
Rolling Green 
An Age Restricted Residential Community 

 

Located at: 
 

470 Boston Street 
Topsfield, Massachusetts 

 
Applications for: 

 

Special Permit 
 

Site Plan Review 
 

Stormwater & Erosion 
Control Permit 

 
Submitted to: 

Town Clerk 
October 20, 2016 

 
By: 

Sarkis Development Company 
2 Elm Square 

Andover, MA  01810 



TABLE OF CONTENTS 
 

 COVER LETTER 

 LOCUS MAP 

 ESTIMATED HABITAT MAP 

 PROJECT NARRATIVE 

 APPENDIX A - APPLICATION FORM A 

 APPENDIX B - STORMWATER & EROSION CONTROL PERMIT APPLICATION 

 APPENDIX C - LIST OF REQUESTED WAIVERS 

 APPENDIX D - LISTS OF ABUTTERS IN TOPSFIELD AND IPSWICH 

 APPENDIX E - PROPERTY DEED 

 APPENDIX F - OWNERS AUTHORIZATION LETTER 

 APPENDIX G - ORDER OF RESOURCE AREA DELINEATION 

 APPENDIX H - COPIES OF FILING FEE CHECKS 

 APPENDIX I -  LETTER FROM VANASSE & ASSOCIATES, INC. 

 APENDIX J – MEMORANDUM FROM FIRE DEPARTMENT CHIEF 

 
 
BOUND SEPARATELY 
 

 STORMWATER MANAGEMENT REPORT 

 TEST PIT LOGS 

 
 
 
 
 
 
 

  



SARKIS  
D E V E L O P M E N T   C O M PA N Y  

 

2  E L M  S Q U A R E  •  A N D O V E R ,  M A S S A C H U S E T T S  •  0 1 8 1 0  

P H O N E :  9 7 8 - 4 7 5 - 4 0 5 5  •  F A X :  9 7 8 - 4 7 5 - 9 0 5 5  

w w w . S a r k i s D e v e l o p m e n t . c o m  

 

 

October 19, 2016 

 
Topsfield Planning Board 
8 West Common Street 
Topsfield, Massachusetts 01983 
 
 
RE: Rolling Green, 470 Boston Street 

Special Permit for Elderly Housing 
Stormwater and Erosion Control Permit 
Site Plan Review 

  
Dear Members of  the Board: 
 
We are hereby submitting applications for a Special Permit for Elderly Housing, a Stormwater and Erosion 
Control Permit and Site Plan Review for Rolling Green, located at 470 Boston Street (Route 1), Topsfield, 
Massachusetts. 
 
Rolling Green is a proposed age-restricted community of  thirty (30) residences in side by side duplex 
fashion, located on a thirteen+ (13+) acre parcel adjacent to the Topsfield/Ipswich town line fronting on 
and accessed from the west side of  Route 1. 
  
In May of  2016, Topsfield Town Meeting voted to place the subject property in the Elderly Housing 
Overlay District.  Since that time an Order of  Resource Area Delineation has been issued by the Topsfield 
Conservation Commission (see Appendix G).  We expect to file a Notice of  Intent with the Conservation 
Commission and DEP within the following week or two. 
 
Although the site was previously improved with one single-family house, much of  the parcel remained 
undeveloped and wooded until the 1990’s.  The single-family home which is essentially dilapidated and unsafe 
will be demolished. 
 
There are wetland resources present at the northerly and easterly edges of  the property.  These have been 
reviewed and approved under an Order of  Resource Area Delineation.  The plans submitted herewith have 
been prepared showing the delineation approved under the Order.  The proposed area to be developed is 
largely the open, central area of  the site and for the most part outside of  the 100' Buffer Zone of  the wetland 
resources.  Approximately 47% of  the site will remain as undisturbed open space.   
 
The subject premises has been improved with a roadway approximately 400’ long, leading into the open 
central area of  the site.  Primary access to the site is proposed to be from this existing roadway connecting 
to Route 1.  The existing roadway was designed to meet the then current standards for subdivision roads 
when constructed, but was not constructed as part of  a subdivision.  It was originally intended to serve as 
access to a proposed business park.  The design of  its intersection with Boston Street and its placement was 
approved under an Access Permit issued by Massachusetts Highway Department in 1996.  A certificate of  
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compliance for its construction was issued by Department of  Environmental Protection in 1996.  The 
proposed primary access site driveway for Rolling Green simply extends this roadway into the proposed 
project.  An initial assessment of  the traffic circulation for the project was conducted by Vanasse & 
Associates, Inc. (see Appendix I).  Their initial assessment concludes that the proposed primary site driveway 
provides safe vehicular access to all dwelling units.  A secondary, emergency means of  access is also proposed 
to connect Boston Street to a point on the primary site driveway approximately 310’ in from Boston Street.  
It’s location on Boston Street is essentially aligned with a driveway that once accessed the abandoned dwelling.  
This secondary access is proposed to be gated and both ends, and used only in emergency.  It will require a 
new Curb Cut filing, review and permit from Mass Highway Department. 
 
An entrance sign is proposed south of  the intersection of  the site driveway with Boston Street.  The design 
calls for a single post, with a fixed vertical banner style sign, externally lit, and bearing the words Rolling 
Green.  The applicant also wishes to obtain the Board's approval to install a temporary sales sign for the 
duration of  the marketing of  the project, plans and specifications to follow. 
 
A copy of  the Stormwater Management Report is included in this filing. This report addresses existing and 
proposed hydrology as well as inspections, operations and maintenance of  the stormwater management 
system.  Also included are copies of  the test pit logs from soil testing conducted on the site in conjunction 
with the design of  the stormwater systems. 
 
Please refer to the enclosed Project Narrative addressing the standards of  the Elderly Housing District as 
well as the statutory standards of  Special Permits.  As this project does not involve a subdivision of  land 
under the Subdivision Control Law (as the site remains one lot and no lot line changes are being made) and 
the site access is a driveway and not a "road", we have also provided a list of  requested waivers from the 
roadway standards as are contained in the Topsfield Rules And Regulations Governing the Subdivision of  
Land.  To the extent required, we also list the waivers that would be necessary in order to implement the 
Low Impact Development ("LID") techniques for the management of  stormwater on the site. 
 
Beyond the filing fees submitted herewith, we expect to pay mutually agreed upon additional fees for the 
peer review of  the Site Plan, with reasonable and appropriate time frames for the completion of  the review 
to be included in the peer reviewer engagement agreement. 
 
Enclosed please find: 
 

 One original and sixteen (16) copies of the completed Special Permit applications, 
supportive materials and appendices. 

 

 One original and sixteen (16) copies of the completed Stormwater and Erosion Control 
Permit application. 

 

 Two (2) complete full-sized sets of plans entitled "Site Development Plans for Over 55 
Residential Development; 470 Boston Street, Topsfield, MA, prepared by Allen & Major 
Associates, Inc., Brown Sardina, Inc, & Eaglebrook Engineering and Survey, Inc. dated 
October 13, 2016. 

