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Present:  Eric Poch (Vice-Chairman) Joe Sziabowski, Christopher Morely,  
               Michael Hunter, Craig Lizotte (Associate), Jody Kablack (Director of  
               Planning and Development)  
 
Absent:  Michael Fee (Chairman) 
 

At 7:35 p.m., Chairman Fee called the meeting to order.   
 
Public Hearing:  Scenic Road – 140 Morse Road  
Present:  Property owner Marco Ciaffi and Landscape Contractor Kevin Norton  
 
At 7:40 p.m., Vice-Chairman Poch opened the Public Hearing regarding the Scenic Road 
application request submitted by property owners Marco and Susan Ciaffi for approval to remove 
and reconstruct approximately 180 feet of stone wall at 140 Morse Road, designated as a scenic 
road in Sudbury, and he read the public notice.  It was noted the hearing was duly publicized.    
The Board was previously in receipt of the Scenic Roads Application for Approval under M.G.L. 
Chapter 40, Section 15C and Sudbury Bylaws Article VIII (B) and a letter from Landscaping by 
Kevin Norton & Co., stating the stone wall work has been requested to provide better visibility 
entering and exiting the driveway and to improve public safety in the neighborhood.  Ms. 
Kablack circulated photographs of the site to the Board for review.   
 
Mr. Sziabowski asked why the proposal is going from one curb cut to two for two new openings.  
He noted the Board has denied two openings in the past. 
 
Landscape contractor Kevin Norton stated the area is currently exceedingly dangerous and that 
two openings are recommended to provide the best sight distances in both directions.  Mr. Norton 
further stated the intention is also to lower the grade of the shoulder, wall and front laws to street 
level, to close the present driveway opening and create a new north and south opening, to 
dismantle the present stone farmer’s wall and reassemble it with the same stones and install some 
naturalized plantings inside the reassembled wall.  He emphasized the proposal is driven by the 
desire to enhance safety for the family and the area.     
 
Mr. Morely asked for confirmation that a driveway permit from the Department of Public Works 
(DPW) would be required.  Ms. Kablack confirmed this to be the case.   
 
Mr. Norton stated he has spoken with DPW Director Bill Place, who seems comfortable with the 
plan.   
 
Ms. Kablack noted the Bylaw discourages more than one driveway opening on Scenic Roads, but 
allows for waivers of the design standards.   
 
Mr. Morely opined two openings make sense from a safety standpoint. The curve in the road 
along the frontage of this property makes for a hazardous situation. 
 
     On motion duly made and seconded, it was unanimously: 
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VOTED:  To close the Public Hearing regarding the Scenic Road application request of property 
owners Marco and Susan Ciaffi to remove and reconstruct approximately 180 feet of stone wall at 
140 Morse Road, designated as a scenic road in Sudbury.   
 
     On motion duly made and seconded, it was unanimously: 
 
VOTED:  To approve the Scenic Road application request of property owners Marco and Susan 
Ciaffi to remove and reconstruct approximately 180 feet of stone wall at 140 Morse Road, 
designated as a scenic road in Sudbury.  The wall shall be rebuilt from existing stones, and shall 
be a dry stacked, informal wall. 
 
Public Hearing:  Stormwater Management Permit – Lot 16 Kato Drive  
 
At 7:49 p.m., Vice-Chairman Poch opened the Public Hearing regarding an application for a 
Stormwater Management Permit for Lot 16 Kato Drive, and immediately,  
 
     On motion duly made and seconded, it was unanimously: 
 
VOTED:  To continue the Public Hearing regarding the application for a Stormwater 
Management Permit for Lot 16 Kato Drive to June 8, 2011 at 7:45 p.m. 
 
Public Hearing:  Maple Meadows Senior Residential Community – Phase 2 – Modification  
Present:  Developer Robert Roth  
 
Vice-Chairman Poch opened the discussion regarding the Maple Meadows Senior Residential 
Care (SRC) development and specifically the discussion on proposed improvements to Maple 
Avenue. The Board was previously in receipt of an email from Sudbury Fire Chief William Miles 
stating no objection to the road widening plan, a letter from DPW Director/Town Engineer I. 
William Place dated May 3, 2011, noting recommendations for the “Road Widening Plan for 
Maple Avenue,”,  a letter dated April 29, 2011 from DPW Director/Town Engineer I. William 
Place, recommending a bond be set for $28,363.00 to complete the Maple Avenue private way 
road work as shown on the road widening plan. In addition, copies of a plan entitled “Areas of 
Disturbance for Projects on Maple Ave. in Sudbury, Mass” dated May 11, 2011 and a letter from 
R. Wilson & Associates, Inc. dated May 11, 2011 were distributed to the Board tonight for 
review. This letter superseded an earlier letter from R. Wilson & Associates, Inc. dated April 28, 
2011. 
 
