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I. PROJECT DESCRIPTION

Site Context and Zoning

The project site (hereinafter referred to as the “Site”) is located at 384-386 South Street, identified
as Tax Assessor’s Map 42, Parcel 011, consisting of approximately 66.5+ acres of land. The Site
is bordered by South Street and commercial property (Charles River Lab) to the north, a ground-
mounted solar field and residential properties to the west, commercial businesses and Route 20 to
the south, and residential dwellings and commercial properties to the east. A portion of the Site
along South Street is currently developed with three (3) vacant buildings and a paved/gravel
parking area associated with the prior agricultural use of the property. The remaining portion of
the Site consists of undeveloped woodlands with mature tree growth, areas covered by scrub
vegetation and secondary tree growth within the former farm fields, and wetland resource areas.
The Site has undeveloped frontage along South Street and Route 20 and is separated into two
distinct developable areas by a large wetland resource area that generally extends from the
southwest edge to the northeast of the Site.

The Site is located within the Town’s Flexible Development Overlay District, which contains Sub-
Districts A and B located in the north and south portions, respectively. The underlying zoning is
Office-Research (O-R). Adjacent parcels to the north and northeast are zoned O-R, while parcels
to the east, south, and southwest are Limited-Industrial. Parcels located to the west of the site are
zoned Rural “B”.

Site and Project History

The Site, formerly known as the “Allen Property”, was previously used for agricultural purposes
and was previously zoned Limited Industrial and Rural “B”. After numerous unsuccessful attempts
by the previous owner to market the land for light industrial development, the owners entered into
a purchase and sale agreement with a national rental housing developer in 2002. Because much of
the property had been assessed as Chapter 61A land, the Town of Shrewsbury was afforded a right
of first refusal to match the housing developer’s purchase offer.

In 2002, the Town of Shrewsbury obtained a state grant to implement several of the Town’s 2001
Master Plan commercial and industrial zoning recommendations, which identified the Site as
suitable for industrial, office, and research and development uses. In September of 2002, the Town
acquired approximately 49-acres by exercising its right of first refusal and acquired the remaining
portion through negotiations with the previous owner. The acquisition was made under the
auspices of the Shrewsbury Development Corporation (SDC), which was established in February
of 2003.

In 2007, after four (4) years of conceptual site planning, the Town was awarded a Chapter 43D
Expedited Permitting planning grant to conduct an independent assessment of the land’s potential,
explore the impacts of development possibilities, and prepare a plan for the Board of Selectman’s
consideration in accordance with the requirements of Chapter 493. A Conceptual Site
Development Plan was prepared by Beta Group, Inc. as part of the 2008 “Allen Property Master
Plan Report”, which proposed amendments to the Zoning Bylaw to allow more flexible uses to be
developed on the Site and ultimately supplement the existing Office-Research district. In 2009,
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Shrewsbury Town Meeting voted to rezone the property and establish a Flexible Development
Overlay District and associated by-law. The goal of the overlay zoning district was to encourage
flexible, planned development to provide employment and fiscal benefits to the town, and to
establish review and permitting procedures for a Priority Development Site under the provisions
of MGL Chapter 43D.

Additionally, in early 2018, the Town received a Site Readiness Grant from MassDevelopment
and a Local Technical Assistance Grant from the Central Massachusetts Regional Planning
Commission (CMRPC) and commissioned a second study to evaluate the former Allen Property
as a potential site for the proposed Beal Early Childhood Center. The study evaluated and
compared the merits of the Site and an alternative site known as the Glavin Center on Lake Street.
It was determined that the alternate site was more suitable for the development of the school.

A review of the Massachusetts Cultural Resource Information System (MACRIS) indicated that
there are no historic properties or areas located on or near the Site. A Project Notification Form
(PNF) was filed with the Massachusetts Historical Commission (MHC) on November 20, 2018.
MHC to confirmed that the Site does not meet the criteria of eligibility for listing in the State
Register of Historical Places and no further MHC review is required for the Project.

A Phase | Environmental Site Assessment was conducted in February 5, 2018 and did not identify
any Recognizable Environmental Concerns. Due to the past use of a portion of the Site as an
orchard, a Potential Environmental Concern is noted due to possible use of lead arsenate pesticides.

