JOINT APPLICATION FOR DEVELOPMENT PLAN
AND SITE PLAN APPROVAL TO THE SOUTHFIELD
REDEVELOPMENT AUTHORITY
99-ROOM HOTEL AT
INTERSECTION OF SHEA DRIVE AND MAIN
STREET (ROUTE 18)
July 19, 2022

APPLICANT:

CP Endeavor Holdings 18 LLC
388 East 8th Street
Boston, MA 02127
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CP Endeavor Holdings 18 LLC is proposing a transformative 99-room hotel development at the entrance
of Union Point on land owned by the Mosaic Lending Trust at the intersection of Shea Drive and Route
18 in Weymouth. This project will be one of the first larger-scale commercial developments at Union
Point, and will provide benefits to the Southfield Redevelopment Authority and the Towns in the form of
approximately 30-40 permanent jobs, increased real estate taxes, hotel taxes, and spending in the area
communities by hotel guests. This site has been approved by Marriott Hotels for its TownPlace Suites by
Marriott brand. The project has construction financing lined up and is anticipated to break ground as
soon as all the necessary permit, approvals, and easement modifications have been obtained. While the
proposed project will result in the removal of the existing Union Point sign and the existing walking
paths, the proposed project contemplates a new Union Point sign at the intersection of Route 18 and
Shea Drive and reconfigured walking paths open to the public that connect to existing infrastructure.
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A. DEVELOPMENT TEAM
Applicant:

CP Endeavor Holdings 18 LLC
388 East 8th Street
Boston, MA
Attention: Marco Crugnale
Anthony Borghi
Kurt Stenhouse
Telephone: 617-971-9700
Emails:
marco@crugnaleproperties.com
acborghi@endeavor.com
kstenhouse@endeavor.com

Owner:

Kurt Stenhouse and Anthony Borghi, Trustees of Mosaic Lending Trust
388 East 8th Street, Boston, MA 02127
Telephone: 617-971-9700
Emails:
acborghi@endeavor.com
kstenhouse@endeavor.com

Architect and
Contractor:

Opechee Construction Corporation
11 Corporate Dr
Belmont, NH 03220
Attention: David Sherborne, Architect, Vice President
Telephone: 603-527-9090
Email: davids@opechee.com

Engineer:

Bohler Engineering
352 Turnpike Road
Southborough, MA 01772
Attention: Josh Swerling, P.E.
Telephone: 508-480-9900
Email: jswerling@bohlereng.com

Traffic Engineer:

Ron Muller & Associates
56 Teresa Road
Hopkinton, MA 01748
Attention: Ron Muller
Telephone: 508-395-1576
Email: ronmuller@ronmullerassociates.com

Attorney:

Nutter McClennen & Fish LLP
155 Seaport Boulevard
Boston, MA 02210
Attention: Brent McDonald, Esq.
Telephone: 617-439-2486
Email: bmcdonald@nutter.com
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B. PLANS INCLUDED WITH JOINT APPLICATION



























