
The Pointe at Hills Farm 
Shrewsbury, Massachusetts 



Presentation Agenda 
Pursuant to M.G.L. Chapter 40B Comprehensive Permit Process 

Project Background Information 
I Smart Growth Design, LLC 
 Hartford Realty Trust of Shrewsbury  

 
II  Development Team Introductions 
 Smart Growth Design, LLC 
 
III Site Plan Design Engineering 
 Waterman Design Assoc. Inc.  
 
IV Architectural Plan Design 
 Cube3 Design Studio, LLC 
 
V Traffic Engineering 
 Tetra-Tech, Inc.  
 
VI Infrastructure Capacity Engineering 
 AECOM, Inc.  
 
VII  Chapter 40B Comprehensive Permit Waiver Requests & Protocols 
 SEB, LLC 
 
VIII Fiscal Impact Analysis 
 Connery Associates 
 
IX Completion of Presentation – Public Hearing #1 
 Smart Growth 
 
X  Questions and Answers 
 

 
 



Our Team 
• Property Owner:  Rod St. Pierre-    

    Hartford Realty Trust of Shrewsbury 
• Developer:   Fran Zarette, PE-   

    Smart Growth Design, LLC 
• 40B Consultant:  Bob Engler & Geoff Engler- S-E-B, LLC 
• Fiscal Impact Analyst: John Connery- Connery Associates 
• Site Designer:  Wayne Belec & Mike Scott, PE- 
    Waterman Design Associates, Inc. 
• Architect:   Peter Bartash- Cube 3 Studio LLC 
• Traffic Engineer:  Nancy Doherty, PE & Courtney Jones, PE- 

    Tetra Tech, Inc. 
• Sewer Capacity Analyst: Jami Walsh, PE- AECOM 

 



Project Developer 
Francis P. Zarette, PE, Smart Growth Design, 

LLC, Shrewsbury, Massachusetts 
Background: 
• Resident of the Town of Shrewsbury since 1976; 
• Professional Career spans the Municipal and Private Sectors including Public Utility, Civil Engineering and Real Estate Design 

& Development. 
 

Education: 
• Worcester Public Schools, Worcester, MA; 
• Bachelor of Science Degree in Civil Engineering, Northeastern University, Boston, MA (1972); 
• Master of Science Degree in Civil Engineering, Worcester Polytechnic Institute, Worcester, MA (1978); 
• Graduate School of Industrial Management, Worcester Polytechnic Institute, Worcester, MA (1984). 
 
Professional: 
• Registered Professional Engineer –Commonwealth of Massachusetts; 
• Licensed Real Estate Broker –Commonwealth of Massachusetts; 
• Licensed Construction Supervisor –Commonwealth of Massachusetts. 

 
Developer/Entitlement Projects: 
• Westbrook Crossing- 73 Units  (Active Adult Condominiums), Shrewsbury, MA; 
• Walker Meadow- 100 Units  (Active Adult Condominiums), Westborough, MA; 
• Orchard Meadows- 110 Units  (Active Adult Condominiums), Shrewsbury, MA, Real Estate & Marketing Consultant and 

Engineering Consultant; 
• Westboro Village, Transit Oriented Village (T.O.V.) Project- 300 Units  (Condominiums), Westborough, MA; 
• Westborough Woods- 250 Units  (Apartment Complex), Westborough, MA; 
• Village Commons- Mixed Use T.O.V. Project- Westborough, MA; 
• Conservation Restriction- Preserving 47 Acres of Land with the Sudbury Valley Trustees on South Street, Shrewsbury, MA. 



Awards and Recognition 



Representative Communities 
Westborough Village, Westborough 
Award Winning Transit Oriented Village 



Village Commons, Westborough 
Transit Oriented Village 



346 Turnpike Road, Westborough 
MGL Chapter 40B 



Westbrook Crossing, Shrewsbury 
Town Home Over 55 Residential Community 



Walker Meadow, Westborough 
Town Home Residential Community 



Site Designer 
Wayne M. Belec, Senior Project Manager  

Michael J. Scott, PE, Project Engineer 
Waterman Design Associates, Inc. 

