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Present:  Michael Fee (Chairman), Christopher Morely, Joseph Sziabowski, Pat Brown, Craig 
Lizotte (Associate), and Jody Kablack (Director of Planning and Development)  
 
Absent:  Michael Hunter 
 
 

At 7:35 p.m., Chairman Fee called the meeting to order.   
 
Maple Meadows (SRC) – Special Permit Modification Continue Public Hearing – Vote Decision 
Present:  Developer Robert Roth  
 
At 7:35 p.m., Chairman Fee opened the discussion regarding the application of Maple Meadows for a 
modification to an approved Senior Residential Community Special Permit, Maple Meadows  
 
The Board was previously in receipt of a letter by R. Wilson, applicant’s engineer, dated 6/18/12. 
 
Mr. Roth described plan changes and additional information: Engineered details of the stormwater basin, 
including access, emergency overflow, and additional calculations have been submitted addressing the 
Board’s previous issues.   He has also met with two direct neighbors to identify concerns. The 
homeowners wanted a thicker buffer and different tree species (they did not want White Pines and wanted 
more colorful plantings).  The Landscape Plan has been revised to include an increase to the berm height 
to (5) feet, the berm was widened at the area closest to the existing units, all White Pines have been 
replaced with Norwegian Spruce and more shrubs were added.   
 
Mr. & Mrs. Rapper (Unit 102) were present, stating an issue with the height of the buffer, height of trees, 
the possibility of planting additional screening trees near windows of new units, and to make sure the 
berm does not encroach into sod area behind Unit 102. 
 
Mr. Roth stated the minimum berm height is five (5) feet, and he would commit to planting larger trees 
(10’ to 12’).  The berm slope will be 3:1.  Mr. Lizotte said 3:1 is standard and will be stable.  Mr. Morley 
stated the unit foundation plantings are not labeled.  Chairman Fee explained the Planning Board can craft 
conditions to mitigate abutter concerns.  It appears that accommodations have been made including 
revisions discussed tonight and do address concerns.  Upon hearing the list of species, Mr. Morley said 
plant species seem appropriate.  Mr. Lizotte added the additional berm with elevations and slopes increase 
the height of the trees to 10’ to 12’.  Mr. Roth agreed to install a planting island on the north side of Unit 
1101, somewhere between the berm and unit.  It was confirmed that the berm will not encroach into the 
sod.   
 
Regarding the previous concern about access to the development by the Fire Department, the plan has 
been revised to accommodate a circular driveway, with a portion of the surface using pervious pavers. 
The entire circle will be cleared of snow and ice year round.  Ms. Kablack noted that the Fire Chief finds 
the plan acceptable.  The developer agreed to comply with all the other conditions contained in the Fire 
Chiefs memo dated 5/17/12.  The walking trail shown on the plan will be installed in its proposed location 
and signage directing residents to the trail head will be added.  
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Mrs. Rapper asked how long the landscaping will be guaranteed, and Mr. Fee stated until the 
condominium association is transferred to the residents. Until that time, all maintenance is the 
responsibility of the developer.   
 
The Board then directed their attention to the Draft Decision which had been prepared for the SRC 
modification.  Mr. Roth asked if the Board would be amendable to allowing rental units in the 
development, and to add a condition in the decision. The Board denied this request, but noted that if sales 
are weak Mr. Roth could request this at a future date.  
 
VOTED:  To close the public hearing on the Maple Meadows Phase II Modification and Stormwater 
Permit, and to approve the Modification of Special Permit Decision Senior Residential Community for 
Maple Meadows dated June 29, 2004 as revised tonight, regarding the application by Maple Meadows 
Two Trust for a modification to an approved Senior residential Community Special Permit dated April 
25, 2012, property located at 35 and 55 Maple Avenue, Assessor’s Map M07, Parcel 0006. Vote 4-0.  
 
 
Council on Aging – Presentation of COA Long Range Plan 
Present: Dave Levington and Sam Merra 
 
Mr. Levington presented the COA Long Range Plan, and was particularly interested in the Planning 
Board’s thoughts on senior housing options. Mr. Levington asked if Inclusionary Zoning (IZ) would be 
beneficial to seniors. Mr. Levington opined that 40B is not very applicable to Sudbury Seniors, as the size 
of the units is too small and the income is too low.  The most burdensome issue is property taxes for 
seniors.  He felt there was a need for more rental housing and more price restricted condos.  Frost Farm 
and Grouse Hill are very successful.  He sees a need for more 1200-1500 sq. ft. housing options.  
 
Chairman Fee commended the COA on plan.  Mr. Morley recommended reaching out to developers like 
Avalon Bay who develop market rate rental housing. 
 
Mr. Fee noted that the Planning Board has prioritized the Rt. 20 zoning and redevelopment scheme under 
sewer project. This project will include housing components, and likely rental housing. He also noted that 
40B is an IZ method, where 1 unit of affordable housing is required for every 3 units of market housing. 
The Planning Board has not determined the role of IZ in Sudbury yet. 
 
Mr. Levington noted that 1250 Sudbury households have at least 1 member who is over the age of 65. 250 
Sudbury households qualify for the circuit breaker, meaning they earn $75,000 or less. 
 
A discussion on affordable housing and Sudbury’s specific needs and income levels ensued. The 
discussion concluded with the understanding that Rt. 20 zoning may be an opportunity for mixed use and 
housing with defined parameters that meet the needs of specific groups.  The COA indicated their 
willingness to stay involved in the Rt. 20 zoning discussions.  Mr. Morley also noted that Sudbury has a 
good Accessory Apartment bylaw which could benefit seniors living in homes that are too large.  
 
DRB Interviews 
The Board welcomed Jennifer Koffel. Ms. Koffel works as an Owner’s Rep. for development. She works 
mainly in the private sector and educational facilities, including Noble & Greenough School. She recently 
moved to Sudbury and wants to get involved in the community.  She thinks her skills would complement 
the Design Review Board. 
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The Board then welcomed Nick Palmer, who is a Registered Professional Civil Engineer. Mr. Palmer 
works with Planning Boards and would like to be on the other side of the fence.  He felt he would be 
effective in engaging and interfacing with presenters of applications. 
 
The Board had several questions for both applicants, and concluded that both would be good additions to 
the DRB. Mr. Fee requested that the DRB interview both candidates, and make a recommendation back to 
the Planning Board for appointment.   
 
Pine Grove- Accept Assignment of Check  
 

On motion duly made and seconded, it was unanimously 
 

VOTED: To accept the Assignment of Check in the amount of $89,500.00 from Eligius Homes as a 
performance bond for the Pine Grove Subdivision.  
 
Minutes 
 
     On motion duly made and seconded, it was unanimously 
 
VOTED:  To approve the regular meeting minutes of May 23, 2012, subject to minor corrections 
suggested by the Board members.   
 
 
  
The meeting was adjourned by Chairman Fee at 9:55 p.m. 
 


