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856 Main Road Westport, MA  02790   planning@westport-ma.gov  Tel: 508-636-1037 

 
 

Planning Department 
856 Main Road 

Westport, MA  02790 

 
 
 

 

Planning Board 
James Whitin 
Robert Daylor 

John K. Bullard  
Mark L. Schmid 
Manuel Soares 

AGENDA 
Tuesday, March 7, 2023 

 

Call to order 6:00 p.m. 

1. Administrative Items 

 a. Letter to the Board of Selectmen requesting that the Highway Department solicit bids for the Maya 

Way project. 

 b. 202 Pine Hill Road (19-012SP) Endorse Form G for Performance Surety 

 

2. 6:15 p.m. Public Hearing 

 a. Stoneridge: A Private Community (23-002SP-ILF-SPA-LID) 

 

3. 6:45 p.m. Public Hearing 

 a. Close the 2023 Zoning By-Law Amendment Public Hearing 

 

4. Assistant/Planners report 

 

5. Correspondence 

  

6. Minutes 

 a. February 21, 2023 

 

7. Short/Long-term Planning Discussions  

 

 

 

ADJOURNMENT 

NOTE: Agenda is subject to change 

 

NEXT MEETINGS: 

Planning Board: March 21, 2023 at 6:00 p.m. 

Work Session:  ? 
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Project Name: "Stoneridge" Independent Living Facility (ILF)
Applicant: RL Building & Development Corp. c/o Richard Leblanc
Date: February 27, 2023

The Roadway Design and Fire Department Access shall comply with 527 CMR 1 c18:
Minimal 20 feet width, not including any Cape Cod Berms (Cape Cod Berm Mass.gov). Fire
apparatus access roads shall have an unobstructed vertical clearance of not less than 13 feet 6
inches (4.1 m). The angle of approach and departure for any means of fire apparatus access road
shall not exceed 1 ft drop in 20 ft (0.3 m drop in 6 m) or the design limitations of the fire
apparatus of the fire department, and shall be subject to approval by the AHJ.

MGL c148 Section 59:
Display of street address numbers on structures; use in enhanced 911 service. Addresses shall be
posted and visible from the roadway.

18.2.3.2.1
The distance from the roadway to the Community Building is undetermined. A fire apparatus
access road shall extend to within 50 ft (15 m) of at least one exterior door that can be opened
from the outside and that provides access to the interior of the building.

18.2.2.1 Access Box(es).
Lock Box installed at the Community Building.

18.2.3.3 Multiple Access Roads.
One emergency access road is listed and recommended. Access road shall be a minimum width
of 10 feet, unobstructed, and maintained annually. More than one fire apparatus access road
shall be provided when it is determined by the AHJ that access by a single road could be
impaired by vehicle congestion, condition of terrain, climate conditions, or other factors that
could limit access.
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Fire Protection Regulation 100:
In accordance with the Fire Protection Regulation 100, subsurface water storage tank(s) shall be
installed with-in 750 feet of a structure. A fire department permit is required prior to the
installation. The water storage tank shall be protected, filled, dressed with the appropriate
connections approved by the AHJ, and in service prior to occupancy. The Fire Department shall
inspect the water storage tank(s) for function prior to any occupancy.
All subsurface water tanks shall be located within easements provided exclusively for this
purpose. Tanks shall not be more than fifteen hundred (1,500) feet apart so that every residential
structure shall be within seven hundred fifty (750) feet of a subsurface water storage tank. The
fire tank located closest to the intersection of the proposed new road with the existing public way
shall be located within fifty (50) feet from station 0+00, as measured along the right-of-way
sideline of the proposed road between Stations 0+00 and 1+00. Each suction pipe shall be
located at least seven (7) feet but no more than nine (9) feet from the edge of the traveled way.

No Parking / Keep Clear Sign(s) at the Subsurface Water Tank Area.

If needed, utility signage for electrical and gas emergency shut-offs shall be provided for each
structure.

Undetermined:
● Road Width?
● Distance from the subsurface water tank to the farthest structure?
● Roadway distance to the Community Building?
● Cul-de-sac not listed.

Any questions, please contact this office at 774 264 5191.

