting and noise protections, and (vi) general massing and 
architecture. 

• Planning Board plans to vote on conformance agreement on June 8.



The Agreement (contd.)

• Traffic mitigation

• The Developer agrees to complete at its expense approximately $2,000,000 in 
traffic design and improvements.
• Specific traffic improvements laid out in conformance agreement.



The Agreement (contd.)

• Community Benefit
• Estimated gross tax revenue in excess of $1.7 million annually
• Net revenues in the range of $571,500 to $694,400 annually.



The Agreement (contd.)

• To contribute further to the Town, the Developer agreed to:

• Convey for $1 a portion of land  to be used to accommodate a potential future fire 
station

• Developer also agrees to allow future fire station to
• Discharge its wastewater into Developer’s on site wastewater treatment plant
• Discharge its stormwater into the Developer’s stormwater system
• And to maintain landscaping of fire station





The Agreement (contd.)

• To contribute further to the Town, the Developer agreed to the following one time 
monetary contributions:
• $500,000 to Recreational fields
• $850,000 to Public Safety
• $100,000 to the Senior Center for transportation needs
• $850,000 to provide for School and other municipal technology.
• $80,000 toward the design of the Future Fire Station
• $15,000 toward the implementation of a section of sidewalk along Boston Post Road
• $100,000 to offset any fiscal mitigation or off‐site mitigation deems necessary by the 
Zoning Board of Appeals

• Total Financial Mitigation: $2,495,000



The Agreement (contd.)

The Town would agree to reasonably cooperate in the conversion of Avalon Sudbury 
to a 40B Local Initiative Program



What is a Local Initiative Program?

• A state housing program that provides technical assistance rather than financial 
assistance.

• Signed by the Board of Selectmen.

• Greater control in monitoring the units.

• LIP restrictions are perpetual.

• LIP regulations and guidelines address those program components that must be 
reviewed and approved by DHCD‐‐ e.g., incomes of households served, fair 
marketing, profit limitation and establishing long‐term affordability for the units 
which are built.

• Regulatory Agreement



What did we rely on to get here?

• We relied on many different factors in negotiating this development agreement
• Past agreements reached in the state

• Specifically those that were reached with these Developers.

• Our consultants peer review information gathered by the developer’s consultants to let 
us know what burdens need to be mitigated.



What is next?

• Board of Selectmen vote on agreement

• Planning Board issues Conformance Recommendation

• STM June 13
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DEVELOPMENT AGREEMENT 

This Development Agreement (this “Agreement”) is entered into as of this 7th day of June 2016, 
by and between the Town of Sudbury (the “Town”), acting by and through its Board of 
Selectmen, and BPR Sudbury Development LLC, a Delaware limited liability company, acting 
only in its capacity as owner of the Site (as hereinafter defined) (the “Developer,” and together 
with the Town, the “Parties”).  

This Agreement is entered into by the Parties in an effort to establish a framework to facilitate 
the redevelopment of an approximately 25 acre site (the “Site”) located along Boston Post 
Road/Route 20, that is part of a larger approximately 50 acre site (the “Former Raytheon 
Property”) formerly owned by the Raytheon Company (“Raytheon”). The Site is more 
particularly described and depicted on a certain plan of land entitled “Master Development Plan” 
(the “Master Plan”) attached hereto and incorporated herein as Exhibit A. 

Raytheon, formerly the Town’s largest taxpayer, operated an office/research and development 
complex at the Former Raytheon Property for more than fifty years, providing numerous fiscal, 
employment, and other benefits to the Town. In December 2015, as part of its planned phased 
withdrawal from the Former Raytheon Property, Raytheon sold the Former Raytheon Property to 
the Developer.  Raytheon’s withdrawal from the Former Raytheon Property represents a 
significant loss to the Town but also presents opportunities. The Parties recognize that a 
coordinated, comprehensive, and expeditious approach to redevelopment of the Former 
Raytheon Property is mutually beneficial and desirable in that it represents a unique opportunity 
to fulfill several Town needs and goals. It is anticipated that the substantial private investment to 
be made in a mixed-use redevelopment of the Site would, among other things, restore a 
significant and reliable source of municipal tax revenue to the Town; serve as a model and 
catalyst for the future economic development of the Route 20 corridor, an important Town 
planning objective; and generate new jobs and revenues while providing desirable amenities to 
the community.  

In response to the Town’s interest in realizing a mixed-use redevelopment of the Former 
Raytheon Property, the Developer has proposed to construct a multi-phase development at the 
Site generally consisting of approximately sixty units of age-restricted, active-adult housing (the 
“Age-Restricted Housing Component”); up to fifty-four beds within an assisted living/memory 
care facility; approximately 80,000 square feet of retail, restaurant, and convenience uses (the 
“Retail Component”), which Retail Component includes an approximately 45,000 square foot 
grocery store; and accessory parking and related site improvements (collectively, the “Project”). 
The Project accomplishes several key redevelopment goals of the Board of Selectmen and the 
Planning Board as articulated in a letter to Raytheon dated February 25, 2015.  The Site is 
currently zoned Limited Industrial District (“LID”), with a small portion zoned as residential. 
Under current zoning by-laws, the proposed Project would not be allowed. In particular, nursing 
or convalescent home and assisted care facility,  personal service establishment , restaurant, 
ATMs, kiosks, and residential care facility are among the uses not presently allowed in the LID. 

The Project will be complemented by the construction of a multifamily affordable housing 
residential project on an adjoining approximately 17 acre portion of the Former Raytheon 
Property, consisting of a two-hundred-and-fifty unit rental housing community to be developed 
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by Sudbury Avalon, Inc., for which an application for a comprehensive permit has been filed 
under M.G.L. Chapter 40B (“Avalon Sudbury”).  The comprehensive permit application is 
currently under review by the Sudbury Zoning Board of Appeals (“ZBA”), which, at the close of 
the public hearing, is expected to issue a comprehensive permit for Avalon Sudbury.  While 
Avalon Sudbury is not subject to the Master Plan and is therefore not a part of the “Project” 
under this Agreement, Avalon Sudbury’s relevant impacts have been considered in the 
assessment of the Project, its impact on the Site and surroundings (e.g., traffic, stormwater 
management and fiscal impacts), and with respect to the community benefits agreed upon by the 
Developer under Section 4.2 of this Agreement.  

In order to facilitate the Project, the Parties wish to cooperate to present certain warrant articles 
to a town meeting in furtherance of the Project, including, without limitation, (i) the adoption of 
a new zoning by-law to govern the Site, entitled, “Section 4700. Mixed Use Overlay District” 
(“MUOD”); (ii) the approval of the Master Plan; and (iii) the authorization of the Board of 
Selectmen to accept the conveyance of certain land and easements to the Town, and, if 
necessary, to convey easements to the Developer (collectively, the “Town Meeting Articles”). 
The Board of Selectmen and the Planning Board are willing to cooperate with the Developer in 
support of the Town Meeting Articles, the Project and Avalon Sudbury subject to the terms and 
restrictions set forth in this Agreement and the completion of the Developer’s obligations, and 
the Developer is willing to impose such restrictions and undertake and complete such 
obligations, as set forth in this Agreement.  

The Parties wish to enter into this Agreement to memorialize their mutual understandings, 
commitments, and agreements regarding the Project. 

1. GENERAL 

1.1 The Developer shall comply with applicable rules, regulations and by-laws of the Town, 
the Commonwealth of Massachusetts, and federal agencies as they apply to the 
construction, maintenance and operation of the Project, including, without limitation, 
compliance with the Wetlands Protection Act, the Massachusetts Environmental Policy Act 
(MEPA), and the State Building Code.  

1.2 The applicable terms of this Agreement shall be incorporated by reference in the 
Conformance Recommendation issued by the Planning Board for the Project as authorized 
by the adoption of the MUOD by Town Meeting, and shall be binding upon the Developer 
and any successor in interest to the Project (or component thereof), as provided in Section 
5.3 of this Agreement. Any non-monetary violation hereof may be treated as a violation 
enforceable by the Building Inspector following notice and opportunity to cure.  

