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Narrative for Special Permit and Site Plan Application 

The applicant, Robert J. Devereaux Corp. (the “Applicant”) proposes to use two 
buildings and the majority of a parcel in an industrial zoning district at 200 Bartlett Street, Map 
66, Parcel 7 (the “Property”), as a training center, trailer and small equipment maintenance and 
contractor’s yard. The Property is 6.7 acres (+/-) in size and presently has an automotive repair 
business, Lamy Automotive, in two buildings. The automotive repair use was allowed by a 
variance granted in 2007 and will continue.  The Applicant obtained a zoning interpretation for 
the proposed use from the Inspector of Buildings dated April 12, 2021 (the “Zoning 
Interpretation”). The Zoning Interpretation guides the Applicant’s permitting process. 

Use Variance from the Zoning Board of Appeals 

The Building Inspector stated in the Zoning Interpretation that because the Applicant 
intends to repair and service trailers, small equipment as well as some vehicles it owns or 
controls for its contracting business on the property, a variance from the Northborough Zoning 
Board of Appeals (“ZBA”) was required for this accessory use. This accessory use is prohibited 
in Groundwater Protection Overlay District (“GOPD”) Area 1. See Northborough Zoning Bylaw 
(“Bylaw”) Section 7-07-10-D-(2)-(a)-[7]. The Property is split between GPOD Area 1 and 
GPOD Area 3. The Zoning Interpretation also states that the variance was required prior to filing 
for a special permit or other relief.  

The Groundwater Advisory Committee (“GAC”) reviewed the relevant activity that will 
occur in the GOPD areas and suggested a number of conditions for inclusion in the variance. 
Those conditions were outlined in a letter from Fred Litchfield on behalf of the GAC, dated 
October 25, 2021, which is included with this filing. The ZBA incorporated each of the proposed 
GAC conditions into the variance. On October 26, 2021 the ZBA voted to grant the accessory 
use variance, and a written decision was filed with the Town Clerk on November 24, 2021. On 
December 15, 2021, the Town Clerk certified that no appeal was filed for this decision.  A copy 
of that decision is included with this filing. 

Special Permit and Site Plan Approval 

The Zoning Interpretation states that the Applicant requires a special permit from this 
Board for use of the property as a contractor’s yard in the Industrial Zoning district. Site plan 
approval is required as part of the special permit process.   

Other Approvals 

The parcel has some existing contamination from a former industrial use. The Applicant 
has retained a Licensed Site Professional (“LSP”) to analyze the extent of the existing 
contamination. The Applicant’s LSP will continue the monitoring and carry out any remediation 
required in the future in accordance with MassDEP requirements. MassDEP will approve the 
various actions taken in the usual course under G.L. c. 21E and MassDEP regulations. 
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The Applicant proposes to replace and relocate the septic system in accordance with 
Northborough Board of Health and MassDEP requirements. The Applicant will need to obtain 
approval from the Board of Health for this septic system.  

The Applicant will seek an Order of Conditions from the Northborough Conservation 
Commission because there will be some clearing and disturbance within 100 feet of a vegetated 
wetland.  The Conservation Commission opened the hearing on the Notice of Intent application 
at its meeting on January 10, 2022. 

Plans Showing Changes to the Property 

The Applicant proposes to renovate and update the façade on two existing buildings on 
the Property, remove a small building, grade parts of the property and install stormwater 
controls, and reconfigure the entrances and tie them to the parking area. The following plans 
included with this filing show the proposed changes to the Property:  

1. SITE PLAN OF 200-220 BARTLETT STREET, Northborough, MA by 
Connorstone Engineering, Sheets 1 to 6, dated November 23, 2021, Revised 
December 14, 2021.  

2. 2102 PROPOSED SITE PLAN MAXIMUM USE (Prior version submitted to the 
Zoning Board of Appeals, updated on Jan. 3, 2022). 

