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December 1, 2022  
 
Scott Savage, Chairperson                                  
Hopedale Zoning Boad of Appeals  
Hopedale Town Hall  
Hopedale Street  
Hopedale, MA  01747  
 
Lisa M. Pedroli 
Town Clerk 
Town of Hopedale 
Hopedale Street 
Hopedale, MA  01747  
 
Re: 75-131 Plain Street, LLC; Application for Special Permit pursuant to Section 17 of the 
Hopedale Zoning By-Laws.  Hand delivered (cover letter only via email to zoning@hopedale-
ma.gov ) 
 
Dear Chairperson Savage and Madame Clerk Pedroli: 
 
On behalf of 75-131 Plain Street, LLC, I hereby submit a Application for a Special Permit (for the 
Construction of Phase II of the Project) pursuant to Section 17.6 (c) (6) of the Hopedale Zoning By-
Laws. In compliance with the Board’s “Checklist for Zoning Board of Appeals Hearing 
Application” you will find the following: 
 

1) Abutters List  
2) Application for a Hearing (original and ten (10) copies for distribution) 
3) Narrative of Project’s scope and compliance with the By-Laws 
4) Application Fee of $375.00 payable to the Town of Hopedale 
5) Original Supplemental Information (including 10 copies of each for distribution) of: 

mailto:zoning@hopedale-ma.gov
mailto:zoning@hopedale-ma.gov


A. Order from Massachusetts Land Court dated October 27, 2022 
B. Site Development Plans (subset) dated January 14, 2022 
C. Decision and Certificate of Action from Planning Board dated May 11, 2022 
D. Graves Engineering Peer Review Letter dated February 2, 2022 
E. Review letter from Town of Hopedale W&S Manager dated February 11, 2022 
F. Order of Conditions issued by Conservation Commission July 27, 2022 
G. Phased Site Development Plans dated July 15, 2022 
H. Decision and Certificate of Action from Planning Board dated September 7, 2022 
I. Graves Engineering Peer Review Letter dated August 2, 2022 
J. Board of Health Meeting Minutes from September 15, 2022 

 
It is the Applicant’s understanding that the Board or Town Clerk, as the case may be, will distribute 
copies of the above to the Planning Board, Board of Health, Conservation Commission, and the 
Highway Department.  If I am mistaken in this assumption, or to the extent that additional 
application packets are required, please contact me on my cell phone at 508-654-0503. 
 
Very truly yours,  
 
Joseph M. Antonellis  
 
Joseph M. Antonellis  
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Application for Special Permit 
Project Narrative        
 
Proposed Warehouse Facility       
75 Plain Street 
Hopedale, MA 
 
Applicant: 75-131 Plain Street, LLC 
 
 
 
 
Introduction 
 
This Application is submitted to the Hopedale Zoning Board of Appeals (Special Permit Granting Authority – 
SPGA) for approval of a special permit under the Hopedale Zoning Bylaw (the Bylaw), Section 17 Groundwater 
Protection District (GWPD), Subsection 17.6.(c)(6):  Uses and Activities requiring a Special Permit - To permit a 
use that will render impervious more than fifteen percent (15%) or two thousand five hundred (2,500) square 
feet of any lot, whichever is greater.   
 
The underlying proposal is for a warehouse facility at the current Rosenfeld Concrete property located at 75 
Plain Street (the Project). The site is located within the Limited Industrial (LI) zoning district and the proposed 
warehouse use is allowed as a matter of right.  The site is also located within the GWPD, as depicted on pg. 17-
12 of the Bylaw. 
 
The underlying project will consist of two phases.  Phase I of the Project will construct 411,075 GSF and will not 
render the site more than 15% impervious. Accordingly, a special permit is not required per Order of the 
Commonwealth of Massachusetts Land Court dated October 27, 2022 (Exhibit A).  
 
 The Applicant, 75-131 Plain Street, LLC requests the special permit only with respect to Phase II of the project 
which will bring the total building area to 616,875 GSF, which will result in an exceedance of the 15% impervious 
area threshold. 
 
Phase I of the Project will result in 941,785 SF of impervious cover or 14.9% of the lot and is not subject to a 
special permit. Construction of Phase II of the Project will result in an additional 600,886 SF of impervious cover, 
an additional 9.5% of the lot. The construction of Phase II will result in a total lot coverage of 1,528,461 SF or 
24.4% of the entire lot.  Phase II of the Project will therefore require a special permit under Section 17.6(c)(6), to 
exceed 15% impervious cover within the GWPD.  In accordance with the Order of the Land Court dated October 
27, 2022, this application to construct Phase II is submitted for review under Section 17 of the Hopedale Zoning 
Bylaw. 
 
Property Description 
 
The Project site is approximately 144.6 acres and is presently occupied by the Rosenfeld Concrete 
industrial/manufacturing facility.  The site has served as a sand and gravel mining resource and industrial site 
supporting Rosenfeld Concrete’s business operations since 1932, producing redi-mix and precast concrete 
products for the regional construction industry.  At its peak, approximately 109 acres (75% of the site) were 
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utilized for the concrete operations. Rosenfeld and its parent company, Boston Sand and Gravel, continue to 
operate the facility. 
 
