
 

Marlborough Technology Park 
100 Nickerson Road, Marlborough, MA 01752 

Tel 508.786.2200   Fax 508.786.2201   tetratech.com 

September 6, 2022 
 
 

Ellen Agro, Town Clerk  
Town of Mendon 
20 Main Street 
Mendon, MA 01756 
 
Re: Application for Special Permit 
 Hastings Street Plaza, LLC 

35 Hastings Street (Parcel ID: 11-142-35-0) 
 37 Hastings Street (Parcel ID: 11-142-37-0) 
     
Dear Board Members: 

On behalf of Hastings Street Plaza, LLC (the Applicant), Tetra Tech is pleased to submit a request for a 
Special Permit from the Town of Mendon Zoning Board of Appeals, pursuant to Massachusetts General 
Law Chapter 40A, Section 9 and Article I, Section 1.06, of the Zoning Bylaws. The Applicant proposes to 
construct a shopping center, as part of a development comprised of two mutually compatible connected 
uses sharing critical infrastructure (the Project), on land containing a preexisting nonconforming use.  

Enclosed please find the following documentation for the Board’s consideration: 

1. Application for Special Permit and Filing Fee Check 
2. Project Narrative 
3. Special Permit Plans 
4. Architectural Renderings 
5. Certified Abutters List and Mailing Labels 
6. Copy of the Deeds for the Subject Properties 
7. Thumb drive containing electronic copy of documentation listed above 
8. Six (6) hard copies of entire submission 

We respectfully request a public hearing be scheduled to present the Project and address any questions, 
comments or concerns of the Boards, Town Department, or interested residents. In the meantime, please 
don’t hesitate to contact us if you have any questions or require additional information. 

Very truly yours, 
 
 
 
Matthew Moyen, PE 
Senior Project Manager  
508-786-2348    
matthew.moyen@tetratech.com  

mailto:matthew.moyen@tetratech.com
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TOWN OF MENDON  
ZONING BOARD OF APPEALS   
20 MAIN ST.  
MENDON, MA 01756   
   
 

 

APPLICATION FOR (check one) 

In accordance with Mendon Zoning By-Laws 
SPECIAL PERMIT (M.G.L. Ch. 40, § 9) 

VARIANCE (M.G.L. CH. 40, § 10) 

 

This application must be completed, signed, and submitted with the filing fee by the petitioner or their 
representative in accordance with the Board’s rules and regulations which can be found at 
www.mendonma.gov or in the Town Clerk’s office. 

 

1. PETITIONER: Includes Equitable Owner (purchaser on a purchase and sales agreement) 
 
Name:__________________________________________________________________ 
 
 
Address:_________________________________________________________________ 
 
Phone:_______________________________ Alt phone:__________________________ 
 
Email:___________________________________________________________________ 
 
 
Petitioner is: (Check one)  Tenant_______ Agent_______ Purchaser_______ 
 

2. OWNER: (If other than petitioner) 
Name:__________________________________________________________________ 
 
 
Address:_________________________________________________________________ 
 
Phone:_______________________________ Alt phone:__________________________ 
 
Email:___________________________________________________________________ 

Hastings Street Plaza, LLC

PO Box 444

508-277-7558 508-422-1050

johnn@imperialcars.com

✔

✔

508-277-7558

johnn@imperialcars.com





      
5. NATURE OF RELIEF REQUESTED 

 
Article/Section _________________ of Mendon Zoning By-Laws 
 
Which allows/requires : 

 

 

 

 

 

 
The specific relief we/I request is as follows: 

 

 

 

 

6. EVIDENCE TO SUPPORT GRANT OF VARIANCE 

(ref. M.G.L. Ch. 40, § 10) 

A. Describe/demonstrate unique/peculiar soil conditions, shape, or topography of subject 

property.  Describe how these conditions especially affect only the land or structures in 

question, how they are unique to the subject property, and do not affect generally the 

zoning district in which it is located. 