3. 2102 PROPOSED SITE PLAN TYPICAL USE (Prior version submitted to the 
Zoning Board of Appeals, updated on Jan. 3, 2022). 

4. 2102 MAINTENANCE BLDG PLAN, dated October 13, 2021 (As submitted to 
the Zoning Board of Appeals). 

5. 2102 ADMINISTRATIVE BLDG PLAN dated January 3, 2022. 

6. 2102 MAINTENANCE BLDG FRONT ELEVATION dated January 3, 2022. 

7. 2102 ADMINISTRATIVE BLDG FRONT ELEVATION dated January 3, 2022.  

 

Site Plan Narrative 
Planning Board Rules and Regulations Section 7.2.B 

 
Proposed Uses of Buildings and Property 

The Applicant proposes to use the Property as a training center, small equipment 
maintenance and “small contractor’s yard.” The “Proposed Site Plan – Typical Use” (the 
“Typical Use Plan”) shows the proposed uses of the parking lot area, and identifies the buildings 
by use. The existing building marked “Devereaux Administrative Building” (“Administrative 
Building”) on the Typical Use Plan will include administrative offices, computer, hands on 
training and testing facilities, storage of dry goods and parts, and classrooms. The interior areas 
dedicated to the various uses are shown on the plans titled “Administration Bldg. – Proposed 
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Plan.” The existing building marked ‘Devereaux Maintenance Building’ (“Maintenance 
Building”) on the Typical Use Plan will include workspace to carry out repairs on small 
equipment and prepare fittings and supplies or equipment for use in the field, an office, 
bathrooms, and two vehicle repair bays. The interior areas dedicated to the various uses are 
shown on the plan titled “Maintenance Bldg. – Proposed Plan.” 

The Applicant is a contractor primarily working on gas pipelines for utility companies. 
The Applicant’s employees work regular shifts starting at 7:00 a.m. and ending at 4:00 p.m. The 
primary uses of the Property will be classroom training, administration, in-building equipment 
and materials storage, maintenance of trailers, small equipment and some motor vehicles, and 
parking of vehicles and large equipment as needed. The Applicant will use the administrative 
building to train and test its employees, with some hands-on training and testing and some 
classroom training. This training and testing is needed both to teach proper techniques and to 
comply with regulations and licensing requirements. The Applicant is proposing an orderly 
parking area for trailers, large equipment and vehicle parking, and indoor storage of small 
equipment. Due to the limited working hours, vehicles and small equipment are often stored on 
leased locations throughout the Commonwealth near job sites. The Property will only be fully 
utilized for parking trailers, vehicles and equipment in the winter when the pace of work 
typically stops or slows.  

Some dry goods will be stored in the Administrative Building. Small equipment, liquids, 
and any hazardous or flammable materials will be stored in the Maintenance Building. As set out 
below, the operations on site will be confined to the premises and will conform to the 
environmental performance standards in Bylaw Section 7-05-040.  No disturbing dust, noise, 
odors, or other objectionable effects will be caused by the use. The proposed use also does not 
pose a risk of fire, explosion, radiation release or harm to the public or the environment. 

Parts of the Maintenance Building are dedicated as service bays, storage, and a small 
office. All oils and potentially hazardous or flammable materials will be stored securely inside 
this building in a manner that will prevent impacts to groundwater in the event of a spill or fire. 
Maintenance Building renovations and improvements include pouring a new floor that will cause 
all liquids spilled inside the structure to flow toward a drain leading to a tight tank. The materials 
submitted to the ZBA that are attached include a list of all liquids to be stored in that building 
with the relevant MSDS sheets. A ZBA variance condition placed a cap on the total gallons that 
can be stored in that building at any time.   

The use of the buildings marked “Lamy’s Automotive” and “Lamy’s” on the Typical Use 
Plan will not change. These buildings will continue to be used by Lamy Automotive for 
automobile repair and maintenance in a manner consistent with their use variance. 