 
Ms. Kablack reviewed discussion from the Board’s last meeting, including approving the 
modification of the SRC, and discussing the submission of a bond in lieu of completing the road 
work prior to ANR approval.  Ms. Kablack, DPW Director Bill Place and Fire Chief Miles have 
reviewed the proposal for the road improvements and the applicant has received the approval of 
all abutters.  In addition, Ms. Kablack stated the applicant has been asked to provide a conceptual 
plan of how the stormwater management would be handled, which is contained in the letter from 
R. Wilson & Associates, Inc.   
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Ms. Kablack reviewed the order for completion of projects, noting the road improvements would 
be done first and the developer will apply for a General Stormwater Permit under the Stormwater 
Bylaw.  The next phase would be to construct the single-family house on Lot 2A.  The third phase 
of the project would be the addition of five senior residential units to be incorporated into the 
Maple Meadows SRC.  Since the totality of the projects is still under the 40,000 sq. ft. threshold 
for residential development, separate General Stormwater Management Permits can proceed. 
 
The Board briefly reviewed the plans.  It was noted drainage calculations would be submitted at a 
later date with the Stormwater Management Permit.   
 
Mr. Hunter asked about frontage and whether area contained in an easement must be deducted 
from the frontage calculation.  Ms. Kablack stated easements can be counted as frontage under 
the Bylaw under the definition of Lot Area.   
 
Mr. Hunter asked for clarification of the order for completion of the projects.   
 
Developer Robert Roth confirmed the road would be completed first. 
 
Mr. Lizotte asked if the applicant would need to come before the Board again if the drainage 
calculations indicate variances from the road improvements approved tonight.  Ms. Kablack 
stated the Board would need to review it again only if the results were significantly different than 
the anticipated results.     
 
Ms. Kablack noted that the applicant is not ready to submit a bond tonight, so the ANR plan will 
not be signed. The Board members agreed that a special meeting can be scheduled when the bond 
is ready for signing the ANR if it falls between now and the next meeting on June 8.  
  
    On motion duly made and seconded, it was unanimously: 
 
VOTED:  To approve the road improvements for Maple Avenue as shown on the “Road 
Widening Plan for Maple Avenue in Sudbury, Mass.” dated April 28, 2011, reviewed this 
evening.   
 
     On motion duly made and seconded, it was also unanimously: 
 
VOTED:  To set the bond amount of $28,363.00 to complete the Maple Avenue private way road 
work as recommended by DPW Director/Town Engineer I. William Place in his letter dated April 
29, 2011.   
 
At 8:05 p.m., Vice-Chairman Poch closed the discussion. 
 
Mahoney Farm Senior Residential Community (SRC) – Discussion  
Present:  Developer William Depietri, Capital Group Properties 
 
The Board was previously in receipt of a letter from developer Martin E. Depietri, Jr., Capital 
Group Properties, dated April 13, 2011, proposing a revised layout for the 13 remaining units at 
Mahoney Farms and accompanying revised site plans and sketches.   
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Ms. Kablack reported DPW Director Bill Place has stated the applicant will need to submit a 
Stormwater Management Permit application.  She also stated the applicant is interested in the 
Board’s preliminary reaction to the revised proposal.   
 
Mr. Depietri stated a new Order of Conditions would also need to be filed with the Conservation 
Commission, and review by the Design Review Board.  He provided a brief status update on the 
project, stating the units for Phase 1 and Phase 2 are constructed.  Mr. Depietri stated Phase 3 was 
originally planned for 13 units, but there is now a need to adapt to market conditions and 
complete the project.  Thus, the decision has been made to propose single-story units, and break 
up the three unit buildings into duplexes.  Sketches were reviewed by the Board. 
 