 

 Seventeen (17) 11 x 17 sets of reductions of the above plans. 
 

 Nine (9) copies of a Stormwater Management Report, prepared by Allen & Major 
Associates, Inc., dated October 13, 2016. (Including Drainage Test Pit Logs) 









Project Narrative 
 

Rolling Green 
470 Boston Street 

Topsfield, Massachusetts 
 
Applications for 
 
Special Permit, Topsfield Zoning By-Law Section 3.16, 5.04 
Site Plan Review, Topsfield Zoning By-Law Section 9.07 
Storm Water & Erosion Control, Chapter L1 
 
 
Topsfield Zoning By-Law: 
 
As it pertains to the standards for Topsfield Elderly Housing District, the proposed project complies with 
Section 3.16.C.1 standards as follows: 
 
a.   The Planning Board shall find that the proposed plan of development is in harmony with the 
purposes and intent of this By-law as set forth herein. 
 

Rolling Green is a proposed age restricted residential development of 30 units in duplex town 
house colonial style buildings.  It will provide a much needed form of living arrangements, 
designed to suite the specific needs of the elderly.  It will comply with all applicable health 
regulations.  It will exceed or comply with all applicable fire and safety codes.  Its proposed 
density is significantly below the allowable density for the proposed use, therefor it will not cause 
an overconcentration of population.  All utilities will be designed and provided through state of 
the art measures.  Vast areas of the site are proposed to remain in their natural state.  Vegetative 
buffers are provided where applicable.  The majority of the proposed construction is unseen from 
public ways.  The style of the architecture proposed is complimentary and consistent with 
architecture commonly found in Topsfield.    

 
b.  Where land is to be developed for multifamily residences for the elderly, the site shall contain 
not less than 10 acres. 
 

The subject parcel contains 13.24+/- acres of land in Topsfield, fulfilling this requirement. 
 
c.  All elderly housing shall be owned and controlled by a non-profit organization or by the Town 
or jointly so far as permitted by law; or by a Cooperative Housing Corporation organized 
pursuant to MGL Ch. 157B, jointly with the Town or otherwise or under declaration for 
condominium organized pursuant to MGL Ch. 183A. 
 

Rolling Green will be established as a condominium and controlled by a condominium 
association organized pursuant to MGL Ch. 183A.  

 
d.  All newly constructed housing developed in an Elderly Housing District shall have no more 
than five (5) dwelling units per acre of buildable area. 
 



The subject parcel has approximately 9.45+/- acres of buildable area in Topsfield as defined by 
the ZBL Section 1.10.  A total of 30 units are proposed.  The proposed density under this 
provision is therefore 3.17 units/acre of buildable area, well below the maximum allowed. 

 
e.  All buildings, including accessory buildings, shall cover not more than thirty (30%) percent of 
the buildable area of the site. 
 

The building coverage of the proposed project is 10% of the buildable area of the site, well below 
the maximum allowed. 

 
f.  The site shall have frontage of not less than fifty (50) feet on a public way. 
 

The subject parcel has 236 feet of frontage on Boston Street (Rt1), a public way. 
 
g.  Every structure in an Elderly Housing District shall be so located so as not to extend closer 
than thirty (30) feet from the street line. 
 

The nearest proposed structure is approximately 242’ from the street line. 
 
h.  The proposed plan shall provide that there shall be on the site off-street parking of not less 
than six (6) or more than eight (8) parking spaces for each three (3) elderly dwelling units 
contained in the development.  Parking spaces within a garage shall be counted toward the 
required number of parking spaces. 
 

The proposed plan provides a total of 56 garage parking spaces and 18 outside visitor parking 
spaces for a total of 74 spaces.  For the thirty (30) units proposed, the minimum number of 
spaces allowable would be 60.   The maximum allowable would be 80.   The 74 proposed spaces 
complies. 

 
i.  Roads and ways within the development shall be constructed in accordance with the Planning 
Board Subdivision Regulations with such waivers, if any, as the Planning Board deems 
appropriate. 
 

The proposed site driveway will provide safe and adequate access to and from all of the dwellings.   
The main entrance and first 250 feet extending from Route 1 is constructed substantially in 
accordance with the SRR.  The total length of main road within the project, as described/defined 
in Sec. 5.1.4 of the SRR is approximately 1,450 feet.  As proposed, a “loop” configuration, an 
emergency access road, and a separate driveway area for access to mailboxes provide two means 
of access/egress to all but approximately 125 feet of the proposed way.   For approximately 70 
feet of that portion with single access, the proposed width has been increased to 30 feet.   

 
Meandering sidewalks have been proposed, which are more consistent in with the proposed 
multifamily design. 
 
Curbs are proposed substantially consistent with the SRR. 
  
The horizontal and vertical alignments of the proposed driveway is in substantial compliance with 
the SRR. 
 
Hydrants are proposed in substantial compliance with standards set forth in SRR.  The proposed 
design incorporates Low Impact Development techniques for storm water management, which is 
not in strict compliance with the SRR. 



 
A list of requested waivers is attached as Appendix C. 

 
j.  The entire site shall be a size and shape as shall provide a housing site which will be in 
harmony with the natural terrain and other features of the site and will preserve natural vistas and 
the existing rural or other character of the neighborhood. 
 

The proposed design substantially limits the alteration of the site primarily to the open central 
portion of the fields and previously disturbed areas.  The limit of work is largely contained within 
an area of very level topography.  The majority of the buildings will not be easily visible from 
adjacent public ways.  No building or any portion thereof is proposed to be nearer to a lot line 
than thirty (30) feet.  Vegetative buffers have been proposed in areas where the buildings abut 
occupied adjacent properties.  The proposed duplex colonial style structures are of similar size 
and character to many other residential structures in Topsfield.  The design preserves all of the 
wetland resources protected under the Massachusetts Wetland Protection Act.  No wetland 
crossings are proposed.  Little work is proposed within the 100’ buffer zone, essentially all of 
which is related to providing safe access.  Approximately 47% of the site will remain undisturbed. 

 
k.  The site shall be supplied with a water system approved by the Planning Board with the 
advice of the Water Department, adequate to meet the needs of the units constructed on the site. 
 

The site will be supplied with a municipal water system.  An existing water main extending from 
Boston Street is “stubbed” into the subject property.  A portion of that is proposed to be 
relocated.  The Topsfield Water Department was consulted on the specifics of the design. 

 
l.   All dwellings must be served by adequate sewage treatment facilities or an on-site sewage 
disposal system approved by the Board of Health or other appropriate approval agency 
 

The dwellings will be served by on-site sewage disposal systems, utilizing the Presby technology, 
in full compliance with Title V of the State Sanitary Code and the Town of Topsfield Board of 
Health Regulations.  The applicant has consulted with the Board of Health prior to the design.    
Copies of the test pit logs for the witnessed testing on the site are included with this submission. 

 
m.  No site on a plan for which an approval is granted under this section may be subdivided so as 
to create additional buildable lots and a notation to that effect shall be shown on the Site Plan. 
 