A1.01 First Floor Plan
A1.02 Upper Floor Plan
A3.01 Exterior Elevations
A3.02 Exterior Elevations
C-101 Cover Sheet
C-102 General Notes Sheet
C-201 Demolition Plan
C-301 Site Layout Plan
C-401 Grading and Drainage Plan
C-501 Utility Plan
C-601 Erosion and Sediment Control Plan
C-602 Erosion and Sediment Control Notes and Details
C-701 Landscape Plan
C-702 Landscape Notes and Details
C-703 Lighting Plan
C-901 Detail Sheet
C-902 Detail Sheet
C-903 Detail Sheet
C-904 Detail Sheet
C-905 Detail Sheet
ALTA/NSPS Land Title Survey, Mosaic Lending Trust LLC, Main Street & Shea Memorial Drive,
prepared by Control Point Associates, Inc., dated April 5, 2019 and last revised December 30,
2020 (2 sheets)
Topographic Survey & Utility As-Built Plan, Shea Memorial Drive, Electrical Plan, prepared by
Kimley-Horn and Associates, Inc., dated March 26, 2010 (1 sheet)
Topographic Survey & Utility As-Built Plan, Shea Memorial Drive, Irrigation Plan, prepared by
Kimley-Horn and Associates, Inc., dated April 8, 2010 (1 sheet)
Easement Exhibit (1 sheet)
Fire Truck Turning Exhibit (1 sheet)
Rendering plan entitled “TownPlace Suites Marriott, Main Street (Route 18) & Shea
Memorial Drive, South Weymouth, Massachusetts” prepared by Annino Incorporated
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C. DEVELOPMENT PLAN APPLICATION
1. Preliminary site construction plans showing the tentative locations of proposed buildings, lot
lines, blocks, streets, parking areas and open space, along with zoning district boundaries.
See plans referenced in Section B above that are attached and contain the requisite
information.
2. A proposed mix of uses, Building Forms and development program.
The proposed development subject to this joint application is a 99-key hotel on land at
the entrance to Union Point, located at the intersection of Route 18 and Shea Drive. The
proposed hotel will be developed using the Office/Commercial Building Form.
3. Tables showing total land area and wetlands and compliance with applicable dimensional and
parking requirements.
Please refer to the Zoning Analysis table on Sheet C-301 (Site Layout Plan) for zoning
dimensional regulations and parking requirements/calculations. Wetland resource areas
and the 50- and 100-foot buffers are shown within the plans, including on Sheet C-301
(Site Layout Plan). An application for a variance to reduce parking required under the
Office/Commercial Building Form is being submitted simultaneously with this
Development Plan application and the Site Plan application.
4. An analysis of the circulation system and its consistency with any applicable Street Plan
approved by the Authority pursuant to the Subdivision Regulations.
The proposed development includes a driveway that is in a location that is consistent
with good access management as it relates to proximity to the intersection. The
driveway is located as the easterly part of the site to avoid the island within Shea Drive
and allow for full turning movements both in and out of the site. Site circulation provides
a dedicated drop off area as well as adequate circulation and parking for the hotel
patrons and employees and service vendors. The proposed development also includes
pedestrian access paths throughout the site and maintains existing off-site access.
5. An analysis of transportation, utility, drainage, and other required infrastructure systems and
their consistency with any applicable Infrastructure and Utility Plans approved by the Authority
pursuant to the Subdivision Regulations.
a. Transportation: The development is expected to add between 11 and 19 additional
vehicles to Route 18 during peak traffic hours. These increases represent on average
about one additional vehicle 3 to 5 ½ minutes. These increases are minimal and well
within the daily fluctuation in traffic. Please refer to the attached Traffic Assessment
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prepared by Ron Muller & Associates dated September 28, 2021 for additional
information.
b. Stormwater: The site has been designed to capture and convey stormwater runoff to
one of two underground infiltration systems from all impervious area within the site
and has been designed in accordance with the Massachusetts Stormwater
Standards. Refer to the Drainage Report prepared by Bohler, Sheet C-401 (Grading
and Drainage Plan), and Detail Sheet C-904 for more information.
c. Sanitary Sewer: The project proposes construct a new sanitary sewer service from
the main within Route 18 to the proposed Hotel. The sewer service has been sized to
adequately accommodate the expected demands for a 99-room hotel.
d. Water: The project proposes construct a new water service from the main within
Route 18 to the proposed Hotel. The water service has been sized to adequately
accommodate the expected demands for a 99-room hotel. The Applicant
acknowledges that as a condition to obtaining a building permit for the project, the
Applicant will need to obtain a will serve letter from the Town of Weymouth, and
that obtaining such a letter will be a condition of any Development Plan and Site
Plan approval.
6. Evidence of compliance with the applicable provisions of the Regulations, including, without
limitation, the Architectural and Urban Design Standards and Sustainable Design Standards and,
for any Development Plan involving a residential use, the Affordable and Workforce Housing
Requirements.
As the proposed project does not include residential uses, the Affordable and Workforce
Regulations are not applicable.
See discussion in Section D.12 below for the proposed project’s compliance with the
mandatory provisions of the Architectural and Urban Design Standards and in Section
D.14 below Sustainable Design Standards.
7. Evidence of compliance with the applicable Street, Infrastructure and Utility, Landscape and
Lighting Plans approved by the Authority pursuant to the Subdivision Regulations.
a. Street: The proposed project does not include a subdivision; therefore, no streets are
proposed. Please refer to the attached Traffic Assessment prepared by Ron Muller &
Associates dated September 28, 2021. A traffic assessment was performed for the
proposed hotel which will occupy the currently vacant portion of land on the
southeast corner of Shea Drive and Main Street (Route 18). This assessment
estimates the peak hour traffic generation associated with the site and qualitatively
evaluates the project’s impact on the adjacent streets. Traffic and speed data along
Shea Drive were collected to assure adequate sight lines at the proposed site
driveway. Due to the relatively low traffic generation associated with the use, traffic
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volumes were not projected to a future year and no analyses of intersection
operations were performed as the projected increases in traffic are well within the
daily fluctuation in traffic.
b. Infrastructure and Utility: The proposed project does not include a subdivision;
however, the proposed project has been designed to meet the Infrastructure and
Utility requirements set forth in the Subdivision Rules and Regulations as applicable.
c. Landscaping and Lighting Plans: Please refer to Sheet C-701 (Landscape Plan) and
Sheet C-703 (Lighting Plan). The proposed project does not include a subdivision;
however, the proposed project has been designed to meet the landscaping and
lighting requirements set forth in the Subdivision Rules and Regulations as
applicable, except for the landscaping waivers described in Section D and E below.
8. Certification that the land and any Structures (as such term is defined in the ByLaws) as well as
the proposed project, comply with all private restrictions, if any, on the land.
See response in Section D.22 below.
9. To the extent known, a timetable for the construction of each development component.
The project has construction financing lined up and is anticipated to break ground as
soon as all the necessary permit, approvals, and easement modifications have been
obtained. Construction is anticipated to take approximately 14 months. No buildings
exist on the site today, so no demolition of buildings will be required, although removal
of certain structures and utilities will occur.
10. An analysis showing the relationship of the proposed use(s), Building Forms and development
program with adjacent development within NAS South Weymouth for which Development
Plans, Special Permits or site plans have previously been approved or issued.
Given the site’s location at the Shea Drive entrance to Union Point, there is no adjacent
or proximate development programs to the site. As discussed above, this would be a
transformative project for Union Point and the first large-scale commercial development
promoting a long-standing goal of planning efforts to create a balance between
residential and commercial development. Moreover, the hotel will create synergies with
existing uses at Union Point, offering on-site accommodations for teams playing at the
recreation fields, a location for guests of residents to stay, and an amenity to lure future
commercial development to Union Point. Moreover, the proposed hotel will provide
increased real estate taxes, hotel taxes, and bring additional patrons to the area, which
will support other area businesses.
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D. SITE PLAN APPLICATION
1. Name, addresses, and telephone numbers of the applicant, the owner if other than the
applicant, and other agents for the applicant, such as the architect, engineer and/or attorney,
and the name and address of the proposed project.
See Section A above.
2. Survey certified by land surveyor indicating total land area boundaries, angles, and dimensions
of the site and a north arrow.
See attached ALTA/NSPS Land Title Survey prepared by Control Point Associates, Inc
dated April 5, 2019 and last revised December 30, 2020, referenced in Section B above
which includes the total land boundaries, angles, and dimensions and contains a north
arrow.
3. Plans prepared by a registered professional engineer, architect, landscape architect, or
professional land surveyor, and bearing the stamp of such registered professional on the plan,
showing: (a) present and proposed use(s) of the land and existing buildings, if any; (b)
dimensions of existing and proposed building(s) or other structures including height, setback(s)
from property lines and total square footage of all floors; (c) compliance with any applicable
Building Forms; (d) locations and dimensions of any easements, public or private rights of way,
or other burdens existing or proposed; (e) at-grade parking and loading areas showing number,
location, and dimensions of parking and loading spaces, driveways, access, and sidewalks,
preferably indicated on survey; (f) Common Open Space, as applicable.
See plans referenced in Section B above that are attached and contain the requisite
information.
4. A brief written description of the proposed project, such as proposed construction or
demolition, all uses, who the project is intended to serve, an estimate (to the extent known) of
the expected number of employees and/or occupants and anticipated hours of operation, as
applicable.
The Applicant is proposing a 99-key hotel branded TownPlace Suites by Marriott. The
project site is approximately 97,341 sf (2.234 acres) in size consisting of (i) a parcel of
land shown as “Maintenance Easement #1” on a plan entitled “Plan of Acceptance Shea
Drive showing Right-of-Way and Easements, Naval Air Station, South Weymouth,
recorded with the Norfolk County Registry of Deeds in Plan Book 601, Page 60 and (ii)
Parcel FOST 6A SP-19 on sheet 2 of 6 of a plan entitled “Property Boundary Survey
(F.O.S.T. Nos. 5B, 5C & 6), Naval Air Station, South Weymouth” dated November 4, 2011,
recorded with the Norfolk County Registry of Deeds in Plan Book 611, Page 80.
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The site is within the Central Redevelopment Area of Union Point. Most of the site sits
within the Shea Village Commercial District (SVCD) (approximately 55,719 sf), with the
eastern portion of the site along Shea Drive within the Open Space-Corporation District
(approximately 41,622 sf). See Sheet C-301 for a delineation of the zoning district lines.
While the portion of the site within the SVCD is also within the Neighborhood Subdistrict
of the Mixed Use Overlay District, the Applicant is electing to develop this project
utilizing the underlying SVCD zoning.
The proposed hotel development consists of an approximately 53,890 sf, five-story
building that will include 99 hotel rooms, a community lounge meeting area, breakfast
and lunch buffet station with seating, Indoor heated pool, full fitness room, outside
courtyard with firepits and cooking grille station, 2 elevators, employee breakroom and
offices and guest laundry facility. Access to the hotel will be provided via a curb cut on
Shea Drive. The entrance will be lighted, landscaped and contain Marriott signage for
TownPlace Suites. The hotel will operate 24 hours a day, 7 days a week.
The project has construction financing lined up and is anticipated to break ground as
soon as all the necessary permit, approvals, and easement modifications have been
obtained. Construction is anticipated to take approximately 14 months. No buildings
exist on the site today, so no demolition of buildings will be required, although removal
of certain structures and utilities will occur.
At full operation, the hotel is expected to employ approximately 30-40 individuals.
During construction, the development is anticipated to provide approximately 100
construction jobs.
5. A brief written statement explaining how the proposed project complies with each standard
applicable to Site Plan Review, referencing additional documents, plans, drawings, photos,
evaluations etc., as necessary
Site Plan Review Standards (Zoning and Land Use By-Laws Section 12.5)
A. General Function and Quality of Use and Development. The proposed site
development provides for effective use of site topography in the siting of buildings
and other facilities and in the placement of landscaping, signage, and illumination.
The proposed site topography has been designed to maintain the existing
