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SPECTAL PERMIT (Sp 2023-05) & SrTE PLAN APPROVAL
THREE.UNIT MULTIPLE ATTACHED DWELLING

95 & 105 Foxboro Road, Wrentham, MA

Owner Heldon Realty Trust, 825 East Street, Wrentham, MA

Applicant Lorusso Building, Inc., P.O. Box 332, Norfolk, MA
Location: 95 & 105 Foxboro Road, Wrentham MA

Assessor's Parcel ID P-I2-2-20 &P-I2-2-21 (respective)
Zoning District: o Residential43 (R-43)

o Watershed Protection District (W)
Permits Sought
(wGC):

Article
3e0-4.2(A)(3)

390-7
390-9

Permit Required
Special Permit / Site Plan Approval: Multiple
Attached Dwelling
Site Plan Approval
Special Permit

WGC : Ilr entham G ener al C o de

Application Date: April24,2023
Public Hearing
Dates*: 07 I 07 123, 07 l2I 123, 08102123

DECISION of the Planning Board of the Town of Wrentham, Massachusetts (hereinafter the Board) on the
petition of Lorusso Building, Inc (hereinafter the Applicant) for a Special Permit and Site Plan Approval to
construct a new 2,100 square foot three-unit multiple attached dwelling & associated site improvements on 95 &
105 Foxboro Road, Wrentham Assessors Map Parcel IDP-12-2-20 &,P-12-2-21 (respective) owned by Heldon
Realty Trust by deed recorded in the Norfolk County Registry of Deeds (NCRD) in Book 4506, Page 321
(hereinafter the Site).

BACKGROUND
The above-referenced application for a Special Permit and Site Plan Approval (hereinafter Application) was
formally received on April 24,2023. Notice of the public hearing and the subject matter thereof was published
in the Sun Chronicle on May 23 &May 30,2023, posted with the Town Clerk's Office on May 18,2023, and
abutters were notified by First Class Mail. The public hearing on the Application was opened on June 7,2023,
and continued to June 21, 2023, July 19, 2023, and August 2, 2023 (closed). During the public hearing, all
those wishing to speak were heard. Following public input, the hearing was closed on August 2,2023.

The following Planning Board members were present throughout the public hearing: Chairperson
Michael McKnight (absent 0612t123), Vice Chairperson Charles Woodhams, Jr., Clerk James Lawrence
(absent 07119/23), Members Robert Cass, Robert English, Everett Skinner, Jr., and Thomas Wrynn (absent
07119123). Mr. McKnight, Mr. Lawrence, and Mr. Wrynn completed Mullin's Certificates for the public
hearings they were absent from, as noted, and were eligible to vote on this application. At the public hearing,
Richard Goodreau of United Consultants presented the Application on behalf of the Applicant. The record of

*Pursuant to the Governor's Executive Order of March 29, 2023, Extending the Suspension of Certain Provisions of the
Open Meeting Lm,v, G.L. c.3AA $18, as amended, the Town of Wrerctham Plarcning Board conducted their public hearings via
remote participation.
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proceedings and submission upon which this decision is based may be referred to in the Planning &
Community Development Office or the Town Clerk's Office.

SUBMITTALS
The following items were submitted as Exhibits to the Board for its consideration of this application:
l. Application packet submitted by United Consultants on 04124123, 9 pages, including:

" Application Form; 3 pages
o Checklist for Article 7- Site Plan Approval;2 pages
o Checklist for Article 8- Community & Environmental Assessment Report;1 page
o Mitigation of Adverse Impact; I page
. Copy of Deed and Plan; 2 pages

2. Narrative/Community & Environmental Assessment Report, dated 03124123, rcceived 04124123, 4
pages

Certified Abutters List, dated 0l/18123, received 04124123,5 pages
Site PIan prepared by United Consultants, dated 03124123, received 04124123,7 pages including:

o Cover Sheet; 1 page
o Existing Conditions plan; I page
. Site Layout Plan; I page
. Site Grading & Utiliry plan; I page
o Site Planting plan; I page
o Erosion Control plan; 1 page
o Construction Details; I page