The central and southern portions of the property have been significantly altered to support the current 
business operations, including mined and filled areas, precast product stockpiles, industrial equipment and 
operation/staging sites, support buildings, and concrete driveways.  The Mill River flows north along the west 
property line, and three ponds (natural and man-made) historically used as source water for industrial 
operations, are located throughout this area. The northern portion of the Project site has been altered in some 
locations but is predominately wooded with mature forest.  The southern portion of the site abuts an existing 
industrial park. 
 
It is well documented that the site at 75 Plain Street has been the subject of past releases of hazardous materials 
during its use as an aggregate mine and concrete manufacturing plant.  Three historic releases of petroleum are 
associated with former underground storage tanks (USTs) at the site.  A 20,000-gallon UST still exists at the site, 
within the GWPD, which will be removed in conjunction with the development of the Project.  A portion of the 
site operates under an Activity and Use Limitation (AUL) due to past spills of hazardous materials.  While the site 
is currently in compliance with MassDEP regulations due to these conditions being pre-existing, much of the 
current activity at the site would be prohibited under today’s regulations. 
 
Project Description & Permitting Review 
 
The Applicant proposes to abandon and remove the Rosenfeld Concrete operation, clean and restore the site, 
and construct Phase I and Phase II of a 616,875 GSF warehouse facility located within the previously developed 
central and southern portions of the site (Exhibits B and G for Site Development Plans and subsequent Phased 
Site Development Plans).  The location will operate as a traditional warehouse facility providing temporary 
product storage, handling, and supply/distribution throughout the region.  The Project will leave more than 103 
acres (71%) of open space at the site.   
 
As required in the Checklist for Zoning Board of Appeals Hearing Application, the Project has received Site Plan 
Approval from the Planning Board.  The Project also received an Order of Conditions from the Hopedale 
Conservation Commission and was favorably reviewed by the Hopedale Board of Health for compliance with 
their regulations.   During the site plan review process, the Project was also reviewed by the Water & Sewer 
Department, Department of Public Works, Fire Department and Police Department. 
 
The Project received Site Plan Approval from the Town of Hopedale Planning Board on May 11, 2022 (Exhibit C).  
The site plan review process included an exhaustive review of the Site Development Plans (Exhibit A) and 
Stormwater Management Analysis for the Project.  The Town of Hopedale hired Graves Engineering, Inc. (GEI) 
for a professional engineering peer review of the plans and supporting materials.  The review included 
compliance with the relevant sections of the Town of Hopedale Zoning By-law, including the Groundwater 
Protection District, the MassDEP Stormwater Management Handbook, and standard engineering practices.  The 
GEI peer review of the Project’s Stormwater Management Analysis concluded, in the letter dated February 2, 
2022 (Exhibit D), that “compliance with the MassDEP Stormwater Standards and Stormwater Handbook is 
reasonable.”  
 
The scope of work for the GEI peer review made specific reference to review of the Project for compliance with 
the GWPD and Section 17 of the Zoning By-laws.  The intent of this specific review was to not only provide the 
Planning Board with this analysis, but also to prospectively provide professional engineering review services to 
the Zoning Board of Appeals for any special permit required under Section 17.  GEI, in its original review letter 
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dated December 14, 2021, stated, “GEI has no issues relative to compliance with Section 17.6(c)(6): Use 
rendering impervious more than (15) percent or two thousand five hundred (2,500) square feet of any lot. The 
plans propose lined forebays for pre-treatment of pavement runoff, and open infiltration basins (for pavement 
runoff) and subsurface infiltration systems (generally for roof runoff) for the attenuation of peak runoff rates 
and for the infiltration of stormwater. GEI gleaned information from the hydrology computations; the 
information indicates that the proposed project will result in a reduction of surface water runoff volume, hence 
an increase in on-site infiltration, of 2.7 acre-feet or 76% during a two-year storm event and 8.1 acre-feet or 72% 
during a ten-year storm event. Long-term maintenance of the stormwater systems, site maintenance and site 
housekeeping will be required to address stormwater quality after the construction phase of the project. 
Appendix D of the Stormwater Management Analysis addresses construction phase and long-term operation 
and maintenance requirements. (§17.6(b)(6)).” The GEI letter of February 2, 2022, following review of the Plans 
of Record and the revised Long-Term Operation and Maintenance Plan, affirmed this statement acknowledging 
“No further comment necessary.” 
 
The Town of Hopedale Water & Sewer Department Manager also reviewed the Project from a utilities, 
stormwater, and well-field perspective during site plan review.  A review letter for the Project dated February 
11, 2022 (Exhibit E) stated, “I am comfortable with the protection provided to the Mill Street Well Field.  Each 
catch basin has an oil separator and sump, all parking lot drainage has pretreatment and there are no direct 
catch basins, I have also been informed that there will be two emergency spill sheds on the property to store the 
necessary spill containment if a spill does occur.” The Manager also added that “the property owner will also be 
fully responsible for any environmental remediation on site, which includes a 20,000-gallon UST, and any other 
areas identified during construction.  The removal of this ground contamination, as well as any others that may 
be identified, will be beneficial to all.”  The letter added in closing, “I agree with the Peer Review from Graves 
Engineering that the SWP will reduce the surface water runoff and increase the on-site infiltration as stated on 
page 2.  This new infiltration, with proper treatment could in fact be beneficial to the Water & Sewer aspects.”   
 