The Site Plan includes such a note stating that the property in Topsfield subject to the Special 
Permit shall not be further subdivided. 

 
n.  Elderly dwellings constructed under this section shall not be eligible for subsequent 
conversion to conventional apartments. 
 

Rolling Green will be a condominium form of ownership and as such will not be converted to 
conventional apartments.  The condominium documents shall covenant that the dwelling units 
shall remain age-restricted and may not be converted to conventional occupancy. 

 
o.  Buildings shall be designed to be consistent with the appearance of the Town and shall be 
complementary in exterior design with each other and where applicable, with the existing 
neighborhood in which the development is located. 
 

Proposed are side by side duplex town house buildings, in a New England Colonial architectural 
style commonly found in Topsfield.  Three different models are proposed with a common 



architectural motif.  Exterior materials are proposed to be of a traditional nature, such as clapboards, 
cedar shingles, and flat door and window casings.  A common color scheme will be developed as 
well.  

 
p.  Sufficient security must be provided to insure completion of the development and continuing 
compliance upon its completion with the provisions of the approval. 
 

The special permit will be recorded at the Essex South Registry of Deeds. The obligation to comply 
with the provisions of approval shall be stated in the condominium documents. The applicant will work 
with the Planning Board to develop a suitable method of surety. 

 
q.  A Buffer Zone shall be required between the Elderly Housing Development and adjoining 
properties to provide visual and privacy for such adjoining properties. The Planning Board may 
require appropriate landscaping, fencing and other site improvements to accomplish such purposes 
and the Site Plan shall be accompanied by a Landscape Plan drawn by a Landscape Architect, which 
Plan shall indicate the species, height and density of landscaping to provide the necessary Buffer 
Zone. In no case shall said Buffer Zone be less than twenty-five (25) feet in depth for all side and 
rear boundaries of the site. 
 

The development design includes a buffer zone of no less than twentyseven (27) feet.  In the 
areas where buildings are proposed closer than one hundred feet (100’) to property line vegetative 
screening has been proposed.   Other portions of the developed property are surrounded by 
naturally occurring dense woods and also wetland resource areas, each providing a very deep 
significant buffer from adjoining properties and also public ways.  A Landscape Plan has been 
provided in the plan set. 

 
r.  No building in an Elderly Housing District shall exceed two and one-half (2 1/2) stories or thirty-
five (35) feet in height. 
 

The proposed buildings do not exceed two and one-half stories or thirty-five feet in height.  
 
s.  A plan shall be prepared by the petitioner which shall, to the extent allowable by law, give a 
preference for elderly housing units within a development first to Topsfield residents, then to 
immediate family members of Topsfield residents, and then to former residents of Topsfield. The 
petitioner shall furnish the Planning Board with an eligibility plan for the Elderly Housing 
Development, which plan shall be subject to the approval of the Planning Board. 
 

The applicant will provide such a plan. 
 
t.  Site Plan Review under this section shall be conducted in conformance with the requirements, 
rules and regulations set forth in Article IX, and the regulations adopted thereunder except that 
any requirements set forth herein above which are more particular or stringent shall govern. 
 

The applicant has complied with the requirements of Article IX.   
 
  



As pertains to the standards for the Topsfield Special Permit criteria, the project complies with By-law 
Section 5.04 Special Permit. B Conditions and Safeguards, as follows: 
 
1.   The use requested is listed in the Table of Use Regulations (Article III) as a special permit in 
the District for which application is made or is so designated elsewhere in this By-Law. 
 

The use of the property for Elderly Housing is expressly listed on the first line in the Table of Use 
Regulations for Overlay Districts. By action of the 2016 Town Meeting, the premises have been 
added to Section 2.10 and are within the Elderly Housing Overlay District. 

 
2.  The requested use is not detrimental to the public convenience or welfare. 
 

The requested use of the site for elderly housing is not detrimental to the public convenience or 
welfare.  The proposed design respects the character of the town and the topography of the 
parcel, and as such, will not be intrusive.  The elderly use will not place any undue burden on 
Town services.  

 
3.  The requested use will not create undue traffic congestion or unduly impair pedestrian safety. 
 

 
Traffic generated by the proposed use is generally minimal, and significantly less than what would 
be associated with the underlying land use of Business Park.  All traffic from the site will connect 
to Route 1 and will not directly run though a single-family neighborhood.  Senior housing does not 
generate the level of peak hour traffic as a conventional residential development and business uses 
generate.     
 
Access to the project site is provided by an existing driveway at Route 1 (curb cut) previously 
permitted through the State Highway Access Permit process by the Massachusetts Department of 
Transportation (MassDOT).  Widened shoulders on the southbound or westerly side of Route 1 
at the intersection with the project site driveway, provide deceleration and acceleration for 
vehicles entering and existing the project site, and highway guard rail, both the existing and 
proposed are provided in accordance with MassDOT design standards and requirements.  Within 
the project site, the design incorporates pedestrian accommodations including sidewalks and 
walking trails to minimize conflicts between pedestrian and vehicular traffic.    
 
No pedestrian connection is proposed from the site to Boston Street (Route 1) since no sidewalks 
exist on this portion of Boston Street, and there is no apparent pedestrian destination nearby. 

 
4.  The requested use will not overload any public water, drainage, or sewer system, or any other 
municipal system to such an extent that the requested use or any development use in the 
immediate area or in any other area of the town will be unduly subjected to hazards affecting 
health, safety or the general welfare. 
 

The project will not overload any public utility system.  Storm water management (drainage) and 
sanitary sewage systems are private and shall not impact public systems.  The development of the site 
will be done methodically in good practice and will not subject the town or immediate area to hazards 
affecting health, safety or the general welfare.  All units will include low flow plumbing fixtures, the site 
will incorporate drought resistant plant materials and will not be irrigated, limiting the use of domestic 
water. 

 
5.  The requested use will not impair the integrity or character of the district or adjoining zones, 
nor be detrimental to the health, safety or welfare. 



 
The proposed use is entirely consistent with the Elderly Housing District.  The use of the site for elderly 
housing will not impair the integrity or character of the underlying district or adjoining zones, and will 
not be detrimental to the health, safety or welfare due to its low-impact design and buffering.   
 
The proposed project meets all statutory criteria for special permits.  The public good would be served 
by the creation of much needed elderly housing and prudent low-impact land use.  The proposed use 
of the property is not noxious in any way.  The proposed use will not substantially derogate from the 
public good.   

 
 
 
As it pertains to the standards for the Topsfield Special Permit criteria, the project complies with By-law 
Section 9.07 Site Plan Review, as follows: 
 
9.07 Standards for Review 
The Granting Authority shall review the site plan and supporting documents, taking into 
consideration the reasonable fulfillment of the objectives listed below. 
 
1. Legal. Conformance with the provision of the By-laws of the Town the General Laws of 
Massachusetts and all applicable rules and regulations of State and Federal Agencies. 
 