2. TRAFFIC MITIGATION  

2.1 The Developer agrees to complete, at its sole cost and expense, the traffic and pedestrian 
improvements specified in the Conformance Recommendation.  The total cost for the 
design and construction of these improvements is estimated to be approximately 
$2,000,000.  The design of these improvements has been reviewed by an independent 
traffic engineer hired by the Town to ensure the adequacy of these improvements to 
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provide for safe travel by residents, employees and visitors of the Project and Avalon 
Sudbury while also enhancing safe traffic movement to adjoining properties and along the 
Route 20 corridor.  In addition, the Developer agrees to implement the Traffic Demand 
Management program specified in the Conformance Recommendation. 

3. CONFORMANCE RECOMMENDATION  

3.1    Pursuant to Section 4742 of the MUOD, the Master Development Plan for the MUOD 
Project must receive a Conformance Recommendation from the Planning Board in order to 
be approved by Town Meeting, which may include conditions, limitations, and safeguards. 
Developer agrees to comply with the Planning Board’s Conformance Recommendation in 
connection with the MUOD Project, including all conditions, limitations and safeguards set 
forth therein, and said Conformance Recommendation is incorporated herein by reference 
as if it were set forth herein.  

4. COMMUNITY BENEFITS 

Upon completion and full occupancy, the Project is anticipated to generate estimated gross tax 
revenues in excess of $1,700,000 annually with anticipated net revenues in the range of $571,500 
(per Town’s fiscal peer review) to $694,400 (per Developer’s financial analysis) annually, after 
covering projected municipal service costs associated directly and indirectly with the Project and 
Avalon Sudbury, including fire, police, schools, public works, inspectional services, health 
department, ambulance, and other costs. To contribute further to the Town’s fiscal well-being 
above and beyond the projected significant annual tax revenue generated from the Project, 
Developer agrees to take the following measures: 

4.1.  Within ninety days of issuance of the first certificate of occupancy for the Retail 
Component of the Project (unless such period is extended for good cause with the 
agreement of the parties), Developer shall convey to Town for consideration of $1.00 a 
parcel of land shown as “Lot 6” on the plan attached hereto as Exhibit B (land area of 
approximately 8,000 square feet of commercial property along with accompanying 
easements is estimated by Developer to be worth approximately $200,000) for general 
municipal purposes, to accommodate the construction of a potential future fire station in 
place of the existing fire station on the adjacent Town land (“Future Fire Station”).  To 
facilitate this land conveyance for the Future Fire Station, the Town agrees to cooperate, to 
the extent permissible by law, in obtaining any necessary modification to the permits and 
approvals obtained in order to construct and operate the Project.  The Developer and the 
Town further agree to cooperate in granting one another all necessary right-of-way 
easements over the ways and parking lots shown on said plan for access/egress and utilities 
to and from a Future Fire Station and the Project.  Developer also agrees, subject to (i) the 
approval by MassDEP of an expansion of the existing on-site wastewater treatment plant 
on the Former Raytheon Property (“WWTP”) and (ii) all applicable regulations, to allow a 
Future Fire Station to discharge its waste water into the WWTP, and to provide connections 
and easements for such wastewater discharge at no cost to the Town (the value of such 
sewer rights estimated at approximately $25,000). Developer also agrees to allow a Future 
Fire Station to discharge its storm water into the Developer’s storm water system, and to 
provide connections and easements for such storm water discharge at no cost to the Town 
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(the value of stormwater rights and easements estimated at $25,000). Developer also agrees 
to perform periodic landscape maintenance surrounding a Future Fire Station in 
conjunction with their maintenance of the Project (the value of this landscape maintenance 
is estimated at approximately $10,000 annually). 

4.2   Developer agrees to make the following additional one-time fiscal contributions to the 
Town to advance the interests of the Town and to enhance Town resources; the payments 
set forth below shall be tendered by the Developer to the Town in accordance with the 
payment schedule set forth at Exhibit C attached hereto: 

 a.  Developer agrees to make a contribution of $500,000 to the Town for the maintenance, 
construction, and reconstruction of fields for recreational use, said funds to be expended 
either for existing fields or toward the construction of new fields in its sole discretion.   

 b.  Developer agrees to make a contribution of $850,000 to the Town for public safety 
purposes, to be used by the Town in its sole discretion. 

 c. Developer agrees to make a contribution of $100,000 to the Town for the Senior Center 
to provide for senior citizen transportation needs, to be used by the Town in its sole 
discretion. 

 d. Developer agrees to make a contribution of $850,000 to the Town to provide for 
improved technology for the Town’s schools and/or other municipal buildings, to be 
used by the Town in its sole discretion. 

 e. Developer agrees to make a contribution of $80,000 towards the design of the Future 
Fire Station, to be used by the Town in its sole discretion. 

 f. Developer agrees to make a contribution of $15,000 towards the implementation of a 
section of sidewalk along Boston Post Road from 501 Boston Post Road (CVS) to 
Nobscot Road, to be used by the Town in its sole discretion. 

 g. Developer agrees to make a contribution of $100,000 to fund any fiscal mitigation 
requirements or off-site mitigation obligations that may imposed as lawful conditions of 
a comprehensive permit issued by the ZBA for Avalon Sudbury. To the extent the 
comprehensive permit does not require any or all funds from this contribution be used to 
satisfy fiscal requirements, such unallocated funds may be used for other municipal 
purposes as determined by the Board of Selectmen.  To the extent the comprehensive 
permit imposes conditions on Avalon Sudbury that require fiscal mitigation payments or 
off-site mitigation obligations that exceed this contribution, such conditions shall be 
fully satisfied by the reallocation of funds from the other contributions set forth in this 
Section, as may be determined by the Selectmen, such that the total fiscal contributions 
due under this Agreement and as mitigation payments, if any, required under the 
comprehensive permit shall not exceed $2,495,000, the aggregate amount of the 
contributions agreed to in this section. 
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5. MISCELLANEOUS 

5.1 Reimbursement of Town Review Fees 

 Prior to issuance of the first Certificate of Occupancy for the Project, the Developer agrees 
to reimburse the Town for its reasonable legal fees in connection with any review or advice 
related to the Town Meeting Articles, this Agreement, and the construction and permitting of the 
Project; and the costs of the special town meeting of June 13, 2016, at which the Town Meeting 
Articles will be considered.  Upon approval of Town Meeting of the Town Meeting Articles, the 
Developer also agrees to make a payment of $20,000 to pay for outside consultants contracted by 
the Town to review site plans and stormwater management plans submitted for Conformance 
Review on the age-restricted housing, assisted/memory care and village retail components of the 
Master Plan. These funds shall be held in escrow by the Planning Board for this purpose, and any 
funds remaining after completion of the plan reviews shall be returned to the Developer  

5.2 Forbearance from Suit 

The Parties shall forego any actions at law or equity attempting to contest the validity or prevent 
the enforceability of any provision(s) of this Agreement, and the Developer shall procure written 
acknowledgment that such forbearance shall bind any successor or assign. Such forbearance 
shall not preclude any Party from bringing any action for breach of contract on the part of the 
other Party or acts of intentional misconduct with respect to matters contemplated herein. 