The parking area to the south of the Administrative Building will be repaved to control 
stormwater and prevent impacts on groundwater, but will continue to be used by Lamy 
Automotive for vehicular parking, as will some of the parking to the east of the Administrative 
Building. The remaining parking to the east of the Administrative Building will be used by the 
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Applicant’s staff who are doing hands-on training, attending classes, testing, or working in the 
Administrative Building. 

Most of the remainder of the Property will be used for traffic circulation, trailer, vehicle 
and large equipment parking. The parking to the south and just to the west of the Maintenance 
Building will be used for trailers and vehicles owned by the Applicant. As noted, this parking 
may only be fully utilized during the winter months. A small section of the Property will be used 
for storage of gravel, sand, and other materials under cover. A small section of the Property will 
be used for stormwater retention.  

Projected Increase in Traffic Trips 

 The proposed use will not notably increase traffic trips. A traffic study is attached to the 
application. Four different groups of the Applicant’s employees will come to the Property. A few 
employees will be on the Property every day from around 7:00 a.m. to 4:00 p.m. doing 
administrative or maintenance work. Around 5 employees will arrive on many weekdays to load 
vehicles with small equipment and fittings and supplies before heading to nearby worksites. 
Groups of 6 to 12 employees will arrive for classes 3 days per week around 7 months per year. 
Around 5employees will arrive, largely at the end of the day, to drop off trash, small equipment, 
and fittings and supplies as needed. The Applicant also expects approximately 4-8 deliveries of 
parts, fittings and supplies  or small equipment to the Property per week, 4 freight deliveries per 
month, and a maximum of 20 dump trucks on any given day, with the average number of dump 
trucks per day being 2. Most of the time, traffic to and from the Property will be minimal. 

Projected Public Water and Sewer Demand 

The Property is on city water, and the water demand will be relatively low. Water will be needed 
to clean some equipment in the Maintenance Building, for bathroom and office kitchen use, for 
sprinklers in the case of a fire. The Property is on a septic system that needs to be replaced due to 
age. The new septic system will serve the Administrative Building and the kitchen and 
bathrooms in the Maintenance Building. The floor drain in the Maintenance Building will flow 
to a tight tank to capture any spills of chemicals or hazardous materials.  

Other Local, State and Federal Permits 

The Applicant will continue to monitor and, if necessary, remediate existing pollution on the site 
in accordance with MassDEP regulations under G.L. c. 21E. The Applicant will need 
Northborough Board of Health approval for the relocated septic system. The Applicant will need 
Northborough Conservation Commission approval due to clearing, grading, and paving within 
the 100-foot buffer to a wetland. Should the special permit be granted with site plan approval, the 
Applicant will require building permits to carry out the proposed renovations and site work.  

Proposed Building(s) or Addition 

The Applicant does not intend to construct any new buildings or build an addition on any 
existing buildings. Two existing buildings will be renovated for the Applicant’s use. The 
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Applicant will build a cover to prevent rainfall on sand, gravel and other material stored on site. 
This will reduce infiltration of sand, dirt, and gravel into the stormwater system.  

Estimated Number of Employees for the Project 

The Applicant expects to hire a contractor who will have a crew of 5 to 15 in order to complete 
the renovations. The Applicant may carry out any site work with its own employees and 
equipment; site work will involve approximately 5 people. Following building renovation, the 
Applicant will likely have 5 employees on site each day. Another 5-7employees will be on site 
for short periods of time to pick up or drop off small equipment or fittings and supplies each day, 
with approximately 5 employees engaging in this activity at any given time. Another 6-12 
employees will attend classes in the Administrative Building approximately 1 per day 3 days per 
week and 7 months per year.   

