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 1 

NORTHBRIDGE PLANNING BOARD 2 

MINUTES 3 

Tuesday, February 22, 2022 4 

Pursuant to Chapter 20 of the Acts of 2021, this meeting will be conducted via remote means.  Members of the public 5 
who wish to access the meeting may do so via ZOOM.  No in-person attendance of members of the public will be 6 
permitted and public participation in any public hearing conducted during this meeting shall be remote means only. 7 

 8 

Recognizing the presence of a quorum, Chair Brian Massey (Yes) called the meeting to order at 7:10PM.  9 

Harry Berkowitz -Yes; Jim Berkowitz -Yes; Abdul Kafal -Yes; and Rainer Forst -Yes were in attendance.  R. 10 

Gary Bechtholdt II, Town Planner was also present.  Andrew Howden, Associate Member and Barbara A. 11 

Kinney, Planning Administrative Assistant were not in attendance.   12 

 13 

Attendees also included Robert Duff, PE (Guerriere & Halnon, Inc.) and Brian Fitzgerald for the Winston 14 

Woods subdivision definitive plan application.  15 

 16 

I. CITIZENS’ FORUM 17 

 18 

None 19 

 20 

II. FORM A’S 21 

 22 

None 23 

 24 

III. WINSTON WOODS, DEFINITIVE SUBDIVISION -CONT. PUBLIC HEARING 25 

Assessors Map 15A Parcel(s) 224-232 [Spring Street, extension of] 26 

Chapter 222 -Subdivision Rules & Regulations  27 

 28 

R Duff, PE updated the Planning Board of plan revisions to address comments and concerns to date; 29 

specifically potential stormwater concerns with the subdivision property and the existing conditions behind 30 

the stonewall at the end of Spring Street.  R Duff explained the subdivision development will include a 31 

formal drainage system within the existing layout of Spring Street, where the overflows (subdivision basins) 32 

will tie-into the new drainage system on Spring Street and will not be directed towards the existing wetland 33 

area behind the stonewall at the end of Spring Street.  R Duff, PE also indicated the grass swale to be 34 

constructed along the backside of proposed Lots (2, 3, 4, & 5 and Parcel A) will also be discharged to the 35 

new drainage system on Spring Street.  36 

 37 

G Bechtholdt reviewed with the Planning Board and Applicant/Engineer memorandum dated February 22, 38 

2022 concerning the following items: 57 Spring Street; existing stonewall at end of Spring Street; 39 

subdivision stormwater management /drainage; sidewalk (existing & proposed); Drainage Basin #1 & #2; 40 

wetland resources area; abutter screening; off-street parking; street name (Spring Street); streetlights; 41 

street trees; grass swale; sequencing of construction; offsite improvements (looping of water service); 42 

offsite improvements (replacing/upgrading sewer system); offsite improvements (Spring Street roadway & 43 

sidewalks); offsite improvements (separate surety bond w/Town (Department of Public Works); waiver 44 

requests; and Parcel A (potential Chapter 40B development). 45 
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Planning Board acknowledged receipt of Graves Engineering, Inc. (Consultant) review letter dated February 46 

22, 2022; DPW -Sewer Division letter dated February 18, 2022, and Guerriere & Halnon, Inc. letter dated 47 

February 14, 2022 (updated waiver request).  48 

 49 

Upon motion duly made (H Berkowitz) and seconded (J Berkowitz) the Planning Board voted 5-0 to continue 50 

the public hearing to Tuesday, March 08, 2022 at 8:05PM (via ZOOM).  During this meeting the Board shall 51 

consider closing the public hearing and rendering its decision; Planning Board directed the Town Planner to 52 

prepare potential conditions of approval.  53 

 54 

OLD/NEW BUSINESS 55 

 56 

Approval of Meeting Minutes -(11/23/2021 & 12/14/2021) and February 08, 2022 57 

Tabled -no discussion. 58 

 59 

Stone Hill Development -Construction Change (Roadway Entrance) 60 

Tabled -no discission.  61 

 62 

Lovey’s Garden Marketplace -Status of Satisfying Site Plan Approval 63 

Planning Board authorized the Town Planner to provide a letter to the Building Inspector /Zoning 64 

Enforcement Officer regarding their continued concerns with the status of property/business operations as 65 

it relates to the Planning Board Site Plan approval issued in March 2019.  The Board recommends the 66 