5.3 Successors and Assigns 

The Parties agree that the Developer may subdivide the Site (including through the creation of 
one or more condominiums or long term ground leases) and may transfer all or any subdivided 
portion of the Site to another entity (each a “New Entity”), subject to the Developer’s and any 
New Entity’s acknowledgement that: 

(a) This Agreement shall run with title to each subdivided portion of the Site and shall be 
binding upon the Developer insofar as it is the owner of the Site, and each of its 
successors or assigns as to the obligations which arise under this Agreement during 
their respective periods of ownership of the Site and/or their respective subdivided 
portion(s) thereof, provided that each predecessor-in-title shall be forever released 
from this Agreement upon procuring a written acknowledgment from its immediate 
successor, addressed to the Town, acknowledging and agreeing that such successor-
in-title is bound by the terms of this Agreement and that this Agreement shall be 
enforceable against such successor by the Board of Selectmen with respect to such 
successor’s subdivided portion(s) of the Site; and 

 (b) The obligations created hereunder shall not be treated as assumed by any New Entity 
until such notice is delivered to the Town.  
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5.4 Notices 

Notices, when required hereunder, shall be deemed sufficient if sent registered mail to the Parties 
at the following addresses: 

Town: Town of Sudbury 
 278 Old Sudbury Road 
 Sudbury, MA 01776 

Attn: Town Manager 

Developer: BPR Development LLC 
c/o National Development 
2319 Washington Street 
Newton Lower Falls, MA 02462 

 with a copy to: 

 Goulston & Storrs PC 
400 Atlantic Avenue 
Boston, MA 02110-3333 
Attn: Peter L. Tamm, Esq. 

5.5 Force Majeure  

The Developer shall not be considered to be in breach of this Agreement for so long as the 
Developer is unable to complete any work or take any action required hereunder due to a force 
majeure event or other events beyond the reasonable control of the Developer.  

5.6 Default; Opportunity to Cure 
 
Failure by either Party to perform any term or provision of this Agreement shall not constitute a 
default under this Agreement unless and until the defaulting Party fails to commence to cure, 
correct or remedy such failure within fifteen days of receipt of written notice of such failure from 
the other Party and thereafter fails to complete such cure, correction, or remedy within sixty  
days of the receipt of such written notice, or, with respect to defaults that cannot reasonably be 
cured, corrected or remedied within such sixty-day period, within such additional period of time 
as is reasonably required to remedy such default, provided the defaulting Party exercises due 
diligence in the remedying of such default. Notwithstanding the foregoing, the Developer shall 
cure any monetary default hereunder within thirty days following the receipt of written notice of 
such default from the Town.  No default hereunder by the owner (whether the Developer or a 
New Entity) of any subdivided portion of the Site shall be deemed to be a default by any other 
owner (whether the Developer or a New Entity) of any other subdivided portion of the Site. 

5.7 Limitations on Liability 

The obligations of the Developer or any New Entity do not constitute personal obligations of 
their members, trustees, partners, directors, officers or shareholders, or any direct or indirect 
constituent entity or any of their affiliates or agents. The Town shall not seek recourse against 
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any of the foregoing or any of their personal assets for satisfaction of any liability with respect to 
this Agreement or otherwise. The liability of the Developer or a New Entity is in all cases limited 
to their interest in the Site or subdivided portion thereof at the time such liability is incurred and 
shall not extend to any other portion of the Site for which another party has assumed 
responsibility pursuant to Section 5.3 hereof. In the event that all or any portion of the Site is 
subjected to a condominium regime or a long term ground lease, the condominium association or 
the ground lessee, as applicable, shall be deemed to be the owner/New Entity of the affected 
portion of the Site.   

5.8 Estoppels 

Each Party agrees, from time to time, upon not less than twenty-one days’ prior written request 
from the other, to execute, acknowledge and deliver a statement in writing certifying (i) that this 
Agreement is unmodified and in full force and effect (or if there have been modifications, setting 
them forth in reasonable detail); (ii) that the party delivering such statement has no defenses, 
offsets or counterclaims against its obligations to perform its covenants hereunder (or if there are 
any of the foregoing, setting them forth in reasonable detail); (iii) that there are no uncured 
defaults of either party under this Agreement (or, if there are any defaults, setting them forth in 
reasonable detail); and (iv) any other information reasonably requested by the party seeking such 
statement. If the Party delivering an estoppel certificate is unable to verify compliance by the 
other Party with certain provisions hereof despite the use of due diligence, it shall so state with 
specificity in the estoppel certificate, and deliver an updated estoppels certificate as to such 
provisions as soon thereafter as practicable. Any such statement delivered pursuant to this 
Section 5.8 shall be in a form reasonably acceptable to, and may be relied upon by any, actual or 
prospective purchaser, tenant, mortgagee or other party having an interest in the Project. The 
Town Manager is hereby authorized to execute and deliver any such estoppel certificate on 
behalf of the Board of Selectmen.  

5.9 Governing Law 

This Agreement shall be governed by the laws of the Commonwealth of Massachusetts. If any 
term, covenant, condition or provision of this Agreement or the application thereof to any person 
or circumstance shall be declared invalid or unenforceable by the final ruling of a court of 
competent jurisdiction having final review, then the remaining terms, covenants, conditions and 
provisions of this Agreement and their application to other persons or circumstances shall not be 
affected thereby and shall continue to be enforced and recognized as valid agreements of the 
Parties, and in the place of such invalid or unenforceable provision, there shall be substituted a 
like, but valid and enforceable provision which comports to the findings of the aforesaid court 
and most nearly accomplishes the original intention of the Parties. The Parties hereby consent to 
jurisdiction of the courts of the Commonwealth of Massachusetts sitting in the County of 
Middlesex. 

5.10 Entire Agreement; Amendments  

This Agreement sets forth the entire agreement of the Parties with respect to the subject matter 
hereof, and supersedes any prior agreements, discussions or understandings of the Parties and 
their respective agents and representatives. This Agreement may not be amended, altered or 
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modified except by an instrument in writing and signed by the Parties hereto. Amendments to the 
terms of this Agreement may be agreed to on behalf of the Town by its Board of Selectmen. 

5.11 Interpretation 

Capitalized terms used but not defined herein shall have the meanings assigned to them under the 
Town of Sudbury Zoning By-Law (Article IX). 

5.12 Cooperation 

The Parties agree to work cooperatively, on a going-forward basis, to execute and deliver 
documents, and take such other actions, whether or not explicitly set forth herein, that may be 
necessary in connection with the development of the Project or the implementation of the goals 
and objectives of this Agreement.  

In connection with Avalon Sudbury, upon issuance of a comprehensive permit by the ZBA, and 
if requested by the Developer, the Town, acting through its Board of Selectmen, agrees to 
reasonably cooperate in the conversion of Avalon Sudbury to a so-called Local Initiative 
Program (“LIP”) project by signing a LIP application with Massachusetts Department of 
Housing and Community Development (“DHCD”) consistent with Avalon Sudbury as approved 
in the comprehensive permit within thirty days of receipt from the Developer of a complete LIP 
application.  The conversion to a LIP shall be subject to the approval of the ZBA of the 
conversion to a LIP as an insubstantial change or the conversion is deemed an insubstantial 
change pursuant to 760 CMR 56.05(11).  The Town shall not require any further mitigation or 
payments of any kind from the Developer in connection therewith.  The Town further covenants 
and agrees to cooperate with the Developer as it takes whatever further steps as may be 
reasonably necessary to cause the LIP application to be finally approved by DHCD for Avalon 
Sudbury as approved in the comprehensive permit.  

5.13 Compliance 

The Developer acknowledges and agrees that the Town, operating through its officers and 
employees and upon notice to the Developer, shall have the right to enter the Site as reasonably 
necessary to inspect to confirm compliance with the terms of this Agreement. 

5.14 Counterparts; Signatures 

This Agreement may be executed in several counterparts and by each Party on a separate 
counterpart, each of which when so executed and delivered shall be an original, and all of which 
together shall constitute one instrument. It is agreed that electronic signatures shall constitute 
originals for all purposes.  

5.15 Record Notice 

A notice of this Agreement in a form reasonably acceptable to the Developer may be recorded 
with the Middlesex (South) Registry of Deeds. 

5.16 No Third-Party Beneficiaries 
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Notwithstanding anything to the contrary in this Agreement, the Parties do not intend for any 
third party to be benefitted hereby.  