Parking Spaces Required 

The Applicant has determined the maximum and minimum number of parking spaces required 
based on the uses proposed under Bylaw Section 7-09-030. Under the Bylaw a minimum of 
101.6 parking spaces is required. The Applicant proposes 106 parking spaces, which will be 
adequate for all of the Applicant’s needs and the needs of Lamy Automotive. The parking spaces 
proposed include 21 spaces to serve the equipment repair business, 58 spaces for the 
administrative/office use, and the remainder of the spaces to serve the maintenance use (24 
spaces required) and for large equipment and trailers as needed. All of the parking spaces will 
typically not be required except during winter months when the work slows significantly, but the 
Applicant is committed to providing enough parking to meet all of the parking needs on the 
Property during a maximum use scenario by creating 4 more parking spaces than are required by 
the Bylaw.  

Screening from Bartlett Street 

The proposed screening is shown on the Typical Use Plan and Maximum Use Plan. The 
Applicant intends to plant trees in the grass area between the existing buildings and Bartlett 
Street to screen the parking as shown on these plans. The Applicant will renovate the existing 
buildings to improve their appearance. Certain uses will be screened by the buildings themselves 
from Bartlett Street.  

Existing and Proposed Lot Coverage 

The existing lot coverage is 79,795 square feet of impervious area. The proposed lot coverage 
includes 137,920 square feet of impervious area. However, the proposed lot coverage will 
include a comprehensive stormwater collection and management system that does not presently 
exist on the site. The proposed lot coverage will also increase the safety of traffic circulation 
within and to and from the parking lot on the Property by reconfiguring one entrance and tying 
that reconfigured entrance to a second existing entrance.  

Additional Relevant Information 
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Existing conditions on the site include contamination from a prior industrial use that is and will 
be properly monitored and remediated as needed. Existing conditions on the site also include a 
parking lot that does not appropriately capture all stormwater and a septic system that needs to be 
replaced. What is proposed will improve the Property in several respects that are applicable to 
the findings the Board must make. Part of the existing hardscape will be removed in order to 
reconfigure one entrance. Hardscape will be added to tie that entrance to another entrance, which 
will aid both traffic and safety. The septic system will be relocated toward the front of the 
Property and placed in an existing cleared area that will also receive added screening vegetation. 
All of the stormwater that falls on the Property will be treated on site and curbing will be 
installed to assure that the stormwater does not flow off the Property. Any signage will comply 
with Bylaw Section 7-09-040. 

Environmental Performance Standards 

The Applicant’s use of the Property will also comply with all of the environmental performance 
standards in Bylaw Section 7-05-040. The Applicant’s use of the site will comply with the noise 
standards. Most of the activity on the Property will take place indoors, including classes, 
administrative functions, trailer, small equipment and vehicle maintenance, and some loading of 
fittings and supplies. The small equipment and vehicle maintenance that occurs on site will be 
minimal, major repairs will be carried out elsewhere by other professionals. There will be some 
limited activity outside, including loading and placement of sand, gravel and other materials, 
trailer and vehicle parking and unloading. This activity will occur between the hours of 7:00 a.m. 
and 4:00 p.m. The lighting on site will be directed toward the property and will meet 
environmental performance standards. The Applicant does not propose any use that would 
include cinders, fumes, toxic gases, smoke, fly ash, or radioactive material.  Any refuse or waste 
materials will be handled and disposed of properly. Any dirt or dust will be minimal and will not 
leave the Property. Any hazardous or flammable materials on site that are required for equipment 
or vehicular maintenance will be properly stored and located in the Maintenance Building in 
accordance with the conditions on the variance decision of the ZBA. The Applicant will comply 
with all state and federal regulations relating to air, water, and/or soil pollution. 

Special Permit Criteria 
Zoning Bylaw Section 7-03-040 

 
Impacts on the Neighborhood 

The Planning Board can find, as is required by the Bylaw that the adverse effects of the proposed 
use will not outweigh its beneficial impacts to the town or the neighborhood, in view of the 
particular characteristics of the site, and of the proposal in relation to the site.  The Applicant’s 
proposal meets this standard for the following reasons.  