site topography to the maximum extent practicable. The project proposes
site lighting and landscaping to enhance the appearance of the site as well
as surrounding areas and proposes signage to ensure that customers can
easily locate the facility when approaching along Route 18. See Landscaping
Plan at C-701 and Lighting Plan at C-703 for landscaping and lighting details.
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B. Compliance with Zoning Standards. The proposed site development complies fully
with these By-Laws and the Regulations, including all applicable zoning standards
(locational, dimensional, design, signage and landscaping standards), including the
specific standards of the zoning district(s) in which the development is located,
except to the extent a variance has been obtained pursuant to Section 15.3.
The proposed project is located within the SVCD and Open SpaceCorporation District. The portion of the site within the SVCD is also within
the Mixed Use Overlay District. See Sheet C-301 (Site Layout Plan) for a
delineation of the zoning district lines. As noted above, the Applicant is
electing to utilize the underlying SVCD zoning and not the Mixed Use Overlay
District. The development will comply fully with the By-Laws and the
Regulations, except for the variances requested for a reduction in required
parking spaces, location of parking, and for the location of the primary
entrance to the hotel, all under the Office/Commercial Building Form, and
for the waivers from certain Regulations as set forth herein. A list of all
waivers requested is contained in Section E below.
As noted above, approximately 41,622 sf of the total 97,341 sf site is located
within the Open Space-Corporation district. Pursuant to Section 5.2(C) of the
Zoning and Land Use By-Laws, which is within Article 5 of the Zoning and
Land Use By-Laws and governs accessory uses, the use of streets and
driveways “shall be permitted for access for a use forbidden in the zoning
district in which the street or driveway is located but used for access to a
zoning district in which the use (a) is permitted, (b) for which a special
permit has been issued by the Special Permit Granting Authority, or (c) for
which a Development Plan has been approved by the Special Permit
Granting Authority.” As the hotel use is permitted within the SVCD, the use
of a driveway within the Open Space-Corporation District to access the hotel
is allowed pursuant to Section 5.2(C). Moreover, the Applicant is also
seeking Development Plan approval for the project.
The Applicant is committed to ensuring that open space is a component of
the project. In addition to retaining approximately 29,625 SF of the land
within the Open Space-Corporation District as open space post-development,
approximately 6,975 sf of the land within the SVCD will be open space postdevelopment, for a total of approximately 36,600 sf of open space. In
addition, as shown on Sheet C-301 (Site Layout Plan), the project contains a
stone dust walking trail across the site connecting the sidewalk on Shea
Drive with open space land to the South of the site. To ensure that access to
the public is maintained through and adjacent to the site, if desired by the
SRA, the Applicant would be amenable to granting the SRA and the general
public easement rights across this pathway to ensure the public rights are
maintained. In addition, should it be desirous to the SRA and the necessary
permits and approvals can be obtained, the Applicant would explore adding
a small parking area of 1-3 spaces within the Open Space-Corporation
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portion of the site to be restricted to use by members of the public to
increase public access to the trail system, with appropriate signage to
prohibit use by hotel patrons.
C. Circulation System. The proposed circulation patterns for motor vehicles, bicycles
and pedestrians provide for safe and adequate ingress and egress, and will not
result in conditions that create traffic congestion, hazard, inconvenience, or undue
potential for traffic accidents on the site or in the immediately surrounding area.
The Permit Granting Authority may regulate the number, size, design, and locations
of site access drives or other transportation features so as to ensure compliance
with the above.
One site driveway is proposed on Shea Drive as opposed to on Route 18 to
minimize turning movement conflicts on heavily traveled Route 18. The
driveway on Shea Drive is located to maximize separation from Route 18 to
minimize any impacts to the signalized intersection. Based on the Traffic
Assessment prepared by Ron Muller & Associates dated September 28, 2021,
both minimum requirements and desirable sight distances are exceeded at
the proposed driveway location to allow safe operation.
D. Parking and Loading Areas. The proposed location and design of parking and loading
areas to service the proposed development is appropriate and functional. The
Permit Granting Authority may require screening or buffering of parking and/or
loading areas to a higher standard when: parking/loading areas are visible from the
street or a residential use; parking/loading areas are in close proximity to and have
potential for negative impact on a non-residential use; or the proposed
development includes a greater number of parking spaces than the minimum
required parking spaces established in these By-Laws.
The proposed project has been designed to provide adequate parking spaces
for the proposed use. The Zoning Standards require a minimum of 3 spaces
per 1,000 SF of gross floor area under the Office/Commercial Building Form.
Using this formula, the proposed project is required to provide a minimum of
162 parking spaces for a 54,000-sf hotel. The Applicant believes that this
would result in too much parking at this location, given that the proposed
hotel only contains 99 rooms. The proposed parking is in line with the
standards of similar Marriott properties. In addition, meeting the required
parking number would reduce the landscaping and open space on the site.
Accordingly, the Applicant is seeking a variance from this requirement to
reduce the required parking spaces for this project to 101 parking spaces
and is filing a separate variance application. In support of this request and
as set forth in more detail in the Applicant’s variance application, the
Applicant notes that a hotel located within the Mixed Use Overlay District
(Town Center or Discovery Subdistricts), Rockland Development Overlay
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District, and Abington Development Overlay District within Union Point
would be subject to a required parking standard of 0.75 spaces to 1.0 spaces
per hotel room. The Applicant is also seeking a variance from the
requirement to locate all parking in the rear of the building. All parking
spaces, with exception to the accessible parking spaces, are 9 feet in width
and 18 feet in length. All accessible parking spaces have been designed in
accordance with the Americans with Disabilities Act and the Massachusetts
Architectural Access Board. The project includes a drop-off area at the Hotel
entrance in a location where minimal amount of pedestrian traffic is
expected. Loading will take place at the front of the building and loading is
not expected to interrupt pedestrian or vehicular traffic flows.
E. Stormwater Management and Drainage. The proposed site development includes
systems for the adequate management of stormwater runoff from the site in
conformance with any standards set forth in the Regulations and with the
Stormwater Management Policy promulgated by the Massachusetts Department of
Environmental Protection and the United States Environmental Protection Agency.
The proposed project has been designed in accordance with all local and
state stormwater regulations. Most of the site, including all impervious area
will be captured and treated on-site via pipe systems and two underground
infiltration systems. See Sheet C-401 (Grading and Drainage Plan). Pretreatment prior to discharge to the underground infiltration systems will be
provided by the use of isolator rows and a proprietary treatment unit.
Please refer to the attached Drainage Report for additional information,
Sheet C-401 (Grading and Drainage Plan), and Detail Sheet C-904.
F. Consistency with Approved Development Plan (if applicable). For a use subject to
Development Plan Review which has become an as-of-right use upon approval of an
applicable Development Plan (subject to site plan approval under this Article 12),
the proposed site development is in conformity in all material respects with the
Development Plan approved by the Special Permit Granting Authority.
There is no approved Development Plan for this site. Simultaneous with the
submission of this Site Plan Application, the Applicant is applying for
Development Plan approval for this site.
G. Protection of Infrastructure Corridors. For any site plan approval within the
Discovery Subdistrict, the proposed use and development shall not adversely impact
the transportation, utility, drainage, or other infrastructure system corridors within
NAS South Weymouth.
Not applicable. The project is not within the Discovery Subdistrict.
Additional Site Plan Review Standards (Administrative Rules and Regulations Section 4.6(C)
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a. The proposed use and development shall be in general conformity to any master
plan approved by the Authority and be consistent with the goals and objectives of
such master plan, taking into account all other development within NAS South
Weymouth for which building permits, site plan approvals, Special Permits or
Development Plans have been approved or issued since the Effective Date.
While the Southfield Redevelopment Authority (SRA) Final Redevelopment
Plan dated January 31, 2019 does not depict any development on the site,
the proposed hotel development is in conformity with and furthers the goals
and objectives of the SRA Final Redevelopment Plan. The Redevelopment
Plan highlights maximum development at Union Point of up to 3,855
residential units and up to 4,000,000 sf of commercial development
completed by 2033. Among the key goals and objectives of the Union Point
development is to generate significant fiscal benefits for the Towns and the
Commonwealth and create jobs and welcome commercial and retail
businesses. While there has been residential development at Union Point,
Union Point has lacked to date significant commercial development in
furtherance of the goals and objectives. This project helps to meet these
important goals and objectives through the provision of 30-40 permanent
jobs and approximately 100 construction jobs. In addition, this key
commercial development will provide significant fiscal benefits including
increased real estate taxes (significantly in excess of the current assessed
value of approximately $635,000) and hotel taxes, and spending in area
businesses by hotel guests.
b. The proposed use and development shall be in compliance with all applicable
provisions of these Regulations including, without limitation, the Architectural and
Urban Design Standards and the Sustainable Design Standards, and for any site plan
application involving a residential use, the Affordable and Workforce Housing
Regulations.
As the proposed project does not include residential uses, the Affordable and
Workforce Regulations are not applicable.
See discussion in Section D.12 below for the proposed project’s compliance
with the mandatory provisions of the Architectural and Urban Design
Standards and in Section D.14 below Sustainable Design Standards.
c. The proposed use and development shall be in substantial conformity with any
applicable Street, Infrastructure and Utility, Landscape and Lighting Plans approved
by the Authority pursuant to the Subdivision Regulations.
The proposed project does not include a subdivision. However, the proposed
project has been designed in substantial conformance with all applicable
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Street, Infrastructure and Utility, Landscape and Lighting Plans approved by
the Authority pursuant to the Subdivision Regulations.
6. A brief written statement explaining how the proposed project complies with any Development
Plan approved by the SPGA.
There is no approved Development Plan for this site. The Applicant is simultaneously
seeking Development Plan approval for this site. See Section C above.
7. The total floor area and ground coverage ratio of each proposed building and structure.
Total Floor Area
Hotel – 53,890 SF
Total Ground Coverage Ratio
Hotel – 11.9%
Total Lot Coverage
62.4%
8. Front, side, and rear elevations.
Front, side, and rear elevations are shown on the following plans:
A3.01 Exterior Elevations
A3.02 Exterior Elevations
9. Existing and proposed contour elevations in two foot increments.
Existing and proposed contour elevations have been shown in 1-foot increments for
design clarity and are shown on Sheet C-401 (Grading and Drainage Plan).
10. Provisions for vehicular and pedestrian access ways, including proposals for new or relocated
curb-cuts and access for emergency vehicles and a brief written statement explaining how the
proposed ways comply with any Street Plan approved by the Authority pursuant to the
Subdivision Regulations.
The proposed project does not include a subdivision. One site driveway is proposed on
Shea Drive as far to the east as feasible. This is proposed to maximize the separation
from the driveway to the Route 18 signalized intersection with Shea Drive to minimize
potential impacts to the intersection. The proposed driveway, parking, access aisles and
onsite circulation have been designed to allow for emergency vehicle access. See Sheet
C-301 (Site Layout Plan) for the location of the proposed curb cut and the locations of
vehicular and pedestrian access ways. See Fire Truck Turning Exhibit for a depiction of
fire truck turning movements on-site.
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To the extent necessary, the Applicant requests waivers to the following provisions in
Section 4.5 of the Subdivision Regulations regarding landscape plans for streets:


Section 4.5.A.4 (Shea Boulevard) and Section 4.5.A.5 (Main/Standard
Neighborhood Streets) [To the extent Route 18 is determined to be a
Main/Standard Neighborhood Street]
o Trees shall be planted on both sides of the street between forty and
eighty feet apart, depending on tree species, streetlight spacing and
driveways, in order to create a continuous tree canopy along the street.
The tree plantings may be interrupted adjacent to attractive views,
interesting recreational activities and shall be supplemented with
additional screen plantings adjacent to parking lots. Shrubs in mass
plantings should be installed at no more than 4 feet on center. At least
one shrub should be provided for each 3 linear feet of curb line.
 As the Applicant’s property only abuts one side of Shea Drive
and Route 18, the Applicant can only plant trees on the side of
Shea Drive and Route 18 adjacent to the site and not on both
sides of each street. In addition, as shown on Sheet C-701
(Landscape Plans), shrubs are not planted along Shea Drive or
Route 18 and do not meet the stated distance requirements
between trees.

11. Color, materials, and exterior features of proposed structures.
The building will utilize prototypical exterior materials for a TownPlace Suites by Marriott
arranged to meet the site-specific conditions for this project. Exterior materials being
utilized shall be as follows:
-Fiber Cement siding panels
-Exterior Insulation Finish System (EIFS)
-Aluminum Fascia trim
-White powder coated Aluminum Storefront & and window system
The proposed Hotel utilizes main entry doors at the West face of the building facing Route 18
and the East side of the building with a drop off with Porte-Cochere overhang.
The protype design for a TownPlace Suites has been modified to add enhanced features of
wrap around canopy at the 1st floor on the East and North sides of the building to tie in the
main building entrances. Vertical glazing has been added at the East end of the building to
provide to enhance the building design facing the corner of Route 18 and Shea Drive.
12. Evidence of compliance with the applicable provisions of the Architectural and Urban Design
Standards.
ARTICLE II – GENERAL PROVISIONS APPLICABLE TO ALL BUILDINGS
2.2.1 Principal Façade
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1.

MANDATORY
All buildings shall have a principal façade and entry (with operable
doors) facing a street or open space. Buildings may have more than
one principal façade and/or entry.
The building has principal facades that face both Route 18 and Shea
Drive. The use of multiple building materials, composition, canopies and
glazing that enhance the design facing the street. The hotel has main
entry doors at the North face of the building facing Route 18 and an
entry on the South side of the building with a drop off with PorteCochere.

2.2.3 Orientation of Buildings
1.

MANDATORY
Loading docks, service areas and trash disposal facilities shall not
face open space or a street.
The Applicant believes the proposed building is in compliance with this
requirement as there are no loading docks and service areas and trash
disposal facilities do not face open space or a street. However, a
dumpster is proposed that is located at an angle partially obscured by
the proposed hotel building. To the extent that the dumpster is deemed
to be facing a street (Main Street/Route 18), the Applicant seeks a
waiver from this requirement. As shown on Sheet C-301 (Site Layout
Plan) and in the detail found on Sheet C.905, the dumpster is located on
a concrete pad and fully enclosed on all four sides by an 8-foot
enclosure.

2.3.2 Building Walls
1.

2.

3.

MANDATORY
Blank walls adjacent to streets or open spaces shall not be permitted;
provided however that Large Footprint Buildings for Indoor
Commercial Recreation, General or Indoor Commercial Recreation,
Concentrated uses and buildings in the Shea Village Commercial
District may have a blank wall adjacent to a streetor open space.
Where more than one material is used, traditionally heavier
materials (stone, brick, concrete with stucco, etc.) shall be located
below lighter materials (wood,fiber cement board, siding, etc.). The
change in material shall occur along a horizontal line, preferably at
the floor level.
Where side façades are built of a different material than the front
façade, the front façade material shall extend around the corner and
along the side façadefor a minimum of 18 inches.
1.

The building façade composition and use of multiple building
materials prevent blank walls being adjacent to street and open
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spaces. Extensive glazing on these facades also aid in breaking
up the wall composition.

2.3.6

1.
2.

3.

4.

5.

2.

Multiple materials are being used on the building. A darker base
of fiber cement siding sits below various EIFS colors and
patterns. The change in material occurs along a horizontal line
at floor level and below the wrap around first floor canopy at
the North, East and South sides of the building.

3.

The various materials are utilized on all facades of the building
to ensure that materials extend around the corner of side
facades more than the minimum 18 inches.

Minimum Brick and Stone Detailing (except in the Shea Village
Commercial District)
MANDATORY
All openings in brick or stone construction shall be spanned by a
header.
All headers shall:
a.
use materials with regard to their traditional structural
capacity (veneer finishes shall be configured in a way that
corresponds with the material’straditional load-bearing
configuration);
b.
be wider than the opening they span;
c.
be made of brick, stone, cast stone, terra cotta or metal; and
d.
be in one of the following forms: lintel, arch and jack arch.
All buildings with brick or stone construction and with a raised first
floor level shallhave a water table which shall:
a.
involve a reveal in the wall surface a minimum of 1/2 inch;
and
b.
on brick buildings, be comprised of brick, but may also be
comprised ofstone or cast stone.
All window openings in brick or stone construction shall have a sill
at their basewhich shall:
a.
be wider than the window opening;
b.
be generally rectangular in form, and shall be sloped
slightly away fromthe window opening to shed water; and
c.
be made of brick, stone, cast stone or terra cotta.
All brick structures shall contain a cap which shall:
a.
protect the tops of all brick structures exposed to the
weather, including: garden walls, stair treads, planter
edges and freestanding brick piers;
b.
be made of stone, cast stone, terra cotta or slate; and
c.
be rectangular or more ornate on the edges.
1.

Not applicable as brick and stone has not been utilized in
building design.
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2.

Not applicable as brick and stone has not been utilized in
building design.

3.

Not applicable as brick and stone has not been utilized in
building design.

4.

Not applicable as brick and stone has not been utilized in
building design.

5.

Not applicable as brick and stone has not been utilized in
building design.

2.4.1 Colonnades/Arcades
1.
2.
3.

MANDATORY
Open multi-story verandas, awnings, balconies and enclosed
useable spaceshall be permitted above the colonnade.
Colonnades shall only be constructed where the minimum depth
specified belowcan be obtained. Colonnades shall be located in the
setback.
The following dimensions shall be applicable:
a.
Depth: 6 foot minimum from the building face to the inside
column face, 18 inch minimum from the outside of the column
face to the curb, 36 inch maximum;
b.
Height: 10 foot minimum clear; and
c.
Length: 75% to 100% of Building Frontage.
1.

Not applicable as no open-story verandas, awnings or enclosed
useable space above a colonnade is proposed

2.

An entry porte-cochere structure is proposed on the South side
of the building at the vehicular drop off area adjacent to the
entry vestibule. The Porte-cochere is not located within a
beyond the setback

3.

The entry Porte-cochere extends 20 feet out from the main
building structure. Support columns are located 13’-6” off main
building. Underside to porte-cochere is higher than 10 feet.

ARTICLE III – SPECIFIC PROVISIONS APPLICABLE TO RESIDENTIAL BUILDINGS
As the proposed project does not contain any residential buildings, these
provisions are not applicable.
ARTICLE IV – SPECIFIC PROVISIONS APPLICABLE TO RETAIL BUILDINGS
As the proposed project does not contain any retail buildings, these provisions
are not applicable.
ARTICLE V – SPECIFIC PROVISIONS APPLICABLE TO OFFICE AND COMMERCIAL
BUILDINGS
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5.2.2 Create variety along the street
1.
2.
3.
4.

MANDATORY
Continuous length of flat walls shall not be permitted.
On Main Street, doors or entrances with public access shall be
provided at intervals no greater than 100 feet along a block.
Stepbacks, setbacks and height changes shall be a minimum of 2 feet in
depth.
All doors facing Main Street shall be operable and remain
unlocked duringbusiness hours.
1.

The building façade composition and use of multiple building
materials prevent continuous length of flat walls. The building
footprint is articulated to provide breaks in the wall planes.

2.

The project does not face Main Street (as such term is defined in
the Architectural and Urban Design Standards) so this provision
is not applicable

3.

Setbacks and height changes are shown greater than 2 feet in
depth. Setbacks are shown as 2’-6” minimum. Roof height
changes vary from 2 feet up to 10 feet above the main roof eave
line.

4.

The project does not face Main Street (as such term is defined in
the Architectural and Urban Design Standards) so this provision is
not applicable

5.3.2 Windows
1.

2.
3.

MANDATORY
Except in the Shea Village Commercial District, clear, un-tinted and
non- reflective glass shall be used at street level to allow maximum
visual interaction between pedestrians and the interior of the
building.
Each floor of any building façade facing a street shall contain
transparentwindows encompassing a minimum of 15% of the
wall area.
Reflective glass shall not be permitted.
1.