The Site Plan Approval by the Planning Board made several findings in its Decision (Exhibit C).  Specific to the 
GWPD, the Planning Board made the following General Findings Nos. 11 & 12 on pages 7 & 8 of the Decision:    
 

11. Pursuant to By-Law § 17.7(a), this Board finds that the intent and specific criteria of the Ground Water 
Protection (GWP) By-Law is met by this Application and that the Applicant’s application materials 
include sufficiently detailed, definite, and credible information to support positive findings in in 
relationship to the standards set forth within the GWP By-Law.  More specifically, pursuant to By-Law § 
17.7(c), the Board finds: 
a. 17.7(c)(1): The proposed use will not adversely affect the existing or potential quality or quantity of 

water that is available in the Groundwater Protection District. Based upon comments from the 
Water & Sewer Departments and the Planning Board’s peer reviewers, snow 
removal/storage/plowing plans have been altered so that snow will be stored on the south side of 
the property, thereby alleviating concerns of possible drinking water contamination. In his 
correspondence of February 11, 2022, Water & Sewer Department Manager Timothy J. Watson 
states, among other things, “[a]fter reviewing the storm water plan, I am comfortable with the 
protection provided to the Mill Street Well Field.” (Watson Correspondence, p.1, ¶4.)  

b. 17.7(c)(2): The proposed use is designed to avoid substantial disturbance of soils, topography, 
drainage, vegetation, and other water-related natural characteristics (if any) of the site to be 
developed. According to Manager Watson, “[t]he property owner will also be fully responsible for 
any environmental remediating on site, which includes a 20,000-gallon UST, and any other areas 
identified during construction.” (Watson correspondence, p.1, ¶5.) “The removal of this ground 
contamination, as well as others that may be identified, will be beneficial to all.” (Id., at pp.1-2.) The 
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following concluding remarks in Mr. Watson’s correspondence, cement this Board’s conclusion that 
the requirements of the GWP By-Law are met, if not exceeded: 

 
“In closing, I agree with the Peer Review from Graves Engineering that the SWP will reduce the 
surface water runoff and increase the on-site infiltration…. This new infiltration, with proper 
treatment could in fact be beneficial to the Water & Sewer aspects. I do not believe I would 
have the same opinion if this were undeveloped forestland or “clean site” and not a defunct 
cement yard….”  
 
(Watson correspondence, p.2, ¶3.)  

 
12. To the extent the GPD By-Law requires this Board make a recommendation to the ZBA, this Board 

recommends that the ZBA issue a GPD Special Permit to the Applicant.1 
 
The Project also received an Order of Conditions from the Town of Hopedale Conservation Commission dated 
July 27, 2022 (Exhibit F).  A Notice of Intent was filed with the Conservation Commission and the Project was 
reviewed for compliance with the Commonwealth of Massachusetts Wetlands Protections Act, including a 
review of the stormwater management system, landscaping restoration plans, and erosion and sediment 
controls. The Project was approved with conditions including that the Project will meet the Board of Health’s 
Groundwater Protection Regulations and long-term maintenance of the stormwater management system.  
 
On September 7, 2022, the Planning Board issued a Decision and Certificate of Action for Approving Request for 
Minor Modification of the Site Plan Approval, dated May 11, 2022 (Exhibit H).  This Decision approved the 
Applicant’s phasing plans as proposed in the July 20, 2022, correspondence and accompanying plans (Exhibit F).  
Prior to the approval, the Town of Hopedale again hired Graves Engineering, Inc. (GEI) for a professional 
engineering peer review of the plans and supporting materials, for compliance with the relevant sections of the 
Town of Hopedale Zoning By-laws, including the Groundwater Protection District, and for the adequacy of 
utilities, drainage, and stormwater infrastructure to serve the Phase I portion of the project.  GEI, in a letter 
dated August 2, 2022 (Exhibit I), stated that “GEI has no issues relative to compliance with the Zoning By-Law.” 
 
The Project (including the phased plans) was reviewed by the Town of Hopedale Board of Health for compliance 
with the Board of Health Groundwater Protection Regulations and Surface Water Protection Regulations.  Said 
regulations dovetail with the corresponding GWPD zoning bylaw.  At its regular meeting on September 15, 2022, 
the Hopedale Board of Health voted affirmatively that the Project complies with the Board of Health Regulations 
(Exhibit J). 
 
The Hopedale Conservation Commission, at its regular meeting on September 20, 2022, discussed and reviewed 
the changes shown in the phased plans and it was determined that the changes constituted an insignificant 
change, and no further documentation was necessary. 
 
 
 
 
 

 
1 This Board is not aware of any rules or regulations adopted by the ZBA under the GWP By-Law and thus has not made 
findings pursuant to By-Law § 17.7(d). To the extent the ZBA is concerned with this Board’s lack of findings under § 17.7, we 
reserve the right to conduct further proceedings to make and report findings under § 17.7. 