Mr. Morely asked how much Phase 3 would be downsized.  Mr. Depietri stated the units will be 
decreased from 2,600 to approximately 2,200 square feet.  Mr. Morely asked if the decrease in 
size is being done to save on construction costs.  Mr. Depietri stated it would save money, but 
smaller units all on one floor seem to also be what consumers want.   
 
A brief discussion ensued regarding design details.  The consensus was that the dormers added a 
nice dimension.  Mr. Sziabowski opined that keeping high ceilings could be a nice feature.  
However, Mr. Morely noted high ceilings in a bedroom would be more costly to heat in the 
winter.  Ms. Kablack noted the placement of the double doors in the backs of the walk-out units 
could be perceived as confusing, as they look like 4 units instead of 2.  However, Mr. Sziabowski 
stated he believes the exterior looks better with more glass and would be inclined not to reduce 
the use of glass. 
 
Mr. Morely asked if there are plans for improving the aesthetics of the wetlands.  He stated he 
hoped they would look better than they do, and he suggested more plantings be considered.   
 
Mr. Sziabowski stated he has mixed feelings about the proposal to divide a three unit building 
into a two and one option.  He believes this clutters the site and that they are positioned too close 
together.  Mr. Hunter stated even with a three-unit building the space between the buildings 
would not significantly be different.  Mr. Poch concurred.   
 
Ms. Kablack stated the proposal would require a minor modification and a Public Hearing would 
be necessary.  She also mentioned a bond is held on the project.   
 
Given the economy, Mr. Morely stated the design seems reasonable.  However, he emphasized 
the site could be aesthetically improved to look better from Nobscot Road.     
 
Mr. Lizotte stated it appears the revision responds to what the market needs.   
 
In response to a question from the Board, Mr. Depietri stated the revised layout is intended to 
bring the sale price into the range of the low $600,000s. 
 
Ms. Kablack noted the development has been received positively. 
 
Mr. Sziabowski stated his only reservation is regarding the amount of space between buildings 
and the view from Nobscot Road.   
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Mr. Depietri stated the site is tight, but he is amenable to having the landscape architect look at 
the area again.   
 
Vice-Chairman Poch stated the consensus of the Board seems to be supportive of the general 
concept and encourages the applicant to proceed.  He closed the discussion at 8:25 p.m. 
 
Housing Production Plan – Presentation   
Present:  Community Housing Specialist Beth Rust 
 
At 8:26 p.m., Community Housing Specialist Beth Rust was welcomed to the meeting to present 
the revised “Town of Sudbury Housing Production Plan, dated May 2011.”  Copies of the revised 
HPP were distributed to the Board tonight, but a previous version had also been previously 
distributed for review.  She explained adoption of the Housing Production Plan (HPP) by 
Sudbury is governed by DHCD regulations, and is a tool for the Town to more tightly control 
40B developments.  Ms. Rust noted that upon adoption by the Town (Planning Board and Board 
of Selectmen), submission can proceed to the Department of Housing and Community 
Development (DHCD) and that DHCD approval could take up to 120 days.  She further noted 
adoption of the plan is on the agenda for the Selectmen’s next meeting on May 17, 2011.  She 
further stated DHCD is likely to return the plan for revisions.  Ms. Rust highlighted the hope to 
have the plan certified before a Comprehensive Permit is issued for the Coolidge project, for 
which Zoning Board of Appeals (ZBA) hearings begin on May 16, 2011. These actions taken 
together would certify the Town for a 2 year period, and would allow the Town to deny 
Comprehensive Permits during this 2 year period.  
 
Ms. Rust stated that the HPP reflects much of the discussion broached during the public forum 
that was held in March and attended by a cross-section of Town officials, board members and 
residents.  She reviewed the plan with the Board, highlighting information and data presented 
within.  Ms. Rust stated the Town chose to prepare the HPP for the following three reasons:  to 
set future strategic goals and objectives, to update the view of the needs of the community based 
on the emerging 2010 census data, and with the new Chapter 40B projects proposed, there is an 
opportunity to create enough units to certify a plan, which has never been the case before.    
 
Ms. Rust highlighted some demographic information, noting Sudbury trends in the direction of 
the State, except that Sudbury has higher household sizes (3.30 vs. an average of 3.02) and per 
capita incomes than the State average, and it has a lower percentage of rental properties.  Ms. 
Rust noted data indicates that Sudbury’s explosive population growth from 1990-2000 seems to 
be leveling off and school enrollments are decreasing.  
 