5.17 Effectiveness; Term  

In accordance with Section 4765 of the MUOD, nothing in this Agreement shall be construed to 
require the Developer to construct or complete all or any portion of the MUOD Project.  If, but 
only if, the Developer decides to undertake the MUOD Project, this Agreement shall not become 
effective until the applicable Town Meeting Articles are approved or deemed approved, 
substantially in the form submitted for Town Meeting vote, by the Attorney General’s Office of 
the Commonwealth of Massachusetts in accordance with M.G.L. c. 40, §§ 32, 32A and M.G.L. 
c. 40A, § 5, the date on which this Agreement becomes effective being referred to as the 
“Effective Date”.  The terms of this Agreement may be incorporated into any permit or approval, 
including the Conformance Recommendation, issued by the Planning Board for the MUOD.  The 
development of the Site is limited to the Project as proposed; any modification or extension of 
the Project, other than de minimus changes, shall require an amendment to this Agreement. 
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 EXECUTED under seal as of the date and year first above written,  

 
TOWN OF SUDBURY BOARD OF SELECTMEN 
 
By:        
 Name:  
 Its:  
 Hereunto Duly Authorized 

 

BPR SUDBURY DEVELOPMENT LLC,  
a Delaware limited liability company 
 

By: ______________________________________ 
        Name:   
       Its:  
  Hereunto Duly Authorized 
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EXHIBIT A 

Master Plan 
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EXHIBIT B 

Land/Easement Conveyance Plan for Future Fire Station  
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EXHIBIT C 

Schedule of Developer Contributions in Development Agreement1 

Sec. Contribution Purpose Amount Timing 

4.2.a Contribution towards 
Development of 
Recreational Fields  

$500,000  $250,000 (50%) payable prior to issuance of first certificate of 
occupancy for building within the Retail Component of the Project; 

 $250,000 (50%) payable prior to issuance of certificate of 
occupancy for the final building within the Retail Component of the 
Project. 

4.2.b Contribution towards 
Public Safety 

$850,000  Payable prior to the issuance of first building permit within Avalon 
Sudbury. 

4.2.c Contribution to Senior 
Center 

$100,000  Payable prior to issuance of first building permit for the Project.  

4.2.d Contribution towards 
Technology for 
Schools and/or 
Municipal Buildings 

$850,000  $425,000 (50%) payable prior to issuance of first building permit 
for the Age-Restricted Housing Component of the Project;  

 $425,000 (50%) payable prior to the first certificate of occupancy 
for the Age-Restricted Housing Component of the Project. 

4.2.e Contribution towards 
Design of Future Fire 
Station 

$80,000  Payable prior to issuance of first building permit within the Project. 

4.2.f Contribution towards 
Sidewalk from CVS to 
Nobscot Road 

$15,000  Payable prior to issuance of first building permit within the Project. 

4.2.g Contribution to towards 
potential 
comprehensive permit 
fiscal requirements or 
other municipal 
purposes 

$100,000  Payable upon issuance of first building permit for Avalon Sudbury 

 

                                                 

1 Capitalized terms not otherwise defined herein shall have the meaning as set forth in the Development Agreement.  
The payments noted in this exhibit are obligations required of the Developer in addition to and not in lieu of the 
actual tax revenue generated from the Project and the other non-monetary Developer commitments set forth in the 
Development Agreement, including those additional commitments made in furtherance of a Future Fire Station (i.e., 
land contribution, sewer/stormwater rights and ongoing obligation of landscape maintenance) and the Route 20 
traffic improvements as described therein. 



 
 

 

 

SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

5: Preparation for Special Town Meeting June 13 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Chair Iuliano 

 
Formal Title:  Preparation for Special Town Meeting June 13; discussion and possible vote on Special 
Town Meeting articles 
 
Recommendations/Suggested Motion/Vote: Preparation for Special Town Meeting June 13; discussion 
and possible vote on Special Town Meeting articles 
 
Background Information:   
Attached warrant 
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 

5
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

6: Coolidge Residence Facility 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Melissa 

 
Formal Title:  Coolidge at Sudbury Phase 2, 40B Application for Project Eligibility: discussion and 
possible vote on comments to Department of Housing and Community Development. Jody Kablack, 
Director of Planning and Community Development, and Holly Grace, Senior Project Manager, B'nai 
B'rith to attend. 
 
Recommendations/Suggested Motion/Vote: Coolidge at Sudbury Phase 2, 40B Application for Project 
Eligibility: discussion and possible vote on comments to Department of Housing and Community 
Development. Jody Kablack, Director of Planning and Community Development, and Holly Grace, 
Senior Project Manager, B'nai B'rith to attend. 
 
Background Information:   
attached 
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:  Jody Kablack, Planning Director 
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

7: Appointment extensions for Strategic Capital Funding Committee 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Chuck Woodard 

 
Formal Title:  Discussion and vote whether to extend appointments for the Strategic Financial Planning 
Committee for Capital Funding to a date to be determined. 
 
Recommendations/Suggested Motion/Vote: Discussion and vote whether to extend appointments for the 

Strategic Financial Planning Committee for Capital Funding to a date to be determined. 
 
Background Information:   
Strategic Financial Planning Committee for Capital Funding appointments are set to expire in June 2016, 

but may be extended by a vote of the Board of Selectmen. 

 
Financial impact expected:n/a 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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Strategic Financial Planning Committee for Capital Funding 
Town of Sudbury 

Voted to establish October 1, 2013 by the Sudbury Board of Selectmen 
Amended May 20, 2014 

Amended October 14, 2014 
Amended July 28, 2015 

 
 
Mission Statement 
 
The Board of Selectmen is creating this committee to annually generate, evaluate and recommend 
financing strategies both short and long term, in connection with the Town’s Capital Improvement 
Planning (CIP) for the capital needs of the Town, the Sudbury Public Schools and Lincoln-Sudbury 
Regional High School so as to protect the Town's investment in its capital assets. The capital projects to 
be considered by this committee will be those submitted to the CIAC, but could also include projects 
brought forth by the Town, L-S or SPS even if they have not been submitted to the CIAC yet.  
The committee shall work to create and submit to the Selectmen a report that the Board, Finance 
Committee, Capital Improvement Advisory Committee and staff can use for considering the financing 
of the projects that have been submitted. 

 
Membership 

Members of Strategic Financial Planning Committee for Capital Funding shall be appointed by the 
Selectmen according to the following list. All appointments shall expire on June 30, 2016, but may 
be extended by the Board of Selectmen. 

 
• Two members of the Board of Selectmen 
• Two members of the Finance Committee 
• Two members of the Sudbury Public Schools 
• Two members of the Lincoln-Sudbury Regional School Committee (must be Sudbury residents) 
• Two members of the Capital Improvement Advisory Committee 
• Town of Sudbury Town Manager (ex officio, non-voting) 
• Sudbury/SPS Facilities Director (ex officio, non-voting)  

 
The Committee shall elect a Chair and a Clerk from among its members. They may also elect a Vice-Chair 
to act as Chair in the absence of the Chair. The Chair will run meetings, be the designated 
communications link with the Town Manager or other Town staff, and schedule committee meetings. 
The Clerk shall insure that full minutes and a list of members in attendance are kept of each meeting 
and promptly submitted to the Committee for approval, filing with the Town Clerk, and posting to the 
Town’s website.  
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Staffing Assistance 

The Sudbury Finance Director/Treasurer-Collector shall be available to assist with the work of this 
committee. 

Tasks 
 
It is anticipated that the committee will meet as needed but particularly several times each fall to review 
the capital project requests for projects over $50,000 that been submitted to the CIAC for review.  The 
committee will review the financing capacity of the Town of Sudbury and make recommendations for 
how much capital the Town could reasonably afford to undertake for the next fiscal year, giving 
consideration to the impact on the tax rate of the projects, how many future projects are included on the 
Town’s 5 year CIP, as well as other factors determined by the Committee to be important. The 
Committee will assist the CIAC in the development of a final capital spending recommendation, with 
particular attention to its tax impact, to be presented to the Finance Committee and the Board of 
Selectmen. As needed, the Committee will develop and recommend to the Finance Committee and 
Board of Selectmen special purpose funding vehicles and/or funds to support the Town’s capital needs. 