 
 

Highpoint Engineering 
Dedham Corporate Center 
980 Washington Street | Suite 216 
Dedham, MA 02026 

Page 5 of 7 

 

Compliance with the Purpose of the Groundwater Protection District  
 
In accordance with Paragraph No. 5 of the Order from the Massachusetts Land Court dated October 27, 2022, 
the “special permit review of the Proposed Project under the ZBL is limited to the criteria under Section 17 
thereof…”  (Exhibit A) 
 
As referenced in Section 17.1, the purpose of the Groundwater Protection District is:  
 

• 17.1(a) – to promote the health, safety, and general welfare of the community by ensuring an adequate 
quality and quantity of drinking water for the residents, institutions, and business of the Town of 
Hopedale; 

• 17.1(b) – to preserve and protect existing and potential sources of drinking water supplies; 

• 17.1 (c) – to conserve the natural resources of the Town; and, 

• 17.1(d) – to prevent temporary and permanent contamination of the environment. 

The Project will significantly improve site conditions over the intensive industrial/manufacturing use of the 
property as it exists today and, by extension, meet the purpose of the Groundwater Protection District.  The 
following are highlights of the Project as it pertains to the purpose of the GWPD: 

1. The Project will remove all current industrial buildings, manufacturing/process equipment, and debris 
stockpiles throughout the site.  Building and equipment removal will include any required environmental 
remediation of contaminated soils in accordance with applicable MassDEP regulations.   Eliminating the 
current industrial/manufacturing use on the site will avoid any future manufacturing activities 
performed in an uncontrolled environment that could potentially impact water resources and drinking 
water supplies. The potential for future gravel mining and industrial manufacturing that is a pre-existing, 
non-conforming use under current zoning regulations will be eliminated. 

2. The Project will remove all gasoline/diesel fueling facilities, including an existing 20,000-gallon 
underground fuel storage tank, and conduct any required environmental remediation in accordance 
with applicable MassDEP regulations.  A Licensed Site Professional (LSP) will oversee all remediation of 
any existing contamination. Fueling stations are not proposed for the Project. 

3. The Project will remove debris from environmentally sensitive areas including bordering/isolated 
vegetated wetlands and their respective buffer zones.  Restoration of these areas to a natural condition 
will be completed in accordance with the Order of Conditions issued by the Hopedale Conservation 
Commission (see Exhibit E).  The result will enhance the previously degraded areas, improving the 
natural environment that is contiguous to the Mill River, the site ponds, and the groundwater/drinking 
water resource. 

4. The Project will remove industrial pump houses, equipment, and intake process water pipes adjacent to 
or within environmentally sensitive areas associated with the site ponds.  Restoration of these areas to a 
natural condition will improve the natural environment in and adjacent to the site ponds and eliminate 
hydraulic connections to the site ponds that could pose a risk of inadvertent discharges. 

5. The Project will institute a stormwater collection and treatment system design in accordance with the 
MassDEP Stormwater Management Handbook and its guiding principles and eliminate existing 
uncontrolled and untreated stormwater discharges. The Project will collect, pretreat, and attenuate 
stormwater discharges prior to infiltration/recharge or surface discharge by implementing passive and 
proprietary stormwater Best Management Practices (BMP’s) in accordance with the Handbook.  
Pretreatment will remove a minimum of 80% Total Suspended Solids (TSS) for 1.0” total rainfall for 
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recharge/discharge to a Critical Area (defined as the Zone II – Wellhead Protection Area), preserving and 
protecting the groundwater/drinking water resource.  

6. The Project will implement Stormwater Infiltration Practices including subsurface recharge of roof runoff 
and surface recharge via detention/retention infiltration basins.  Stormwater recharge volume far 
exceeds minimum required under MassDEP Stormwater Management Permit requirements and will be 
beneficial to the public water supply.   

7. The Project will restore previously disturbed areas located outside the Project limits by installing 
landscape and meadow grasses to stabilize the site and minimize erosion.  Providing permanent site 
stabilization and introduction of plant materials will improve the ecological environment and enhance 
water quality through natural infiltration processes.   

8. The Project will maintain a minimum of 4’ vertical separation between the proposed site grades and the 
estimated seasonal high groundwater levels at the Project site in accordance with the Bylaw and 
Hopedale Board of Health regulations.  This separation provides for rainfall filtration through natural 
processes within landscape areas prior to recharge that do not otherwise discharge to the stormwater 
management system. 

9. The Project provides a Long-Term Operation and Maintenance Plan and Spill Prevention, Containment, 
and Countermeasures Plan for management of site and stormwater facilities, providing perpetual 
protection of the Town Public Water Supply.  

 
Compliance with the use provisions of the Groundwater Protection District zoning bylaw 
 
Regarding the Use Regulations in Section 17.6 of the Groundwater Protection District and the Permitted Uses in 
17.6(a), the Order of the Land Court dated October 27, 2022 (Exhibit A), Declared in Paragraph No. 1 “That 
warehouses are a by-right use in the Light Industrial and Ground Water Protection zoning districts in the Town.”   
 