Captain Mark A. Brisk
Westport Fire Department
Fire Prevention / Code Compliance Officer
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March 2, 2023  

 

To: Planning Board 

From: Amy Messier – Assistant Town Planner 

 

RE: “Stoneridge” ILF Review 

        Assessors Map 21, Lot 8A (15 acre parcel of land) 

        Zoning: Residential 

        Applicant: R L Building & Development Corp. c/o Richard Leblanc 

        Property Owner: Catherine Carlos  

 

Relief Sought: 

 Special Permit – Independent Living Facility 

 Site Plan Approval – Low Impact Development  

 Waiver from Town requirement that the peak post-development stormwater flows be 80% of the 

peak pre-development stormwater flows is requested.  

 

Submission Date: January 20, 2023  

Public Hearing: March 7, 2023 

 

 

Project Description:  
Construction of a thirty-nine (39) unit independent living facility on fifteen (15) acres of land on the South side 

of Chabot Street and the West side of Mello’s Way.  Proposed units will consist of twenty-nine (29) single-

family ownership and five (5) duplexes (10 units) ownership units, six (6) of which affordable, and four (4) 

market rate (MR).  

 

Findings: 

 

 Application submissions reference Mello’s Way, and “Mello’s Lane”, the applicant should clarify 

which spelling is correct.  

 

 Some documents reference “Stoneridge” while others reference ”Stone Ridge”, the applicant should 

clarify which way of spelling is correct.  

 

 Throughout the application “Woodland Circle” is referred to as a roadway and a common driveway, 

the applicant should clarify if the project is proposing a roadway or a common driveway. 

 

 The application references individual houses – the applicant should clarify whether this development 

is houses or condominiums, since land ownership is different for both.  

 

WESTPORT PLANNING BOARD 
856 Main Road 

Westport, MA 02790 

508-636-1037 

Planning@westport-ma.gov 

 

James Whitin, Chairman 
Robert Daylor, Vice Chair 
Mannuel Soares, Clerk 
John Bullard, Member 
Mark Schmid, Member 
 

mailto:Planning@westport-ma.gov


                                            

 

 The applicant does not provide an explanation as to why a waiver is being sought from the Town 

requirement that the peak post-development stormwater flows by 80% of the peak pre-development 

stormwater flows. 

 

 Frontage:  

Mello’s Way (private ROW) is approximately 30 ft. wide with an existing 8 ft. wide gravel path – 

unsure if this qualifies as legal frontage since Mello’s Way does not meet the standards of a “way” 

as defined in our Zoning Bylaw, nor does it meet the standards set forth in the Subdivision Control 

Rules & Regulations. This is being further reviewed by Town Counsel. Mello’s Lane is also referred 

to as an “Ancient Way” – it is the responsibility of the applicant to provide adequate evidence and 

documentation to the Planning Board to prove this – there is no documentation included in the 

application submission to establish that Mello’s Way is an Ancient Way.  

 

 Phasing: 

The applicant is proposing that all site work will be completed as a single phase, and that the 

development of each house will be done as the units are sold with some model units being 

constructed in the early stages. The applicant anticipates that no more than five (5) structures will be 

in various stages of construction at any one time, and the actual occupancy of dwellings will be 

based on the demand for the units and the economic climate. This is a vague timeline and should 

have more detail. The applicant does not state how many model homes there will be on site. With a 

maximum of five (5) structures being simultaneously built, construction on this site could potentially 

drag out for quite a while since 39 units are being proposed. Can the proposed construction access of 

Mello’s Way adequately handle the volume of construction vehicles for an unspecified amount of 

time? How long can the surrounding neighborhood expect to hear and see the ongoing construction? 

Does the applicant have the rights to make improvements to Mellos Way? The SWPPP mentions 

that for the “entire project” the projected start date for construction is May 1, 2023, with an 

estimated end date of construction of October 1, 2024 (with only 5 units being simultaneously built 

at one given time, that’s 3.4 units built a month for 17 months if construction was to start on May 1, 

2023 and there was not any delays with construction at all). Lastly, how will site work be completed 

in one phase if the units are being built in increments of five and based on the economic climate? 

Wouldn’t this cause the constant digging up of the site to install underground utilities, etc.? 