The Committee shall develop and submit to the Board of Selectmen prior to June 1, 2015 a report on the 
effectiveness of the committee in accomplishing the tasks set forth for the committee and a 
recommendation on the question of continuing this committee beyond June 30, 2015.   

Compliance with State and Local Laws and Town Policies 

The Strategic Financial Planning Committee for Capital Funding is responsible for conducting its 
activities in a manner which is in compliance with all relevant state and local laws and regulations 
including but not limited to the Open Meeting Law, Public Records Law, and Conflict of lnterest Law, 
as well as all Town policies which affect committee membership. In particular, all appointments are 
subject to the following: 

• The Code of Conduct for Selectmen Appointed Committee. A resident or employee who accepts 
appointment to a Town committee by the Board of Selectmen agrees that he/she will follow this 
code of conduct. 

• The Town's Email Communication for Committee Members Policy. Anyone appointed to serve 
on a Town committee by the Board of Selectmen agrees that he/she will use email 
communication in strict compliance with the Town of Sudbury's email policy, and further 
understands that any use of email communication outside of this policy can be considered 
grounds for removal from the committee by the Selectmen. 

• Use of the Town's Website. The Committee will keep minutes of all meetings and post them on 
the Town's website. The committee will post notice of meetings on the Town's website as well 
as at the Town Clerk's Office. 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

8: Walkway Easement 4 Maynard Road 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Town Counsel's Office 

 
Formal Title:  Vote to accept the following grants for highway and walkway purposes from 4 Maynard 
Rd. Sudbury LLC, for property located at 4 Maynard Road, Sudbury as shown on the recorded plan 
entitled “4 Maynard Road Sudbury, Mass. for Walker Development”,  dated November 22, 2015, and 
drawn by Rose Land Sudbury:  Deed of grant of  463 s.f. for highway purposes, and Walkway Easement 
for grant of 10’ wide walkway easements on Parcels 1 and 3. 
 
Recommendations/Suggested Motion/Vote: Vote to accept the following grants for highway and 
walkway purposes from 4 Maynard Rd. Sudbury LLC, for property located at 4 Maynard Road, 
Sudbury as shown on the recorded plan entitled “4 Maynard Road Sudbury, Mass. for Walker 
Development”,  dated November 22, 2015, and drawn by Rose Land Sudbury:  Deed of grant of  
463 s.f. for highway purposes, and Walkway Easement for grant of 10’ wide walkway easements 
on Parcels 1 and 3.  
 
Background Information:   
attached 
 
Financial impact expected:n/a 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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Attachment8.a: Walkway_Easement_Maynard_Rd  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.a: Walkway_Easement_Maynard_Rd  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.a: Walkway_Easement_Maynard_Rd  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.a: Walkway_Easement_Maynard_Rd  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.a: Walkway_Easement_Maynard_Rd  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.a: Walkway_Easement_Maynard_Rd  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.a: Walkway_Easement_Maynard_Rd  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.b: 4 MaynardRd_deed_easement  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.b: 4 MaynardRd_deed_easement  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.b: 4 MaynardRd_deed_easement  (1831 : Walkway Easement 4 Maynard Road)
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Attachment8.b: 4 MaynardRd_deed_easement  (1831 : Walkway Easement 4 Maynard Road)
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

9: Citizen's Comments (Cont) 
 

REQUESTOR SECTION 
Date of request:   
 

Requested by:  Patty Golden 

 
Formal Title:  Citizen's Comments (Cont) 
 
Recommendations/Suggested Motion/Vote: Citizen's Comments (Cont.) 
 
Background Information:   
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 

9
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

MISCELLANEOUS (UNTIMED) 

10: Discuss Future Agenda Items 
 

REQUESTOR SECTION 
Date of request:   
 

Requested by:  Patty Golden 

 
Formal Title:  Discuss Future Agenda Items 
 
Recommendations/Suggested Motion/Vote: Discuss Future Agenda Items 
 
Background Information:   
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 

10
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

11: Eagle Scout Recognition Letters 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Laura Rippy, Secretary, Sudbury Boy Scout Troop 60 

 
Formal Title:  Vote to enter into the Town record and congratulate Nick Glaser, Daniel Finnegan, 
Cameron Kinney and William Sarnie of Troop 60 for having achieved the high honor of Eagle Scout. 
 
Recommendations/Suggested Motion/Vote: Vote to enter into the Town record and congratulate Nick 
Glaser, Daniel Finnegan, Cameron Kinney and William Sarnie of Troop 60 for having achieved the high 
honor of Eagle Scout. 
 
Background Information:   
See attached letter from Laura Rippy, Secretary, Sudbury Boy Scout Troop 60 
 
Financial impact expected:N/A 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 

11
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Boy Scout Troop 60 

Sudbury, Massachusetts 
 
 
May 22, 2016 
 
 
Dear Sudbury Selectmen: 
 
The Scouts, Leaders, and Members of Sudbury Massachusetts Boy Scout Troop 60, take great 
pleasure in announcing that the following boys have earned their Eagle Scout Rank:  

 Nick Glaser – 539 Concord Rd 
 Daniel Finnegan – 409 Lincoln Rd 
 Cameron Kinney -- 23 Maynard Farm Circle 
 William Sarnie – 104 Newbridge Rd 

 
 
In honor of this achievement, would you be so kind as to send letters of commendation to be 
presented to them? 
 
Please address your letter or certificate in care of the following address:  c/o Laura Rippy, 61 
Cudworth Lane, Sudbury, MA 01776.  Letters and recognitions will be compiled, placed in a 
suitable keepsake, read during the Court of Honor ceremony, and displayed during this special 
occasion. 
 
Thank you very much for taking the time from your extremely busy schedule to help this 
community and Sudbury Troop 60 recognize these boys for achieving the rank of Eagle Scout. 
 
Sincerely, 
 
 
Laura Rippy 
Sudbury Boy Scout Troop 60 
978-261-5114 
laura@rippy.com 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

12: Authorize TM to approve cleaning contract for Fairbank 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Jim Kelly, Facilities Director 

 
Formal Title:  Vote to approve award of a contract by the Town Manager for cleaning services at the 
Fairbank building and any subsequent renewal options, subject to review by Town Counsel, as requested 
by Jim Kelly, Combined Facilities Director. 
 
Recommendations/Suggested Motion/Vote: Vote to approve award of a contract by the Town 
Manager for cleaning services at the Fairbank building and any subsequent renewal options, 
subject to review by Town Counsel, as requested by Jim Kelly, Combined Facilities Director. 
 
Background Information:   
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

13: Phyllis Bially Resignation 
 

REQUESTOR SECTION 
Date of request:   
 

Requested by:  Leila S. Frank 

 
Formal Title:  Vote to accept the resignation of Phyllis Bially, 30 Nobscot Rd, from the Council on 
Aging, effective May 31, 2016. Also to send a letter of thanks for her service to the Town. 
 
Recommendations/Suggested Motion/Vote: Vote to accept the resignation of Phyllis Bially, 30 Nobscot 
Rd, from the Council on Aging, effective May 31, 2016. Also to send a letter of thanks for her service to 
the Town. 
 
Background Information:   
Attached resignation letter 
 
Financial impact expected:n/a 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 

13
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1

Frank, Leila

From: Phyllis Bially <greenphee@verizon.net>
Sent: Monday, May 23, 2016 4:35 PM
To: Frank, Leila
Cc: Galloway, Debra; Jack Ryan
Subject: Resignation Letter

  

May 23, 2016 

  

Frank Leila, Selectman’s Office 

Sudbury, MA 

  

To Whom It May Concern: 

  

I am regretfully resigning my position on the Council on Aging as of May 31, 2016.  