Architectr-rra! Plans prepared by Dennis Cclwell Architects, darcd A3Dll23, rccei,,ted A424123, 5
pages including:

o Floor Plans; 3 pages
o Building Elevations; 2 pages

Public Hearing Notice for 06107/23 Planning Board meeting, stamped 05118123,1 page
Fire Department Comments, dated/received 05122123, 2 pages
Lorusso Response to Comments, dated/received 06/07 123,2 pages

. Abutter Brooks Comments, dated/received06/07123, I page
10. Staff Report 95 & 105 Foxboro Rd, received06114123,2 pages
I l. DPW Director Antonioli Comments, dated 05/30123, received 06120123,2 pages
12. Mullins Form Completed by Michael McKnight, dated/receiv ed 07105/23, 1 page
13. Revised Plan Set prepared by United Consultants Inc, dated 06128123,7 pages including:

o Cover Sheet, I sheet
o Existing Conditions Plan, I sheet
o Site Layout Plan, I sheet
o Site Grading & Utility Plan, I sheet
o Site Planting Plan, I sheet
o Erosion Control Plan, I sheet
o Construction Details, I sheet

14. Waiver for Stormwater and Drainage Report, dated 07105 /23,received07106123,l page
15. Request for continuance of Public Hearing, dated/received06ll/523, 1 page
16. Lot sketch plan prepared by United Consultants, dated 07/11/23, received 07/13123,1 page
17. Request for continuance of Public Hearing, dated/received 07/l3lz3, 1 page

J.

4.

5

6

7

8

9
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18. Abutter Sullivan Comments, undated, received 07/18123,6 pages
19. Mullins form completed by James Lawrence, dated/received 07125123, I page
20. Request for Continuance of Public Hearing, dated/received 07125123,1 page
21. Mullins Form Completed by Tom Wrynn, dated/received 08/01/23,1page
22. Site Plan entitled "sketch Plan for Abutter Screening - 95 Foxboro Road", prepared by United

Consultants, dated/rece iv ed 08 I 02123, black & white, 24"x36", I sheet
23. Owner Heinzletter of Support, dated/received08102123, 5 pages

FINDINGS
At their meeting of August 2,2023, after due consideration of the Exhibits submitted and the entire record of
proceedings introduced and accepted in this matter, the Wrentham Planning Board made the following
Findings:

1. That determinations regarding the following Findings are based upon the documents and plans identified
in this Decision and the information and Exhibits submitted and presented in association with the
Application.

2. That determinations regarding the following Findings are also predicated upon the maintenance of the Site
in accordance with this Decision, as well as all applicable Federal, State, and Local regulations, except
where modified by this Decision.

3. That this Application is to construct a three-unit Multiple Attached Dwelling on the Site as allowed for in
Section 4.2(A)(3) (Residential Uses, Multiple Attached Dwelling) ofthe Wrentham General Code Chapter
390 (Zoning By-law) with the issuance of a Special Permit and Site Plan Approval in accordance with
WGC $390-9 & 7, from the Wrentham Planning Board.

4. That the Site is currently vacant and comprises two lots and a portion of a third lot with atotal of 130,693
s.f. The Site is located in the Residential 43 (R-43) District and the Watershed Protection Overlay District
(W) (Exhibits #1, #4,#13 &#16). The lots were created from an ANRplan endorsed in 2018 and recorded
at the NCRD in Plan Book 673 of 2018. The Board notes that the Applicant will be required to file an
Approval Not Required Plan (AI.IR) to create one lot.

5. That a portion of a wetland is located on the northem side of the Site, and therefore any work within 100'
of this area is subject to the Watershed Protection Overlay District (W) regulations. The Board finds that
only small portions of a gravel parking lot and a paved driveway are proposed to be within the 100' buffer,
and the effects are de minimus on the resource area (Exhibits #1, #4, #13 & #16).