The applicant has obtained the following permits in connection with the proposed project: 

 Order of Resource Area Delineation (see Appendix G) 
 
The applicant has filed or will promptly file the following additional permit applications: 

 Notice of Intent — Massachusetts Wetland Protection Act and Topsfield Wetlands 
Protection By-law 

 
The following additional permit applications are included in this submission: 

 Special Permit — Elderly Housing District — Topsfield Planning Board 

 Special Permit — Site Plan Approval — Topsfield Planning Board 

 Stormwater Management Permit — Topsfield Planning Board 
 

The following permits will be required to construct the project: 

 Order of Conditions — Overall Project — Topsfield Conservation Commission 

 Massachusetts Highway Curb Cut Permit — Massachusetts Highway Department 

 Subsurface Disposal Works Construction Permit — Topsfield Board of Health 
 

2. Traffic. Convenience and safety of both vehicular and pedestrian movement within the site 
and in relationship to adjoining ways and properties. 

  
Access to the project site is provided by an existing driveway at Route 1 (curb cut) previously 
permitted through the State Highway Access Permit process by the Massachusetts Department of 
Transportation (MassDOT).  Widened shoulders on the southbound or westerly side of Route 1 
at the intersection with the project site driveway, provide deceleration and acceleration for 
vehicles entering and existing the project site, and highway guard rail, both the existing and 
proposed are provided in accordance with MassDOT design standards and requirements.  The 
design of the project site roadway is compliant with accepted engineering standards to serve as 
both a primary access to the project site and to accommodate access for emergency 
vehicles.  However, a secondary access driveway, at the request of the town, has been 



incorporated into the site plan design for emergency access use only.  The project site driveway is 
24-feet in width between Boston Street and its intersection with the secondary emergency access 
road.  The proposed configuration of the site improvements provides two means of access 
throughout the vast majority of the project.  In the areas where redundancy is not shown, the site 
driveway has been designed with an increased width of approximately 30’, grades were kept to a 
minimum, and plantings with minimal risk of falling are proposed adjacent to the driveway.    
From the point of the first internal intersection within the development, the proposed site 
driveway width transitions to 22 feet thereafter.  The specified widths are sufficient to convey 
two-way traffic and accommodate the anticipated volume of traffic associated with the 30 
townhouse units without creating undue congestion.  Within the project site, the design 
incorporates pedestrian accommodations including sidewalks and walking trails to minimize 
conflicts between pedestrian and vehicular traffic.    
 
Traffic generated by the proposed use is generally minimal, and significantly less than what would 
be associated with the underlying land use of Business Park.  All traffic from the site will connect 
to Route 1 and will not directly run though a single-family neighborhood.  Senior housing does not 
generate the level of peak hour traffic as a conventional residential development and business uses 
generate.     
 
A letter from Vanasse & Associates has been provided describing compliance of the proposed 

project with applicable design standards for traffic (see Appendix I).  Please see attached 
memorandum from Fire Department Chief Giovannacci enclosed as Appendix J.   
 

3. Parking. Provisions for the off-street loading and unloading of vehicles incidental the normal 
operation of the establishment, adequate parking, adequate lighting and internal traffic control. 
 

Parking is provided in conformation with Section 3.16.C.1(h).  Twentysix (26) of the units will 
have two (2) garage spaces, four (4) of the units will have one (1) garage space, and a total of 18 
visitor parking spaces are provided in various locations throughout the site.  Street lighting, and 
lighting of the common center green, is provided via traditional design post lights spaced along 
the site driveway adjacent to unit driveways, at other key locations and intersections, and at the 
entrance from Boston Street. 

 

4. Town Services. Reasonable demands placed on Town Services and infrastructure. 
 

Municipal water will be provided to the site via a water main extension from Boston Street, 
installed to the specifications of the Topsfield Water Department. The proposed site driveway 
will be a private road, maintained initially by the applicant and ultimately by the Rolling Green 
condominium association.  As the proposed project is age-restricted it is not anticipated to 
generate school aged children.  It is not anticipated that emergency services provided to the 
project will required an increase in staff for the Police or Fire Departments.   

 

5. Pollution Control. Adequacy of methods for sewage and refuse disposal, and the protection 
from pollution of both surface waters and groundwater. This includes minimizing soil erosion 
both during and after construction. 
 

Erosion control where shown on the plans will physically delineate the limit of work within the 
subject site.  Three on-site waste disposal systems are proposed as Presby systems and are 
designed to meet or exceed the requirements of Title 5 of the State Sanitary Code.  Trash 
collection will be provided initially by the condominium association until substantially complete, 
and then municipally.  



 
6.  Nuisances. Protection of abutting properties and Town amenities from any undue disturbance 
caused by excessive or unreasonable noise, smoke, vapors, fumes, dust, odors, glare, stormwater 
runoff, etc. 

 
The proposed Elderly Housing use will not create excessive or unreasonable noise, smoke, vapors, 
fumes, dust, odors or glare.  Storm water management is designed to be handled entirely within the 
subject site.  Pre and post development rates of run-off will remain the same. 

 
7.   Existing Vegetation. Minimizing the area over which existing vegetation is to be removed. 
Where tree removal is required, special attention shall be given to planting of replacement trees. 
 

The majority of the limit of work proposed on site is within the existing open fields.  An 
emergency access road is proposed within a previously disturbed area, and will require some tree 
removal.  It has been graded to minimize disturbance.  Significant upland and all wooded wetland 
areas throughout the site will remain undisturbed. 

 
8.  Amenities. The applicant's efforts to integrate the proposed development into the existing 
landscape through design features such as vegetative buffers, roadside plantings, and the 
retention of open space and agricultural land. 
 

The existing level topography lends itself easily to the proposed use.  The proposed design includes 
an open gathering pavilion located in a center green.  Also proposed are walking trails throughout 
portions of the upland wooded area.   Approximately 47% of the total area of the parcel is to remain 
undisturbed.  Vegetated buffers are provided surrounding the developed area of the site where 
buildings are proposed within 100’ of an adjoining property.  Shade trees and other ornamental 
plantings are proposed in key areas to enhance the landscape. 

 
9.  Town Character. The building setbacks, area and location of parking, architectural 
compatibility, signage, and landscaping of the development and how these features harmonize 
with the surrounding townscape and the natural landscape. 
 

The intent of the proposed design is to create a close knit neighborhood community, fostering 
interaction between the residents, and a sense of safety and security.  In addition, consideration 
has been given to the ease of maintenance and associated cost to the residents.  All proposed 
buildings are substantially set back from Boston Street and are largely invisible from it due to the 
existing wooded wetland areas.  The architecture and exterior finishes of the proposed buildings 
are of a traditional New England Colonial style.  Most parking associated with the individual units 
is in garages.  Guest parking is spread out over three locations as opposed to a centrally located 
“parking lot.”  Signage visible from public ways is limited to a single Colonial style sign post at the 
main entrance.  Most of the existing vegetation on the site will be retained and additional 
ornamental plantings will be installed as shown on the plans. 