 

 

 Low Impact Development (Section 8.2):  
The project site was significantly cleared prior to the filing for this project. The Applicant was made 

aware, through the Zoning Enforcement Officer’s issuance of a Stop Work Order that work of this 

proportion on the site is to cease until Site Plan Approval –LID is filed with and granted by the 

Planning Board. Due to the prior unpermitted clearing of the land, I would say that the project itself 

does not meet the design standards of a low impact development since the applicant has failed to:  

 Preserve the sites natural features and environmentally sensitive areas 

 Minimalize the grading and clearing of the land – (applicant has graded and cleared 

the majority of the parcel prior to filing) 

 Minimize stormwater runoff from any development (There is now pooling of water 

on property along Lighthouse Lane where there previously was not any prior to the 

clearing and grading of the project site).  

o Where will downspouts outlet? 

 Provide Owners Association documentation (HOA) 

o Need a maintenance plan for access ways (8.2.5.h.) 



                                            

 

o Regarding the maintenance plan, it is not acceptable to make the homeowner’s 

association responsible for operation and maintenance of infrastructure 

improvements when 50% of the units are completed and sold. 

 Provide building footprints of the units 

 Applicant has filed an NOI with the EPA for a NPDES Permit, a NPDES permit has 

not been issued to the applicant, however coverage under the EPA’s Construction 

General Permit has been accepted and authorized.  NPDES ID Number: MAR1004FI 

 Need to delineate vegetation buffer strips and indicate plant materials  

 

 

 Stormwater Operation & Maintenance Plan: 

The Operation & Maintenance Plan that the applicant provided states the following under A.1.1. 

Stormwater BMP’s:   

“A maintenance agreement will be prepared between the property owner(s) and the Town of 

Westport that allows the Town to perform any required stormwater system maintenance that is 

being neglected by the developer of the HOA. The Town will be reimbursed for any required 

stormwater work.” 

 

“Woodland Circle” is not being proposed as a town accepted road, and an HOA will be established for 

this development, therefore, the Town of Westport should not be a part of the maintenance agreement 

for any stormwater system maintenance that is “neglected”– as the development will be private.  

 

 

 Independent Living Facility (Section 9.1):  

 The application fails to provide an ILF Narrative of how the proposed development will meet the 

standards and comply with the Zoning Bylaw 

  Application does not propose any “congregate living arrangements”.  

 Overhead electric should be located underground. If the holder of the gas easement objects to 

burying the electric, the applicant shall provide a statement. 

 The ILF application proposes 29 single family units and 5 duplexes (10 units) with 6 affordable and 

4 at MR, while Section 2 “Site Analysis Summary” has a conflicting proposal with 31 single family 

units with 4 duplexes (8 units), with 6 affordable and 2 at MR. 

 The Site Analysis Summary mentions that the landscaping of the site will be “similar” to Oakridge – 

this is an inadequate description – a planting and landscape plan should be submitted to the Board 

for review and adequacy.  

 The Site Analysis Summary states that the building architecture will utilize the same building plans 

as Oakridge – this description lacks necessary details, and such details should be illustrated (must be 

consistent with regional New England architecture) and clearly stated in order to allow for adequate 

review. As mentioned in Bob Daylors comments, there have been many complaints about the quality 

of construction in the neighboring development of Oakridge ILF. 

 The plans submitted with the application show some of the units within the 100 ft. setback. 

 Inadequate amount of open space. The gas easement is being used towards Open Space. The 

applicant is required to provide at least 328,115 s.f. of contiguous open space, but only 

approximately 170,755 s.f. of contiguous open space was provided. Open space must be used for 

conservation, historic preservation and education, outdoor education, park purposes, existing 

agriculture, existing horticulture, forestry, or for a combination of these uses, and shall be served by 

suitable access for such purposes. Stormwater retention basins and sewage disposal mounds are not 

acceptable uses for open space. The applicant must calculate how much contiguous space is 

provided on future plan revisions. Furthermore, a draft deed restriction preserving the open space is 

required. 