 

 

 

 

 

III / 3.01 (d) (iii)

The Board of Appeals may authorize, under a special permit, a non-conforming use of a
building, structure, or land to be extended, or a non-conforming building to be structurally
changed, altered, enlarged or reconstructed; provided that such extension, structural
change, alteration, enlargement, or reconstruction shall not be substantially more
detrimental to the neighborhood than the existing non-conforming use or non-conforming
structure.

Special Permit for alteration from the preexisting non-conforming use as a Golf Driving
Range (prohibited in the Rural Residential and General Business Districts) to a Shopping
Center (specially permitted in the General Business District).

N/A





Documents submitted  

 Completed variance application 

 Owner authorizations complete 

 Electronic copy of entire submission (via email or thumb drive) 

 6 collated copies of the entire submission and site plan(including uplands and 

abutters) 

 Certified abutters list from the Assessor’s Office 

 4 sets of mailing labels 

 Copy of the Deed for the subject property 

 Copy of building permit application and/or any correspondence from the 

building department 

 Copy of any previous decisions on Special Permits or Variances for the subject 

property 

 Soil/geological studies, topographical maps, other support documentation  

 

 

Petition, application, or appeal herein, including documents required listed under Rules 

and Regulations of the Mendon Zoning Board of Appeals, and filing fee of $___________ 

received this date. 

 

 

Town Clerk       Date 

✔

✔

✔

✔

✔

✔

✔
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1.0 APPLICANT 

The Project is proposed by Hastings Street Plaza, LLC who has a longstanding history within the community 
and seeks to incorporate Smart Growth and Sustainable Development principles into a development that 
will boost the economy, protect the environment and public health, and enhance community vitality.  

2.0 PROJECT SITE 

The Project Site is located within the General Business (GB) and Rural Residential (RR) zoning districts 
and includes 18.3-acres of applicant-owned land with frontage and access along Hastings Street (Route 
16) and Washington Street. The parcel assemblage is currently occupied by Barry’s Place (closed) at 35 
Hastings Street, the Mendon Driving Range at 37 Hastings Street, and single-family residences at 12 
Washington Street and 20 Washington Street. Commercial improvements on the Project Site include a 
small restaurant structure, three support structures, a driving range facility, and miniature golf course served 
by an approximately 60-space parking lot.  Residential improvements on the Project Site include two single-
family homes and a large barn structure served by driveways.  

The Project Site is mostly vegetated with large areas of mowed and maintained grass at the driving range 
and adjacent residence as well as woodland to the north. Topography generally slopes from east to west 
ranging from a high elevation of 447 near Hastings Street to a low elevation of 417 at a wetland resource 
area within the woods downgradient of the 220-yard-long driving range, referenced to the North American 
Vertical Datum of 1988 (NAVD 88). Stormwater runoff from the site flows predominantly to the northwest 
where it discharges overland to a wetland resource area. Only a small portion of the site flows overland to 
the east towards Washington Street. 

Existing conditions and a locus map are depicted on Sheet V-100 of the Special Permit Plans included with 
the application. A reduced version is provided in Attachment A.  

3.0 PROJECT SUMMARY 

The Project will construct a smart growth development comprised of mutually compatible and connected 
commercial and residential uses sharing critical infrastructure that is consistent with the Mendon Master 
Plan Vision through its investments in improving infrastructure and environmental resiliency, strengthening 
the economy, and preserving open spaces and the small-town feel. Located along a densely developed 
stretch of the Route 16 corridor with access to existing infrastructure and adjacent to the Mendon Center 
District, the Project Site is an ideal candidate for a smart growth development. 

3.1 BUILDING PROGRAM 

The building program consists of a 66,600 gross square-foot shopping center and 27 single-family homes 
that will be designed to incorporate architectural elements that are consistent with the character of the 
surrounding area.  

The shopping center includes a 3,600 square-foot standalone drive-thru bank, an L-shaped building 
program that is comprised of a 31,000 square-foot market, 15,000 square-foot outdoor retail space, 17,000 
square-foot indoor retail space, as well as a 1,500 square-foot accessory carousel structure that each 
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incorporate at least one dedicated off-street loading space. The shopping center will incorporate 
architectural building, structure, and screening elements that are consistent with similar uses and the 
surrounding area.  