• We have heard your comments 
• Meetings with the Town Staff and Mass DOT 
• Project Evolution 
• Site Location, Zone District and Neighboring Uses 
• Existing Conditions Overview 
• Phase I Site Design Overview 
• Phase II Site Design Overview 
• Requested Waivers 

 
 
 
 



Project Evolution 
MassHousing & Mass DOT  ZBA 
Phase I 

192 Units 180 Units 

100 Units 
180 Units 

120 Units 128 Units 
Phase II 
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Single Family 
Residential Use 

Phase II 
#526 

Phase I 
#440 

#424 

Single Family 
Residential Use 

Industrial Use Industrial Use 

Industrial Use Commercial  
Use 









Requested Waivers 
Phase I 

Number of Waivers: 2 

Waiver #1 
Waiver to Zoning Bylaw- 
Minimum Landscape Buffer  From Road Layout to  Parking Area: 
Allowed/ Required: 15’ 
Proposed:  9’ 
Justification for Waiver: 
• Avoids shifting project farther east toward the residents at 

Hills Farm 
• Maintaining the proposed  spacing between Buildings 2 and 3 

& 3 and 4 will provide for a higher quality Common Green for 
the residents 

 

Waiver #2 
Waiver to Conservation Commission Policy Requirements- 
Minimum Building Setback to a Resource Area (Wetland): 
Allowed/ Required: 30’ 
Proposed:  21’ 
Justification for Waiver: 
• Garage serves as a Physical Barrier  between the development 

and the closest point of the Resource Area. 
• Preserves a permanently protected  undisturbed natural buffer 

adjacent to the Wetland. 
• Existing, mature trees are preserved  allowing instant screening 

along the rear of the garage. 

Waiver #1 

Waiver #2 



Phase II 
Number of Waivers: 2 

Waiver #1 
Waiver to Zoning Bylaw- 
Minimum Front Setback From Road Layout to  Building: 
Allowed/ Required: 50’ 
Proposed:  41’ 
Justification for Waiver: 
• Avoids impacts to Resource Area (wetlands). 
• Allows for reduced footprint of 4-Story portion of Building 2 and 

concentrates it farther away and less in view of Stoney Hill Road. 
• Creates space between the buildings allowing sunlight to be cast upon the 

Common Greens. 
• Provides for a more welcoming Plaza on approach to the buildings. 
• Responds to the request of Town Officials to ‘break up” a single building into 

multiple buildings. 
• The buildings are located away from the existing residential homes as much 

as possible within the limits of the site 

Waiver #2 
Waiver to Zoning Bylaw- 
Maximum Building Height: 
Allowed/ Required: 50’ 
Proposed:  54’ 
Justification for Waiver: 
• Waiver is specific to the south end  (4 Story portion) of Building  2 covering only 

22% of the building  which is located farther away and less in view of Stoney Hill 
Road. 

• The tallest portion of the project is located to be internal to the site as a strategy 
for lessening impacts along Route 20, Stoney Hiil Rd, and from the abutting 
properties to the South. 

• The roof style and building fenestration are designed to lower the perceived 
building height. Scale is further reduced through the use of color, texture, and 
articulation of the building footprint. Only the roof exists above the 50’ limit, and 
this is for the purposes of screening rooftop mechanical equipment 

Waiver #1 

Waiver #2 



Architect 
Peter W. Bartash, Associate Principal 

Cube 3 Studio, LLC 
• Utilize suburban planning strategy with multiple buildings and ground-

level outdoor space 
• Reduce density and scale in Phase II  
• Reduce height to minimize direct line of site impacts 
• Provide relief at public street edges in Phase II 
• Provide consistent, contextually-driven architectural language and 

material palette for Phase I and Phase II 
• Capitalize on pitched roof architecture as a method for concealing 

mechanical equipment 
• Create meaningful relationship to pedestrian environment through 

building fenestration, color, and texture 
• Phase I Architectural Design Overview 
• Phase II Architectural Design Overview 
• Representative Projects 



 
Front Elevation 



 
Side Elevations 



Phase I 
Affordable Unit Distribution 



East Elevation Building 2 



 
Front Elevation Buildings 1 & 3 



 
Front Elevation Buildings 1 & 3 



 
End Elevation Buildings 1 & 3 



 
End Elevation Building 2 



Phase II 
Affordable Unit Distribution 



Representative Communities 
Hopkinton Massachusetts 



Traffic Engineer 
Nancy B. Doherty, PE, Senior Project Engineer 

Courtney E. Jones, PE, Project Engineer 
Tetra Tech, Inc. 

• Information Gathering 
• Methodology 
• Site Context 
• Route 20 Conceptual Improvements 

 



• Town of Shrewsbury  
- Understand concerns 
- Reduce size of project 
- Provide pedestrian accommodations: 

Sidewalk on Route 20 to Stoney Hill Road Plaza 
Right of way for future sidewalk  

Information Gathering 

• MassDOT – Multiple Meetings 
- Feedback on driveway locations 
- Recommendations on improvements to Route 20 
- Input on traffic signal at Stoney Hill Road (west) 

 
• MassHousing and Neighbors 

- Safety 
 - Delays and vehicle queues on Stoney Hill Rd. 