Clear high-performance glass is proposed that utilizes Low-E
coatings to achieve greater thermal resistance that results in no
perceivable tinting or reflectance to the glass.

2.

The facades facing Route 18 and Shea Drive have windows
encompassing more than 15% of the wall area. Actual window
area on these facades is indicated on the building elevation
sheets A3.01 and A3.02

3.

Reflective glass is not proposed.
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ARTICLE VI – SPECIFIC PROVISIONS APPLICABLE TO BIOPHARMACEUTICAL
MANUFACTURING AND LIGHT INDUSTRIAL BUILDINGS
As the proposed project does not contain any biopharmaceutical manufacturing
or light industrial buildings, these provisions are not applicable.
ARTICLE VII – PARKING
7.3 Dimensions
1.

2.

MANDATORY
The following parking space dimensions and provisions shall apply:
a.
Head-in or diagonal parking spaces: 9 feet by 18 feet.
b.
Parallel parking spaces: 7 feet by 20 feet minimum.
c.
Drive aisles in parking lots: 24 feet wide for two-way
circulation and toprovide adequate backup space for 90
degree head-in parking.
Landscaping shall be provided in accordance with the provisions
of the Subdivision Rules and Regulations for NAS South
Weymouth pertaining tolandscaping in parking areas.
1.

The proposed project complies with the requirements set forth in
7.3.1(a-c)

2.

The proposed project does not include a subdivision; however,
the project has been designed in substantial conformance with
the Subdivision Rules and Regulations for NAS South Weymouth
pertaining to landscaping and parking areas. The proposed
project includes a robust landscape design that will visually
enhance the aesthetics of the site. Please refer to Sheet C-701 (
Landscape Plan) and Sheet C-702 (Landscape Notes and Details)
for additional information. As shown on these plans,
landscaping within the parking lot complies with the subdivision
standards requiring that (a) 85% of the available landscape
island and perimeter zone be planted with tree shrubs, grasses
and groundcover, (b) prohibiting expansive areas of bark mulch,
(c) protecting parking lot shade trees by curbing, (d) the use of
simple, but substantial plantings of a limited number of species
(15 plant species are proposed), (e) plant species within snow
storage areas be salt-tolerant, and (f) utilizing trees listed in the
Approved Plant List in Appendix A.
To the extent necessary, the Applicant is requesting the
following waivers from the following provisions of Section 4.6.I
regarding parking lot landscaping, which are necessary to
ensure that all parking is located within the portion of the site
within the SVCD. However, the Applicant notes that while the
landscaping within the parking lot requires these waivers, the
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project contains significant landscaping within the area of the
site within the Open Space-Corporation district.
The requested parking lot landscaping waivers in Section 4.6.I
are as follows:








A minimum area equal to ten percent (10%) of the gross
interior parking area shall be landscaped.
o Not provided – less than 10% of the gross
interior parking area is landscaped.
Landscaping within the parking areas shall consist of a
combination of end-row islands and linear islands
between rows of parking stalls. No parking row shall be
longer than fifteen parking stalls without a curbed
planting area. Linear islands shall be no less than six (6)
feet wide and a minimum seven feet long, densely
planted area shall be provided at the end of each
parking aisle.
o Not provided – Some rows of parking are longer
than 15 consecutive parking stalls without a
planted area. However, curbed planting beds
with shrubs, flowers, and trees do anchor the
ends of these rows.
Shade trees shall be planted on the linear islands at a
ratio of one (1) three (3) inch caliper tree per eight (8)
parking bays (approximately seventy (70) feet on
center) and one (1) three (3) inch caliper trees per end
island. Trees shall be evenly distributed within the
parking lot so that at tree maturity, forty percent (40%)
of the parking stalls, backup and loading areas will be
shaded at noon. Shrubs should be planted in a
staggered row at no more than four ( 4) feel on center
or al a ratio of one (1) shrub per thirty-five (35) square
feet of landscape area, whichever method yields the
greater number of shrubs. Shrubs should form a
continuous, unbroken mass between trees.
o Not provided – The parking lot is not heavily
planted with trees. Shrub masses are unbroken
between trees.
The portion of the parking lot adjacent to the street or a
public sidewalk should be adequately screened from
view through landscaping and may be supplemented
one or more of the following methods: rolling earth
berms, changes in elevation, fences and walls.
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Not provided – The parking lot area adjacent to
Shea Drive is not screened from the street.
A continuous buffer strip at least eight (8) feet in width
should be provided at the at the property line adjacent
to a public street or public open space. The planted
screen should consist of densely planted trees and
shrubs. Trees should be provided at no less than one (1)
three (3) inch caliper tree per thirty (30) linear feet of
perimeter length. Shrubs should be provided at a ratio
of one (1) shrub per thirty-five (35) square feet of the
perimeter landscape area and should be a maximum of
three (3) feel tall when viewed from the interior of the
parking lot. Screening in the parking lot perimeter shall
be both continuous and effective year-round.
o Not provided – The first 8’ on either street are
not planted with a buffer strip.
Impervious areas directly connected to drainage
structures are the greatest contributors to storm water
pollution. Curbing design should allow passage of storm
water into planted receiving areas and buffer strips
(bio-swales) before discharge to a drainage system.
o Not Provided- bioswales are not present in the
design. Instead, the Applicant is proposing to
have stormwater from paved parking areas be
directed to one of two underground infiltration
systems for treatment (See Sheet C-401
(Grading and Drainage Plan)). The large
proposed green space at the southeast portion
of the site includes a wetland mitigation area
that includes a large depression that will
accumulate stormwater runoff.
Utilities, connections, junction boxes and meters shall
be located in inconspicuous locations and shall be
screened from public view. Screening material shall be
at least half the height of the object to be screened at
the time of installation.
o While the electric utility in the southwest corner
is in an inconspicuous location, it is not screened
by shrubs or fencing. Other utilities are screened
by fencing or evergreen trees. To the extent
necessary, the Applicant also seeks a waiver
from the similar provision in Section 4.6.G of the
Subdivision Regulations.
o







7.4 Parking
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1.
2.
3.

4.
5.
6.

MANDATORY
If no alley exists, then residential garage doors shall be positioned no
closer tostreets or open space than 20 feet behind the principal plane
of the building frontage.
Two-car garages with one single door shall not be used, except on
alleys.
Garage doors shall not exceed 10 feet in width and the
driveway shall be amaximum of 10 feet wide in front of the
principal plane of the building.
Garages facing open space or a street are limited to one car width.
Where space permits, garage doors shall face the side or the rear,
not the frontof a building.
Circular driveways are prohibited, except they may be used for civic
buildings.
1.

The proposed project does not include any garages or residential
garage doors.

2.

The proposed project does not include any garages or garage
doors.

3.

The proposed project does not include any garages or garage
doors.

4.

The proposed project does not include any garages or garage
doors.

5.

The proposed project does not include any garages or garage
doors.

6.

The proposed project does not include any circular driveways.

7.5 Off-Street Surface Parking Lots
1.

2.
3.

MANDATORY
On Main Street in the Village Center District, parking lots shall be
located behind buildings, such that buildings separate parking areas
from Main Street. Outside of the Village Center District, parking lots
shall be located behind or to the side of buildings, such that buildings
or landscaping separate parking areas from the street. Off-street
parking areas shall be set back a minimum of 10 feet from property
lines along rights-of-way, excluding alleys. Out buildings serving as
garages facing alleys shall be permitted within this setback.
Ground level parking facing streets or open spaces shall be
screened from the sidewalk and the open space. Screening may
include buildings and/or landscaping.
The minimum width for a landscaping area to screen parking shall be 5
feet.
1.

As shown on Sheet C-301 (Site Layout Plan), parking is proposed
on three of the four sides of the hotel building including between
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the hotel and Route 18 and between the hotel and Shea Drive.
The proposed project is not located within the Village Center
District. Given the location of the parking, which allows patrons
to access the hotel from several different entrances, a waiver is
requested from this provision.
2.

The Applicant is requesting a waiver from this requirement. The
proposed project provides 2 feet of separation between the
Route 18 and Shea Drive rights-of-way. While the proposed
project will not comply with the screening from the sidewalk, the
proposed project provides a substantial amount of plantings
throughout the site that will enhance the visual aesthetics of the
site from both Route 18 and Shea Drive as shown on Sheet C-701
(Landscaping Plan).

3.

The Applicant is requesting a waiver from this requirement. The
proposed project provides 2 feet of separation from the Route
18 and Shea Drive rights-of-ways. While the proposed project
will not comply with the minimum width for a landscaping area
to screen parking, the proposed project provides a substantial
amount of plantings throughout the site that will enhance the
visual aesthetics of the site from both Route 18 and Shea Drive
as shown on Sheet C-701 (Landscaping Plan).