The residential neighborhood includes the exterior restoration and interior renovation of the existing 
historical residence at 12 Washington Street, construction of one new barn-style home along the 12 
Washington Street frontage to maintain its historical character, and construction of 25 new single-family 
two-bedroom homes with a one-car garage that will incorporate New England style architecture. Only three 
residences will be located along the Washington Street frontage, consistent with existing conditions, while 
pushing the more densely develop area towards the site interior and incorporating screening elements 
consistent with the use.  

Building layouts are depicted on Sheet C-120 and C-131 of the Special Permit Plans included with the 
application. A reduced version is provided in Attachment A. A reduced version of architectural elevations 
and renderings are provided in Attachment B. 

3.2 SITE ACCESS AND CIRCULATION 

Vehicular access to the Project Site will be along Route 16 and Washington Street. A two-lane roundabout 
at the intersection of Route 16 and Millville Road is proposed to improve operations along Route 16 and 
provide primary access to the shopping center, with secondary access for delivery and service vehicles 
occurring at an access point east of the roundabout. Two access points along Washington Street will 
provide dedicated vehicular access to the residential neighborhood.  

Two-way vehicular circulation is provided around the Project Site. The lone exception being a short stretch 
of one-way circulation for the bank drive thru. Accommodations for large delivery trucks and fire-fighting 
equipment are incorporated where appropriate.  

Pedestrian access to the Project Site will be via new sidewalks along Route 16. Pedestrian circulation 
around the Project Site is comprised of interconnected sidewalks with accessible ramps and striped 
pedestrian pathways that provide connectivity between the shopping center and residential neighborhood. 
The new roundabout and interconnected share-use sidewalks will also provide connectivity between the 
Project Site and existing residences, community goods, services, and recreational activities in and around 
the downtown area. 

The Project will comply with applicable requirements of the Americans with Disabilities Act (ADA) and the 
Massachusetts Architectural Access Board (MAAB).  

Site access, circulation, and layout are depicted on Sheets C-120 and C-131 of the Special Permit Plans 
included with the application. A reduced version is provided in Attachment A.  

3.3 UTILITIES 

The Project Site has access to electric, telephone and data services located along the Route 16 and 
Washington Street corridors that serve existing uses. Access to natural gas is also available within the 
Route 16 corridor. The Project will require a new public water supply, fire protection cisterns, and 
subsurface sewage disposal systems to serve the proposed uses. Existing water wells will be reused for 
landscape irrigation and existing wastewater disposal systems will be retired.  
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Utilities supporting the shopping center are depicted on Sheets C-141 and C-151 of the Special Permit 
Plans included with the application. A reduced version is provided in Attachment A. 

Domestic Water 

A public water supply serving the Project’s commercial and residential uses will be designed in compliance 
with Massachusetts Drinking Water Regulations (310 CMR 22) and the MassDEP Guidelines and Policies 
for Public Water Systems.  

A Request for Site Exam and Pumping Test Proposal was submitted to MassDEP on May 26, 2021. An 
Approval to Site a Source and Conduct Pumping Test for Source <70 GPM was granted by MassDEP on 
September 16, 2021 and copied the Town of Mendon Board of Health.  

Firefighting Water 

The Project will incorporate fire cisterns, or equivalent, sized and located to comply with the Town of 
Mendon Fire Department requirements.  

Sewer 

The Project’s commercial and residential uses are served by independent subsurface sewage disposal 
systems that will be designed in compliance with Title 5 of the State Environmental Code (310 CMR 15)  
and all applicable requirements of the Town of Mendon Board of Health and Zoning Bylaws.  

Soil Suitability Assessments and Percolation Tests were performed by a Certified Soil Evaluator and 
observed by the Board of Health on September 13 and September 14, 2021. Soil Suitability Assessments 
for On-Site Sewage Disposal, Percolation Test Results, and a Sewage Disposal Deep Observation Hole 
and Percolation Test Location Plan were submitted to the Board of Health on November 10, 2021.  