The Project triggers review thresholds requiring compliance with the Massachusetts
Environmental Policy Act (MEPA) and 301 CMR 11.00. The Proponent filed an Environmental
Notification Form (ENF) with the MEPA Office on November 30, 2018. An ENF Certificate was
issued by MEPA on January 4, 2019, requiring the filing of a mandatory Environmental Impact
Report (EIR). On August 15, 2019, the Proponent filed a Draft EIR (DEIR), and received the
corresponding Certificate issued by MEPA on September 27, 2019. In the Certificate, MEPA
concluded that the Proponent may prepare and submit for review a Final EIR (FEIR). The FEIR is
comprised of the information found within this report and in the corresponding Appendices,
complies with 310 CMR 11.07, and addresses the comments identified in the DEIR Certificate and
those provided by State Agencies.

Summary of Project Changes

The Preferred Master Plan remains the same as submitted in the DEIR filing. In response to DEIR
comments received from MEPA and corresponding State Agencies, several modifications are
proposed to the Project in an effort to further reduce environmental impacts to the Site where
possible. The modifications proposed in this FEIR include recommendations for reserve parking
areas, reduced wetland buffer impacts, reduced impervious coverage, and reduced direct wetland
impacts, as further described herein.

As described in the Shrewsbury Zoning Bylaw, the Planning Board may allow a decrease in
parking of up to 25% for “reserve parking” during the local permitting process. The Proponent
will consider designation of 25% of the parking required onsite as reserve spaces. The Preferred
Master Plan proposes a total of 812+ parking spaces onsite, therefore approximately 200+ parking
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spaces may be designated as such and shall be maintained as pervious/landscaped surfaces until
parking demand or the Town warrants them as needed. By incorporating this change, the Project
would result in a total of approximately 612+ parking spaces. Potential reserve parking locations
were identified as areas located in wetland buffer zones in an effort to reduce total buffer zone
impacts to the maximum extent practicable. The Reserve and Compact Parking Exhibit provided
in Appendix B identifies potential reserve parking locations.

The Project proposes to reduce impervious coverage onsite by both designating reserve parking
and by specifying compact parking spaces in lieu of standard spaces. As noted in the Shrewsbury
Zoning Bylaw, sites located within the underlying Office/Research District allow up to 25% of
required parking to be designated for compact spaces. The Proponent will consider designation of
25% of the remaining parking required (after the removal of reserve spaces from the total) as
compact parking, which equates to approximately 150+ spaces. As a result of the reduced number
and size of spaces across the site, the Project will result in approximately 13.1+ acres of new
impervious surface, which represents a reduction in impervious surface of approximately 6%
when compared to the DEIR. Refer to the Reserve and Compact Parking Exhibit provided in
Appendix B for potential compact parking areas.

The Project also proposes an 870+ SF or 22% reduction in total wetland impacts as compared to
the DEIR filing. This reduction is the result of removing impacts near Building F. These areas are
represented on the Revised Wetland Resources & Associated Impacts Plan provided in Appendix
B.

Refer to Table 1 below for a quantitative summary of project changes as proposed to the Preferred
Master Plan since the DEIR filing.

Table 1: Project Impact Comparison

Alternative
Project Impacts DEIR Preferred FEIR Reduced
Master Plan Impact
Total Increase in Impervious Coverage* (Ac) 14+ 13.1+
3,930+ (impact) 3,060+ (impact)
Impacts to Wetland Resource Areas (SF) 4,340+ (replication) 2,580+ (replication)
1,800+ (restoration) 1,800+ (restoration)
Parking Spaces 812+ 622+ **

* Includes buildings
** As approved by the Town of Shrewsbury Planning Board for the use of reserve and
compact parking spaces onsite
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1. LAND ALTERATION

Open Space

The Proponent is committed to providing open space and landscaping as required by the Town of
Shrewsbury Zoning Bylaw. Within the Flexible Development Overlay District, a minimum of 25%
open space is required. Additional landscaped buffers, interior landscaping, and tree planting are
required by local regulations. Subsequent plans to be submitted for local permits will meet or
exceed the above requirements. The Proponent has also identified approximately 29+ acres of open
space. The Town has not committed to a restriction on the open space, however, there are
restrictions on development of open space within the Zoning Bylaws and the Town will continue
to look for ways to use the 29 acres as passive and/or active open space for the proposed
development. Refer to the Potential Protected Open Space Exhibit provided in Appendix B of the
DEIR for reference.