Bartlett Street traffic should not be greatly impacted by this operation. The parking proposed is 
adequate to fill the maximum need, but generally the parking lot will not be at capacity. The use 
will adhere to the noise requirements and will not create any new light pollution. The hours of 
operation are normal daytime business hours. Materials will be stored indoors or under cover. 
There will be no objectionable odors from the use, none of the equipment or materials used by 
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the applicant create strong or objectionable odors. The use will not negatively impact the 
neighborhood character or safety. The area has several large trucking and warehousing 
operations, and the Applicant’s traffic will be minimal in comparison and in comparison to more 
intensive office or other allowed uses at the site.  The Applicant will not meaningfully contribute 
to the overall traffic loads on Bartlett Street. The public services and utilities are adequate to 
support the use. The Applicant’s impact on the water supply will be minimal. The use will not 
create an overcrowding of the area. The proposed use is less impactful on the area than most of 
the surrounding uses in terms of personnel on site. There will be no pollution of the natural 
environment from the use, and preexisting pollution will be monitored and controlled. There will 
be no appreciable negative environmental impacts. The required setbacks from wetland resource 
areas for hardscape are exceeded. The site is carefully designed to avoid any impacts on 
groundwater. All stormwater will be controlled and infiltrated on site.  

Northborough Master Plan 

The use of this site for a low-impact industrial use provides the Town with the economic benefits 
in the commercial and industrial areas outside of the downtown contemplated in Northborough 
Master Plan (June 2020), specifically Land Use Goal 4, and Economic Development Goal 2.  

Appropriateness of the Location for the Use 

The site has a long history of industrial use. This use creates few hazards to the environment and 
those hazards are mitigated. All stormwater on site drains to a stormwater system that can handle 
the maximum expected rainfall. Any activities likely to impact the environment, such as small 
equipment repair, are carried out in the Maintenance Building with a complete capture of any 
liquids in a tight tank that will be monitored and emptied on a periodic basis. The proposed 
parking area can handle the maximum number of vehicles expected. The site is surrounded by 
other industrial uses and is not adjacent to or across the street from residential properties. The 
use will have a significantly lower traffic impact than many of the surrounding industrial 
property users.  

Adverse Effect on Neighborhood 

The Applicant’s use of the Property will be screened from view on Bartlett Street and will not 
generate new significant traffic. The use will not create nuisances, noise, or light pollution. The 
use is a relatively low-impact use due to the nature of the construction business carried out by the 
Applicant.  

Nuisance or Serious Hazard to Vehicles or Pedestrians 

Pedestrian and vehicle safety will be improved with the reconfigured entrances and parking 
arrangement. By reconfiguring one entrance and connecting the parking area to the second 
entrance, vehicular safety is improved. The ability to select a different point of ingress or egress 
avoids creating bottlenecks near a single entrance. By creating longer lanes for vehicles to enter 
or exit the property, traffic will be properly maintained in those lanes internal to the site, thereby 
reducing any bottlenecks or turning issues on Bartlett Street. The improved parking lot will have 



8 
 
14402064.1.1.1 

curbing and landscaping to improve vehicular safety and neatly organizes parked vehicles. 
Pedestrian safety to and from existing vehicles is also increased where the parking spaces for 
employee cars are located near the relevant building.   

Adequate and Appropriate Facilities for Operations 

The existing buildings and parking areas are adequate for all of the Applicant’s needs. The 
reconfigured parking lot will provide for all of the trailer, vehicle and large equipment parking as 
well. The existing buildings, when renovated, will be more than adequate to meet the Applicant’s 
needs. 

Adverse Impacts on the Natural Environment and Development Compatibility 

The façade of the existing buildings will be improved. The buildings and parking will be 
screened. The existing pollution will be monitored according to MassDEP regulations. The 
existing septic systems will be replaced and upgraded. All of the stormwater on the site will now 
be captured and infiltrated in a manner that does not harm the natural environment. The 
groundwater will not be impacted due to the proper and appropriate storage of any hazardous 
materials.  