  

Unfortunately, I cannot serve my full 6-year term since it is now likely that my husband and I will be spending 
increasing amounts of time in a second house in California.  I cannot, in good conscience, occupy a seat on the 
Council which might be filled by someone else with more spare time to devote than I can possibly find in the 
coming months.   

  

It has been a pleasure to be part of this group of truly dedicated people working to enhance the lives of 
Sudbury’s seniors.  I have been constantly impressed by the hard work of the Director of the Senior Center, Deb 
Galloway, and the members of the Council as well.  I will deeply miss working with them all. 

  

Sincerely, 

  

  

Phyllis Bially 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

14: Minutes approval 
 

REQUESTOR SECTION 
Date of request:   
 

Requested by:  Patty Golden 

 
Formal Title:  Vote to approve the regular session minutes of 5/17/16. 
 
Recommendations/Suggested Motion/Vote: Vote to approve the regular session minutes of 5/17/16. 
 
Background Information:   
Attached draft minutes 
 
Financial impact expected:n/a 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

15: Accept Donation to Summer Concert Series 
 

REQUESTOR SECTION 
Date of request:   
 

Requested by:  Patty Golden 

 
Formal Title:  Vote to accept, on behalf of the Town, various donations to support Park & Recreation's 
Summer Concert Series totaling $1,601 to the Contributions and Donations Account 191448/483100 (as 
requested by Kayla McNamara, Director of Parks, Recreation, & Aquatics, in memos dated May 16 and 
May 20, 2016), said funds to be expended under the direction of Kayla McNamara. 
 
Recommendations/Suggested Motion/Vote: Vote to accept, on behalf of the Town, various donations to 
support Park & Recreation's Summer Concert Series totaling $1,601 to the Contributions and Donations 
Account 191448/483100 (as requested by Kayla McNamara, Director of Parks, Recreation, & Aquatics, 
in memos dated May 16 and May 20, 2016), said funds to be expended under the direction of Kayla 
McNamara. 
 
Background Information:   
Attached two memos from Kayla McNamara 
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Town Counsel Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

16: Park and Rec/Pool Donation 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Kayla McNamara, Director of Parks, Rec, & Aquatics 

 
Formal Title:  Vote to accept, on behalf of the Town, a $1,000 donation from  Lucinda Lagasse to the 
Pool Donations Account 191748/483100 (as requested by Kayla McNamara, Director of Parks, 
Recreation & Aquatics, in a memo dated May 16, 2016), said funds to be expended under the direction of 
Kayla McNamara. 
 
Recommendations/Suggested Motion/Vote: Vote to accept, on behalf of the Town, a $1,000 donation 
from Lucinda Lagasse to the Pool Donations Account 191748/483100 (as requested by Kayla McNamara, 
Director of Parks, Recreation & Aquatics, in a memo dated May 16, 2016), said funds to be expended 
under the direction of Kayla McNamara. 
 
Background Information:   
Attached memo from Kayla McNamara. 
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Town Counsel Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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Attachment16.a: Consent_Pool_Donation  (1829 : Park and Rec/Pool Donation)



 
 

 

 

SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

17: Sudbury Historical Society Funds 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Sudbury Historical Society 

 
Formal Title:  Vote to acknowledge receipt of $145,000 in donations from the Sudbury Historical Society 
for use by the Town of Sudbury in connection with the proposed repurposing of the Loring Parsonage for 
a Sudbury History Center and Museum under the direction of the Permanent Building Committee. 
 
Recommendations/Suggested Motion/Vote: Vote to acknowledge receipt of $145,000 in donations from the 
Sudbury Historical Society for use by the Town of Sudbury in connection with the proposed repurposing of the 
Loring Parsonage for a Sudbury History Center and Museum under the direction of the Permanent Building 
Committee.  
 
Background Information:   
The Sudbury Historical Society has obtained a grant in the amount of $290,000 from the State’s Office of Tourism 
to be dedicated to the repurposing of the Loring Parsonage as a Sudbury History Center and Museum under the 
Town’s Permanent Building Committee. The Town previously received  $145,000 of the grant through an accepted 
donation from the SHS. In accordance with the vote of April 11, 2016 to accept the donation of additional funds 
from the Sudbury Historical Society for use by the Town of Sudbury in connection with the proposed repurposing of 
the Loring Parsonage for a Sudbury History Center and Museum under the direction of the Permanent Building 
Committee, the Town has received SHS donations of $70,000 and $75,000 which are to be acknowledged. Any 
unused funds derived from the State grant must be returned to the State by 6/30/16.   
 
Financial impact expected:Donations fund project 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

18: July 4 road race signs 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Graham Taylor 

 
Formal Title:  Vote to approve the placement of seven signs announcing the July 4th Road Race at the 
following locations:  west side of Concord Road at Featherland Park; northwest corner of Hudson and 
Fairbank Roads; southwest corner of Peakham and Old Lancaster Roads; Fire Headquarters, 77 Hudson 
Road (with permission of Fire Chief); 221 Goodman's Hill Road; and 46 Union Avenue (Precourt Stone 
Co. with permission); And Northeast Corner Of Morse and Ridge Hill Road; from June 18th to July 5th, 
2016, as requested by Graham R. Taylor, 221 Goodman’s Hill Road, in a letter dated May 31, 2016. 
 
Recommendations/Suggested Motion/Vote: Vote to approve the placement of seven signs announcing the 
July 4th Road Race at the following locations:  
west side of Concord Road at Featherland Park; northwest corner of Hudson and Fairbank Roads; 
southwest corner of Peakham and Old Lancaster Roads; Fire Headquarters, 77 Hudson Road (with 
permission of Fire Chief); 221 Goodman's Hill Road; and 46 Union Avenue (Precourt Stone Co. with 
permission); And northeast corner of Morse and Ridge Hill Road; from June 18th to July 5th, 2016, as 
requested by Graham R. Taylor, 221 Goodman’s Hill Road, in a letter dated May 31, 2016. 
 
Background Information:   
 
Financial impact expected:n/a 
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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SUDBURY BOARD OF SELECTMEN 
Tuesday, June 7, 2016 

CONSENT CALENDAR ITEM 

19: Michelle Ciccolo’s contract 
 

REQUESTOR SECTION 
Date of request:   
 

Requestor:  Melissa 

 
Formal Title:  Vote to allow the Town Manager to sign a contract with Ciccolo Group LLC for planning 
consultant services.  The contract would encompass contracted planning services as well as supply an 
interim planner. 
 
Recommendations/Suggested Motion/Vote: Vote to allow the Town Manager to sign a contract with 

Ciccolo Group LLC for planning consultant services.  The contract would encompass contracted planning 

services as well as supply an interim planner. 
 
Background Information:   
attached 
 
Financial impact expected:   
 
Approximate agenda time requested:   
 
Representative(s) expected to attend meeting:   
 

Review: 
Patty Golden Pending  
Melissa Murphy-Rodrigues Pending  
Barbara Saint Andre Pending  
Patricia A. Brown Pending  
Board of Selectmen Pending 06/07/2016 7:30 PM 
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The Ciccolo Group, LLC  |  61 North Beacon Street  |  Boston, MA  02134  |  617-995-7749 

May 27, 2016 

Melissa Rodriguez, Esq. 
Town Manager 
Town of Sudbury 
The Flynn Building 
278 Old Sudbury Road 
Sudbury, MA  01776 

RE:  Scope of Word for three task items 

Dear Ms. Rodriguez, 

In follow up to our conversation last week, attached please find a scope of work for the two 
tasks we discussed: Continuation of the Ciccolo Group (TCG) Contract Services and Interim 
Planning Staff Services.  Given the nature of the work and some elements of the timeline which 
are unknown, we have utilized an hourly rate fee structure but also attempted to provide an 
estimate of the anticipated time needed for each task.  We will of course only bill for the hours 
Sudbury uses and the Town can end the contract at any time it wishes to do so, in order to 
provide Sudbury with flexibility as it seeks to hire in-house staff to fill these services.  