                                            

 

 Plans fail to depict the following; 

 

o Size of proposed buildings 

o Number of bedrooms  

o Number of building stories  

o How many cars the proposed garages will hold 

o Trees of 8” caliper 

o Detail drawings of signage, outdoor lighting (9.1.4.O), tree plantings, etc. 

o Parking areas (lacks parking spaces at community center and lacks info on any visitor 

parking and UPS/ FedEX/Amazon loading/unloading areas) 

o Trash disposal areas and method of trash disposal 

o Elevation drawings of buildings and other major structures (must demonstrate height from 

grade to roof pitch) 

o Landscape plan with planting schedule showing types, number and characteristics of 

proposed plantings  

o Perspective drawings or 3-D models (houses and the community center) 

 

 The gravel pathway shall be designed for ADA compliance  

o Need gravel detail for the pathways. If Mello’s Way north of the construction/ emergency 

access is to count towards pathway requirements, must be ADA compliant. 

 Emergency evacuation plan required and must be approved by the Fire Department (9.1.4.N) 

 

 

Staff Recommendation:  

 

After reviewing the entire application submission, staff has determined that the application is incomplete and 

lacks the required information that is listed in the Zoning Bylaw. Furthermore, after reviewing Department 

commentary and the initial review from the peer consultant (S.W. Cole), staff recommends that the applicant 

request to withdraw their application without prejudice. This would allow the applicant to re-file the application 

at a later time when all of the inadequacies mentioned in this review letter, department comments and the peer 

consultant review can be properly addressed.  

 

 



 

 

 

TOWN OF WESTPORT 
856 Main Road 

Westport, Massachusetts 02790 
 

PLANNING BOARD 

 
Tel. (508) 636-1037 
Fax (508) 636-1031 

 

Subject: Planner’s Report – March 3, 2023 

 

 Open Meeting Law Update 

 Route 6 Rezoning Meeting Recap 

 Municipal Vulnerability Preparedness Program Grant  MVP 2.0 

 Southeastern New England Program – Watershed Implementation Grants 

 Housing Production Plan Survey 

 

Sincerely, 

 
Michael Burris 

Town Planner, AICP 
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MEETING MINUTES 
February 21, 2023 

 
 
PLANNING BOARD MEETING         
Chairman Jim Whitin called the meeting to order at 6:02 p.m. with Vice-Chair Robert Daylor and members 
John Bullard, Manuel Soares, Mark L. Schmid, and Town Planner, Assistant Town Planner Amy Messier in 
attendance. 
Chair’s Announcement – Under M.G.L Chapter 30A, section 20(f) – The meeting is being recorded.   
 
Call to order 6:00 p.m. 
1. Administrative Items 
a. Route 88 Solar 1, LLC (18-011SP) Endorse Form G for Performance Surety.  
 The Board endorsed the Form G. No other action was taken. 
 
b. 0 Brookwood Drive (19-005SP) Endorse Form G 
 The Board endorsed the Form G. There was no additional action taken. 
 
c. 533 Horseneck Road (23-001A) K.S.P. Law - Notice of Appeal 
Chairman Whitin mentioned the Notice of Appeal was sent to Town Council and that we are awaiting a 
response. There was no additional action taken. 
 
d. Approval Not Required (ANR) 484 Sanford Road (23-007A) Request by the applicant for endorsement of 
a Plan of Land showing 3 Lots for land located at 484 Sanford Road, Map 23A Lot 397-398. 
  
Alan Quintin, professional surveyor for the applicant, was present. 
 
Ms. Messier recommended endorsement.  
 
MOTION  

Bullard moved to approve endorsement of the plan entitled “Approval Not Required Plan, 287-289 Gifford 

Road, 309 Gifford Road Assessor’s Map 31 Lot 5A, Lot 6 Westport, MA” because the plan complies with the 

provisions of M.G.L. Ch. 41 Section 81P.  Seconded by Daylor with all five members in favor.   

  
2. Assistant/Planners report 
 Planner’s Report 
 Michael Burris 

 2023 Annual Town Meeting:  
o Zoning revisions forwarded to Town Counsel. 

 Route 6 Rezoning 
o Next meeting with BSC group moved to March 1. 