 
 
  



Stormwater Management and Erosion Control By-Law: 
 
As it pertains to the Topsfield  Stormwater Management and Erosion Control By-Law Chapter L1, the 
project complies as follows: 
 
 
Chapter Ll — Stormwater Management and Erosion Control By-law Stormwater and Erosion Control 
Regulations 7.0.B — General Criteria 
 

1. No Untreated Discharges. All stormwater runoff generated from land development and 
land use conversion activities shall not discharge untreated stormwater runoff directly to a 
wetland, local water body, municipal drainage system, or abutting property, without adequate 
treatment. 
 

All stormwater from the proposed project, with the exception of clean roof run-off, will be treated 
prior to discharge and in conformance with the most current Massachusetts Department of 
Environmental Protection Stormwater Management Standards.   See enclosed A&M Drainage 
Report. 

 

2. Channel Protection. Protection of channels from bank and bed erosion and degradation 
shall be provided by controlling the peak discharge rate from the 2-yr. storm event to the pre-
development rate as required by the MA DEP Stormwater Management Policy. 
 

The proposed peak discharge rate from the 2-yr storm event equals or is reduced from the pre-
development rate in all study points in conformance with the MA DEP Stormwater Management 
Standards.   See enclosed A&M Drainage Report. 

 

3. Overbank Flooding Protection. Downstream overbank flood and property protection shall be 
provided by attenuating the post-development peak discharge rate to the pre-development discharge rare 
for the 10-year, 24-hour return frequency storm event as required by the MA DEP Stormwater Management 
Policy. 
 

The proposed peak discharge rate from the 10-yr storm event equals or is reduced from the pre-
development rate in all study points in conformance with the MA DEP Stormwater Management 
Standards.   See enclosed A&M Drainage Report. 

 

4. Extreme Flooding Protection. Extreme flooding and public safety protection shall be 
provided by evaluating the 100-year, 24-hour return frequency storm event to demonstrate no increased 
flooding impacts off-site, as required by the MA DEP Stormwater Management Policy. 
 

The stormwater analysis shows the overall volume has been reduced for the 100-year storm event.  
See enclosed A&M Drainage Report. 

 

5. Annual groundwater recharge rates should be maintained, by promoting infiltration through 
the use of structural and non-structural methods.  At a minimum, annual recharge from the post 
development site shall mimic the annual recharge from the pre-development site conditions. 
 

The existing annual recharge for the site has been approximated in the developed condition.  
Subsurface infiltration chambers and a surface infiltration basin have been designed to meet this 
requirement. Soil test data can be found in the appendix of this report.  The proposed Recharge 
Volume is based on the Static Method per the MA DEP Stormwater Management Standards, 



Volume 3, Chapter 1.  
 
For the remaining General Criteria 6 through 10, please see the Stormwater Management Report 
included with this submission. 
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APPENDIX  A 
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___________________________ 

 
 
  



Planning Board  
Application for Special Permit & Site Plan Review 

 
Form A 

 
Before you file this application, it is necessary that you be familiar with the requirements for filing plans 
and other materials in support of this application as specified in the Topsfield Zoning Bylaws, scenic road 
Bylaw, Stormwater & Erosion Control Bylaw and the respective Planning Board Rules and Procedures 
that are available from the Town Clerk and Community development Coordinator as well as the Town 
website at www.topsfield-ma.gov. 
 
Incomplete applications will not be considered unless waivers are previously obtained from the Planning 
Board. 

 
 

SPECIAL PERMIT FEES: 
 
Business Park Use Permits $200.00 
Elderly Housing Special Permits $1000.00   (New construction EHD see Site Plan Review fees 

listed below) 
Common Drive $100.00 
Accessory Apartment $100.00 
Groundwater Protection District  
Wind Energy Conversion System – Small Scale $200.00 
Ground Mounted Solar Photovoltaic Installations $200.00 
Scenic Road  
  Stonewall Removal $75.00 
  Tree Removal $75.00 
Stormwater & Erosion Control $100.00 plus 4.0030 times the total square footage of the area 

to be altered by the project;  see exemptions under regulations 
 

 
SITE PLAN REVIEW: 
 

1).  Coverage Fee  
$100/5,000 sq. ft. or any portion thereof of new/altered lot disturbance (the total square footage of all 
new/altered building footprints, plus all paved surfaces, septic installations and stormwater management 
systems).   

 
_________________ sq. ft. ÷ 5,000 sq. ft. x $100 =  _______________ area of new/altered coverage  

 
2).  Gross Floor Area Fee 
$200/5,000 square feet or any portion thereof of new/altered Gross Floor Area (gross floor area – the total 
square footage of all new floor area on all levels of all new or existing buildings).   

 
_______________ sq. ft. ÷ 5,000 sq. ft. x $200 = _______________ area of new/altered gross floor area 

  
Coverage Fee   $______________ 
Gross Floor Area Fee  $______________ 

              Total Site Plan Review Fee $______________ 
 

http://www.topsfield-ma.gov/
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Issue Date: January 12, 2012  
 

Topsfield Planning Board  
Form A 

Page 2 of 5 

NATURE OF APPLICATION: 
 

_____ Petition for Special Permit pursuant to Article ____, Section ____ of the Zoning Bylaw. 
 
_____ Petition for Finding pursuant to Article ____, Section ____ of the Bylaw. 

 
  _____ Petition for Site Plan Review pursuant to Article IX of the Zoning Bylaw (and the  

Guidelines and Performance Standards for Activities Subject to the Provisions of Article  
IX of the Topsfield Zoning Bylaw; and Supplement Form C for submitted requirements 
and formats). 

 
  _____ Petition for a Scenic Road Permit pursuant to Chapter LV. 
 
  _____ Petition for a Stormwater & Erosion Control Permit pursuant Chapter LI. 

 
 

DESCRIPTION OF APPLICANT: 
 
a.  Name  _______________________________________________________ 

 
b.  Address _______________________________________________________ 

 
c.  Phone Number_______________________________________________________ 
 
d.  Interest in Premises (e.g., owner, tenant, prospective purchaser, etc.)  ___________ 

(Attach copy of lease and/or letter of authorization from owner, if applicable) 
 
DESCRIPTION OF PREMISES: 
 

a. Assessor’s Map ______ , Lot(s) _____, Zoning District _____ 
 
b. Location of Premises (number and street)  __________________________________________________ 

 
c. Name and address of legal owner (if different from Applicant)  _________________________________ 
 
d. Deed to the Premises recorded at (if known): 

_____ Essex South District Registry of Deeds, Book ________  Page  _____________ 
   _____ Essex South Registry District of the Land Court, Certificate Number  ________ 
 
e. Prior zoning decisions affecting the Premises (if any): 

Date of Decision _______  Name of Applicant _________________________ 
Nature of Decision ______________________________________________________ 
 

f. Present use of the Premises ______________________________________________________________ 
 
g. Present structures conform to current Zoning Bylaw.   _____ Yes  _____ No.     If no, in what respect does 

it not conform.  _______________________________________________________________________ 
____________________________________________________________________________________ 
____________________________________________________________________________________ 

 
PROPOSAL (attach additional sheets if necessary): 
 

a. General Description: 
_______________________________________________________________________________ 
_______________________________________________________________________________    
_______________________________________________________________________________   
_______________________________________________________________________________   
_______________________________________________________________________________ 
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Issue Date: January 12, 2012  
 

Topsfield Planning Board  
Form A 

Page 4 of 5 

 
TOWN OF TOPSFIELD, MA 

                                     PLANNING BOARD 
 

Application Supplement Form B 
 
Attach to this form a copy of the Assessor’s map (scale 1” equals 200’) showing the property and 
all other properties and roadways within 300 feet of any portion of the property.  Also, show the 
lot number and lot owner’s name on each lot within the 300’. 
 