Drain 

Stormwater management systems for the Project will include closed drainage infrastructure for collection 
and conveyance as well as surface and subsurface best management practices for peak rate attenuation, 
recharge, and treatment. Stormwater management systems will be designed in compliance with the 
Massachusetts Stormwater Management Standards, Massachusetts Wetlands Protection Regulations (310 
CMR 10), and all applicable requirements of the Town of Mendon General Bylaws and Zoning Bylaws.  

Exploratory Test Pits were performed by a Certified Soil Evaluator on September 13 and 14, 2021.  

Electric, Telephone, and Data 

The Project will connect to an existing utility pole along the Route 16 corridor. Electric, telephone, and data 
will be routed underground where physically and environmentally feasible and will comply with applicable 
requirements of the Town of Mendon Zoning Bylaws.  

Exterior Lighting 

Exterior lighting for the Project will be designed consistent with similar uses to provide safe and secure 
access and circulation, minimize unnecessary light sources, avoid off-site lighting and night sky pollution, 
and will comply with applicable requirements of the Town of Mendon Zoning Bylaws. A reduced version of 
the site lighting photometric plan is provided in Attachment C.  

 



 
Application for Special Permit  

Hastings Street Plaza, LLC 

7 

Natural Gas 

The Project will connect to an existing natural gas line that is located within, and currently serves, the Route 
16 corridor and surrounding area.  

3.4 LANDSCAPING 

Landscaping for the Project will include interior parking lot islands and perimeter screening designed 
consistent with similar uses, preserve existing vegetation, where feasible, which includes a large area of 
open space to the rear of the development that is contiguous with off-site woodland and wetlands, and 
comply with applicable requirements of the Town of Mendon Zoning Bylaws.  

Landscaping for the shopping center is depicted on Sheet C-162 of the Special Permit Plans included with 
the application. A reduced version is provided in Attachment A. 

3.5 MASSACHUSETTS SUSTAINABLE DEVELOPMENT PRINCIPLES 

The Project is aligned with all applicable Commonwealth of Massachusetts’ Sustainable Development 
(MSD) Principles that were released to express desirable smart growth goals as a basic guide to local 
officials, developers, and citizens. The Commonwealth uses these Principles to guide the creation and 
implementation of state agency policies and programs, as well as investments in land and infrastructure. 
Furthermore, the Commonwealth has asked municipalities to modify their planning, regulatory, and funding 
actions to achieve consistency with these Principles. Alignment with these Principles is described below.   

MSD Principle 1: Concentrate Development and Mix Uses 

The Project supports this principle by (1) proposing a development that is compact, conserves a large area 
of open space to the rear of the development that is contiguous with off-site woodland and wetlands, 
protects the historic Rawson-Whiting-Congdon House, and integrates commercial and residential uses; (2) 
increasing efficiency of previously developed land and infrastructure; and (3) locating housing, offices, and 
retail within proximity to one another and providing pedestrian-friendly connectivity to existing residences, 
open spaces, community goods, services, and recreational activities in and around the downtown area. 

MSD Principle 2: Advance Equity 

The Project supports this principle by promoting equitable sharing of the social, economic, and 
environmental benefits and burdens of development. The Applicants longstanding history living and working 
within the community, as well as the local and state public review processes, will also help ensure that the 
interests of future generations are not compromised.  

MSD Principle 3: Make Efficient Decisions 

The focus of this principle is to make local and state regulatory and permitting processes for development 
clear, predictable, coordinated, and timely in accordance with smart growth and environmental stewardship.  
By providing accurate, complete, and thorough documentation to local, state, and federal agencies the 
Applicant is indirectly supporting this principle. 
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MSD Principle 4: Protect Land and Ecosystems 

The Project supports this principle by (1) protecting on-site wetland resource areas; (2) preserving a large 
area of open space to the rear of the development that is contiguous with off-site woodland and wetlands; 
(3) increasing the quantity, quality and accessibility of open spaces and recreational opportunities through 
the incorporation of a walking trail; and (4) reducing development pressure and sprawl, defined as low-
density, single-use (only residential or commercial with no mix of uses), and auto-dependent development, 
on the urban fringe that preserves open space, minimizes fragmentation of animal habitat, increased 
stormwater runoff, and loss of biodiversity. 