6. That during the public hearing, Mr. Goodreau and the Applicant presented the Application. The proposal
includes constructing2,100 s.f. three-unit multiple attached dwelling and site improvements. The proposed
site improvements include grading, installation of a septic system in compliance with State and Wrentham
septic regulations, site drainage, and landscaping along the frontage and left property line. The Board
further finds that the review of septic systems is handled through a separate review process with the Board
of Health and is independent of this permit request. The Board further notes that the Applicant has
requested waivers from the stormwater submission requirements of $390-7 and $351 (Exhibit #2 S. #14).
The Board finds that granting these waivers will not degrade the neighborhood, the Town's character, or
the public good.

7 . That during the public hearing, the Board reviewed the submitted plans (Exhibits #4,#13 & #16) and noted
that the proposed dwelling met all the dimensional requirements of Section 6.1 for the R-43 District and
the Multiple Attached Dwelling requirements.

8. That during the public hearing, the Board discussed the proposed site improvements, including parking,
landscaping, drainage and roof recharge units, single detached vs. multiple attached dwellings, historical
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uses in the area, traffic, and land disturbance. The Board noted that Section 6.aQ)G)Q)of the ZBL requires
two parking spaces for each dwelling unit for atotal of six parking spaces. eit units will have rear-f'acing
one-car garages with parking in front of the garuge for a second car and a gravel parking area for up to six
cars for guest parking (Exhibits #4,#5,#13 &#22)for a total of twelve puit ing rpur"r. Th" Board further
notes that the proposal includes installing a stockade fence, approximaiely 18 trees and shrubs along the
left property line, and additional landscaping along the front pioperty line to create a visual barrier with
abutter properties.

9. During the public hearing, the Board reviewed the architectural plans, which show the building will be
2,100 s.f in a "farmhouse" style, and each unit will have a g.os floo, area of 2,059 s.f. with 1,532 s.f. of
that being habitable floor space. Each unit will have two bediooms and two bathrooms on the second floor,
a half bath, a kitchen and a living room on the first floor, and a small storage area in the basement off of
the garage (Exhibit #5).

10' That during the public hearing, the Board noted comments were received from the following departments:
DPW and Fire. The Applicant responded to the Fire Department comments, some similar to the DpW
comments (Exhibits #7,#g &#ll).

I 1. That during the public hearing, the Board received written and verbal testimony from abutters noting their
concems with the_ proposed development. The concerns were around the Use not being in harmony with
the single-family homes in the area. The Board noted that several existing multiple attached dwellings in
this area pre-date the single-family dwellings construction (Exhibits #9 A +f t;.

Criteria-for Site Plan Approval (ZBL Article T.Z)
12. With regard to WGC $390-7.78(1), based upon the Findings stated within this Decision, there is adequare

stormwater retention on the site (Finding#6).
13. With regard to wGC $390-7.78(2), based upon the Findings stated within this Decision, there is adequate

emergency access to the site (Finding #10).
14. With regard to WGC $390-7.78(3), based upon the Findings stated within this Decision, the parcel is

currently avacantwooded lot, and the design of a multiple attached dwelling vs. a single detached iwelling
will have less land disturbance. The Board further notes that had the p'roperties-developed as single
detached dwellings, the total land disturbance would have been 65,457 s.f. br -or", excepting the resource
area buffer requirements. The total land disturbance of the three-unit multiple attached Owetting will be
approximately 52,155 s.f. (Finding #S). The Board further finds that a rond-ition would be place-d on the
approval to maintain the landscaping and anaturalized area permanently.

15. With regard to wGC $390-7.78(4), the Application minimiies air and water pollution (Finding #14).
16. With regard to WGC $390-7.78(5), based upon the Findings stated within this Decision, the collection and

disposal of solid waste is satisfactory. The Board further n-otes that any Board of Health Decision shall be
submitted to the Planning Board for their record.

17. With regard to WGC $390-7.78(6), based upon the Findings stated within this Decision, pedestrian and

, vehicular safety on site and with adjoining properties is adequate (Finding #g & #10).
18. With regard to wGC $390-7.78(7), based upon the Findings stated within this Decision, the Application

minimizes the visibilifv or parking, any outdoor storage from the public view, and uny giu.e f.o.
headlights through additional plantings (Finding #S & #1q. The Board further finds that a condition to
restrict outside storage would be included in this Decision, and should the project change to condominium
ownership, the HOA shall also restrict outside storage.