 Municipal Vulnerability Preparedness Program Grant  
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o Preparing a grant application to facilitate development of a Climate Resilience Plan. Grant 
funds would be used for planning services and public engagement activities. 

o Meeting with Courtney Rocha next week on the 28th to get feedback on pre-application 
materials. 

o Chairman Whitin read a letter dated February 21, 2023, from the Planning Board to the 
Massachusetts Municipal Vulnerability Action Grant Program, which supports the Westport 
Climate Resilience Committee's application for the resources needed to establish a Climate 
Resilience Plan. 

 Open Meeting Law 

 Temporary provisions allowing remote meetings will expire on March 31. Burris sent a letter to our 
state representative, senator, and the governor to request that they advocate for a continuation of 
remote meetings.  

 Main Road Streetscape Improvement Plan 
o Starting to develop project materials, such as the project’s stakeholder engagement strategy. 
o Looking for tentative volunteers to be on a workgroup for this project from the Planning 

Board and the Bike and Walking Committee.  
o Also, any contacts with the business community from Hix Bridge Road to the Westport 

Commons? Need at least one representative from the business community, preferably two. 
 
Assistant Planners Report  
Ms. Messier 
Ironwood Renewables: 

 Judgment to dismiss on 2/13/23, Plaintiffs have 30 days to appeal the judgement.  
Harbor Water Study: 

 Reached out to Frank of Weston & Sampson to follow up from the last meeting in mid-December 
since at the last meeting a follow-up meeting was loosely established to be sometime in mid-
January. 

Maya Way: 

 The 45-day deadline for the applicant to reply to a certified letter was sent this Friday, 2/24/23. Next 
steps: Letter to BOS from the Planning Board requesting that the cash surety ($87,000.00 plus 
accrued interest) could be used by the Highway Department to repair Maya Way  

 Thin Layer Deposition (salt marshes) 

 Currently looking up ownership of the salt marshes. Spoke with the Assessor’s Office today, many of 
the salt marshes do not have an exact location on their mapping GIS and therefore are almost 
impossible to look up (the smaller ones).  The salt marshes and Islands of the West Branch are the 
following;  

 0 Great Island; Parcel ID 85_50_0 

Owner: Elizabeth Coxe  

 0 Little Dumpling Island; Parcel ID 86_51_0 

Owner: Joan Lewis & Jacquelyn McKeon  

 0 Big Dumpling Island; Parcel ID 86_52_0 

Owner: Joan Lewis & Jacquelyn McKeon 

 0 Judy Island; Parcel ID 84_23_0 

Owner: Hugh Morton & Nancy Dawson 

 Cory or Linnikins Island; Parcel ID 90_3_0  

Owner: The Messier Family Foundation 

 0 Spectacle Island; Parcel ID 86_49_0 

Owner: Richard St. Aubin  

 0 Little Island; Parcel ID 86_48_0 

Owner: Westport Land Conservation 
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Whitin requested additional information from the Assessor’s Department for marsh that don’t have uplands.  
 
3. Invoices 
a. East Bay Media Group Legal Ad – Zoning By-Law amendments $246.00 
 
Motion 
Bullard moved to approve the East Bay Media Group Legal ad of $246.00.  Seconded by Daylor with all five 
members in favor.   
 
b. W.B. Mason – computer supplies for Town Planner - $76.94 
 
Motion 
Bullard moved to approve the W.B. Mason Legal ad of $76.94.  Seconded by Daylor with all five members in 
favor.   
 
4.   Correspondence 

None. 
 
5.   Minutes 
 February 7, 2023 
 
Motion  
Bullard moved to approve the February 7, 2023; minutes as amended.  Seconded by Daylor with all five 
members in favor.  
 
6. Short/Long-term Planning Discussions  
  
Bullard provided an update on a meeting between the Planning Board staff, CRC members, and Joe Costa of 
the Buzzards Bay National Estuaries Program. Costa provided an overview of thin layer deposition for 
saltwater marsh restoration and detailed the processes, costs, and permits necessary for such a project. 
 
ADJOURNMENT  
The members unanimously adjourned at 6:45 p.m. 
 
Respectfully submitted,  

 
 

 
Nadine Castro, Assistant Town Planner II 
 
 
NOTE:  Agenda is subject to change 
____________________________________________________________________________ 
NEXT MEETINGS: 
PLANNING BOARD: March 7, 2023 @ 6:00 P.M. 
WORK SESSION:  ? 
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