MSD Principle 5: Use Natural Resources Wisely 

The Project supports this principle through efficient use of land, energy, water, and materials. Previously 
developed land and infrastructure along Washington Street and a dense stretch of the Route 16 corridor is 
being reused efficiently by the compact development. Energy and water efficiency are being incorporated 
into the building design and construction. The compact site design reduces construction materials needed 
to support parking demand, roadways, and utility infrastructure that would otherwise be required for low-
density, single-use, and auto-dependent developments.  

MSD Principle 6: Expand Housing Opportunities  

The Project supports this principle by fostering the development of housing, particularly two-bedroom 
single-family homes, that are compatible with the existing neighborhood’s character and located near 
existing and proposed jobs, community goods, services, and recreational activities.   

MSD Principle 7: Provide Transportation Choice 

The Project supports this principle by incorporating a roundabout design with interconnected shared-use 
sidewalks at the intersection of Millville Street and Route 16 that provide connectivity between the Project 
Site and existing residences, community goods, services, and recreational activities in and around the 
downtown area, making alternatives to driving, such as walking or biking, viable. 

MSD Principle 8: Increase Job and Business Opportunities  

The Project supports this principle by attracting local businesses and jobs to locations near existing and 
proposed housing, infrastructure, and transportation options. Construction of the development will generate 
short-term construction jobs while operation of the various commercial businesses will require full- and part-
time staff that results in a substantial increase over the seasonal positions at the Mendon Driving Range.  

MSD Principle 9: Promote Clean Energy 

The Project supports this principle by (1) performing a greenhouse gas analysis that quantifies emissions 
and identifies measures to avoid, minimize and mitigate such emissions in accordance with the 
Massachusetts Environmental Policy Act Greenhouse Gas Emissions Policy and Protocol; (2) providing 
electric vehicle charging stations within the commercial parking lot; and (3) incorporating energy efficiency 
and renewable energy opportunities into the building design and construction. 

MSD Principle 10: Plan Regionally 

The Project supports this principle by aligning with the Mendon Master Plan Vision through investments in 
improving infrastructure and environmental resiliency, strengthening the economy, and preserving open 
spaces and the small-town feel, and by incorporating uses that have multi-community benefits.  
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3.6 SMART GROWTH PRINCIPLES 

The Project is consistent with the ten basic principles developed by the Smart Growth Network (SGN), a 
network of private, public, and non-government partner organizations seeking to improve development 
practices in neighborhoods, communities, and regions across the United States. Consistency with these 
ten basic principles is described below. 

SGN Principle 1: Mix Land Uses 

Smart growth supports mixed land uses as a critical component of achieving better places to live. The 
Project supports this principle by (1) developing commercial and residential uses near one another that 
make alternatives to driving, such as walking or biking, viable; (2) attracting pedestrian activity within the 
downtown area that helps revitalize a sense of community; and (3) contributing to economic benefits by 
increasing economic activity and tax revenue. 

SGN Principle 2: Take Advantage of Compact Building Design 

Smart growth provides a means for communities to incorporate more compact building design as an 
alternative to conventional, land-consumptive development. The Project supports this principle by 
incorporating a dense development footprint that preserves more open space and makes more efficient 
use of land and resources.  

SGN Principle 3: Create a Range of Housing Opportunities and Choices 

Smart growth represents an opportunity to increase housing choices through modified land-use patterns, 
offering proximity to community goods, services, and recreational activities, and increasing housing supply 
in existing neighborhoods. The Project supports this principle by (1) increasing housing supply in an existing 
neighborhood; (2) locating housing near existing and proposed jobs, community goods, services, and 
recreational activities; and (3) modifying existing land-use patterns to minimize residential sprawl and help 
protect resources that characterize the community.   