List below the lot owner names and mailing addresses as shown in the Assessors’ records, 
beginning with the property of the Applicant (locus). 
 
Applicant’s Name, Mailing Address: 
 
 
Telephone No.  
 
Locus: 
 
 
                (If different from location) 

Map  Block  Location   Owner                       Mailing Address 
 
 
SEE ATTACHED LIST 
 
 
 
 
 
 
         
If needed, attach additional sheets. 
 

Assessor’s Certification 
 
To the Topsfield Planning Board: 
 
This is to certify that, at the time of the last assessment for taxation made by the Town of 
Topsfield, the names and mailing addresses of the parties assessed as owners of land within 300’ 
of the parcel of land shown in the attached sketch were as listed. 
 
Authorized Signature 
Assessors’ Office  _________________________________________________ 
 
Date of Verification    ______________________________________________ 
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APPENDIX  B 
 

STORMWATER AND  
EROSION CONTROL 

PERMIT APPLICATION 
___________________________ 

  



Application Checklist and Procedures Checklist for Stormwater Management Permit 

1. Requesting a waiver from the Stormwater Management Permit application requirements.

The applicant files 6 copies of a letter, together with supporting information and documentation, signed by 
the landowner or designated representative with the Town Clerk.    

2. All waiver requests shall be acted upon by the Planning Board within 45 calendar days from the date
of application and shall be in writing.   Boards may request an extension of the review period.  As per the 
bylaw, the Conservation Commission will have jurisdiction for waiver requests for projects located entirely 
within the town�s wetland jurisdiction and the Planning Board will have jurisdiction for all other waiver 
requests. Section 6 B of the SWEC Regulations 

3. Filing a Stormwater Management Permit Application

The applicant shall file with the Town Clerk, six (6) copies of a completed application package for a 
Stormwater Management Permit (SMP) and an electronic application in PDF format on a CD or DVD disc. 
The application package shall include: 

__ A completed Application Form with original signatures of all owners 

__  A list of abutters certified by the Assessor�s Office including those opposite on any public or private 
way and abutters within 300 feet of the applicant�s property line(s).  

__ Stormwater Management and Erosion Control Plan, stamped by a Professional Engineer licensed in 
Massachusetts  and project description which includes all information listed in Section 6 L of the 
SWEC Regulations. 

__ Operation and Maintenance Plan which includes all information listed in Section 6 M of the SWEC 
Regulations. 

__ Payment of the application and review fees. The application fee equals $100 plus .0030 x the total 
number of square feet of the proposed project.  Example:  $100 + 43560 (1 acre) = $100 + 43560 square 
feet x 0.0030 = $130.68 application fee 

__ Inspection and Maintenance Agreement which includes all information listed in Section 6 M of SWEC 
Regulations 

__ Surety Bond.  The Planning Board may require the applicant to post before the start of land 
disturbance or construction activity, a surety bond to ensure perpetual maintenance of stormwater and 
erosion controls.   

282,900 x 0.0030  + $100 = $948.70
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APPLICATION FORM 
STORMWATER AND EROSION CONTROL PERMIT 

To:  The Topsfield Planning Board, Town Hall, Topsfield, MA 01983 

The undersigned hereby applies for a Stormwater and Erosion Control Permit and herewith submits   
six (6) copies of a completed application package for a Stormwater Management Permit (SMP) and an 
electronic application in PDF format on a CD or DVD disc for approval.   
.   

The applicant certifies to the truth of the following facts as part of his application. 

1. Name of Applicant: ___________________________________________________

Address: _____________________________________________________

_____________________________________________________ 

Telephone Number: __________________________________________________ 

 E-mail Address: _____________________________________________________ 

2. Name of Engineer or Surveyor___________________________________________

Address _____________________________________________________

_____________________________________________________ 

Telephone Number: __________________________________________________ 

 E-mail Address: _ twilliams@allenmajor.com______ 

3. Deed to property is dated ____________________and is recorded in Essex South District Registry,

Book _______ Page ______.

4. Location of Property for which permit is requested:

Address _____________________________________________________

_____________________________________________________ 

 Zoning District_____________________________________________________ 

5. Attach hereto a copy of the deed.

6. The exact names in which title to the property is held and the present addresses of persons named
are: (If married, give spouse�s name.)

______________________________________________________________________ 

______________________________________________________________________ 

______________________________________________________________________ 

Sarkis Development Company

2 Elm Square, Andover, MA 01810

978-475-4055

jtsarkis@sarkisdevelopment.com

Allen & Major Associates, Inc.

100 Commerce Way  Woburn, MA 01801

781-935-6889

8258 264
May 14, 1986

470 Boston Street, Topsfield MA

Elderly Housing District

Boston Street Realty Trust; Douglas R. Conn; Trustee 

16615 SW 5th Place; Newbury,  FL 32669
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LIST OF REQUESTED WAIVERS 

 FROM 

 TOPSFIELD SUBDIVISION RULES AND REGULATIONS 

October 13, 2016 

TOPSFIELD SUBDIVISION RULES AND REGULATIONS — PLANNING BOARD 
 

Article 5 Design and Construction Standards 

5.1.2 Streets, Cross sections. 

Cross sections shall be in accordance with the standards as shown on plates 1 and 2.  The 

Board may permit a narrower paved roadway if, in its opinion, it will still provide for safe 

vehicular travel. 

 

Basis for Waiver Request:  This waiver is being requested to allow lesser pavement widths 

in certain sections to reduce the amount of impervious surface throughout the project 

and to allow sidewalks where shown.  This waiver is also requested to permit the cross 

section of the existing site driveway to be used without change, as it is in close proximity 

to vegetated wetlands.  The proposed site driveway is not a subdivision roadway and will 

serve a limited number of age-restricted dwellings.  The subject parcel does not connect 

to any adjacent sidewalk system.   