The Project is not one of the Prohibited Uses identified in 17.6(b)(1-16) as it is not a landfill or dump.  It will not 
store liquid petroleum products as prohibited and will not landfill or store sludge or septage.  The Project will be 
connected to the Town sewer system and will not have an individual sewage disposal system.  The Project will 
not store deicing chemicals per the Bylaw and will not store animal manure.  Earth removal in violation of the 
prohibition is not required and the facility will not generate, treat, store, or dispose of hazardous waste.  The 
Project will not be an automobile graveyard or junkyard and treatment works are not required for the Project.  
The Project will not store hazardous materials per the Bylaw and will not discharge processed wastewater on-
site.  There will be no stockpiling of snow and ice from outside the district or storage of commercial fertilizers in 
violation of the Bylaw.  The use of septic system cleaners which contain toxic or hazardous chemicals is not 
required. 
 
The construction of Phase II of the Project does require the issuance of a special permit under Section 17.6(c)(6).  
This was Declared in Paragraph No. 3 of the Order of the Land Court dated October 27, 2022, “That the 
Proposed Project, as a whole, will require a special permit under 17.6(c)(6) of the ZBL if it exceeds 15% of 
impervious cover.” (Exhibit A) This Application is filed under this Section and Order to comply with the use 
regulations of the Groundwater Protection District zoning bylaw. 
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Compliance with the Standards of the Groundwater Protection District  
 
The standards to be met for the granting of a special permit in the Groundwater Protection District are provided 
in Section 17.7(c) of the Bylaw.  The SPGA may grant a special permit upon finding that the proposed use meets 
the following standards.  The proposed use must: 
 

1. In no way, during construction or thereafter, adversely affect the existing or potential quality or quantity 
of water that is available in the Groundwater Protection District, and 

2. Be designed to avoid substantial disturbance of the soils, topography, drainage, vegetation, and other 
water-related natural characteristics of the site to be developed.  

 
As has been documented throughout this Application, the engineering experts hired by both the Applicant and 
the Town of Hopedale have independently found that the Project meets the requirements of the Groundwater 
Protection District.  These findings have been further supported by the approvals of the Project by the Town of 
Hopedale Planning Board, the Hopedale Conservation Commission and the Hopedale Board or Health. The 
Project was also supported by the review of the Town of Hopedale Water & Sewer Department Manager.  Each 
recommendation or approval made specific references and/or recommendations to the Groundwater Protection 
District in their findings.  In fact, after extensive peer review by the Town’s own consultants, the Planning Board 
made favorable findings to these specific standards in Section 17.7(c) and recommended the ZBA issue the 
special permit to the Applicant per Section 17.7(a).  The Water & Sewer Department Manager stated that the 
Project “could, in fact, be beneficial to the Water & Sewer aspects.”  The engineering reviews identified specific 
improvements that will be made by the installation of stormwater management systems that will increase on-
site infiltration and implement long-term operation and maintenance requirements.  
 
It is clear from the reviews and approvals highlighted throughout this document that the Project will not 
adversely affect the potential quality or quantity of water in the Groundwater Protection District, and it is 
evident that the design measures of the site reduce the area of disturbance from prior uses and restore many of 
the natural characteristics of the site.  The Project meets the standards in Section 17.7(c) of the Bylaw. 

Conclusion 

Based upon the evidence provided in this narrative and supporting documentation, including the findings of the 
Town’s experts, Planning Board, Conservation Commission and Board of Health, and the Order of the 
Commonwealth of Massachusetts Land Court dated October 27, 2022 (Exhibit A), 75-131 Plain Street, LLC 
respectfully requests the Town of Hopedale Zoning Board of Appeals find that the construction of Phase II of the 
Project meets the standards and use regulations of the Town of Hopedale Groundwater Protection District and 
grant the special permit. 

 

END   

  



75-131 Plain Street, LLC 133 Pearl Street, Suite 300
Boston, MA 02110

(617) 292-0101 / (978) 265-8550 wbuckley@gfipartners.com

Rosenfeld Concrete Corp.
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Mayer, Antonellis, Jachowicz & Haranas, LLP

439 Worcester Road
P.O. Box 966
Framingham, MA 01701-0966

(508) 473-2203 jma@majhllp.com

P.O. Box 9187
100 N. Washington Street
Boston, MA 02114

(508) 473-7200 rcorriveau@bostonsand.com

Douglas Hartnett, PE
Highpoint Engineering, Inc.

980 Washington Street, Suite 216
Dedham, MA 02026

(781) 770-0973 dhartnett@highpointeng.com
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Applicant is seeking a Special Permit in the Groundwater Protection District in accordance 
with Section 17.6(c)(6) for a use that will render impervious more than fifteen percent (15%) 
of the lot at 75 Plain Street, Hopedale.  Please see the attached narrative and exhibits in 
support of the Special Permit Application.