SGN Principle 4: Create Walkable Neighborhoods 

Walkable communities that are desirable places to live, work, learn and play are a key component of smart 
growth. The Project supports this principle by locating housing, offices, and retail within proximity to one 
another and providing walkable connectivity to existing residences, open spaces, community goods, 
services, and recreational activities in and around the downtown area.  

SGN Principle 5: Foster Distinctive, Attractive Communities with a Strong Sense of Place 

Smart growth seeks to create interesting, unique communities that reflect the values and cultures of the 
people who reside there, and foster physical environments that support a more cohesive community fabric. 
The Project supports this principle by incorporating thoughtful architectural designs that are consistent with 
the character of the surrounding area.  

SGN Principle 6: Preserve Open Space, Farmland, Natural Beauty and Critical Environmental Areas 

Open space preservation through smart growth provides significant environmental quality and health 
benefits, protects animal and plant habitat, places of natural beauty, and working lands by removing 
development pressure and redirecting new growth to existing communities. The Project supports this 
principle by redeveloping existing commercial properties along a densely developed stretch of the Route 
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16 corridor while preserving a large area of open space to the rear of the development that is contiguous 
with off-site woodland and wetlands.  

SGN Principle 7: Strengthen and Direct Development Towards Existing Communities 

Smart growth directs development towards existing communities already served by infrastructure, seeking 
to utilize the resources that existing neighborhoods offer, and conserve open space and irreplaceable 
natural resources on the urban fringe. The Project supports this by (1) increasing economic activity and 
strengthening tax revenue; (2) providing accessibility to a range of goods, services, and recreational 
activities in and around the downtown area; (3) increasing efficiency of previously developed land and 
infrastructure; and (4) reducing development pressure and sprawl, defined as low-density, single-use (only 
residential or commercial with no mix of uses), and auto-dependent development, on the urban fringe that 
preserves open space, minimizes fragmentation of animal habitat, increased stormwater runoff, and loss of 
biodiversity. 

SGN Principle 8: Provide a Variety of Transportation Choices 

Smart growth aims to maintain and expand transportation options that maximize mobility, reduce 
congestion, conserve fuel, and improve air quality. The Project supports this principle by incorporating a 
roundabout design with interconnected shared-use sidewalks at the intersection of Millville Street and Route 
16 that provide connectivity between the Project Site and existing residences, community goods, services, 
and recreational activities in and around the downtown area, making alternatives to driving, such as walking 
or biking, viable. 

SGN Principle 9: Make Development Decisions Predictable, Fair, and Cost Effective 

The success of smart growth relies heavily on the private sector to meet the growing demand for 
development and the state and local governments to make regulatory and permitting processes for 
development more clear, predictable, cost-effective, and timely. The Project supports this principle by 
embracing the growing demand for smart growth developments that boost the economy, protect the 
environment and public health, and enhance community vitality.  

SGN Principle 10: Encourage Community and Stakeholder Collaboration in Development Decisions 

Community needs will generally dictate which smart growth principles are emphasized over others, and 
addressing these needs are best defined by the people who live and work there. The Applicants 
longstanding history living and working within the community, as well as the local and state public review 
processes, support this principle.  

4.0 ZONING BYLAW COMPLIANCE 

The Project Site is located within the General Business (GB) and Rural Residential (RR) zoning districts 
and contains a preexisting nonconforming use. A Special Permit from the Zoning Board of Appeals is 
required for alteration from a preexisting nonconforming use as a Golf Driving Range to a Shopping Center.  

Special Permit Request – Shopping Center 

The Project requests the Zoning Board of Appeals grant a Special Permit for alteration from a preexisting 
nonconforming use as a Golf Driving Range to a Shopping Center as part of a smart growth development.   
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Justification: The 35-37 Hastings Street parcels support a preexisting nonconforming use as a Golf Driving 
Range, which is not allowed in the GB or RR zoning districts. The proposed Shopping Center use is allowed 
in the GB zoning district with a Special Permit and Site Plan Approval from the Planning Board resulting in 
an alteration more conforming with the Town of Mendon Zoning Bylaw.  