 
Site Plan Criteria 

Zoning Bylaw Section 7-03-050 
 

The Site Plan Meets All Applicable Bylaw Requirements 

The site plans included meet all of the requirements in the Board’s Rules and Regulations 7.2.C.  

Clearing and Grading, Cut and Fill, and Removed Trees; Wetlands and Groundwater 
Resources 

The proposed project has limited the site work (clearing, grading, and earthwork) to the 
maximum extent practical. The existing site is developed with three commercial buildings, two 
outbuildings, parking, and driveway access. Most of the remaining upland areas is cleared and/or 
previously disturbed. The proposed work would maintain an undisturbed buffer along the 
wetland resources in excess of the minimum required by Town Regulations. The work would not 
cause any displacement of wetland vegetation or any filing of the 100 year flood plain. 

The site has been designed to fit with the site topography and re-use the existing structures 
limiting earthwork. Large earth cuts and fills would not be required for the project.  

A Stormwater Report has been attached with the application to verify compliance with all of 
MassDEP Stormwater Standards and Regulations including stormwater treatment, recharge to 
groundwater, mitigation of runoff, and controlling soil erosion. The proposed plan provides 
stormwater treatment far in excess of the minimum required, and provides an improvement over 
the existing conditions.  
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The site plans and building plans represent a series of compromises that are designed to 
maximize protection of environmental resources, control stormwater, and minimize clearing and 
grading. Additionally, pedestrian and vehicular safety concerns drive the reconfiguration of the 
parking area to allow traffic to access either connection to Bartlett Street. The Bylaw sets out a 
maximum and minimum number of parking spaces for the proposed use, and the proposed 
number of parking is just above what is required and meets all of the Applicant’s needs and the 
needs of Lamy Automotive.  

There will be some clearing of trees and some grading to the south of the Maintenance Building 
in order to connect the two entrances. Paving this area also allows certain property uses, such as 
the covered sand and gravel storage, to be screened by the Maintenance Building itself. 
Additionally, some presently paved areas will be graded to allow the planting of screening 
vegetation. The GAC found that the variance conditions, if adopted, were adequate to protect the 
groundwater and these conditions were made part of the variance decision of the ZBA.  

Groundwater Contamination Risk From Wastewater Disposal Systems or Operations 

A new fully compliant on-site septic system has been proposed to replace the older failing septic 
systems. The new system would be designed in compliance with Title 5 and the local Board of 
Health Regulations. Soil conditions have been field verified with test pits witnessed by the Board 
of Health.  Storage of and chemical would be inside the maintenance building and provided with 
appropriable containment and spill prevention measures.  

The relocated septic system is in the vegetative buffer area away from groundwater and wetland 
resources. The GAC and ZBA reviewed the proposed use, storage, handling, and containment of 
hazardous substances. The GAC and ZBA were satisfied that the variance conditions to carry out 
minor automotive repair in the Maintenance Building would protect the groundwater. Interior 
storage of hazardous substances in proper storage cabinets and inside a building with a floor 
drain running to a tight tank is an appropriate means of preventing groundwater contamination.   

Pedestrian, Bicycle and Vehicular Safety on Site and Egressing From the Site 

The two project driveway locations have adequate sight distance in both directions to allow safe 
access and egress from the site.  The interior of the site has provided ADA accessible parking 
spaces, curb cut ramp, and access route to the entrance(s). The sidewalks in front of the buildings 
will be removed and the entrances will be moved to the side of the buildings per the new 
drawings. 

By connecting and reconfiguring the entrances vehicular safety is increased. The reconfigured 
parking lot also increases in-lot pedestrian safety by locating passenger vehicle parking near the 
relevant buildings. The orderly arrangement of vehicles in the parking lot also increases 
pedestrian safety. It is unlikely that there will be much bicycle traffic to or from the Property 
given the nature of the proposed and existing uses. However, bicycle safety on Bartlett Street 
should be improved with the reconfigured entrances. 

