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1.0 INTRODUCTION
On behalf of the applicant, NBPIII
Shrewsbury, LLC. (“NBP”), and the
property owners, The Shrewsbury
Development Corporation (the
“SDC”), Beals Associates, Inc.
(“BAI”) is filing the enclosed
Campus Master Plan Special
Permit with the Town of
Shrewsbury
Planning
Board
pursuant to Section VII.P(7) of the
Town of Shrewsbury Zoning Bylaw
(the “Zoning Bylaw”) and the
Rules and Regulations Governing
Special Permits & Site Plan Review
in Shrewsbury, Massachusetts
(the “Special Permit Rules and
Aerial Image of Subject Property
Regulations”). The applicant is
filing this Special Permit for approval of a Campus Master Plan located at 384 – 386 South Street
in Shrewsbury, Massachusetts.
The project site is identified on the Town of Shrewsbury Assessor’s Database as Map 42, Parcel
11.000, 11.001 and 11.002 which are the result of a recent Definitive Subdivision. The property
was also formerly known as “The Allen Property” and has been the subject of several studies over
the past 15 years. The site has legal frontage along both South Street and Route 20. The overall
66.5 acre property is bordered by South Street and commercial/lab uses to the north; commercial
and industrial land uses and Route 20 (Hartford Turnpike) to the south; residential land uses and
South Street to the east; and, residential land uses and a ground mounted solar facility to the
west. Along South Street are three vacant buildings that will be removed as part of the project.
These buildings and the associated paved areas appear to have been used as support for prior
agricultural land uses on the property. The remainder of the site is undeveloped with a mix of
former field areas and undisturbed wooded areas. There is a large wetland system that flow
through the property essentially bisecting the overall parcel into a north and south area.
The project site is zoned Office/Research according to the Town of Shrewsbury Zoning Map. The
property also lies with the Flexible Development Overlay District which contains two subdistricts:
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Subdistrict A on the northerly portion and Subdistrict B on the southerly portion. Adjacent parcels
to the north, south and east are all either within the Office/Research Zone or the Limited
Industrial Zone. The property to the west is located within the Rural B Residential Zone and will
require a 200-foot buffer to all development.
The site contains several wetland resource areas, as well as intermittent streams within the
wetland resource areas. These areas were identified in the field by EcoTec, Inc. in October 2018
and were subject to prior reviews by the Town of Shrewsbury. This same wetland boundary has
been used for the proposed project site.
The existing property features significant topographic changes across the site. From the wetland
areas, the property rises to both the north and south, with the majority of the existing site runoff
flowing in the direction of the wetland resource areas. The site is actually part of two different
MassDEP watersheds, with the northwest portion of the site lying within the Blackstone
Watershed and the remainder of the property within the Concord (SuAsCo) Watershed.
Soils across the site are generally till soils with many areas of very shallow bedrock cover. The
onsite investigations include numerous test pits across the property as well as a number of
borings to identify deeper soil conditions and overall bedrock depths. The soils encountered
within the test pits were generally consistent with those that are mapped by the NRCS.
The proposed Campus Master Plan will include three buildings across the property: two on the
southerly side and a single building on the northly side. Access for the site will be from both South
Street and Route 20, with the South Street access point limited to only passenger vehicles. Trucks
will not be allowed to use this entrance and will be limited to Route 20.
The northerly building is planned as a 190,000 square foot logistics/GMP facility and will include
various support features that will allow the applicant to market the building to a variety of
tenants throughout the overall sector. Loading areas will be located on the southerly side of the
building with employee and visitor parking to the east side adjacent to South Street. A conscious
effort has been made to eliminate any operational activity from the west side nearest to the
residential neighborhood. There will be a structured grass fire lane circling the overall building
that will be designed to support fire department apparatus and allow snowplows to clear the
area in the winter. Utilities for the building will be provided from South Street, and a secondary
water connection to the southerly parcel will provide a looped water system back to Route 20.
Stormwater management for the northerly building will be provided through underground
detention and infiltration systems as well as bermed areas on the southeast portion of the site
APRIL 2021
PAGE 2