19. With regard to WGC $390-7.78(8), based upon the Findings stated within this Decision, the intrusion of
light from stationary fixtures on the site to adjoining p.op"rti"r is adequate (Finding #8).
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20. With regard to WGC $390-7.78(9), based upon the Findings stated within this Decision, the proposed
dwelling design is compatible with the sunounding neighborhood (Finding #9).

Criteriafor Special Permit Decisions (WGC 9390-9.1.1
21. With regard to WGC $390-9.1A, based upon the Findings stated within this Decision, the Application has

a vehicle or pedestrian traffic that is in harmony with the immediate neighborhood (Finding #17).
22. With regard to WGC $390-9.18, based upon the Findings stated within this Decision, the Application will

not have a number of residents to affect the immediate neighborhood adversely (Finding #17).
23. With regard to WGC $390-9.1C, based upon the Findings stated within this Decision, the Application does

not have a lot coverage greater than the allowed in the zoning district (Finding #7).
24. With regard to WGC $390-9.ID, based upon the Findings stated within this Decision, the use will not be

dangerous to the immediate neighborhood through fire, explosion, emission of wastes, or other causes
(Finding #10).

25. With regard to WGC $390-9.1E, based upon the Findings stated within this Decision, the use does not
adversely affect the immediate neighborhood by creating noise, vibration, dust, heat, smoke, fumes, odor,
glare, or another nuisance or serious hazardto the immediate neighborhood (Finding #10).

26.With regard to WGC $390-9.lF, based upon the Findings stated within this Decision, the use shall not
adversely affect the character of the immediate neighborhood (Finding #21-#25).

Criteria.for Special Permit Decisions (ll/GC Article 9.2\
27.With regard to WGC $390-9.2A(l), based upon the Findings stated within this Decision, the project

complies with Sections 4 & 6 of the ZoningBy-law (Finding #3,#4, &#7).
28. With regard to WGC $390-9.2A(2), based upon the Findings stated within this Decision, there will not be

a significant impact nor an adverse environmental effect on vehicular and pedestrian traffic in the
neighborhood, the primary or secondary roads, the intersections serving the project area (Finding#21 &,
#22).

29. With regard to WGC $390-9.24(3), based upon the Finings stated within this Decision, there will be
adequate provisions to control litter, reduce, separate, recycle andlor compost solid waste generated at the
site as the project will be eligible to participate in the Town's refuse program. The Board further finds that
the HOA shall partner with a refuse collection service if the project converts to a condominium.

30. With regard to WGC $390-9.24(4), based upon the Findings stated within this Decision, the project will
not significantly impact the quality of surface water, ground, waters, soil, and the environment, including
noise, vibration, dust, smoke, fumes, odor, glare or other nuisance or serious hazard to the immediate
neighborhood (Finding #25).

31. With regard to WGC $390-9.2A(5), based upon the Findings stated within this Decision, the use will not
be a danger to the immediate neighborhood and/or the community or premises through fire, explosion,
emission of wastes or runoff or other causes (Finding #24).

32. With regard to WGC $390-9.24(6), based upon the Findings stated within this Decision, the proposed
water and sewer utilities serving the site are adequate (Finding #6).

33. With regard to WGC $390-9.24(7), based upon the Findings stated within this Decision, the Application
will not significantly impact municipal public safety serviceso including water, sewer? police, fire
protection, and ambulance services.

34. With regard to WGC $390-9.24(8), based upon the Findings stated within this Decision, the architecture
of the proposed building is in harmony with the surrounding neighborhood.

35. With regard to WGC $390-9.24(9), based upon the Findings stated within this Decision, the project will
not visually impact the surrounding neighborhood.
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36. With regard to WGC $390-9.24(10), based upon the Findings stated within this Decision, the project will
not adversely impact the neighborhood's character.

37. With regard to WGC $390-9.2A(1 l), based upon the Findings stated within this Decision, the project will
not have a negative economic impact on the Town, its residents, and surrounding properties.

