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Present:  Chairman Craig Lizotte, Christopher Morely, Dylan Remley (Associate Member), Martin 
Long, Stephen Garvin, Jody Kablack (Director of Planning and Development) and Jim Kupfer 
(Assistant Planner) 
 
Absent:  Peter Abair     
 

At 7:38 p.m., Chairman Lizotte called the meeting to order.     
 
Public Hearing:  Site Plan Application – The Chabad Center of Sudbury –  
100 Horse Pond Road (Assessor’s Map J06-0506)  
Present: Rabbi Yisroel Freeman, the Applicant’s Attorney Joshua Fox and the applicant’s engineer Robert 
Drake  
      
At 7:38 p.m., Chairman Lizotte opened a Public Hearing regarding the application of Chabad Center of 
Sudbury, Inc., Owner and Applicant, for site plan approval in accordance with the Town of Sudbury Zoning 
Bylaw Section 6300 for a change of use for property located at 100 Horse Pond Road, zoned Residential A-1, 
and he read aloud the Public Hearing Notice.  The Board was previously in receipt of copies of the Application 
for Site Plan Approval and accompanying letter from Rabbi Yisroel Freeman dated June 2, 2015, relevant 
minutes from the Design Review Board June 10, 2015 meeting, an email from Building Inspector Mark 
Herweck dated June 15, 2015, a memorandum from Ms. Kablack dated June 19, 2015, noting comments and 
recommendations and including pre-application meeting notes, a site plan prepared by Drake Associates, Inc. 
and a draft “Site Plan Decision Sudbury Planning Board The Chabad Center of Sudbury 100 Horse Pond Road 
SP#15-01.”   
 
Rabbi Freeman stated the Center has been in Sudbury eight years and it has developed a good relationship with 
the community.  He summarized the proposed plan, noting the project includes using an existing residential 
structure for Religious Use, including parking, which will be built with crushed stone.  It was noted the plan will 
require a full stormwater management permit application.  Rabbi Freeman emphasized the proposed use will not 
bring a significant increase in traffic most of the week, noting the peak parking demand would be on Saturdays 
(approximately 30 visitors).  He stated the Center is seeking an arrangement with the State Police Crime Lab for 
overflow and holiday parking needs.  Rabbi Freeman stated the Board of Health has confirmed the septic system 
is adequate for the requested use.  He also noted three trees and some existing undergrowth would be removed, 
but no other clearing is necessary.  Rabbi Freeman emphasized he wishes to work cooperatively with the 
neighborhood.   
 
The applicant’s attorney Joshua Fox noted the Building Inspector has opined the change of use qualifies for 
zoning exemption under the Dover Amendment.   
Mr. Long asked about proposed signage.  It was stated a freestanding sign is anticipated and the applicant will 
work with appropriate parties as this is finalized.   
 
Mr. Morely expressed his support for the plan, with the exception of his extreme displeasure for the parking 
component.  He would prefer the majority of the proposed parking not be in front of the building.   
 
Mr. Drake stated other parking options would be constrained by the wetlands.  He also stated he wanted to 
preserve three trees located behind the house.     
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Mr. Garvin agreed with Mr. Morley regarding that the proposed front parking should be reconfigured to other 
parts of the property.  He suggested some of it be relocated to the northeast part of the site and that the basin be 
possibly put within the 100-foot wetland buffer zone.   
 
It was noted soil testing has been completed, and a brief explanation was given regarding the parking 
calculations.  The Board suggested the septic calculations and parking calculations be noted on the plan.   
 
Mr. Remley asked about proposed lighting.  Mr. Fox stated lighting will be chosen which is consistent with a 
typical residence, possibly to include two or three, six-foot high light posts and some ground lighting along the 
walkway.  It was stated the applicant would consider paving the parking in the future, noting it is not being 
paved now due to financial constraints.   
 
Chairman Lizotte stated he also believes the proposed front parking should be reconsidered.  He also suggested 
it be confirmed that the Department of Environmental Protection (DEP) stormwater standards for water quality 
treatment have been met and that an enclosed dumpster be located on the plan.    
 
Sudbury resident Bonnie Morrissey, 27 Land’s End Lane, stated she does not understand the concerns about the 
front parking, given the Police Crime Lab and the medical building on the street both have parking in front of 
their buildings.  
 
Sudbury resident Elaine Allen, 73 Jarman Road, stated the Center will be a nice addition to the neighborhood.   
 
Sudbury resident Laura Abrams, 48 Horse Pond Road, noted Sudbury has a right-to-farm bylaw, and she noted 
“buyer beware” because a farm abuts this property.  Ms. Abrams asked if there would be fencing considered to 
separate the properties.  She also stated she is opposed to the proposed parking in front of the building.   
 
Sudbury resident Matt Murphy, 111 Horse Pond Road, stated he lives directly across the street from the 
property, and he expressed his concern regarding headlights illuminating his home from vehicles leaving the 
Center at night.  He requested the angled driveway which exists now remains, which will help to deflect lights 
from shining onto his property.  Mr. Murphy also suggested fencing along the frontage be considered.  The 
applicant stated they would agree to keep the current angle of the driveway and provide some screening along 
the frontage.  Mr. Morely suggested plantings be used for screening rather than a fence.    
 
The consensus of the Board was that the applicant should relocate some of the proposed front parking and 
relocate the tandem and reserve parking spaces.  Suggestions were also made regarding lighting and 
landscaping.   
 
Sudbury resident Chris Hamilton, 36 Jarman Road, asked if anyone will be living in the building, and it was 
stated there would not be.   
 
