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 PLANNING BOARD 

 
19 WASHINGTON STREET 

SHERBORN, MASSACHUSETTS 01770 

 

MINUTES 

October 23, 2013 

Members Present: John Higley (Chairman), John Stevens Robin Perera, Charles Yon, Eric 

Johnson, Associate Grace Shepard, and Town Planner Gino Carlucci 

Absent Member: None 

Others Present: See attached sign-in sheet 

John Higley called the meeting to order at 7:00 p.m. in the Sherborn Town Hall 

66-68 SOUTH MAIN STREET ANR  
Gino Carlucci reviewed this plan that was continued from last meeting. Following a discussion 

about regulations and setback requirements, Charles Yon moved to endorse the plan noting that 

no determination as to conformance with the Zoning Bylaw was being made or intended.  The 

motion was duly seconded and passed 5-0. 

 

PROPOSED DEVELOPMENT OFF MAPLE STREET 

Representatives from Pulte were present for an informal discussion about a proposed age-

restricted development off Maple Street. Gino Carlucci presented slides that indicated the 

process necessary for the project to be approved. It was requested that the slides be posted to the 

Planning Board web site. Following some questions from the audience, Pulte representatives 

made a presentation.  

 

They indicated that they were proposing rezoning the site to the EA zoning district in order to 

construct 66 age-restricted units. Two units would located near Maple Street and 64 would be to 

the rear of the site. The access would be from Maple Street as it is now. The road would be 

privately owned and maintained. The units would be deed-restricted to 2 bedrooms. They would 

have between 2000 and 2300 square feet of area plus a two-car garage and a deck. No 

architecture has been prepared yet, but they would generally New England Colonial style. They 

would all be Energy Star certified. They would all be ownership units and have on-site septic and 

wells and a stormwater management system. 

They then reviewed the project benefits. They said that 50% of the site would remain as open 

space with on-site trails. Many trails would be preserved and where they were altered, new 

connections would be made. The average selling price would be $650,000 and this would 

generate $750,000 to $825,000 in annual tax revenues. A traffic study has also been done. 
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Chairman Higley asked for questions from the Board. In response to questions, it was noted that 

road would be owned by the condominium association, about 50-60% of the 90 acres is uplands, 

the existing buildings on site would likely be razed and the condo association rules would not 

prohibit rentals, there could be 11 wells, they have a project at Hopkinton/Weston Nurseries 

(Legacy Farms) and they have market studies and experience in nearby towns to give them 

confidence that the $650,000 price is feasible. 

 

Chairman Higley then asked a series of statements and questions. He noted that Maple Street is 

difficult for pedestrians and bicyclists and would like a traffic study to address this. The current 

traffic assessment looked at three intersections with Maple Street (Western, Washington and the 

new road). The EA district requires land to be within 1 mile of the Split so accessing the Town 

Center safely is important.  

 

The responses to questions were that the land is still in Chapter 61B and has not yet been offered 

to the Town, a purchase and sale agreement has been signed but there is no closing date and it is 

not contingent on approval of the EA rezoning, and there would be zero impact on abutter 

property values because these would be high-end homes. Also, a 40B is not the plan and the EA 

zoning is preferred but they would not commit to not use 40B. They would not commit to a 

minimum of 50% open space because they need more information but will commit at a later 

date.  

 

Mark Comeau from Pulte stated he has lived in one of their developments for 8 years and it is 

better now than when new. It was also noted that the property values in Pine Hills have doubled 

over 15-20 years. Despite no ocean or golf course, Sherborn is very desirable and there is a large 

demand for senior housing. Pulte has never been permitted for an age-restriction project and then 

asked for removal of the restriction. They have done 15 age-restricted developments over the last 

12 years and they own Del Webb which specializes in age-restricted developments. 

 

Regarding the issue of school-aged children, it was noted that the development would comply 

with the federal HOPA regulations. It is possible that school-aged children could live here but 

Pulte's market and fiscal impact consultant stated that studies show that such projects do not 

generate school-age children. 

 

It was also noted that there are access issues due to the wetlands on site. Pulte has flagged them 

but would need to apply to the Conservation Commission. 

 

The meeting was then opened to questions from residents. Among the issues and comments 

discussed were the following: 

 

 Pulte would pay taxes on units until they were sold; 

 There is a need for sidewalks on Maple but residents are split; 

 Young elders can have children in school; 

 Pulte has been sued and cited for violations by EPA. Pulte responds that they are "Pulte 

Homes of New England" a division of the national company that is not responsible for 

the problems of the national company. It was suggested that people call the planning 

departments of other towns where they have built. 
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 The long dead end issue was mentioned and it was explained that the 600-foot maximum 

for dead ends applies to subdivision roads and this is not a subdivision. 

 It was suggested that Pulte wants to change Sherborn's zoning and make it "open season" 

for development. 

 The trails were an issue of concern and it was requested to overlay the existing trails on 

the concept plan so people could see how they would be affected. They will be addressed 

in the Preliminary Development Plan. 

 Pulte responded that they have done a development in Stow where there was no 

municipal water or sewer. 

 People are concerned about impacts on wells. 

 Blasting was mentioned and it was noted that state rules would be followed if blasting is 

needed. 

 It was noted the Town would have limited input on a 40B development and any negative 

decision of condition could be appealed to the state. 

 It was asked whether the purchase and sale agreement was dependent on the number of 

units and Pulte responded that the P&S is confidential. 

 It was noted that this project is 66 units on 90 acres while Whitney Farms is 48 units on 

27 acres. 

 The price of townhouses at South Natick Hills was just under $600,000 for attached units 

of 1900-2100 square feet. 

 It was suggested that the Town exercise its right of first refusal on this property. 

 It was noted that the Planning Board does not have authority to regulate the size of units. 

 Some people think the units are too expensive. 

 It was noted that the entire 90 acres would be part of the EA district. 

 A question was asked about the property at 100 Maple. It was noted that that property is 

not part of the project. 

 The $650,000 price is an average from a range. 

 It was suggested that there be duplexes with less landscaping to preserve more open 

space.  

 It was noted that the 61B process provides a short time period (120 days) to exercise the 

right of first refusal. It is up to the Selectmen to decide and they could either call a 

special Town Meeting to purchase or assign its right to a non-profit group. 

 Pulte's land division is constantly seeking land and the Revenue Development Committee 

reached out to them. This is one way to address the high tax rate in Sherborn. 

 

 

MASTER PLAN SURVEY (Reference documents #1 and #2) 

John Higley reported on the changes that have been made and that it would be sent to all 

residents in January. He stated that consistency between this survey and the 1998 one was being 

preserved as best as possible in order to document any changes in attitudes.  

 

 

OTHER BUSINESS THAT MAY COME BEFORE THE BOARD        

SMART SEWER – Eric Johnson reported that the smart sewer project appears to be very 

expensive at this point. It may need to include more streets to spread the costs further. However, 
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there is currently no backup information as to how the costs were derived so it needs more 

review. Also, the study used Title 5 flows which are much higher than actual flows so that could 

affect the estimated cost as well. For now, the concept will be kept alive and there will be a 

presentation of results to the Board of Selectmen at some point. 

MINUTES 

August 14, 2013 – The minutes were approved as amended on vote of 5-0. 

The next meeting of the Planning Board will be November 6, 2013.   

The meeting adjourned at 11:15 p.m.   

Respectfully Submitted, 

 

Gino Carlucci 

Town Planner 

 

DOCUMENTS REFERENCED DURING THE MEETING 

1. Slide presentation on the process for EA zoning 

2. Pulte concept plans 
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