Building Inspector confirm status of the so-called hawkers and peddlers license and require the 67 

owner/applicant comply with the site plan approval before any business operation is allowed to 68 

(re)commence on the subject property, suggesting if necessary a cease and desist should be issued.  The 69 

Planning Board is disappointed with the lack of progress to complete improvements and questions why 70 

other businesses are held to a higher/different standard (i.e., gas station next door).  71 

 72 

Northbridge Subdivision Rules & Regulations -Amendments/Update(s) 73 

G Bechtholdt suggested if Board members had any potential amendments to send them to Planning via 74 

email for discission at a future Planning Board meeting.  75 

 76 

2022 Spring Annual Town Meeting -Tuesday, May 03, 2022 77 

Point of information -no discussion.  78 

 79 

2022 SATM -Planning Board Warrant Articles 80 

Planning Board had no articles for Town Meeting. 81 

 82 

Site Plan/Subdivision Development -Status/Updates 83 

Planning Board acknowledged Stone Hill Partners monetary donation (/gift) in lieu of affordable housing; 84 

$100,000.00 earmarked for Mumford Riverwalk improvements. Board also acknowledged receipt of Town 85 

Manager memorandum dated February 08, 2022 authorizing the issuance of building permits for Camelot. 86 

 87 

MGL CH 41 SEC 81U -Proceedings/Hemlock Estates 88 

Tabled -no discussion (placeholder). 89 

 90 
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Green Meadow Court -Status/Update 91 

Tabled -no discussion (placeholder) 92 

 93 

Planning Board Concerns 94 

H Berkowitz mentioned that Stefani Covino, Blackstone Watershed Collaborative will be on his About the 95 

Valley (local TV show) regarding the Blackstone Needs Assessment Report and to promote collaborative 96 

efforts to address action item goals. G Bechtholdt thanked Mr. Berkowitz for doing so, indicating he 97 

assisted S Covino on the Needs Assessment, noting the Conservation Commission will be meeting with S 98 

Covino in the coming months to recommend the Town (Board of Selectmen) adopt a resolution in support 99 

of the Blackstone Needs Assessment Report.  G Bechtholdt noted S Covino will be meeting with the Open 100 

Space & Recreation Plan Update Committee in the coming months to review same and see how the OSRP 101 

can incorporate goals of the Blackstone Needs Assessment Report.  102 

 103 

Mail –Review 104 

In addition to the mail listed (see attached) the Planning Board noted receipt of the following 105 

communications:  PB Agenda (02.22.2022); Winston Woods talking points (from Planning); DPW -Sewer 106 

letter dated February 18, 2022; Guerriere & Halnon, Inc. letter dated February 14, 2022; (copy of) Planning 107 

Board letter(s) dated March 12, 2020 & August 10, 2020 to Inspector of Buildings (Loveys Garden 108 

Marketplace); memorandum dated February 15, 2022 from Exec. Assist to Town Manager (Stone Hill 109 

Partners donation); memorandum dated February 09, 2022 from Town Manager (Camelot subdivision); 110 

Planning Board 2021 Annual Report; (copy of) letter dated February 09, 2022 from Community Planning & 111 

Development to CMRPC re: DLTA hours (Housing Choice Act); Northbridge Zoning Board of Appeals public 112 

meeting notice (March 10, 2022 -2128 Providence Road); Town of Douglas Planning Board public hearing 113 

notice (March 10, 2022 -105 & 123 Gilboa Street and 470 Northeast Main Street); Town of Douglas 114 

Planning Board public hearing notice (March 10, 2022 -100 Davis Street); Town of Upton Planning Board 115 

public hearing notice (February 22, 2022 -50 Prospect Street); Town of Sutton Planning Board public 116 

hearing notice (February 28, 2022 -356 Manchaug Road); and 2022 Northbridge Planning Board meeting 117 

calendar.   118 

 119 

Other 120 

None 121 

 122 

ADJOURNMENT 123 

Having no additional business, the Planning Board adjourned its meeting of February 22, 2022 at or about 124 

8:15 PM. 125 

 126 

Respectfully submitted, 127 

       Approved by the Planning Board:    128 

 129 

 130 

R. Gary Bechtholdt II 131 

Town Planner  132 
 133 
Cc:  Town Clerk  /File 134 