38. With regard to WGC $390- I 5.6.d.1 , based upon the Findings stated within this Decision, the use in no way
during construction will adversely affect the existing or potential quality or quantity of groundwater that
is available in the Aquifer Protection Overlay District.

39. With regard to WGC $390-15.6.d.2, based upon the Findings stated within this Decision, the project will
have a minimal disturbance of soils, topography, drainage, vegetation and other water-relaled natural
characteristics.

40. With regard to WGC $390-15.6.d.3, based upon the Findings stated within this Decision, the project will
be in harmony with the purpose and intent of this By-law and its specified criteria.

CONDITIONS OF APPROVAL
At their meeting of August 2,2023, after due consideration of the exhibits submitted and the entire record of
proceedings introduced and accepted in this matter, the Wrentham Planning Board voted to APPROVE with
CONDITIONS the Application for Special Permits and Site Plan Approval with the following conditions:

STANDARD CONDITIONS
1. This Special Permit and Site Plan Approval specifically authorizes the construction of a Three-Unit

Multiple Attached Dwelling and associated site improvements on the Site as shown on the Plans identified
as Exhibit #13 & #22 of this Decision or as modified by the Conditions of this Special Permit / Site Plan
Approval.

2. The work authorized by this Special Permit and Site Plan Approval shall be solely for the purposes noted
within Condition #1 of this Decision. It shall run with the land and be binding upon the piopirty owners
and their administrators, successor, and assigns.

3. The Applicant shall adhere to the Wrentham Zoning By-Laws and all other applicable provisions of
municipal law and regulation, Federal and State statutes, and related regulations promulgated by Federal
and State agencies.

4. Any modifications to the use, Site, structure(s), andlor Site improvements as described within and
authorized by this Decision and as presented to the Board during the public hearing and in the above-
referenced Exhibits shall require, before implementing such change, a request in writing, from the
Applicant to the Board a determination as to whether the proposed change constitutes a Minor or Major
Modification. Insubstantial modifications, such as minor field changes, slight variations in building or site
layout, and de minimus changes, shall not require additional review and approval ofthe Board and may be
approved by the Wrentham Building Commissioner.

5. All maintenance of the Site hereafter shall be in accordance with all applicable Federal, State, and Local
regulations.

6. In accordance with Section 9.4 of the ZBL,this Special Permit and Site Plan Approval shall lapse within
two (2) years from the date of the expiration of the appeal period if substantial use, or construction, has
not been commenced except in accordance with the law. Any request for an extension of the said validity
period shall be considered a Modification of this Special Permit and shall be submitted in writing to the
Board before expiration for review and approval.

7. This Special Permit & Site Plan Approval shall not take effect until the Decision and Plans have been
recorded at the Norfolk County Registry of Deeds (NCRD) within thirty (30) days following the expiration
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of the appeal period. Proof of recording of the Decision and Plans, including the Deed Book and Page
Number or Instrument Number, shall be submitted to the Planning Board office within thirty (30) days of
recording.

8. By recording this Special Permit Decision in the NCRD, the Applicant agrees to and accepts the Conditions
outlined in this Special Permit & Site Plan Approval decision.

9. Any inability, failure, or refusal by the Applicant to comply with the Conditions of this Decision, when
notified of the failure of compliance, shall be grounds for immediate denial of building construction or
occupancy permit with respect to this project.

10. This approval shall not be construed as final approval of any on- or off-site improvements or work (such
as water, sewer, drainage, or other utility installation) associated with this project and shown on the Plans.
The Applicant shall obtain all applicable Federal, State, and Local approvals/permits before the
construction of any portion of the development or off-site improvements that warrant such
approval/permits. All applicable requirements of the Wrentham Board of Health, Wrentham Department
of Public Works, and all other utilities are hereby incorporated by reference as a requirement of this
Decision.

I l. The Applicant shall submit an ANR plan for endorsement by the Planning Board that combines lots 95 &
105 Foxboro Rd and a portion of Lot 5 to be recorded at the NCRD.