Access to Each Structure for Fire and Other Emergency Service Equipment 
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The proposed driveway has been designed to allow full circulation through the site to all three 
buildings for the Northborough Fire Truck and other service or emergency vehicles.  

The existing structures are fully accessible on at least two sides for emergency service equipment 
and the parking lots provide adequate clear aisles for emergency equipment movement. The site 
plans submitted provide adequate routes for any emergency vehicles to access any building on 
the Property by (1) connecting the two entrances to the parking lot on the Property, (2) providing 
parking for the maximum number of vehicles to keep aisles clear, (3) organizing the parked 
vehicles, and (4) providing wide drive aisles and clear travel lanes. The Maintenance Building, in 
which flammables will be stored, is accessible to full-size emergency equipment from three 
sides. Lamy Automotive, which also has flammables storage, is accessible to full-size emergency 
equipment from two sides.   

Visibility of Parking, Storage, or Other Outdoor Service Areas From Bartlett Street 

The parking areas have been generally kept to the side or rear of the building, and the entrances 
have been enhanced with landscaping. The dumpster areas have also been located to the rear of 
the building to limit visibility. A Landscaping Plan has been included that identifies the proposed 
location and type of screening vegetation 

Given topography and existing vegetation, the Property is not close enough to any residentially 
zoned areas to be visible from residential properties. As shown on the plans, there will be 
increased plantings along the front of the property between the buildings and Bartlett Street to 
screen the parking area from view. Storage of gravel, sand, and similar materials is intentionally 
placed behind vegetative screening and the Maintenance Building. There are no outdoor service 
areas proposed by the Applicant, servicing of vehicles and equipment will occur in the 
Maintenance Building.  

The reconfigured narrow and extended roadways leading into the parking lot on both sides allow 
for better screening where vegetation is placed along these entrances.  Site screening is greatly 
improved over existing conditions with a larger vegetative barrier between parking lots and 
Bartlett Street. Any outdoor storage of materials will not only be screened but also covered. The 
large equipment parking spaces are placed at the greatest distance from Bartlett Street to remove 
them further from view.  

Consistency and Compatibility of Building Design Scale or Site Design With the Area 

No new buildings have been proposed. The existing buildings are consistent with the underlying 
Industrial Zoning District, and are compatible with the surrounding areas. The plans meet the 
required setbacks and landscape buffer requirements. A Landscape Plan has been proposed with 
a focus placed on enhancing the visual appearance from Bartlett Street. The exterior gravel 
storage will be covered. 

There will also be no additions to the existing buildings. The Bartlett Street area is generally 
industrial in nature, with warehouse, trucking, and manufacturing facilities nearby. In general, 
these industrial buildings focus on function over form. However, the Applicant wishes to 
improve the existing buildings on the Property to provide a professional appearance. The 
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renderings show the proposed changes to the existing buildings, which will be renovated for the 
proposed use. As shown, the façade of the buildings will be changed to improve the appearance. 
The site design allows the three different uses on the site, automotive repair, administration and 
training, and maintenance and storage to work effectively.   

Glare From Headlights, Light Trespass and Light Overspill 

All proposed lighting would be night sky compliant, and a photometric plan has been prepared to 
verify spillover would not impact abutting properties.  

In general, the use of the Property by the Applicant will be during normal working hours, or 7:00 
a.m. to 4:00 p.m. The Applicant also tends to experience a reduction in work during winter 
months when the days are shorter. For these reasons headlight glare should be a minimal issue. 
The reconfigured entrance and vegetative screening will also reduce the glare from headlights 
when it does occur.  

Historic, Traditional, or Significant Structures or Architectural Elements  

The existing structures are not listed on any historic list or register. There are no historic, 
traditional or significant structures or architectural elements on the Property. The existing 
buildings will be renovated and repurposed. 

Obstruction of Scenic views from Publicly-Accessible Locations 

The site does not currently contain any scenic views from publicly-accessible locations. The 
proposal will not include any new buildings. The surrounding properties are industrial in nature. 
There should not be any impact on scenic views above existing conditions. 