7.6 Structured Parking
1.
2.
3.
4.

MANDATORY
Parking structures shall conceal views of parked autos from
streets and openspaces.
Ground level parking facing streets or open spaces shall be screened
from the sidewalk and open spaces. Screening may include buildings
and/or landscaping.
The minimum width for a landscaping area to screen parking shall be 5
feet.
The minimum depth for buildings used to screen parking shall be 20
feet.
1.

Not applicable as the proposed project does not include any
parking structures.

2.

Not applicable as the proposed project does not include any
parking structures.

3.

Not applicable as the proposed project does not include any
parking structures.

4.

Not applicable as the proposed project does not include any
parking structures.
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ARTICLE VIII – GOLF COURSE
As the proposed project does not contain a golf course, these provisions are not
applicable.
ARTICLE IX – SIGNAGE
9.2 General
1.
2.
3.
4.
5.

MANDATORY
Signs shall be flat against the façade, or mounted projecting from the
façade. Freestanding monument signs are permitted only in the Shea
Village CommercialDistrict.
Signs shall be externally lit from the front. Back lighting of signs
shall not beused.
Neon-lit signs shall be permitted only if size and location is
controlled to preventexcessive light, as determined by the Zoning
Enforcement Officer.
Flashing signs, moving signs and roof signs shall not be used.
Temporary signs with a specific date of expiration, such as
sandwich boards,shall be allowed, after approval by the Zoning
Enforcement Officer.
1.

Signs will be channel letters flat against the façade per Marriott
standards for the TownPlace Suites brand

2.

Signs will be externally lit from the front.

3.

Neon-lit signs are not proposed.

4.

No flashing, moving or roof signs are proposed

5.

No temporary signs are proposed.

9.4 Identity Signs
1.

MANDATORY
Building numbers shall be located on all buildings.
1.

The signage will comply with this requirement.

9.5 Building Signs
1.

MANDATORY
Retail signs along sidewalks shall be located a minimum of 8 feet above
the pedestrian sidewalk.
1.

No retail signs are proposed.

13. Landscaping and screening, including trees, stones, walls, fences, and other features to be
retained and removed, as well as color, size, and type of landscaped surface materials and a
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brief written statement explaining how the proposed landscaping complies with any Landscape
Plan approved by the Authority pursuant to the Subdivision Regulations.
The site layout has been designed to maintain existing pathways and routes where
possible, along with portions of existing stone walls along Shea Drive. Newly proposed
landscape elements include a mix of evergreen and deciduous shrubs, native perennials,
grasses and groundcovers at the foundation of the new Hotel building, along with
enhancements to the perimeter landscape. Proposed street trees line the new entry
drive into the hotel drop-off and parking areas.
14. Measures taken to preserve and protect natural resources, including a brief written statement
explaining how the proposed project complies with the Sustainable Design Standards.
The project involves disturbance to Wetland Resource Areas protected under the
Massachusetts Wetlands Protection Act Regulations and the Wetlands Protection Rules
and Regulations for NAS South Weymouth. As a result, the project will require a Notice
of Intent (NOI) submittal to the SRA Conservation Commission, which will be submitted
at a later date. MassDOT has previously conducted work on-site in connection with the
Route 18 project, for which MassDOT received an Order of Conditions that is still open.
The Applicant is working with MassDOT to agree on a mutually acceptable path forward
to allow the Applicant to file a notice of intent for this project, which wetlands
permitting strategy could involve a Partial Certificate of Compliance for the MassDOT
Order of Conditions or an Amended Order of Conditions.
The project has been designed to provide required mitigation for Wetland disturbances
including compensatory flood storage for impacts to Bordering Land Subject to Flooding
(BLSF), a wetland replication area for impacts to Bordering Vegetated Wetlands (BVW),
and creation of an intermittent stream as mitigation for impacts to Bank.
The proposed project complies with many of the goals of the Sustainability Standards
and Guidelines by promoting multiple options for alternative transportation including
providing pedestrian paths throughout the site and bicycle parking. Additionally, the
Applicant commits to participating in the planned transportation management
association and providing support for transit and shared vehicle use. A future operator
may also explore the potential for instituting a local shuttle service to various local
destinations. The project also provides for a reduction in required irrigation by utilizing
depressions to both mitigate stormwater runoff and irrigate portions of the site. The
project proposes to reduce the heat island effect by maintaining large areas of
landscaping and opens space as well as utilizing light-colored materials for walkways,
paths, and the building roof.
ARTICLE 2 – SUSTAINABLE SITE PLANNING
2.2 Multi-Modal Transportation Opportunities
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1.

MANDATORY
Applicants shall commit to participating in any existing or planned
transportation management association and providing support for
transit and shared vehicle use.
The Applicant commits to participating in the planned transportation
management association and providing support for transit and shared
vehicle use. A future operator may also explore the potential for instituting
a local shuttle service to various local destinations.

2.3 Parking Demand Management
1.

MANDATORY
For parking lots associated with non-residential uses (office, light
industrial or biopharmaceutical manufacturing), applicants shall
designate at least five percent (5%) of all parking spaces as Preferred
Parking that are reserved for carpools or car sharing service.
The proposed project does not include any office, light industrial or
biopharmaceutical manufacturing uses, thus this requirement is not
applicable.

2.4 Pedestrian and Bicycling Facilities
1.

2.

MANDATORY
Pedestrian facilities (sidewalks and trails) and bicycle facilities
(including bicycle lanes) shall be provided as required by Article III of
the Subdivision Regulations.
Buildings with office uses shall provide bicycle racks for five percent
(5%) of all “Full-Time Equivalent” building occupants; multi-family
residential buildings shall provide covered bicycle storage facilities
such that fifteen percent (15%) of all bedrooms can store one (1)
bicycle.
1.

The proposed project includes sidewalks around the building as
well as a sidewalk connection to Route 18. This project does not
include a subdivision; thus, bicycle facilities are not required,
however, the proposed project provides a bike rack along the
pathways being retained on-site.

2.

The proposed project is a hotel use and will not include multifamily residential uses or office uses other than the office
ancillary to the hotel use.

2.5 Green Streets
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1.

2.

MANDATORY
Potable Water use for irrigation of street trees and planting strips
shall be reduced by fifty percent (50%) of calculated Baseline Water
Use through use of rainwater, Graywater, Reclaimed Water,nonpotable groundwater, non-potable surface water, plant selection
and irrigation efficiency. Interim or temporary use of Potable Water
for irrigation should be reduced to the extentpracticable.
Bioswales and planting buffers shall be used along streets as
required by Article III of the Subdivision Regulations in order to
mitigate stormwater runoff and promote natural irrigation.
1.

The Applicant is requesting a waiver from this requirement;
however, measures will be taken to reduce the need for use of
potable water. Apart from areas expected to experience
frequent moisture, all plant species chosen for the site are
drought-tolerant once established. All species in the palette are
either native to New England or adapted to the northeast, which
will reduce the need for use of water.

2.

The Applicant is requesting a waiver from this requirement. The
Applicant notes that while the proposed project may not contain
planting strips along portions of Route 18 and Shea Drive or
bioswales, the proposed project has been designed to include
measures to mitigate stormwater runoff and promote natural
irrigation. Stormwater runoff from paved parking areas will be
directed to one of two underground infiltration systems for
treatment. See Sheet C-401 (Grading and Drainage Plan). The
large proposed green space at the southeast portion of the site
includes a wetland mitigation area that includes a large
depression that will utilize stormwater runoff to reduce the need
for irrigation within this area.

2.6 Pedestrian Access to Open Space
1.

MANDATORY
All buildings will be located within one-half (½) mile of a public Open
Space or Common Open Space.
1.

The proposed building is located within one-half mile of an Open
Space or Common Open Space.

ARTICLE 3 – NATURAL RESOURCE CONSERVATION AND ENVIRONMENTAL PROTECTION
3.2 Construction Waste Management
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1.

2.

MANDATORY
All applicants shall have available, in writing, a Construction Waste
Management Plan which quantifies material diversion goals and
methods to recycle and/or salvage at least seventy-five percent
(75%) of construction, demolition and land clearing waste by weight;
provided, however, that the seventy-five percent (75%) reduction
requirement shall be calculated excluding any wastes thatmay not be
recycled or salvaged due to federal and state environmental laws
and regulations, Activity and Use Limitations and/or deed
restrictions.
At least seventy-five percent (75%) of all construction anddemolition
wastes shall be reused or recycled.
1.

The contractor (Opechee) will have a Construction Waste
Management Plan available reflecting said requirements.

2.

The contractor (Opechee) will reuse or recycle at least 75% of all
construction and demolition wastes.