12. The Applicant shall submit a final plan set to be reviewed and approved by the Planning Board or its Agent
to include:

a. The Conditions outlined in this Decision shall be inscribed on a sheet of the Plan set,

b. Five (5) full-size copies of the plan set (24" x36,,)

13. Before the start of any construction activity on the Site, an initial inspection of the delineated limits of
work, erosion control, and site stabilization measures shall be performed by agent(s) of both the Planning
Board and Conservation Commission in the presence of a representative of the Applicant/Developer, and
notice of such inspection forwarded to both Boards. No construction activity shall occur on the Site until
the Applicant/Developer receives written authorization from the Planning Board and Conservation
Commission regarding the adequacy of the initial erosion control and site stabilization measures. The
Planning Board reserves the right to require additional erosion control/site stabilization measures at any
time during the construction process should the Planning Board, Conservation Commission, or their
agent(s) deem such measures necessary. The Applicant/Developer shall be notified in writing of the
necessity for such additional measures and shall complete all such requirements withinten (10) days of
receiving said notice or other time as may be agreed upon by both the Planning Board and Conservation
Commission.

14. The Applicant shall take all necessary measures to minimize dust from rising and blowing across the site
and onto roads and adjacent properties. Any sediment or dirt tracked onto public ways shall be swept prior
to the end of the construction day.

15. Hours of construction and earthwork proposed shall only occur Monday through Friday between 7 a.m.
and 5 p.m. and Saturdays from 8 a.m. to 5 p.m. There shall be no construction activity on Sundays or
Federal and State holidays.

16. All grading and construction shall be in accordance with the approved Plans and the Conditions of this
Special Permit, as well as all applicable Federal, State, and Local regulations. They shall be accomplished
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to not discharge any pollutants or siltation into waterways or resource areas from the site and its associated
improvements during construction and after completion.

BE
17. Unless modified by this Decision, the Site shall be developed, constructed, and maintained in accordance

with all applicable Federal, State, and Local regulations, and as shown on the Plans identified as Exhibit
#13 &,#22 of this Decision or as modified by the Conditions of this Special Permit and Site Plan Approval.
The Applicant shall secure all required permits and approvals at the appropriate stage of construction, and
copies of all pertinent documents regarding said permits and approvals shall be filed with the Planning
Board in a timely manner.

18. All final grades and installation of improvements authorized by this Special Permit and Site Plan Approval
or approved modifications thereto shall be shown on an as-built plan prepared by a professional land
surveyor registered in the Commonwealth of Massachusetts. Copies of said plan shall be submitted to the
Board and the Building Commissioner before issuing a Certificate of Occupancy.

19. Trees and vegetation shall be maintained in accordance with the approved plans. Trees that do not survive
past three (3) years shall be replaced with similar species and calipers. The landscaped areas shall be
maintained in accordance with the approved plans.

20. The roof recharge unit and appurtenant structures shall be maintained to reduce contaminates and debris
from entering and degrading the structure.

2l.The limit of work fencing shall be replaced with a fence of the applicant's choosing that will clearly
delineate the undisturbed area. This area shall remain in a naturally vegetated state.

22.If the project converts to ownership units, the Applicant/Owner will be required to create a Homeowner's
Association, and the conditions of this decision shall be noted within the HOA's documents. The Board
and Town Counsel shall roview the HOA doeumentation before implementing the ownership changc. This
change shall constitute a modification of this permit.

RECORD OF VOTE
Constituting a majority of the Planning Board, the following members (MOTION by Mr. Lawrence, SECOND
by Mr. Woodhams) voted 6-1 by Roll Call vote: Mr. Cass-Aye, Mr. English - Aye, Mr. Lawrence - Aye, Mr.
McKnight - Nuy, Mr. Skinner - Aye, Mr. Woodhams - Aye, Mr. Wrynn - Aye, to APPROVE with
Conditions the Special Permit and Site Plan Approval for a Three-Unit Multiple Attached Dwelling at 95, 105
and portion of Lot 5 Foxboro Road based on the information received at the public hearing and the
aforementioned fi ndings.

BY ORDER OF THE BOARD:

IT /\ -),/3
Rachel Benson, Director of Planning & Economic
Development

o Applicant
o Building Commissioner
o DPW

o Owner
o Conservation Commission

o Assessor
o Board of Health

cc:
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