Warehouse

Limited Industrial
(IL) Map 22, Lot 28

75 Plain Street
Hopedale, MA

Book 8780, Page110
Book 11502, Page 280 
(merger deed )

Concrete manufacturing, sand and gravel mining, contractor storage
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CRE Acquisition, LLC 
133 Pearl Street 
Boston, MA02110 

TO VERIFY AUTHEl<TICITY SE£ REVERSE SIDE Fon OESCRIPTlON OF fHE 11 SECURITY FEATUnES 

First Republic Bank 
One Post Office Square 
Boston, MA 02110 

**** THREE HUNDRED SEVENTY FIVE AND 00/100 DOLLARS 

TO THE 

ORDER OF 

TOWN OF HOPEDALE 

78 Hopedale Street 

Hopedale , MA 01747 

11/16/2022 

DATE:11/16/2022 CK#:948 TOTAL:$375.00***** BANK:CRE Acquisition-First Republic{creacqfr) 
PAYEE:TOWN OF HOPEDALE{v0001953) 

Job(Prop) Categ(Acct) 

7Splain-a{creacq) G0001007(62050) 

Invoice - Date Description 

11.15.2022 2-11/15/22 Newspaper Advertising & Postage Nove 

DATE:11/16/2022 CK#:948 TOTAL:$375.00***** BANK:CRE Acquisition-First Republic(creacqfr) 
PAYEE:TOWN OF HOPEDALE(v0001953) 

Job(Prop) Categ(Acct) 

75plain-a{creacq) G0001007{62050) 

Invoice - Date Description 

11.15.2022 2-11/15/22 Newspaper Advertising & Postage Nave 

948 

$375.00***** 

Amount 

375.00 

375.00 

Amount 

375.00 

375.00 















CRE Acquisition, LLC 
133 Pearl Street 
Boston, MA 0211 0 

ro VERIFY AUTHENTICITY, SEE AEVE11SE SIDE FOR OESCAIPTION OF IHE 11 SECURITY FEAfURES 

First Republic Bank 
One Post Office Square 
Boston. MA 02110 

**** TWENTY FIVE AND 00/100 DOLLARS 

TOTHE 

ORDER OF 

TOWN OF HOPEDALE 

78 Hopedale Street 

Hopedale , MA 01747 

11/16/2022 

DATE:11/16/2022 CK#:947 TOTAL:$25.00****** BANK:CRE Acquisition-First Republic(creacgfr) 
PAYEE:TOWN OF HOPEDALE(v0001953) 
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75-131 Plain Street, LLC

Application for Special Permit to Hopedale ZBA 

List of Exhibits

A. Order from Massachusetts Land Court dated October 27, 2022
B. Site Development Plans (subset) dated January 14, 2022
C. Decision and Certificate of Action from Planning Board dated May 11, 2022
D. Graves Engineering Peer Review Letter dated February 2, 2022
E. Review letter from Town of Hopedale W&S Manager dated February 11, 2022
F. Order of Conditions issued by Conservation Commission July 27, 2022
G. Phased Site Development Plans dated July 20, 2022
H. Decision and Certificate of Action from Planning Board dated September 7, 2022
I. Graves Engineering Peer Review Letter dated August 2, 2022
J. Board of Health Meeting Minutes from September 15, 2022
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COMMONWEALTH OF MASSACHUSETTS 

LAND COURT 

DEPARTMENT OF THE TRIAL COURT 

WORCESTER, ss. 
22 MISC 000497 (JSDR) 

ROSENFELD CONCRETE CORP., 

Plaintiff, 

v. 

THE TOWN OF HOPEDALE, 

Defendant. 

DEFAULT JUDGMENT 

This matter was commenced with the filing of a complaint pursuant to G. L. c. 240, § 

14A, by plaintiff Rosenfeld Concrete Corp. (“Plaintiff”) on September 22, 2022, in which 

Plaintiff sought a declaration as to the applicability of various provisions of the town of 

Hopedale (“the Town”) zoning bylaw (“ZBL”) to Plaintiff’s proposed construction of a 

warehouse (“the Proposed Project”) on a 144-acre parcel located at 75 Plain Street (map 22, 

parcel 28), Hopedale, owned by it.  On October 3, 2022, the summons and return of service on 

the Town was filed and docketed, it being noted thereon that acceptance of service by the 

Town’s counsel would not serve as a notice of appearance on behalf of the Town.  It was 

subsequently reported to the court that the Town did not intend to appear and defend in this 

action.  The Town was defaulted on October 27, 2022.  At the request of the court, the Plaintiff 

supplemented its Motion For Entry Of Default Judgment (“Motion”) with the filing of a 

Memorandum In Support Of Motion For Entry Of Default Judgment (“Memorandum”) and the 

Affidavit Of Jason R. Talerman, Esq., sworn to on October 27, 2022, authenticating attachments 

to the Memorandum.  After review of the complaint, the Motion, the Memorandum and the 

attachments thereto, it is    
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ORDERED, ADJUDGED and DECLARED: 

1. That warehouses are a by-right use in the Light Industrial and Ground Water

Protection zoning districts in the Town;

2. That the warehouse, as proposed by the Plaintiff on the Property is not an

enlargement or alteration of a pre-existing use as described in Section 17.6(c)(1)

of the ZBL;

3. That phase 1 of the Proposed Project, if not exceeding 15% impervious coverage,

does not require a special permit under Section 17.6(c)(6) of the ZBL;

4. That the Proposed Project, as a whole, will require a special permit under Section

17.6(c)(6) of the ZBL if it exceeds 15% of impervious cover; and

5. That special permit review of the Proposed Project under the ZBL is limited to the

criteria under Section 17 thereof and is not subject to the general special permit

criteria under Section 10.6 of the ZBL.

And it is further 

ORDERED and ADJUDGED that, upon payment of all required fees, this Default 

Judgment, or a certified copy of it, may be recorded with the Worcester County Registry of 

Deeds and marginally referenced on all relevant documents. 