3.3 Materials Reuse and Recycled Materials
1.

MANDATORY
Area(s) will be designated for stockpiling topsoil removed or
disturbed during site preparation and development so that
stockpiled soil can be reapplied in final site finishing and landscaping;
provided, however, that the topsoil stockpiling requirement shall not
apply to any topsoil that requires specialized treatment and/or
disposal pursuant to federal and state environmental laws and
regulations, Activity and Use Limitations and/or deed restrictions.
1.

All topsoil will be stockpiled on site such that stockpiled soil can
be reapplied in final site finishing and landscaping. To the extent
stockpile covers are required throughout adverse weather
events, the contractor (Opechee) will provide such covers.

3.4 Water Use Reduction
1.
2.

MANDATORY
Buildings including residential uses shall be designed to use less than
sixty-five (65) gallons of Potable Water per residentialoccupant per
day.
Potable Water use for irrigation of street trees and planting strips
should be reduced by fifty percent (50%) of calculated Baseline
Water Use through use of rainwater, Graywater, Reclaimed Water,
non-potable groundwater, non-potable surface water, plant
selection and irrigation efficiency. Interim or temporary use of
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Potable Water for irrigation shall be reduced to the extent
practicable.

1.

As the proposed building does not include residential uses, this
provision is not applicable

2.

The Applicant is requesting a waiver from this requirement;
however, measures will be taken to reduce the need for use of
potable water. Apart from areas expected to experience
frequent moisture, all plant species chosen for the site are
drought-tolerant once established. All species in the palette are
either native to New England or adapted to the northeast, which
will reduce the need for use of water. Also, the large proposed
green space at the southeast portion of the site includes a
wetland mitigation area that includes a large depression for
stormwater runoff, reducing the need for irrigation of plants
within this area.

3.5 Air Quality Protection
1.
2.

MANDATORY
Emission controls, such as Oxidation Catalysts, shall be installed on
heavy construction equipment to reduce diesel pollutants.
Construction vehicles shall not idle engines for more than fiveminutes.
1.

Opechee will require any sitework contractors to comply with
emission controls requirements.

2.

Opechee will limit all contractor equipment idle time to five
minutes or less.

3.6 Heat Island Reduction
1.

MANDATORY
At least fifty percent (50%) of a site’s hardscaped, non-roof areas shall
be treated (including parking lots and walkways) to reduce Heat Islands
by providing shade (within five (5) years of initial planting) and/or using
light-colored/High Albedo Materials (reflectance of at least 0.3) or
open grid paving.
1.

The Applicant is requesting a waiver from this requirement. The
total site area surfaces for the proposed project is comprised of
46.2% asphalt, 35.8% open space, 11.9% building (proposed to
include a light-colored roofing material) and 6.1% concrete and
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stone dust sidewalk. We note that the combination of all lightcolored materials (including roof area), landscaping and open
space totals 53.8% of the site which will promote reduction of
the heat island effect. Additionally, where asphalt is required for
driveways and parking, numerous trees are proposed and the
tree canopy shading over pavement and concrete surfaces with
high albedo materials constitutes approximately 16.5% of the
site.
3.7 Impervious Surfaces and Stormwater Runoff
1.

MANDATORY
When surface parking is permitted, there shall be no more than one
row of parking between the principal façade of the building and the
street.
1.

The Applicant is requesting a waiver from his requirement. The
proposed project provides one double row of parking between
both Route 18 and Shea Drive and the proposed hotel. The
Applicant notes that the proposed project has been designed to
direct and retain all stormwater from the proposed parking
areas to the proposed stormwater system for treatment. The
proposed project will result in a substantial decrease in runoff to
the adjacent wetlands and Route 18 in comparison to the
existing condition. Please refer to the Drainage Report for
additional information.

15. Outdoor lighting, including location and intensity of lighting facilities and a brief written
statement explaining how the proposed lighting plans comply with any Lighting Plan approved
by the Authority pursuant to the Subdivision Regulations.
A Lighting Plan (Sheet C-703) is included with this application. While the proposed
project does not include a subdivision, the proposed lighting has been designed in
accordance with the Subdivision Regulations.
16. Dimensions and locations of signs, proposed and existing.
Signage locations and sizes will be shown on building elevations sheets A3.01 & A3.02
There is an existing sign that reads “Union Point” that is affixed to the stone retaining
wall that will be removed as part of this project subject to the approval of the Southfield
Redevelopment Authority’s abandonment of its ownership rights. The Applicant is
proposing a new wall and “Union Point” sign at the corner of Route 18 and Shea Drive as
part of this project as shown in the plans, to be constructed at the Applicant’s sole cost
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and expense. The Applicant is amenable to being responsible for ongoing maintenance
and repairs to the new sign if that is the wish of the Southfield Redevelopment Authority.
17. Location and significance of any historic structures.
No historic structures exist on the site.
18. Method for handling solid waste disposal and for screening of disposal facilities.
The contractor (Opechee) will employ a third-party waste vendor to handle all solid
waste disposal in accordance with local, State, and Federal requirements.
19. Description and location of all proposed mechanical and electrical system components,
including exhaust and ventilation system, transformers, antennas, and satellite dishes.
The building will use a combination of Package Rooftop and Ductless Mini Split HVAC
systems for the Public and Back of House spaces of the hotel. Guestrooms will be served
by Packaged Terminal Air Conditioning Units (PTAC) and bathroom exhaust.
All outdoor HVAC components will be located centrally along the spine of the roof and
positioned behind the raised parapets to ensure equipment is not visible from the
ground. The guestroom PTAC’s utilize louvers below the windows as depicted on the
building elevations. The guestroom exhaust will be vented through the roof. Laundry
and domestic hot water equipment will vent through 1st floor louvers and smaller wall
vents painted to match siding finishes to hide these penetrations.
20. Locations of and adequacy of existing and proposed on-site public utilities, facilities, and
conditions (water, sewerage, and drainage), showing size and direction of flows and a brief
written statement explaining how the proposed utilities and infrastructure comply with any
Infrastructure and Utility Plan approved by the Authority pursuant to the Subdivision
Regulations.
See attached Sheet C-501 (Utility Plan). The proposed water and sewer services are
proposed to connect to the existing mains within Route 18. Per conversations with
National Grid, the proposed gas service will be connected to an existing gas stub within
the site. The proposed electric and telecommunications service is proposed to connect to
an existing utility pole at the northwest corner of the site. Per conversations with
Weymouth DPW, the proposed utility connections are acceptable as shown.
21. Demolition and construction procedures including impact mitigation measures; and an estimate
of the time period required for completion of the development.
All partial demolition of existing irrigation, underground electric , retaining walls,
pedestrian walkways, and landscaping as shown on Sheet C-201 (Demolition Plan) will
be coordinated with the Southfield Redevelopment Authority, so that temporary access
is allowed around the site during construction, as delineated by temporary fencing, to
remain temporarily operable during construction and walkways will be reinstalled per
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the Applicant’s redesign to ensure all utilities are reconnected as shown in the
Applicant’s proposed plans. The proposed time frame of construction is estimated at 14
months from the issuance of a building Permit.
22. Certification that the land and any existing Structures (as such term is defined in the Zoning ByLaws) as well as the proposed project, comply with all private restrictions, if any, on the land;
The proposed project complies with any private restrictions on the land. The proposed
project will require the amendment or termination of two easements that currently
burden the property, as well as an agreement by the Southfield Redevelopment
Authority to relinquish its ownership rights in the utility lines and structures, including
the stone walls, located on the site, which were conveyed to the Southfield
Redevelopment Authority at the time of its acceptance of Shea Drive. The existing
infrastructure, electrical lines, and irrigation lines are shown on the 2010 plans prepared
by Kimley Horn that are included with the application.
The first easement, held by the Southfield Redevelopment Authority, grants the SRA a
maintenance easement on the portion of the property identified as Tax Parcel 597-27 for
the SRA to access and maintain its utilities and the pathways, signage and walls on the
property. As detailed in the application materials, the Applicant is proposing to
construct a new Union Point sign to the corner of the property proximate to the
intersection of Route 18 and Shea Drive. The Applicant is amenable to being obligated
to maintain and repair the new sign or if it is the wish of the SRA to have the new sign
maintained by the SRA, to provide an easement to the SRA for such purposes. In
addition, the Applicant would propose to be responsible for all pathways located on the
property and is amenable to a condition in the site plan approval requiring the Applicant
to so maintain the pathways. All SRA utility lines on the property would be removed or
relocated, as necessary.
The second easement, held by MassDOT, grants MassDOT several easements on the
property, including drainage, public utility, and construction easements, as shown on the
survey provided in the application materials and the Easement Exhibit prepared by
Bohler. In addition, MassDOT appears to be using a portion of the property for
compensatory flood storage outside of any existing easements. The Applicant intends to
seek MassDOT approval to terminate or relocate various easements on the property as
set forth in the Easement Plan, including the creation of a new compensatory flood
storage and wetland restoration area on the property and a connection via a 12” pipe
from the drainage line along Route 18 to the new flood storage/wetland mitigation
area, as shown on Sheet C-401 (Grading and Drainage Plan) and Sheet C-501 (Utility
Plan). The Applicant has met with representatives of MassDOT and will continue its
ongoing dialogue with MassDOT.
23. A traffic study projecting traffic conditions at the specific site of the proposed project and in the
immediately surrounding areas within the NAS South Weymouth, including estimated peak hour
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traffic volumes generated by the proposed use in relation to existing volumes and projected
future conditions (except that such a traffic study shall not be required if such a traffic study was
previously submitted in connection with an application for Special Permit for the same proposed
project); provided that this submission may consist of all or part of any previously-conducted
traffic study addressing the same site and surrounding areas when such modification of
information submittal requirements is approved by the Lead Reviewer pursuant to Section 2.2E
of these Regulations.
Please refer to the attached Traffic Assessment prepared by Ron Muller & Associates
dated September 28, 2021. A traffic assessment was performed for the proposed hotel
which will occupy the currently vacant portion of land on the southeast corner of Shea
Drive and Route 18. This assessment estimates the peak hour traffic generation
associated with the site and qualitatively evaluates the project’s impact on the adjacent
streets. Traffic and speed data along Shea Drive were collected to assure adequate sight
lines at the proposed site driveway. Due to the relatively low traffic generation
associated with the use, traffic volumes were not projected to a future year and no
analyses of intersection operations were performed as the projected increases in traffic
are well within the daily fluctuation in traffic.
24. Wetlands, ponds, and surface water bodies, as defined under the By-Laws, the Wetlands
Protection Rules and Regulations for NAS South Weymouth and/or the Wetlands Protection Act,
MGL c. 131, § 40, and rules promulgated thereunder, 310 CMR 10.00.
As noted above and as shown on the project plans, the site contains Wetland Resource
Areas, including Bordering Land Subject to Flooding (BLSF)Bordering Vegetated
Wetlands (BVW), and Bank. The boundaries of these resource areas have been identified
in the field and on the site plans and the applicable regulations addressed through
project design. The proposed disturbances to Wetland Resource Areas are mitigated
through the proposed compensatory flood storage area, wetland replication area and
Bank mitigation area.
A strategy to address permits associated with the ongoing Route 18 widening project
will be implemented to ensure procedural issues are resolved.
25. Evidence of compliance with the requirements set forth in the Affordable and Workforce
Housing Regulations to the extent applicable, including, without limitation, the number of
proposed units of Affordable Housing and Workforce Housing; the location of the proposed
units of Affordable Housing and Workforce Housing; the income range, selling price range and
rental rate range of the proposed units of Affordable Housing and Workforce Housing.
As the proposed project does not include residential uses, the Affordable and Workforce
Housing Regulations do not apply.
26. If applicable, a notarized Construction Control Affidavit issued by the registered architect(s)
and/or professional engineer(s) certifying that in accordance with Section 116.0 of the
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Massachusetts State Building Code (780 CMR 1.00 et seq.), the applicable registered architect(s)
and/or professional engineer(s) prepared or directly supervised the preparation of all design
plans, computations and specifications concerning all project elements with which they were
involved (i.e. electrical, structural, mechanical, architectural, fire protection, etc.).
Construction Control Affidavits will be submitted at the time of building permit application.
27. Such other material information as may be requested by the PGA pursuant to these Regulations
and that will aid the PGA in judging the application and in determining special conditions and
safeguards.
A pre-filing meeting was held with the SRA per the requirements of the regulations and
the Application has been revised to include all information requested.
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E. SUMMARY LIST OF RELIEF REQUESTED AND WAIVERS
1. Development Plan Approval
2. Site Plan Approval
3. Variances (see separate variance application)
a. Number of Parking Spaces
b. Location of Parking Spaces
c. Location of Primary Entrance
4. Waivers
Section
4.5.A.4 and 4.5.A.5 of the Subdivision
Regulations (to the extent applicable)