The Project will continue historical commercial use of land along a densely developed stretch of the Route 
16 corridor to the benefit of the neighborhood and surrounding community. Benefits include the following: 

• Market, drive-thru bank, and retail spaces that support fundamental community needs such as 
access to food, beverages, essential goods, and financial services.  

• A roundabout that improves existing traffic operations along Route 16 at Millville Road. 
• Shared-use sidewalks and pedestrian crosswalks that improve connectivity to existing residences, 

community goods, services, and recreational activities in and around the Mendon Center District, 
making alternatives to driving, such as walking or biking, viable. 

• Electric vehicle charging stations that promote clean energy.  
• Increases economic and pedestrian activity in and around the Mendon Center District that helps 

revitalize a sense of community and generate additional tax income. 

The Project is also consistent with the Mendon Master Plan Vision through its investments in improving 
infrastructure and environmental resiliency, strengthening the economy, and preserving the small-town feel. 

5.0 SPECIAL PERMIT DECISION CRITERIA 

The Shopping Center use meets all Special Permit considerations described in Section 1.06 of the Town 
of Mendon Zoning Bylaws. Compliance with specific criteria is described below. 

(i) Compliance with the requirements for parking, lot size, frontage, yards, and heights and 
coverage of buildings and all other provisions of this by-law. 

The Shopping Center use complies with the requirements for parking, lot size, frontage, yards, and heights 
and coverage of buildings. Provided off-street parking spaces meet the minimum quantity and dimensional 
requirements. A waiver for a reduction of up to 20% of the parking required, as allowed under Section 2.03 
of the Town of Mendon Zoning Bylaws, has been requested from the Planning Board to meet the quantity 
requirements. An easement, or similar instrument, will be obtained from the direct abutter at 1 Uxbridge 
Street for consistency with the underlying minimum parking setback. The parcel assemblage supporting 
the preexisting nonconforming use easily exceeds minimum requirements for lot size, frontage along Route 
16, lot and yard depths and widths. Building coverage and height are less than the maximums of 30% and 
35 feet, respectively.  
 

(ii) Convenience and safety of vehicular and pedestrian movement within the site and in relation 
to adjacent streets, properties, or improvements.  

Pedestrian and vehicular access and circulation has been designed to be safe, convenient, and appropriate 
for the use and provides connectivity to adjacent streets, properties, and improvements. The Project 
includes a proposed two-lane roundabout at the intersection of Route 16 and Millville Road that will improve 
operations along Route 16 and provide primary access to the shopping center parking areas. Secondary 
access for delivery and service vehicles will be via a dedicated service drive east of the roundabout. 
Pedestrian access to the Project Site will be via new sidewalks along Route 16. Pedestrian circulation 
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around the Project Site is comprised of interconnected sidewalks with accessible ramps and striped 
pedestrian pathways that provide connectivity between the uses. The new roundabout and interconnected 
share-use sidewalks will also provide connectivity between the Project Site and existing residences, 
community goods, services, and recreational activities in and around the downtown area. 

(iii) Adequacy of arrangement and the number of parking and loading spaces in relation to the 
proposed use of the premises. 

The Shopping Center use provides adequate off-street parking and loading spaces. Parking is centrally 
located to support demand, includes two-way vehicular circulation, provides accommodations for fire-
fighting equipment, incorporates interior landscape islands and perimeter landscaping areas. Dedicated 
loading areas are provided along the rear of each building. The arrangement and quantity of off-street 
parking and loading spaces comply with applicable requirements of the Town of Mendon Zoning Bylaws. 

(iv) Provisions for off-street loading and unloading of vehicles incidental to the servicing of the 
buildings, and related uses on the lot or tract. 

The Shopping Center use includes provisions for at least one dedicated off-street loading and unloading 
space along the rear of the building that accommodates servicing of the building and complies with 
applicable requirements of the Town of Mendon Zoning Bylaws. 

(v) Arrangement and appearances of proposed buildings, structures, signs, screening, and 
landscaping. 