SO ORDERED. 

By the Court (Roberts, J.) 

/s/ Jennifer S.D. Roberts 

Attest: 

 /s/ Deborah J. Patterson    

Deborah J. Patterson, Recorder 

Dated: October 27, 2022. 
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TOWN OF HOPEDALE PLANNING BOARD 
DECISION AND CERTIFICATE OF ACTION FOR APPROVING REQUEST FOR MINOR 

MODIFICATION OF SITE PLAN APPROVAL, DATED MAY 11, 2022 
75-131 Plain Street, LLC/GFI PARTNERS, LLC 

75 PLAIN STREET, HOPEDALE, MA 
 
September 7, 2022 
 
On May 11, 2022, the Planning Board issued a decision (“Decision”) conditionally approving a 
site plan for the construction of a 616,875 square foot warehouse building with ancillary business 
offices included on property located at 75-131 Plain Street (“Project”).   
 
By letter dated July 20, 2022, the Applicant requested that the Board approve a minor 
modification of the approved site plan to allow the Project to be constructed in two phases.  The 
first phase would involve construction of 411,000 square feet of warehouse space, with 
associated parking facilities, as well as all required drainage, utilities and other infrastructure 
required for the Project, including all onsite and offsite improvements.  The second would entail 
construction of the remainder of the warehouse space and associated parking. 
 
The proposed phasing plan does not result in any change in the location, footprint, parking, 
internal roadways, sound mitigation, drainage infrastructure or any other aspect of the Project.  
Rather, it simply proposes to construct the building and associated parking in two separate 
phases.   
 
Pursuant to Condition 2 of the Decision, the Building Commissioner is authorized to determine 
whether a proposed site plan modification constitutes a minor modification (not requiring a new 
public hearing).  The Building Commissioner testified to the Board that he has determined the 
proposed phasing plan is a minor modification.  The Board agrees. Indeed, the Board notes that 
the Decision actually contemplates that there may be phased construction (see Decision, 
Condition 22).  Arguably, therefore, the Applicant’s proposed phasing plan does not require 
modification of the Decision at all.  To the extent such modification is required, the Board 
determines that such modification is minor in nature and will not result in any new or increased 
impacts. 
 
Accordingly, the Board hereby approves the Applicant’s phasing plan, as proposed in the July 
20, 2022 correspondence and accompanying plans from the Applicant’s counsel.  Such approval 
is conditioned upon: 
 
 
1. The Applicant shall complete all drainage, stormwater management systems and other onsite 

and offsite improvements required under the Decision as part of the first phase of 
construction.  No Certificate of Occupancy shall be issued until all such improvements have 
been completed to the satisfaction of the Board or its designee. 

2. The Applicant has agreed to make all payments and complete all mitigation measures set 
forth in the Memorandum to the Board submitted by the Applicant on April 25, 2022 in 
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Site Plan Modification 

09/07/2022 
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connection with the first phase of construction. All such mitigation measures shall be 
completed prior to issuance of a Certificate of Occupancy for the first phase of the Project. 

3. Other than the phased construction of the building and associated parking, as set forth in the 
July 20, 2022 letter from the Applicant’s counsel, and the accompanying plans, all provisions 
of the original Decision shall continue to have full force and effect. No other changes to the 
Project are authorized hereunder.  Any further modifications shall require review and 
approval in accordance with Condition 2 of the Decision. 

4. The phasing plan proposed by the Applicant is optional.  The Applicant may choose to 
proceed with construction of the Project in a single phase. 

5. The Applicant shall make every reasonable effort to minimize the extension and intensity of 
construction-related impacts on the neighborhood as a result of the phasing of construction.  
The Building Commissioner is authorized to impose reasonable requirements to accomplish 
this purpose. 

6. If the Phase 2 portion of the site is not to be constructed immediately following Phase 1 
construction, then the subgraded areas in Phase 2 should be temporarily stabilized to 
minimize the potential for water-borne and wind-borne erosion. 

 
 

In favor  Opposed Abstain Absent or 
           Ineligible 
  
Stephen Chaplin       X          
Kaplan Hasanoglu              X  
Jimmy Kohkar       X          
Michael Costanza      X          
Christopher Chase      X          
 
 
 
A complete record of these proceedings is on file with the Town Clerk and with the records of 
the Planning Board. 
 
This decision and all plans referred to in the decision, have been filed with the Building 
Commissioner, Board of Health, and Town Clerk. 
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Signed this the 7th day of September, 2022 by: 

Members of the Hopedale Planning Board: 

/s/ Stephen J. Chaplin 
Stephen Chaplin Kaplan Hasanoglu 

/s/ Jimmy Khokhar /s/ Michael Costanza 
Jimmy Khokhar Michael Costanza 

/s/ Christopher Chase 
Christopher Chase 

cc: Town Clerk Building Commissioner 
Applicant 
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Board of Health Meeting 
Regular Meeting Minutes 

September 15, 2022 

The Hopedale Board of Health held a regular meeting on Thursday, 
September 15, 20, 2022, at 6:00 p.m., in the Draper Room, Town Hall, 78 

Hopedale Street, Hopedale, MA.  Those in attendance included:  Walter Swift, 
Jason MacDonald and Mary Watson.  The meeting was videotaped and held on 
Zoom. 