We are very enthusiastic about being able to continue our work in Sudbury and value the 
relationship we have developed with the Town and its staff.  Sudbury, as you know, is 
experiencing an extremely busy time in its development and its many projects need to be 
spearheaded during this time of staff turnover.  With our extensive municipal background, we 
believe the Ciccolo Group’s unique perspective enables our staff to add real value assisting the 
Town with public communications and processes, while concurrently providing the expertise 
Sudbury needs to continue its workflow.  

The first task item provides for the continuation of our services with essentially the same 
scope as you provided us when we started this project.  However, since that contract is 
approaching $10,000, as per state law, the Board of Selectmen must sign the next phase of the 
contract since it will exceed that threshold.   

Also, as I mentioned on the phone, we have been providing evening services at a discounted 
fee rate and now need to adjust that rate.  We originally anticipated having a junior associate 
available to us to assist with that work, but due to the complexity of the 40Bs, we have felt 
more comfortable providing Sudbury with seasoned, knowledgeable staff at these meetings.  A 
more junior person, while less costly to Sudbury, would likely have taken far more time to write 
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The Ciccolo Group, LLC  |  61 North Beacon Street  |  Boston, MA  02134  |  617-995-7749 

up the minutes afterwards, and would also have required supervision by a higher priced staff 
person.  Thus, we have raised our hourly rate from $25/hr to $55/hr for these meetings. 

For the second task item, Interim Staff Planning Services, we have Glenn Garber, an AICP-
certified planning expert ready to step in June 20th, to learn from Jody while she is still in office 
and available to disseminate crucial institutional knowledge.  Glenn has vast experience in 
municipal planning, land use Boards/Commissions, regional planning, as well as large 
development projects.  His bio is attached herein.  Working with Jody for two weeks, he will be 
able learn the status of her current projects, what projects are in the pipeline, as well as any 
long term goals of the Department.  We recommend his services overlap with the new staff 
person, once Sudbury has completed that hire, so that he will be able to pass along this 
information to the new staff and ensure a smooth transition. 

Glenn will be available three days per week (schedule and hours to be determined later) and 
will also serve as staff liaison to the Planning Board and Zoning Board of Appeals evening 
meetings.  He will keep projects moving and be there to assist the new staff person during the 
transition.  With an interim PDC staff person in place, the likelihood that projects will falter or 
fall through the cracks due to a lack of staff will be greatly reduced. 

Our proposal is flexible and I am amenable to revising anything you think does not fit with your 
needs.  Accordingly, I am available to discuss this proposal further and can meet with you at 
your convenience.   

Thank you again for this opportunity.  I look forward to our continued working relationship. 

Sincerely, 

Michelle Ciccolo 
President & CEO 
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The Ciccolo Group, LLC  |  61 North Beacon Street  |  Boston, MA  02134  |  617-995-7749 

 

 
 

SCOPE OF WORK 

Town of Sudbury  

Assistance to Planning & Community Development 
Department 

 

The Town of Sudbury (the Town) has requested the services of the Ciccolo Group, LLC (the Consultant) 

to assist its Planning & Community Development(PCD) Department in two aspects:  

1. Continuation of current Planning Assistance contract  

We are currently approaching the end of our contract, valued at $10,000.00.  We have accomplished 

several things, while other projects are still ongoing.  We have reviewed the Housing Production 

Plan (HPP) and wrote an Op-Ed piece on the merits of the Town’s having an HPP.  We are halfway 

through the 40B application process with the ZBA, and have written several Op-Ed pieces about the 

Master Planning of the Raytheon site and the Mixed-Use Overlay District.  We assisted with the TIP 

process and have been steadily involved in the Bruce Freeman & Mass Central Rail Trail projects.  

Ongoing projects include: 

 

1. Trail Assistance – TCG will continue to serve as an advisor on the Bruce Freeman Rail Trail, CSX, 

Mass Central Rail Trail and Eversource endeavors. 

2. ZBA/40B Assistance – This work is ongoing, as both projects are still in their application review 

phase.  Due to the complexity and controversy surrounding these projects, we ultimately 

elected not to send our Junior Associate to cover these meetings, and we are revising our hourly 

rate for this work to more accurately reflect the skill level needed.  Pending approval at the 

Special Town Meeting in June, the Meadow Walk development on the Raytheon site should be 

wrapping up in July.  However, the Sudbury Station development is controversial & is still 

ongoing. 

The above referenced scope of work items are calculated at the following hourly rates: 

Labor Category Hourly Rate 

President/Principal $105 

Project Manager/Senior Consultant $85 

Associate Consultant $80 

GIS Technician $65 

ZBA administration assistance $55 
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The Ciccolo Group, LLC  |  61 North Beacon Street  |  Boston, MA  02134  |  617-995-7749 

 

For estimating purposes, based on Sudbury’s current billings and projects we see wrapping up soon 

as well as those ongoing, we anticipated an average of $2,500.00/month.  A 6-month contract would 

be approximately $15,000,  or $30,000 for 12 months.  However, TCG will bill the Town only for 

actual hours used.  In this fashion, the Planning & Community Development Assistance task item is 

to be considered an “hourly-rate” task item and not a “lump sum” task item.     

 

2. Interim Planning 

TCG will provide assistance with the ongoing operations and projects currently underway 
within the Planning & Community Development Department, and help with the transition 
when new staff are in place.  Michelle Ciccolo will serve as the Principal in Charge and Glenn 
Garber, AICP certified land use planner, will be the Senior Planner responsible for the 
overall delivery of services to Sudbury.  Additional TCG staff will assist, as necessary. 
 
The anticipated project timeframe runs for eight weeks, from mid-June until mid-August.  
With an extension, this task could lengthen, should your staff search necessitate it.  The 
work encompasses three days per week, plus additional hours covering the evening 
meetings for the two land-use Committees.  Mr. Garber will work with Ms. Kablack from 
June 20 – June 30, Ms. Kablack’s last day in the office.  During this time, Ms. Kablack will 
brief Mr. Garber on the current projects of the PCD Department, as well as future plans and 
long term goals.  Mr. Garber will keep projects moving forward as well as assist with new 
site plan/special permit applications as they come forward. 

 

This interim planning is calculated at the following hourly rates: 

Labor Category Hourly Rate 

President/Principal $105 

Senior Planner $95 

Associate Consultant $80 

GIS Technician $65 

 

Without the full Board schedule posted, we had to make some assumptions.  For estimating 

purposes, we anticipated 7.5 hrs/day x 3 days/week x 8 weeks.  On evenings where there is a 

Planning or Zoning Board meeting, Mr. Garber will most likely work straight through until the 

meeting commences.  We estimated 10 meetings during this 8-week period.   This results in a total 

task price of approximately $22,000.   

Again, TCG will bill the Town only for actual hours used.  In this fashion, the Interim Planning 

contract is to be considered an “hourly-rate” task item and not a “lump sum” task item. 

 

For all task items, in addition to labor compensation, TCG shall also be reimbursed for expenditures 

made specifically for each project such as transportation (at current IRS rates), parking, shipping, 

postage, reproduction, and printing.  All reimbursable expenses will be invoiced at their actual cost, 

with no markup.  
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The Ciccolo Group, LLC  |  61 North Beacon Street  |  Boston, MA  02134  |  617‐995‐7749 

 

 Glenn Garber:  Project Manager/Associate Consultant – Land Use Planning 

 

 

 

Glenn  Garber,  AICP,  is  a  veteran  planner  whose  diverse  experience  includes 
municipal  planning  in  Massachusetts,  private  consulting,  regional  planning, 
academia and large development projects.   