The Shopping Center use incorporates thoughtful and compatible architectural designs, structures, signs, 
screening, and landscaping that comply with applicable requirements of the Town of Mendon Zoning 
Bylaws. Architectural building, structure, and screening elements are consistent with similar uses and the 
surrounding area. Signage will be affixed to each building and a free-standing sign will be located along the 
Route 16 frontage. Landscaping includes interior parking lot islands and perimeter screening, and existing 
vegetation will be preserved, where feasible, which includes a large area of open space to the rear of the 
development that is contiguous with off-site woodland and wetlands.  

(vi) Adequacy of methods for waste disposal, surface and subsurface drainage, and lighting. 

Preliminary subsurface investigations have been performed to support adequacy of methods for waste 
disposal, surface, and subsurface drainage at the Project Site. Information obtained and evaluated 
supported initial design and confirms final design of the subsurface sewage disposal systems will comply 
with Title 5 of the State Environmental Code (310 CMR 15) and all applicable requirements of the Town of 
Mendon Board of Health, General Bylaws and Zoning Bylaws. The stormwater management system is 
designed in compliance with the Massachusetts Wetlands Protection Regulations (310 CMR 10), 
Massachusetts Stormwater Management Standards, and all applicable requirements of the General Bylaws 
and Zoning Bylaws. Exterior lighting for the Project is designed consistent with similar uses and complies 
with applicable requirements of the Town of Mendon Zoning Bylaws. 

(vii) Protection of adjoining premises and the general neighborhood from any detrimental use of 
the lot or tract.  

The Shopping Center use is consistent with the adjoining premises and the general neighborhood. The 
Project will redevelop existing commercial properties located along a densely developed stretch of the 
Route 16 corridor to a use that supports fundamental community needs and will comply with applicable 
requirements of the Town of Mendon Zoning Bylaws.  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment A 
Special Permit Plans 

 



















 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment B 
Architectural Renderings 
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Attachment C 
Site Lighting Photometric Plan 
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DISCLAIMER:

-THESE DRAWINGS ARE FOR CONCEPTUAL PURPOSES ONLY
AND ARE NOT INTENDED FOR CONSTRUCTION.  VALUES
REPRESENTED ARE AN APPROXIMATION GENERATED
FROM MANUFACTURERS PHOTOMETRIC IN-HOUSE OR
INDEPENDANT LAB TEST WITH DATA SUPPLIED BY LAMP
MANUFACTURERS.

NOTES:
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GROUND: 20
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DESCRIPTION SYMBOL AVG. MAX MIN. MAX/MIN AVG/MIN

Calc Zone #1 0.9 fc 6.0 fc 0.0 fc N/A N/A

Pavement 1.9 fc 6.0 fc 0.1 fc 60.0:1 19.0:1
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Symbol Label Quantity Manufacturer Catalog Number Description
Light
Loss

Factor
Wattage

SL1

13 ANP LIGHTING BVA2001 C046LD T4 40K XX MOUNTING
FINISHES

BELLA VISTA 0.9 45.31

SL2

17 ANP LIGHTING BVA2001 C046LD T5 40K XX MOUNTING
FINISHES *Twin Head Mounted @ 180
Degrees*

BELLA VISTA 0.9 90.9

SL3

8 Lithonia Lighting RSX1 LED P3 30K R4 VOLTAGE MOUNTING
XX FINISH

RSX Area Fixture Size 1 P3 Lumen Package
3000K CCT Type R4 Distribution

0.9 109.44

Symbol Label Quantity Manufacturer Catalog Number Description
Light
Loss

Factor
Wattage

SL1

13 ANP LIGHTING BVA2001 C046LD T4 40K XX MOUNTING
FINISHES

BELLA VISTA 0.9 45.31

SL2

17 ANP LIGHTING BVA2001 C046LD T5 40K XX MOUNTING
FINISHES *Twin Head Mounted @ 180
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SL3

8 Lithonia Lighting RSX1 LED P3 30K R4 VOLTAGE MOUNTING
XX FINISH

RSX Area Fixture Size 1 P3 Lumen Package
3000K CCT Type R4 Distribution
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Attachment D 
Certified Abutters List and Mailing Labels 

 













 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment E 
Deeds for Subject Properties 
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