1. WETLAND RESOURCE AREAS

Mitigation and Performance Standards

The cumulative impacts proposed to the BVW for all areas will be 3,060+ SF, which is a reduction
of 22% from the DEIR Filing. Wetland impacts proposed at the crossing for the future development
of Building E have been relocated to an area that is not designated by the Massachusetts NHESP
as a potential vernal pool (PVP). Refer to the Revised Wetland Resources & Associated Impacts
Exhibit provided in Appendix B.

In areas of wetland replication, a ratio of 2:1 is proposed as mitigation. All work associated with
wetland impact/replication will be in compliance with the performance standards outlined in the
Massachusetts Wetlands Protection Act, Section 310 CMR 10.55(4). Work proposed on the future
development lots and water loop connection are anticipated to require separate Orders of
Conditions from the Town of Shrewsbury Conservation Commission.

During the local permitting process, the proposed work associated with wetland impact and
replication, including but not limited to surface area calculations, grading, planting descriptions,
construction details, erosion control, and phasing will be developed in accordance with the
Massachusetts Inland Wetland Replication Guidelines and constructed in accordance with
standard best practices. Plans will be submitted to the Town for approval, and a copy of the NOI
filing will be provided to MassDEP. These filings will demonstrate compliance with WPA
performance standards. The Project will also be subject to a NPDES CGP and Multi-Sector
General Permit (MSGP) and will have a SWPPP that will be utilized to minimize construction
related impacts.

V. STORMWATER MANAGEMENT AND LID TECHNIQUES

The drainage system will be designed to meet or exceed MassDEP Stormwater Standards (the
“Standards”) and the Town of Shrewsbury Stormwater Management Rules & Regulations. The
Project proposes to collect and treat all stormwater runoff generated by the site within on-site
stormwater systems that will ultimately discharge to wetland areas, similar to existing Site
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conditions. Existing drainage infrastructure within South Street that discharges to the Project Site
will remain to the extent practicable and may be modified to maintain existing drainage flow
patterns. There are no anticipated piped connections to off-site stormwater infrastructure. The
Proponent will work with the Town of Shrewsbury to evaluate and mitigate any potential impacts
to the existing stormwater infrastructure and to resource areas on and surrounding the Project site.

Low impact development (LID) techniques to be considered for use on the individual lots consist
of proprietary water quality units, bioretention areas, grassed swales, and rainwater collection
cisterns. Proprietary water quality units will provide pretreatment and will be sized to treat the 1-
inch water quality volume onsite. Bioretention areas will be considered in locations of stormwater
basins identified on the Preferred Master Plan, included in Appendix B of the DEIR, to further
improve the water quality of stormwater discharges from the site. Additional treatment onsite will
be considered with the use of water quality/grassed swales. Cisterns will be considered to collect
rainwater from proposed building rooftops for reuse for irrigation. Each LID technique will be
considered on a case-by-case basis as appropriate and feasible due to site constraints (i.e. soil
conditions, seasonal high groundwater, site availability, etc.) during the design and permitting
stages of the Project. For potential site locations of the LID techniques described above, refer to
the Potential Low Impact Design (LID) Location Exhibit provided in Appendix B.

Additional LID techniques such as photo-voltaic (PV) and electric car charging stations are also
considered for the Project. The Proponent commits to providing “solar-ready” space available for
possible PV installation on 60% of the roof areas on the project buildings, an amount exceeding
Code requirements. Electric conduit shall be provided to a minimum of 10% of the parking spaces
on each lot for the installation of electric vehicle charging stations, as required by the Town of
Shrewsbury. Approximate locations of future electric vehicle parking and charging stations is
shown on the Potential Low Impact Design (LID) Location Exhibit provided in Appendix B.