CENTECH PARK CAMPUS
MASTER PLAN SPECIAL PERMIT

384 – 386 SOUTH STREET
SHREWSBURY, MA

to provide additional detention. A rain garden will be a central feature located within the
employee parking lot.
The northerly building area will be connected to the southerly building area through the
development of a wetland crossing that will also span the intermittent stream with a 12’ x 6’
bottomless box culvert. This overall crossing will result in the direct impact of approximately
4,900 square feet of wetland area. There will be approximately 10,000 square feet of wetland
creation proposed resulting in a mitigation ratio that exceeds 2:1.
The main building on the southerly parcel will be just over 100,000 square feet and is being
developed for a similar use to the northerly building. Loading spaces will face the easterly
direction with employee and visitor parking located along the westerly face of the building. To
the southwest of the building will be approximately 50 trailer parking spaces. This building will
receive utility services from Route 20 and will be connected to the campus water loop noted
above. Stormwater management will be mainly underground and will feature subsurface
infiltration and detention systems to provide enhanced stormwater quality and quantity control
prior to releasing the clean runoff to the wetland resource areas.
The third building will consist of a smaller 10,000 square foot building that will be marketed for
a variety of uses. This building could conceivably be developed as office or commercial uses and
is located closer to Route 20 for visibility purposes. Parking will be located in front of the building
between the structure and Route 20. Access for this use will be primarily off Route 20 as well.
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2.0 CAMPUS MASTER PLAN DEVELOPMENT STANDARDS
2.1 UNITY OF SITE DESIGN
The overall development program is being designed as a single development with attention given
to the land use, traffic and circulation patterns, and architectural compatibility. Placement of
buildings is being considered to provide screening to abutting properties as well as blocking direct
viewsheds into service areas of the project (truck courts, waste disposal, etc.)
The main entrances to the project site will be designed to announce a sense of arrival to the
project and will feature pedestrian and bicycle amenities on the South Street side of the project
to compliment the more pedestrian friendly environment of that area as opposed to Route 20.
Open space for the project site is distributed throughout the property. The orientation of the
buildings, parking and roadways allows the ability to set aside large areas of land for future
preservation efforts.

2.2 PRESERVATION AND INTEGRATION OF ENVIRONMENTAL FEATURES
As noted above, one of the goals of the project has been to develop a campus that will provide
for development opportunities while simultaneously providing open space within the overall
property. This open space is considered important for abutting land uses and the overall
community, including a large buffer to the westerly residential neighborhood as well as
preservation of the wetland corridor that runs through the site. The wetland crossing is being
designed with a large open bottom box culvert that will allow migration of wildlife through the
crossing safely.

2.3 DRAINAGE SYSTEMS
All stormwater management systems will be designed to meet or exceed MassDEP Stormwater
Standards as well as Town of Shrewsbury standards. The overall hydrology for the project site
will be designed to mimic the existing hydrology to the extent possible. The systems will include
infiltrative systems that will help recharge the groundwater. A rain garden will provide a central
focus within the northerly employee parking lot. Other alternative technologies will be employed
to complete the state-of-the-art system.

2.4 UNDERGROUND UTILITIES
All utilities proposed for the project will be underground, including all electric and
telecommunication facilities and connections.
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2.5 MITIGATION OF ADVERSE EFFECTS
2.5.1 TRAFFIC CIRCULATION AND STREET CAPACITY
A full traffic impact study has been prepared for the project. Permitting through MassDOT will
also be required. It is anticipated that an acceleration lane will likely be required for the entrance
onto Route 20. The Traffic Impact Study and Site Plan review phase will work toward ensuring
safety and adequate levels of service for the area roadway network.

2.5.2 AIR QUALITY
Air quality should not be adversely impacted by the proposed project. The proposed uses will not
involve significant air emissions and will be below MassDEP thresholds for extended permitting.
The truck court areas will be regulated by onsite personnel and idling limits of five minutes will
be posted and enforced.

2.5.3 NOISE
The majority of the onsite activities have been located away from sensitive noise receptors. For
example, the side of the building that faces the residential neighborhood to the west features no
active programming for outdoor operations including truck loading and parking. The only access
around that side of the building will be a restricted emergency access lane.
Rooftop mechanical units can be screened if the final building design locations indicate that they
will be oriented toward residential areas. Given the type of proposed use, it is anticipated that
the rooftop units will be located inward of the building edges and will not be visible or audibly
discernable form neighboring properties.