• State Standards for Traffic Study 
- Existing Conditions: 2015 
- Future Conditions: 2022 (with and without Project) 

 

• Traffic Counts 
- April 2014 
- November 2014 

 

• Safety Analysis  
- MassDOT data 
- Town of Shrewsbury Police Department data 

 

• Delay and Vehicle Queue Study 
 

• Projections for Future Traffic 
 

• Mitigation 
- Improvements to Route 20 at Stoney Hill Road (west) 
- Pedestrian accommodations 
- Transportation Demand Management Plan 

 

Methodology 



Site Context 



Route 20 – Conceptual Improvements 



Sewer Capacity Analyst 
Jami Walsh, PE, Project Engineer 

AECOM, Inc. 

• Sewer Hydraulic Capacity Analysis 
• Areas of Concern identified by Weston & Sampson  
• Capacity Analysis Approach 
• Capacity Comparison for Segments of Concern 
• Results of Hydraulic Capacity Analysis 

 



SEWER HYDRAULIC CAPACITY 
ANALYSIS 



AREAS OF CONCERN IDENTIFIED BY 
WESTON & SAMPSON 

• W&S IDENTIFIED 3 AREAS 
WITH INSUFFICIENT 
CAPACITY 
1) CROSSING UNDER ROUTE 9 
2) CROSS COUNTRY SEWER 

BEHIND PRICE CHOPPER TO 
FRUIT AND FLORAL STREET 

3) WHIPPORWILL DRIVE 
NORTHEAST OF BUMBLEBEE 
CIRCLE 

• AREAS OF CONCERN HAD 
ASSUMED PIPE DIAMETERS 
AND SLOPES 
 



CAPACITY ANALYSIS APPROACH 
• ESTIMATED FLOWS FOR 

DEVELOPMENT BASED ON TR-16 
PER THE TOWN’S SEWER 
CONNECTION RULES AND 
REGULATIONS (42,300 GPD 
BASED ON 300 UNITS) 

• CONDUCTED FIELD VERIFICATION  
– SURVEY TO CONFIRMSLOPES OF 

PIPES IN AREAS OF CONCERN 
– SURVEY TO CONFIRM PIPE 

DIAMETERS IN AREAS OF CONCERN 
– DRAWDOWN TEST TO CONFIRM 

PUMPING CAPACITY AT PUMP 
STATIONS 

• CONDUCTED DOCUMENT 
REVIEWS 
– REVIEWED DOCUMENTS FROM 

TOWN 
• FLOW RECORDS FOR PUMP STATIONS 
• RECORD DRAWINGS FOR PUMP 

STATIONS 
• RECORD DRAWINGS FOR 

MISCELLANEOUS SEWER SEGMENTS 
• TV INSPECTION REPORTS 

– OBTAINED DOCUMENTS FROM 
OTHER ENGINEERING FIRMS 

• RECORD INFORMATION FOR CHERRY 
STREET PUMP STATION 

• CALCULATED CAPACITY FROM 
THE POINTE AT HILLS FARM 
DEVELOPMENT TO INTERCEPTOR 
 



Extent of Sewer Study:  
4± Miles 



CAPACITY COMPARISON FOR 
SEGMENTS OF CONCERN 

 



RESULTS OF HYDRAULIC CAPACITY 
ANALYSIS 

• AECOM DID NOT IDENTIFY ANY SEWER SEGMENTS 
WITH INSUFFICIENT HYDRAULIC CAPACITY. 

• THE QUAIL HOLLOW PUMP STATION  HAS SUFFICIENT 
CAPACITY TO ACCOMMODATE THE POINTE AT HILLS 
FARM. 

• STONEY HILL PUMP STATION HAS SUFFICIENT 
CAPACITY TO ACCOMMODATE THE POINTE AT HILLS 
FARM. 

• WITH THE USE OF THE EXISTING STORAGE TANK AND 
PROPER MAINTENANCE THE CHERRY STREET PUMP 
STATION HAS SUFFICIENT CAPACITY TO 
ACCOMMODATE THE POINTE AT HILLS FARM. 



40B Consultant 
Robert Engler & Geoffrey Engler, S-E-B, LLC, 

LLC 
• The 40B Permitting Process 



Fiscal Impact Analysis 
John Connery, Connery Associates 

• Summary of Methodology 
• Summary of Findings 
• General Service Costs 
• Education Costs 
• Total Service Cost 
• Revenue 
• Long Term Fiscal Profile 
• One Time Fees 



Post Presentation Dialogue 
• Q & A Session:   
• Closing Statement:  Fran Zarette 

 
 
 
 

 
 
 
 
     …Thank You from Our Team 
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