Glenn’s professional work experience includes serving as the Planning Director 
in  Bedford,  the  Planning  Director  in  Lexington,  and  the  first  director  of  the 
Devens Enterprise Commission, where he crafted and implemented the first true 
unified permitting system.   He also was  involved with  the original Westwood 
Station  transit‐oriented  development  project,  was  in  charge  of  community 
technical assistance for the Metropolitan Area Planning Council.  In the private 
sector, he also served as a senior project manager for major firms such as Sasaki 
Associates and Louis Berger Group, the international engineering firm, as well as 
in  independent  sub‐consulting with  a  half  dozen other  consulting  firms.   Mr. 
Garber  also  was  a  faculty  member  at  the  UMASS  Department  of  Landscape 
Architecture & Regional Planning.   

In the course of these endeavors, he has conducted detailed technical review 
and written land use decisions for well in excess of 2,000 applications involving 
special  permits,  site  plan  reviews,  subdivisions,  zoning  variances  and  other 
regulatory jurisdictions within Planning Board and Zoning Board authority.  He 
also  has  worked  closely  with  Conservation  Commissions  in  regard  to 
administration  of  the  Wetlands  Protection  Act,  in  addition  to  which  such 
regulatory  responsibilities  were  part  of  the  direct  powers  of  the  Devens 
Enterprise Commission’s unified permitting system.  

 As a consultant and regional planner, he has performed local planning work in 
more  than 30  communities,  and also has been a member of  a  local Planning 
Board and a Community Development Authority.  He has taught courses for the 
Citizen Planner Training Collaborative and given numerous training sessions to 
community boards all over the Commonwealth.  

A  graduate  of  Boston  University,  Glenn  has  a  Master’s  Degree  in  City  and 
Regional Planning from Rutgers University. 

MA, Rutgers University ‐ City and Regional Planning 
BA, Boston University  
 
AICP Certified 
MA Association of Planning Directors, Member 
Citizens Planner Training Collaborative, Instructor 

 

Crafted and 
implemented the 
unified permitting 
system for the 
Devens Enterprise 
Commission. 

 

Administered the 
Community 
Technical 
Assistance program 
for MAPC. 

 

Oversaw Westwood 
Station, a transit‐ 
oriented 
development. 
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The Ciccolo Group, LLC  |  61 North Beacon Street  |  Boston, MA  02134  |  617-995-7749 

 

 

Glenn H. Garber, AICP:  Planning & Zoning Consultant, Senior Planner 

 
 
Work   Planning Director, Town of Bedford, MA 
Experience              July, 2011 to June, 2016 (retirement pending) 

                                            
Prepared complete new Comprehensive Plan, largely at the in-house staff level.  
In charge of all development permitting, which has included several complex and 
controversial mixed use projects.  Have instituted major innovations in electronic 
recordkeeping and presence on web and in social media. Created mediation processes 
to resolve problems with older developments facing major difficulties. Drafted 
innovative industrial mixed use special permit and a complete re-write of all 
industrial/office zoning in Bedford. Also established innovations to create small-house, 
pocket-neighborhood developments. 

 
Westwood Station Permitting Manager and Land Use & Development Director, Town 
of Westwood ---- and ---- Independent Planning Consultant 

                                            September, 2008 to July, 2011 

 
Specially-created full-time contractual position. In charge of the original transit oriented 
development known as Westwood Station in all permitting management, as well as 
other community development and planning matters. Project Manager on initial efforts 
to update 2000 Comprehensive Plan. Involved with major zoning innovations. Reason 
for Leaving: project expiration removed source of funding for the job. 
Major independent consulting assignments during this period: municipal zoning 
assignments in Wellesley & Southborough with Community Opportunities Group, plus 
housing-related assignment in Billerica.  

 
Special Professional Staff Position and Adjunct Faculty, University of Massachusetts 
Amherst                                        

                                           September, 2004 to September, 2008 

 
Based in the Department of Landscape Architecture and Regional Planning (LARP), the 
following were major roles: Adjunct graduate teaching faculty and student advisor, 
UMASS Amherst Department of Landscape architecture and regional planning; 
Administrator of the Center for Rural MA, the research center well known for planning 
and design innovations. Extension Land Use Educator. 
Major independent consulting assignments during this period: Hanscom Air Force Base 
closure re-use plan (Sasaki); East Hopkinton Master Plan/Weston Nurseries (Sasaki). 

 
                           Director of Planning, Town of Lexington, MA                                                                        
               December, 1998 to September, 2004 
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The Ciccolo Group, LLC  |  61 North Beacon Street  |  Boston, MA  02134  |  617-995-7749 

 

Produced town’s first new comprehensive plan in 35 years, with heavy public 
involvement. Successfully brought 336 acre, multi-town Metropolitan State Hospital 
redevelopment into implementation stage after languishing in inter-town dispute and a 
ten year planning process, via a special inter-town agreement.  Implemented 
redevelopment of former Raytheon HQ into 95 acre biotechnology park with 35 acre 
permanent conservation area. Brought forward first major initiative dealing with highly 
controversial issue of large house impact.  

 
Director, Devens Enterprise Commission 
February, 1993 to December, 1998 
 
After spending the  first fifteen months as Base Reuse Planner for the large 
redevelopment of this surplus military base into a business, residential, open space and 
institutional community, and steering the Plan successfully through three concurrent 
town meetings, I became the first director of the Devens Enterprise Commission, the 
unique agency charged with overseeing the physical development of Devens using true 
Unified Permitting, where all land and building development powers that are normally 
vested in separate decision making bodies in towns were integrated into a single 
system. Oversaw first wave of development at Devens. 
 
Planning Consultant (Independent) 
Summer, 1990 to early 1993 
 
As an independent contractor, carried out a variety of assignments, including 
community development grant program administration for the Town of Wilmington, MA 
(housing rehabilitation, first time homebuyers, commercial redevelopment, job re-
training); real estate consultation for two firms in Concord, MA area; transportation 
master planning for a major regional engineering firm; permitting for water treatment 
plant, MA south shore. Left for Devens opportunity, steadier employment. 
 
Senior Project Manager, Sasaki Associates, Watertown, MA 
Spring, 1986 to Summer, 1990 
 
Executed a variety of assignments ranging from office development in Boston and 
elsewhere in MA, as well as in northern NJ & CT, to innovative comprehensive planning 
projects in VA, ME, NJ & MI at city, county and regional levels. Reason for leaving: large 
company-wide layoff in economic downturn.   

 
Comprehensive Planning Manager, Boston Metropolitan Area Planning Council 
(MAPC) 
Spring, 1984 to Spring, 1986 

      
In charge of technical assistance to 101 member communities, involving zoning, 
groundwater protection regulation, open space preservation, downtown revitalization, 
and other areas. Also conducted major regional transportation studies, and played a key 
role in establishing sub-regional planning offices, all of which function to this day.  
Reason for leaving: recruitment by Sasaki. 
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Senior Project Manager, Louis Berger Associates, Wellesley, MA 
February, 1981 to May, 1984 
 
Worked on environmental impact statements throughout western US; Central Artery 
North Area neighborhood impact studies, Boston; waterfront condominiums, Hingham; 
assisted living project, Needham. Established an in-house marketing and business 
development capability for the first time in New England office. Reason for leaving: large 
company layoff after major project completion.  
 

 
Professional                  American Institute of Certified Planners (AICP)                                     
Affiliations                     Former Board of Directors, MA chapter, American Planning Association Member 

MA Association of Planning Directors Instructor, multiple courses 
Citizens Planner Training Collaborative 
 

             
Education                      Master of City and Regional Planning, Rutgers University 
             Bachelor of Arts, Boston University 
                                                  
                                                                                                                                                                                                                                                                                                                                                                                                          
Publications                  Contributing author, 2007 textbook on the Full spectrum of planning practice and 

tools/techniques (Prof. Elis. Hamin, editor) 
  

              Open Space Residential Development in MA, published by UMASS Extension Press, 2008 
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