5.1.3 Alignment, Grade, Dead End and Intersections.  These shall be in accordance 
with the standards shown in Table 1.    

 

Basis for Waiver Request:  As the proposed driveway will remain privately owned and 

maintained, the Right-of Way width requirement is not applicable. As mentioned above, 

the applicant is requesting a waiver to allow pavement width as shown on the plan, curves 

with centerline horizontal curve radii of less than 150' (the curves vary from 10' to 350' 

and a minimum intersection angle of 87 degrees. The proposed roadway is designed to 

provide safe access to the 30 dwelling units proposed as part of the project.   

 

5.1.4   Dead End Streets  

a.   A dead-end street or dead-end interior drive shall not extend more than 650 feet from: a through 

public street, or a street or interior drive that intersects with a through public street in at least two 

places that are not less than 125 feet apart provided such street or interior drive is constructed in 

accordance with the standards for streets and rights-of-way set forth in the Subdivision 

Regulations. 



Basis for Waiver Request:  Applicant requests a waiver to construct a site driveway in excess 

of the maximum allowable length, as defined in 5.1.4.a.  The proposed driveway provides 

safe access to the 30 age restricted dwelling units proposed.  Its horizontal and vertical 

alignment permits the Town’s emergency vehicles to safely access all the dwelling units. 

Turning plans have been provided.  In addition, an emergency access road is proposed 

extending from Boston Street to a point near the point where the driveway itself provides 

two means of egress.  A “turn out” for access to the mail box station provides a secondary 

means of access for a portion.  Additionally, no point of the paved driveway is proposed 

with a grade in excess of 6%.  Please see attached memorandum from Fire Department 

Chief Giovannacci enclosed as Appendix J.   

5.3 Curbing 

Bituminous concrete berm shall conform to the materials and construction methods as specified 

in SECTION 470 of the Standard Specifications and as indicated on Plates 1 and 2. It shall be 

installed along both edges of all roadways in Type II subdivisions, except at driveways. The full 

arc length of curves at intersections shall, however, consist of granite curbs, the materials and 

construction methods of which shall be in accordance with SECTION 500 of the Standard 

Specifications. The Board may require that it also be installed along one or both sides of all 

roadways in Type I subdivisions if in the opinion of the Board, it is warranted by the character of 

the area and pedestrian use. It is recommended that “Cape Cod” style berm be installed where 

berms are required. 
 
Basis for Waiver Request:  Applicant requests a waiver from requirement for granite cubs 
at intersections.  The proposed roadway is not a subdivision roadway, it is a privately 
maintained driveway.  The portion of the site driveway which is scheduled to remain has 
bituminous curb.  Applicant has proposed Cape Cod style berm throughout the 
remainder.   

5.4.2 Sidewalks. 

Sidewalks shall be constructed on both sides of the roadway at the property line on Collector 

Streets as indicated on Plate 2. Sidewalks may be constructed only on one side of the roadway at 

the property line on Minor Streets as indicated on Plate 1 unless, in the opinion of the Board, they 

are not warranted. The Board may waive the sidewalk requirement or require that they be 

constructed on both sides of the roadway. When sidewalks are deleted, grass strips shall be 

extended in their place. 

Basis for Waiver Request:  The applicant requests a waiver from the requirement to 
permit meandering sidewalks as shown.  A single sidewalk is provided on the interior side 
of the driveway loop.  As the site driveway is not a subdivision roadway and does not 
connect to other ways a sidewalk is not necessary. There is no off-site destination that 
warrants pedestrian travel to Route 1.  An off-street pedestrian trail is also proposed.   

  



5.5.1 Grass Strips. 

Grass strips shall be provided as indicated on Plates 1 and 2 where sidewalks are required. 

Basis for Waiver Request:  The applicant requests a waiver from the grass strip 
requirement in order to allow the sidewalk to directly abut the roadway in one part of the 
driveway loop.  It is the applicant’s belief the proposed design is aesthetically more 
suitable in the particular instance.   

 

5.5.3 Grass Strips — Tree Planting 

Immediately following the completion of construction of the sidewalks, shade trees of a 

species to be approved by the Tree Warden shall be planted along the side lines of the 

streets, at the location and intervals to be determined by the Board. 

Basis for Waiver Request:  As there will be no grass strips in some locations the applicant 

requests a waiver from the tree planting requirement in the locations where grass strips 

have been eliminated.  Applicant has submitted a landscape plan showing all proposed 

tree locations tailored to compliment the site design.  A waiver is requested to permit 

planting in accordance with the landscape plan. 

5.10 Street Lighting 

Street lighting shall be installed if and where required by the Board.  Light standards to 

be used shall be subject to the approval of the Planning Board. 

Basis for Waiver Request:  Applicant proposes to install colonial lamp posts, made of 

durable composite material, where and as shown on plans to achieve the desired aesthetic.  

Lamps shall be LED, hardwired without switches, controlled by photoelectric cell.   

5.12.1.b Utility Locations 

All utility lines shall be installed in the location indicated and with the minimum cover as 
shown on Plates 1 and 2. 

Basis for Waiver Request:  A waiver granted from this requirement will allow the 

installation of the utilities in locations other than as shown on Plates 1 and 2 due to the 

proposed reduction in roadway width, the lack of green strips in some locations and the 

lack of sidewalks in other locations.  The proposed utility design proposed more 

economically accomplishes the distribution of utilities.  The utilities are to remain private 

since this is not a subdivision.  
  



5.12.3.e Drainage 

Drainage pipe beneath the roadway shall be reinforced concrete and have a minimum diameter 

of 12 inches (12”). Joints shall be rubber gasket type. Corrugated metal pipes may be used for 

drainage outside of the roadway or for culverts under the roadway. 

Basis for Waiver Request:  Applicant requests a waiver to install HDPE drain pipe at 

various sizes including those less than 12” minimum.   A 12” minimum pipe size will be 

oversized for many of the infiltration system connections.  The HDPE is believed to be a 

superior product and pipe sizes will be appropriately sized. 

5.12.3.m Drainage Manholes 

Drainage manholes shall be located at every change in grade or direction of the drainage line, at 

catchbasin connections, and shall not exceed 300 feet (300’) apart in a continuous system.     

Basis for Waiver Request:  Applicant requests a waiver to install drainage manholes 

greater than 300 feet apart.  In certain areas drainage manholes will be about 350 feet 

apart which is and appropriate spacing for the development. 

5.13.1 Utility Easements 

Utility easements such as water, electric, gas, telephone lines or drainage piping shall be 

provided where necessary and shall be at least thirty (30) feed wide unless, in the opinion 

of the Board, a different width is warranted. 

Basis for Waiver Request:  The applicant requests a waiver from the 30 'minimum width 

requirement for all utility easements. The majority of the utilities such as gas, electric, 

telephone and cable will be beneath or close to the driveway pavement edge. As the 

driveway will remain private and as the project will be in condominium ownership, 

easements for some utilities will likely not be necessary.   
 
5.13.2 Drainage Easements 
 
Where a subdivision is traversed by an open water course, drainage way, channel or stream, 
the Board shall require that there be provided a stormwater easement of drainage right-of-
way of adequate width (minimum 30') to conform substantially to the lines of such 
watercourse, drainage way channel or stream and to provide for maintenance or other 
necessary purpose. 
 