Waiver Requested
To the extent applicable, spacing of trees
along Shea Boulevard and Main/Standard
Neighborhood Streets (if Route 18 is
determined to be a Main/Standard
Neighborhood Street)
4.6.I and 4.6.G of the Subdivision
To the extent applicable, parking lot
Regulations pursuant to Section 7.3
landscaping as follows:
(Parking Dimensions) of the Architectural
 Landscaping of a minimum of 10%
and Urban Design Standards
of the gross interest parking area.
 Length of parking rows without a
planted area.
 Planting of trees within the parking
lot.
 Screening along Shea Drive.
 Buffer strip planting of at least 8
feet in width along the property
line.
 Use of bioswales.
 Screening of electrical utilities.
2.2.3 (Orientation of Buildings) of the
To the extent applicable, the location of a
Architectural and Urban Design Standards trash disposal facility facing a street.
7.5 (Off-Street Surface Parking Lots) of the For off-street parking facilities, regarding
Architectural and Urban Design Standards the location of parking outside of the
Village Center District, the screening of
parking facilities from sidewalks and open
space, and the minimum width for
landscape screening areas.
Section 2.5 (Green Streets) of the
Use of potable water for irrigation of street
Sustainability Standards and Guidelines
trees and planting strips and use of
alternatives to bioswales and planting
buffers to mitigate stormwater runoff.
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Section 3.4 (Water Use Reduction) of the
Sustainability Standards and Guidelines
Section 3.6 (Heat Island Reduction) of the
Sustainability Standards and Guidelines
Section 3.7 (Impervious Surfaces and
Stormwater Runoff)

5628280.1
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Use of potable water for irrigation of street
trees and planting strips.
Use of treatments to reduce Heat Islands.
Limitation on rows of parking between the
principal façade of the building and the
street.

GALVIN & GALVIN, PC
Attorneys and Counselors at Law
A Professional Corporation
10 Enterprise Street, Suite 3
Duxbury MA 02332-3315
(corner of Rtes 3A & 139)
________________________________________________
Robert W. Galvin, Esq.

Tel: (781) 934-5678 / (781) 834-4224
Facsimile: (781) 837-1030

Anthony J. Riley, Esq.
Robert E. Galvin, Esq. (1933-d.2020)
William J. Galvin, Esq. (1898- d.1995)

March 29, 2022
VIA EMAIL AND FIRST-CLASS MAIL
Brent M. McDonald, Esq.
Nutter, McClennan & Fish, LLP
155 Seaport Boulevard
Boston, MA 02210
RE:

PROPOSED 99-KEY HOTEL AT UNION POINT

Dear Attorney McDonald:
I read your letter to Mr. Young and myself from the end of February and have taken some
time to review the proposed plans which are fairly complex, zoning bylaw provisions at
issue, and the zoning map.
I believe that Mr. Young correctly summarized the SRA’s concern regarding the Open
Space-Corporation District (OS-C) and that this district’s principal purpose is to
“permanently protect these open space resources so as to enhance the quality of life for
residents and visitors to the area” and while streets may transverse this district, driveways
which are private in title and nature, are not explicitly listed as being permissible. See
§4.5.A(7). Ordinarily, with a prohibitive bylaw, that would be the end of the
discussion.
That being said, I agree that the definitions section of the bylaw which contains a
definition of the term “Accessory Use” and states in reference to such accessory use that
“use of streets and driveways shall be permitted for access for a use forbidden in the
zoning district in which the street or driveway is located but used for access to a zoning
district in which the use (a) is permitted, (b) for which a special permit has been issued by
the Special Permit Granting Authority, or (c) for which a Development Plan has been
approved by the Special Permit Granting Authority.”

Brent McDonald, Esq.
Page 2 of 2
It is my opinion that the proposed driveway may be proposed in that portion of the site
that is located in the OS-C; however, the proposed driveway may only be permissible in
connection with the issuance of a special permit issued by the SRA and/or where there is
Development Plan approved by the SRA. You will need to address this specific issue
in those filings.
It would be my recommendation in connection with any such proposal that given the
public realm nature of the underlying district there be public rights in any such street or
drives.
It was apparent to me that the proposed plans, or at least the early versions I saw, called
for relocating easements and a redesign of the entrance to Union Point in which the SRA
has a specific legal interest and permitting authority. Obtaining advance agreement to
relocate easements will be required and will ultimately be up to the full SRA to the extent
that its easement rights are impacted.
Thank you for your courteous attention to this matter.
Very truly yours,
/s/ Robert W. Galvin
Robert W. Galvin
cc:

Jim Young, Land Use Administrator
Thomas Henderson, Chair, SRA