Sudbury resident Dan Carty, 15 Stonebrook Road, stated he would hope the applicant would have to meet 
setback requirements as he has had to do.  Chairman Lizotte explained the applicant’s proposed use is exempt 
from zoning under the Dover Amendment. 
 
Residents expressed a request for no additional parking to carry over onto Horse Pond Road.   
 
Sudbury resident Ann Stone stated she owns the abutting farm property, and she advised the applicant of typical 
farm activity.   
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Sudbury resident Don Joyner, 9 Evergreen Road, stated he does not like the proposed parking plan.   
 
Sudbury resident Nancy Schwartz, 11 Axdell Road, expressed her support for this application and offered to pay 
for the plantings to screen the frontage.   
 
Sudbury resident Robert Abrams, 48 Horse Pond Road, asked if the Board would be willing to go on record 
with the Conservation Commission that its preference is for the plan to possibly be reconfigured in ways which 
might impact on the 100-foot buffer zone.  Chairman Lizotte stated the Board would be willing to relay its 
opinion to the Conservation Commission.  Mr. Drake stated he will discuss the suggested modifications with the 
Conservation Commission. 
 
Sudbury resident Chuck Mills, 47 Rolling Lane, stated he is concerned about stockpiling snow for the proposed 
parking areas and whether deicing chemicals would be harmful to the abutting agricultural land.   
 
Sudbury resident Harold Arkoff, 71 Harness Lane, stated the proposed plan will be an improvement to what 
currently exists.   
 
Attorney Robert Meltzer stated the proposal is protected by the Dover Amendment, and thus, he believes the 
Special permit should be issued tonight.   
 
Board members discussed the issuance of a decision this evening, but did not feel the plan was fully developed 
enough to approve, especially the location of the parking. However, the Board did not have any problems with 
any interior renovations taking place while the site plan was under review, and requested that a letter be sent to 
the Building Inspector noting this.  
 
     On motion duly made and seconded, it was unanimously: 
 
VOTED:  To approve the request of Chabad Center of Sudbury, Inc., Owner and Applicant, in accordance with 
the Town of Sudbury Zoning Bylaw Section 6300, for a change of use, as by right, for property located at 100 
Horse Pond Road, zoned Residential A-1, and to communicate this to the Building Inspector so that interior 
renovations can begin. 
 
     On motion duly made and seconded, it was also unanimously: 
 
VOTED:  To continue the Site Plan Public Hearing regarding the request of Chabad Center of Sudbury, Inc., 
Owner and Applicant, for property located at 100 Horse Pond Road, zoned Residential A-1 until July 29, 2015 
at 7:30 pm. 
 
North Ridge Farm Drainage – Discussion   
Present:  Scott P. Hayes, PE of FORESITE Engineering Associates Inc. and developer James Fenton  
 
Chairman Lizotte opened a discussion regarding North Ridge Farm.  The Board was previously in receipt of 
copies of a letter from Ms. Kablack to James Fenton of Distinctive Acton Homes, Inc. dated June 2, 2015, two 
letters and Erosion Control and Site Inspection Report, photographs, a “Groundwater Mounding Analysis for an 
Existing Retention Basin for the North Ridge Farm Subdivision,” a “Stormwater Report and Calculations for 
North Ridge Farm” last revised April 23, 2015, all provided by FORESITE Engineering Associates Inc. dated 



Minutes 
Planning Board 

Wednesday, June 24, 2015 
Town Hall   
Page 4 of 4 

May 14, 2015, and April 23, 2015 respectively, and a letter from Hancock and Associates Sudbury Peer 
Reviewer Joseph Peznola dated June 2, 2015.   
 
Chairman Lizotte stated he drove past the site today and it is still not stabilized.  He stated only the front was 
hydroseeded.   
 
Mr. Garvin read aloud from the Stormwater Management Permit which was granted, noting anything not 
touched for 14 days was to be stabilized.   
 
Mr. Fenton stated he had misunderstood the conditions of the Permit. Mr. Fenton explained that he is moving 
materials around the site, and therefore it is difficult to keep the property stabilized. The Board noted that the 
conditions of the permit must be adhered to. 
 
The Board informed the applicant the berm needs to be raised to the elevation recommended by the Board’s peer 
reviewer, Joseph Peznola, and all disturbed areas need to be hydroseeded or otherwise stabilized immediately. If 
this is done prior to the Board’s July 29, 2015, the Board will consider releasing Lot 1 at its next meeting.   
 
Mahoney Farm – SRC – Issuance of Final Occupancy Permit 
 
     On motion duly made and seconded, it was  
 
VOTED:  To approve the release of the final occupancy permit for Mahoney Farm SRC, but to retain the 
performance bond until all work has been completed to the satisfaction of the Planning Board.   
 
Minutes 
 
     On motion duly made and seconded, it was  
 
VOTED:  To approve the meeting minutes of February 3, 2015 and June 10, 2015.  
 
Application Not Required Application – 277 Old Sudbury Road 
 
The Board was previously in receipt of copies of the Town of Sudbury Form A Application For Endorsement of 
Plan Believed Not To Require Subdivision Approval plan submitted by Scott Sneath regarding 277 Old Sudbury 
Road.  
   
Ms. Kablack summarized the proposal.   
 

On motion duly made and seconded, it was unanimously: 
 

VOTED:  To endorse and sign the Form A Application For Endorsement of Plan Believed Not To Require 
Subdivision Approval plan submitted by Scott Sneath regarding 277 Old Sudbury Road.  
 
Upcoming Meeting Schedule 
 
Ms. Kablack stated the next meeting will be held July 29, 2015.   
 
The meeting was adjourned by Chairman Lizotte at 9:15 p.m.   