Basis for Waiver Request:  As the entire site will remain as a condominium, drainage 
easements are not necessary. 

 
  



5.14 Monuments 
 
Granite or reinforced-concrete monuments 3 feet in length dressed to 6 inches at the top 
with a pin or a 3/8 inch drill hole in the center, and not less than 6 inches square at the 
bottom shall be set flush to finish grade as shown on the plans. 
 

Basis for Waiver Request:  As the entire site will remain as a condominium, monuments 
are not necessary. 

 
5.20  Tree Planting 
 

 
Requirements — Shade trees of species approved by the tree Warden shall be planted on 
each side of each street (at least two (2) per lot) in a subdivision, except where the 
Definitive Plan showed trees to be retained which are healthy and adequate. 
 

Basis for Waiver Request:  As the proposed project is not a subdivision, tree planting of 
two (2) trees per lot does not apply. However, the applicant proposes to plant shade trees 
alongside the proposed site driveway where and as shown on the submitted landscape 
plans.   

 
5.21  As-Built Plans 
 
As-built plans showing the location, grades and other significant information regarding 
utilities and roads shall be prepared by the applicant and submitted to the Board within 
six months following the final approval of the improvements as herein provided. 
 

Basis for Waiver Request:  As the proposed site driveway will remain privately owned and 
maintained an as-built plan is not necessary. 
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35 New England Business Center Drive 
Suite 140 
Andover, MA  01810-1066 
Office: 978-474-8800 
Fax: 978-688-6508 
Web: www.rdva.com 

Ref: 7214 
 
May 26, 2016 
 
 
 
Mr. John Todd Sarkis 
Sarkis Development Company 
2 Elm Square 
Andover, MA  01810 
 
Re: Proposed Age-Qualified Residential Development 
 470 Boston Street (Route 1) 
 Topsfield, Massachusetts 
 
Dear John: 
 
Vanasse & Associates, Inc. (VAI) has completed a review of access and on-site circulation as proposed 
for the age-qualified residential development to be located at 470 Boston Street (Route 1) in Topsfield, 
Massachusetts (hereafter referred to as the “Project”).  Specifically, our review focused on the design of 
the roadway network and its access to Boston Street (Route 1) as depicted on the March 15, 2016 
Illustrative Site Plan prepared by Brown Sardina and The MZO Group with regard to its ability to afford 
safe and efficient access to the proposed residential community and to accommodate emergency vehicle 
access. 
 
As proposed, the Project will entail the construction of 30 residential townhouses arranged as 15 duplex 
buildings that will front along a circular access roadway that is connected to Boston Street by way of a 
600 foot long roadway that is approximately 24 feet in width.  Each unit will have an integrated two (2) 
car garage with a driveway that will accommodate parking for an additional two (2) vehicles, or four (4) 
vehicles total.  The Project has been designed for and will be marketed as an age-qualified residential 
community (at least one resident must be age 55 or older).  Such communities generally have lower traffic 
volumes than those of a traditional non age-qualified residential community, particularly during the 
commuter peak hours, as residents of these communities are more flexible with regard to travel times.  
We also note that the Illustrative Site Plan shows a 20-foot wide gravel drive that is located 
approximately 150 feet south of the primary access to the Project site and is intended to serve as 
secondary access for emergency vehicles if deemed necessary by the Town. 
 
The design of the Project site roadway is compliant with accepted engineering standards to serve as both a 
primary access to the Project site and to accommodate secondary access for emergency vehicles.  
Guidance provided by the Institute of Transportation Engineers (ITE)1 recommends that the length of 
dead-end roadways (defined as the distance from the main roadway before which a motorist can seek an 
alternate route) should be no longer than 1,000 feet where such a roadway serves more than 30 dwelling 
units.  As proposed, the Project will include 30 dwelling units and the length of the primary access 
roadway between Boston Street and the first internal intersection where traffic is dispersed or can choose 
an alternate route is 600 feet.  Accordingly, the access to the Project site complies with the guidance 
provided by the ITE for such roadways. 
                                                      
1Neighborhood Street Design Guidelines, A Recommended Practice of the Institute of Transportation Engineers; 

Washington, D.C.; 2010. 



Mr. John Todd Sarkis 
May 26, 2016 
Page 2 of 2 

G:\7214 Topsfield, MA\Letters\470 Boston Street Access Assessment 052616.docx   

Relative to emergency vehicle access, the current edition of the Fire Code (NFPA® 1)2 states the 
following: 
 

18.2.3.3 Multiple Access Roads.  More than one fire department 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, climatic conditions, or other factors that could limit access. 

 
The access to the Project site is 24-feet in width between Boston Street and the first internal intersection 
within the development, and transitions to a 22-foot wide roadway thereafter.  These widths are sufficient 
to convey two-way traffic and accommodate the anticipated volume of traffic that may be associated with 
the 30 townhouse units (expected to be less than 20 vehicle trips during the peak hours) without creating 
undue congestion.  The grade of the access roadway approaching Boston Street is 2 percent or less, with 
roadway grades within the Project site not exceeding 5 percent.  In addition, the access roadway has been 
designed to be above the established flood plain elevation for the Project locus.  These features have been 
designed to maintain access to the Project recognizing the abutting terrain and local climatic conditions.  
As such, the access to the Project site complies with Section 18.2.3.3 of the Fire Code and the secondary 
access for emergency vehicles is not required to comply with the Fire Code.  To the extent permissible, 
we would suggest that any trees located within 10-feet of the edge of the access roadway, or as otherwise 
defined by the Fire Department, be trimmed or removed, particularly any dead or diseased trees that could 
potentially fall and block the access from Boston Street. 
 
If you should have any questions regarding our review of the access to the Project site, please feel free to 
contact me. 
 
Sincerely, 
 
VANASSE & ASSOCIATES, INC. 
 
 
 
Jeffrey S. Dirk, P.E., PTOE, FITE 
Principal 
 
JSD/jsd 
 
cc: File 

                                                      
2National Fire Protection Association (NFPA) 1, Fire Code, Seventh Edition; NFPA; Quincy, Massachusetts; 2015; as amended 

per 527 CMR. 
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To:  Topsfield Planning Board 

From:  Chief Ronald P. Giovannacci 

Date:  June 7, 2016 

Re:  Rolling Green 

According to the Professional Engineer Jeffrey S. Dirk, a secondary access is not required.  He states that 

the project meets NFPA 1, 18.2.3.3 Multiple Access Roads which says: More than one fire department 

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, climatic conditions, or other factors that could limit 

access and a secondary access is not required.  We agree with the finding of the engineer. 

We have no issue with single access road as depicted in the plans providing that the units are equipped 

with sprinklers.  The site is a long distance from the fire station, the current call fire department staffing 

is not adequate and the resident population is an at risk population.  With the rate of fire spread, it is in 

the best interest in the safety of all if the buildings have sprinklers installed in compliance with NFPA 13.   