2.5.4 STORMWATER RUNOFF
Stormwater management facilities will be designed to meet or exceed all MassDEP Stormwater
Standards and will also meet or exceed all Town of Shrewsbury requirements. Given the
proximity of the project to wetland and natural resources, the project will be designed to mimic
the rate and volume of runoff being direct to those areas as closely as possible to ensure that the
hydrologic balance of these features is not disrupted.

2.5.5 FLOODING, EROSION, SEDIMENTATION, CHANGES IN WATER TABLES
The stormwater management system will be analyzed to determine the effects of storm events
up to and including the 100-year storm. The impacts of these larger storms will be evaluated
during the final design to ensure that no downstream threat from flooding or erosion exists. The
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potential for changes in the water table will be mitigated by carefully ensuring the amount of
recharge through infiltrations systems matches the current recharge volumes. This balance will
also help ensure the long-term health and ecologic stability of the adjacent natural resources.

2.5.6 WILDLIFE & WILDLIFE HABITATS
While there are no mapped locations of endangered species or rare habitats based on review of
the Natural Heritage database, it is recognized that undeveloped woodland, fields and natural
resource areas provide habitat for a number of species. The overall project has been designed to
minimize the development footprint of the overall disturbed area. This results in the ability to
identify and set aside large areas of land as open space. The applicant is also looking forward to
discussions on how to protect this area from future development as well.

2.5.7 WATER SUPPLY
The proposed use is typically a low water consumption land use. The project’s landscaping will
be designed to include drought tolerant plantings that will not require irrigation.

2.5.8 SEWAGE DISPOSAL
The proposed project will connect to municipal sewer facilities along South Street and Route 20.
These connections will alleviate the need for an onsite subsurface wastewater disposal system
and also minimize the potential for impacts on local groundwater supplies.
The overall volumes of sewage created by these types of uses is significantly lower than equally
sized commercial or residential uses and should not impact the municipal water or wastewater
system.

2.6 COMPATIBILITY WITH ABUTTING USES
The project will be compatible with many of the surrounding land uses. By proposing a Class-A
logistics/GMP project, the surrounding commercial, industrial and office/research land uses will
be complimented by this project. Abutting residential land uses will be screened from the project
by a minimum 200-foot buffer to the west and undeveloped buffers to the southeast.

2.7 PUBLIC SERVICES
The project will utilize private waste management companies that will haul waste to their own
facilities and will not place a burden on the Town’s facilities or waste management operations.
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The project will not include any new dwelling units; therefore, there will be no impact on the
Town of Shrewsbury’s School System.
The project involves the development of logistic and/or GMP buildings. As a result, it is
anticipated that the number of emergency calls to Police and Fire personnel will be minimal due
to the overall use of the property.
The project does not involve any additional dwelling units, so the population utilizing the Town’s
libraries, parks and recreation facilities will not change as a result of the redevelopment of this
site.

2.8 TRANSPORTATION FACILITIES
The Traffic Impact Study for the project will include several conceptual ideas for Traffic Demand
Management which, depending on the final building tenant, could be implemented to help
reduce the overall number of trips that the site realizes. These include, but are not limited to:
•
•
•
•

•
•

Assignment of a Transportation Coordinator.
Posting information regarding commuting options in a central location.
Facilitation of a rideshare program for employees to encourage carpooling.
Provide “Welcome Packet” information to employees detailing commuter options and
include contact information for the Transportation Coordinator and information to enroll
in the employee rideshare program.
Provide amenities to discourage off-site trips such as break rooms with microwaves and
refrigerators, offering direct deposit of paychecks, allowing flexible work schedules, etc.
Provide pedestrian and bicycle accommodates to the building entrances including bicycle
parking facilities.

2.9 ORGANIZATION AND MANAGEMENT
The project will feature many common area facilities, such as access drives, stormwater
management facilities and, to a lesser degree, utility systems. Landscape maintenance will also
be a common area requirement. During the planning and permitting phases of the project, the
applicant will develop common area maintenance and operational documents that will outline
the control and enforcement of the overall property requirements.
It is anticipated that architectural review will occur during site plan approval phases for each
building.

APRIL 2021
PAGE 7

CENTECH PARK CAMPUS
MASTER PLAN SPECIAL PERMIT

384 – 386 SOUTH STREET
SHREWSBURY, MA

APPENDIX A: FIGURES

APRIL 2021
PAGE 8

REFERENCES:
PROPERTY LINE INFORMATION OBTAINED FROM MASS GIS. AERIAL PHOTOGRAPHY OBTAINED FROM GOOGLE IMAGERY.