On page 11 of the report, Ms. Rust referenced Table 9 which indicates that the rental housing 
percentage has not changed much in the past ten years.  She further highlighted updated median 
values on Page 12.  Ms. Rust reported 181-age-restricted units have been created since 2000, with 
the adoption of the Senior Residential Community and Incentive Senior Development bylaws and 
development under them.  She also highlighted ownership-affordability gap information noted on 
Page 18.   
 
Ms. Rust noted the plan addresses local need and the requirement for local preference for those 
who work in Sudbury or have a connection to the Town.  She explained that a requirement of the 
HPP is to address Chapter 40B Statutory Minima, which is done on Pages 20-25.  Ms. Rust 
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reported that, based on the 2010 Census information, Sudbury’s affordable percentage of housing 
stock has dropped to 4.7% from 5% in 2000.  The Towns shortfall of units is now 314 to meet the 
10% guideline (37 additional units).    
 
Ms. Rust noted Municipal Fiscal Impacts are broached on Pages 28 and 29.  She highlighted 
Table 25 on Page 29, stating the data indicates that Chapter 40B developments are financially less 
detrimental than perceived.  Ms. Kablack stated the numbers clearly demonstrate that the denser 
developments generate more property tax revenue.  She further stated that, perhaps future 
discussions should note that it does not cost as much or more to educate children living in these 
types of developments, and that the average cost calculation for school children is not an accurate 
measure. Marginal cost calculations would show a different perspective, particularly during times 
of decreasing enrollment.  Ms. Kablack also stated that the 40B developments constructed over 
the last 10 years have helped to sustain the tax levy in recent years, and not made the budget 
situation worse.   
 
Ms. Rust and Ms. Kablack emphasized that conservative assumptions were used when developing 
the HPP.  MS. Rust summarized the eight goals and eleven strategies presented in the HPP on 
Pages 40-53.  It was noted the Board would be reviewing inclusionary zoning in the coming year. 
 
       On motion duly made and seconded, it was unanimously 
 
VOTED:  To adopt the “Town of Sudbury Housing Production Plan May 2011” as presented 
tonight.   
 
The Board commended Ms. Rust and Ms. Kablack on the HPP.   
 
Release of Bond Request – Brookside Farm Lane  
 
Ms. Kablack stated a $10,000 maintenance bond is held, which is ready to be released since 
Town Meeting voted to accept the street as a public way.  She stated no problems are anticipated, 
the landscaping looks good, and she recommended release of the bond.   
 
       On motion duly made and seconded, it was unanimously 
 
VOTED:  To release the $10,000 performance bond held on Brookside Farm Lane.    
 
Minutes 
 
     The minutes of April 13, 2011 will be voted at the next meeting.        
 
Design Review Board - Appointments 
 
     On motion duly made and seconded, it was unanimously 
 
VOTED:  To appoint Chris O’Halloran, 246 Horse Pond Road, and Deborah Kruskal, 136 
Lincoln Road, to the Design Review Board, both for terms to expire on April 30, 2014.   
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Peter’s Way Extension – Definitive Subdivision Plan Requirements  
 
Ms. Kablack provided a brief update regarding the land swap of the Town giving one acre to 
receive two acres of cemetery land off of Peter’s Way owned by Laura Abrams and copies of a 
site map were distributed for review.  It was noted previous litigation related to the property has 
been resolved.  Ms. Kablack stated the proposal will come before the Board for subdivision 
approval, and the application will be prepared by the Town’s Engineering Department. Mr. Place 
is asking if certain plan requirements can be waived.  A brief discussion ensued regarding the 
road and adequate topographical verification.  Mr. Lizotte explained the typical verification 
process would use fly over data with field verification.  The Board would also like to see a plan 
and profile, and typical cross section.   
 
Mr. Morely stated it is important to him that existing conditions are shown, and specifically the 
location of Peter’s Way and the existing driveway be clearly defined.  He also stated it is 
important to hold a project in which the Town is involved as a party to the same standard as a 
private developer would be held.     
 
Ms. Kablack will ask DPW Director Bill Place to submit any conditions he deems appropriate for 
the Board’s further consideration. 
 
Upcoming Planning Board Meeting Schedule 
 
The Board's next meeting is scheduled for June 8, 2011.   
 
The meeting was adjourned by Vice-Chairman Poch at 9:15 p.m.  
 
 