Development Impact Analysis 

Traffic Impact 

As shown on the Applicant’s Traffic Study, the traffic impact is expected to be minimal. The 
proposed use should not impact the level of service on Bartlett Street in a meaningful way given 
the limited number of vehicle arriving to and leaving from the Property. The sight lines will not 
change. Should the Board require more information, a traffic study carried out by a professional 
can be submitted to the Board for review.  

Environmental Impact 

As set out above, this is a fairly low impact use of the Property in terms of the environment. 
There should be no impact on the adjacent wetland areas. The Applicant is proceeding before the 
Conservation Commission, which will assure that the wetlands are not adversely impacted. There 
should be no impact on air quality above vehicle exhaust and minimal dirt or dust, related to 
loading and unloading vehicles that will not leave the property. Due to the conditions in the ZBA 
variance approval, there will be no impact on the groundwater. The stormwater controls will 
prevent any impact on the surface water. There should not be an increase in flooding potential 
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due to the same stormwater controls. Increasing the impervious surface does slightly increase 
flooding risk, but it also reduces the likelihood that any existing or future contamination will 
impact the groundwater. Any hazardous materials will be properly stored in a building that 
drains to a tight tank. There will be no new buildings, and the solar access to adjacent properties 
will remain unchanged. There will be no noise or light impacts for the reasons set out above.  

Fiscal Impact 

The proposed use will be a net fiscal gain for the community. The property will use 
Northborough water in low quantities and will increase traffic in minimal ways. The water use 
and traffic increases will not be significant enough to require new water or roadway 
infrastructure. The Applicant is a new business to the area. The Applicant has an average of 350 
employees located throughout central and eastern Massachusetts and Connecticut during its peak 
season.  The Applicant’s use of the Property will have a minimal impact and will provide a net 
gain in revenues for the Town. There will be employment opportunities with the Applicant for 
local individuals from time to time. The existing buildings have been vacant for around 5 years, 
and now will be put to productive use. The proposed use will not negatively impact adjacent 
property values, and the improvements to the building façades and Property should improve 
adjacent property values. All new and some existing registered trailers, small and large vehicles 
will be reported as being garaged in Northborough for the purpose excise tax. 

Community Impact 

The proposed use will not impact the surrounding architectural character of the neighborhood in 
a meaningful way. The area around the Property is industrial in nature. Most of the buildings on 
surrounding property have a function-driven industrial appearance. The on-site pedestrian safety 
will be greatly improved. The Applicant does not expect pedestrian and/or bicycle traffic to or 
from the Property given the location and the nature of the proposed use and existing uses on site. 
There are no existing sidewalks in front of the property. The proposed use is consistent with the 
2020 Master Plan in terms of locating new industrial uses outside of the town center, and looking 
for ways to make use of existing industrial properties.  
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NOTES:

1. ALL FLOORS IN BUILDING SLOPED TO DRAINS TO 
CONTAIN HAZARDOUS MATERIALS IN TIGHT TANKS.

2.  TIGHT TANKS DESIGNED TO HOLD ALL CHEMICALS AND 
SPRINKLER DISCHARGE AS PER FIRE DEPARTMENT.

3.  ALL FLAMMABLES WILL BE STORED IN FLAMMABLE 
STORAGE CABINETS.

AMOUNT OF FLAMMABLES IN FLAMMABLE STORAGE 
CABINETS:  
32 GALLONS

AMOUNT OF STORAGE PROVIDED IN FLAMMABLE 
STORAGE CABINETS: 
(2) CABINETS X 60 GALLON CAPACITY = 120 GALLONS

AMOUNT OF NON-FLAMMABLES IN HAZARDOUS 
MATERIAL STORAGE CABINETS:  
22 GALLONS

AMOUNT OF STORAGE PROVIDED IN HAZARDOUS 
STORAGE CABINETS: 
(2) CABINETS X 60 GALLON CAPACITY = 120 GALLONS
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