SUBJECT
SITE

H

ST

T
UT S
STN
CH E

SO
UT

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVED

2 PARK PLAZA SUITE 200 BOSTON, MA 02116
PHONE: 617-242-1120

Figure 1

Aerial

February 2021

sPLANNINGsENGINEERINGsPERMITTINGsMANAGEMENT

Shrewsbury
Massachusetts

0

SCALE: 1"=500'
500
250

REFERENCES:
PROPERTY LINE INFORMATION OBTAINED FROM MASS GIS. TAX MAP WAS OBTAINED FROM TOWN OF SHREWSBURY GIS DATABASE.

SUBJECT
SITE
UT

H

UT

ST

STN
CHE

SO

ST

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVED

2 PARK PLAZA SUITE 200 BOSTON, MA 02116
PHONE: 617-242-1120

Figure 2

Tax Map

February 2021

sPLANNINGsENGINEERINGsPERMITTINGsMANAGEMENT

Shrewsbury
Massachusetts

0

SCALE: 1"=500'
500
250

REFERENCES:
PROPERTY LINE INFORMATION OBTAINED FROM MASS GIS. USGS MAP WAS OBTAINED FROM USGS MARLBOROUGH MASSACHUSETTS TOPOGRAPHIC MAP DATED 1983.

SUBJECT
SITE

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVED

2 PARK PLAZA SUITE 200 BOSTON, MA 02116
PHONE: 617-242-1120

Figure 3

USGS Map

February 2021

sPLANNINGsENGINEERINGsPERMITTINGsMANAGEMENT

Shrewsbury
Massachusetts

0

SCALE: 1"=2000'
2000
1000

REFERENCES:
PROPERTY LINE INFORMATION OBTAINED FROM MASS GIS. ZONING MAP OBTAINED FROM TOWN OF SHREWSBURY ZONING MAP

SUBJECT
SITE

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVED

2 PARK PLAZA SUITE 200 BOSTON, MA 02116
PHONE: 617-242-1120

Figure 4

Zoning Map

February 2021

sPLANNINGsENGINEERINGsPERMITTINGsMANAGEMENT

Shrewsbury
Massachusetts

0

SCALE: 1"=2000'
2000
1000

REFERENCES:
PROPERTY LINE INFORMATION OBTAINED FROM MASS GIS. FEMA WAS OBTAINED FROM FEMA FLOOD MAP SERVICE CENTER.

SUBJECT
SITE

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVED

2 PARK PLAZA SUITE 200 BOSTON, MA 02116
PHONE: 617-242-1120

FEMA map

sPLANNINGsENGINEERINGsPERMITTINGsMANAGEMENT

Shrewsbury
Massachusetts

Figure 5
February 2021

SCALE: As Noted

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVED

2 PARK PLAZA SUITE 200 BOSTON, MA 02116
PHONE: 617-242-1120

NRCS Legend

sPLANNINGsENGINEERINGsPERMITTINGsMANAGEMENT

Shrewsbury
Massachusetts

Figure 6
February 2021

REFERENCES:
PROPERTY LINE INFORMATION OBTAINED FROM MASS GIS. SOIL MAP AND MAP UNITS WERE OBTAINED FROM NRCS WEB SOIL SURVEY.

SUBJECT
SITE

COPYRIGHT Ó BY BEALS ASSOCIATES INC. - ALL RIGHTS RESERVED

2 PARK PLAZA SUITE 200 BOSTON, MA 02116
PHONE: 617-242-1120

NRCS Map

sPLANNINGsENGINEERINGsPERMITTINGsMANAGEMENT

Shrewsbury
Massachusetts

Figure 6A
February 2021

SCALE: As Noted

REFERENCES:
PROPERTY LINE INFORMATION OBTAINED FROM MASS GIS. AERIAL PHOTOGRAPHY OBTAINED FROM GOOGLE IMAGERY.
NOTE:
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POTENTIAL VERNAL POOL LOCATIONS WITHIN THE PROJECT VICINITY.
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APPENDIX B: TRAFFIC IMPACT ANALYSIS
(UNDER SEPARATE COVER)
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APPENDIX C: BEALS ASSOCIATES, INC. PLANS
(UNDER SEPARATE COVER)
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