A. CALL TO ORDER

Mr. Swift called the meeting to order at 6:00 p.m., noting that all
members were present. 

B. PUBLIC COMMENTS

Ms. Heather Lewis of 17 Ben’s Way and Ms. Colleen Stone of 21 Ben’s
Way both expressed their concerns for the 75 Plain Street Development project 

noting that there were over 70 private drinking wells in the area and the impact 
on the health and safety of residents as its relates to clean air and clean 
drinking water. 

G. ACTION ITEMS

1. Decision of 75 Plain Street Development

Mr. Swift thanked residents for their comments on the project and 
thanked the petitioners for setting up the site visit at which he learned a great 
deal about the property.  He noted that he put a lot of thought into this project 

and what concerned him the most was that the process was not followed as it 
related to notifying the Board of Health further noting that the project 

information should have come from the petitioners or the planning board. 

Mr. MacDonald stated that he was under the impression that the project 

was in compliance with the Groundwater Protection and Surface Water 
Regulations and anything that could be done to clean up the site, while abiding 

by these regulations, would be a benefit to the town. 

Ms. Watson stated that if the property stays with the current owners, the 

site may never get cleaned up.  She also stated that she would like to see 
enforcement of traffic at the site. 

Mr. Swift stated that, if the project does not go forward, the Board of 
Health could compel the current owners of the property to clean up the site.  

Mr. Swift noted that the planning board has already voted on the project and 
hearings on this project are closed.  In closing, he stated that he believed the 
chain of information distribution was flawed and not followed and residents in 

town need to know what is going on. 
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 It was moved by Ms. Watson, seconded by Mr. MacDonald, that the 75 
Plain Street Development plan is in compliance with the Board of Health’s 

Groundwater Protection Regulations and the Surface Water Regulations.  
Voting in favor:  Ms. Watson and Mr. MacDonald.  Mr. Swift abstained as he 
was not comfortable with the entire review process. 

 
C. APPROVAL OF MINUTES 

 
 1. Draft Minutes:  August 25, 2022 Regular Meeting 
 

 It was moved by Mr. MacDonald, seconded by Ms. Watson, to approve 
the regular meeting minutes of August 25, 2022.  All voted in favor. 
 

D. REPORT OF THE CHAIR – None. 
 

E. REPORTS OF BOARD MEMBERS 
 
 Ms. Watson stated there were no reportable COVID-19 cases as of 

Wednesday, as people are testing at home.  She encouraged residents to get the 
next round of booster shots. 

 
F. DISCUSSION ITEMS 
 

 1. Procedure for reviewing Health Agent Applications 
 
 As a brief discussion, it was the consensus of the board that Ms. Watson 

would review the health agent applications and bring forward finalists for the 
entire board of interview. 

 
G. ACTION ITEMS - continued 
 

 2. Award of Contract to Waste Zero 
 

 After discussion, it was moved by Mr. MacDonald, seconded by Ms. 
Watson, to award the contract for overage trash bags to Waster Zero and set 
the price per roll of 5 bags and $7.50 and $275 per case of 40rolls.  All voted in 

favor. 
 
 3. Scope of Work for Ed Caracino/Excavating Solutions 

 
 At its August 25th meeting, Ed Caracino was approved to  

to review and give initial approval/denial of disposal works/septic plans. 
 
 After discussion, it was moved by Ms. Watson, seconded by Mr. 

MacDonald, to include in Ed Caracino’s scope of work, in addition to the review  
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and initial approval/denial of disposal works/septic plans, to review/approve 
Title 5 Inspection Reports, review/approve disposal works septic as-built plans, 

and review/approve well plot plans.  All voted in favor. 
 

4. Other – None. 
 
H. INFORMATIONAL IEMS 

 
 a. R.I. Analytical Report on Spindleville Pond:  9/6/22 
 

 b. Notes on Rat Issue 
 
 c. Letter re:  332D South Main Street 

 
I. FUTURE AGENDA ITEMS 

 
 1. Household Hazardous Waste Collection Day 
 

J. NEXT MEETING 
 

 1. October 20, 2022 
 
K. ADJOURNMENT 

 
I. FUTURE AGENDA ITEMS 
 

1. Household Hazardous Waste Day 
 

J. NEXT MEETING 
 
 1. Regular Meeting:  October 20, 2022 

 
J. ADJOURNMENT 

 
 At 7:26 p.m., it was moved by Mr. MacDonald, seconded by Ms. Watson, 
to adjourn the meeting.  All voted in favor. 
 

Respectfully submitted, 
 

Carol A. Villa 
 

Carol A. Villa 

Recording Secretary 
 

Approved:  October 20, 2022 
          09__15__2022__regular meeting 

          BOH MINUTES___2022 
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Regular Meeting 
Documents List 

1. Draft Minutes:  August 25, 2022 Regular Meeting

2. Email from D. Schindler re:  75 Plain Street

3. Waste Zero Overflow Supplies and Services Agreement

4. Email from Ed Caracino re:  Scope of Work

5. Informational Items

a. R.I. Analytical Report on Spindleville Pond:  9/6/22

b. Notes on Rat Issue

c. Letter re:  332D South Main Street

09__15__22__documents list 
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