The Town of Shrewsbury has submitted a Municipal Vulnerability Preparedness (MVP) Action

Grant in November 2019 in an effort to plan for climate change resiliency and to encourage the
use of LID techniques on future projects.

V. UTILITY INFRASTRUCTURE

Water Supply & Mitigation Strategies

The Proponent will coordinate with end-users to ensure that efficient water use strategies are
implemented to reduce overall potable water use on-site, and to ensure that the necessary water
supply is available.

Efficient water-use strategies that will be considered to reduce overall potable water use on-site.
These include but are not limited to the following:

- Use of drought tolerant plantings

- Capturing / Reusing rainwater for irrigation

- Installation of low-flow plumbing fixtures

- Development/Implementation of maintenance and employee education programs
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Wastewater Supply & Mitigation Strategies

The Project is expected to generate an increase in wastewater flows of approximately 29,500+
GPD from the existing condition. Current wastewater generated from the existing Site is directed
to a treatment plant located in the Town of Westborough. The Project is expected to continue to
direct wastewater flows to the same. However, if it is determined that an alternate source is to be
considered to handle flows from the Project, the Proponent will ensure that the required
infrastructure is designed in conformance with all local and state regulations, and necessary
permits are sought for the connection.

Per discussions with the Water/Sewer Department, the Town requires Infiltration/Inflow (I/1)
mitigation at a ratio of 4:1 upon connection of a new service to the municipal system.

VI. TRANSPORTATION

Refer to Section VII of the DEIR for a thorough description of transportation impacts and
mitigation strategies associated with the Project. The impacts and mitigation recommendations are
consistent with the Project as described in the DEIR and this FEIR.

The Transportation Component provided in Appendix C presents supplemental transportation
analyses that respond to MassDOT comments issued as part of the Certificate on the DEIR for the
proposed commercial development of the Centech Park North property. This supplemental report
also includes an updated Letter of Commitment which will provide the basis for a subsequent
Section 61 Finding to be issued by MassDOT for the project, provided in Appendix D. Specific
areas of supplemental analyses include the following:

e Updated Study Area: The Study area presented in the DEIR have been updated to include
a review of the Grafton Street interchange along Route 9 as well as the signalized
intersections of Route 9 with Lake Street and Oak Street to determine whether they meet
Transportation Impact Assessment Guidelines for inclusion in the study area.

e Updated Traffic Operations Analysis: Updated capacity analyses for the expanded study
intersection of Route 9 eastbound at Grafton Street are developed for Baseline and future-
year No-Build and Build conditions.

e Updated Monitoring Program: The monitoring program presented in the DEIR has been
updated to include a monitoring of the Route 20 at Centech Boulevard intersection prior to
build-out of Sub-District B.

e Mitigation Summary: Mitigation measures are outlined that minimize the traffic impacts
for the development and have been further refined since the DEIR to address comments
issued by MassDOT on the DEIR. This section outlines specific mitigation measures to
offset project-related traffic impacts that include (a) traffic monitoring; (b) access/egress
improvements; (c) pedestrian and bicycle accommodations; (d) a transportation demand
management (TDM) program to enhance traffic operations and travel safety; (e) off-site
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improvements; and (f) road safety audit. Refinement of these mitigative actions is
anticipated under a subsequent MEPA filing that will consider the master plan buildout of
the property and that will be memorialized as part of a MassDOT Section 61 Finding
following completion of the MEPA review process.

VII. ENERGY, GREENHOUSE GAS EMISSIONS, & AIR QUALITY

Refer to Section V111 of the DEIR for a thorough description of energy, greenhouse gas emissions,
and air quality impacts and mitigation measures, as well as associated analyses for the Project. The
information provided is consistent with the Project as described in the DEIR and this FEIR. Refer
to Appendix D for Draft MassDOER Section 61 findings.

VIIl. MITIGATION SUMMARY

A summary of revised mitigation efforts proposed as part of the Project since the DEIR filing are
included below.

e Consider reducing total parking onsite by 25% by designating reserve parking areas*;
Consider reducing impervious coverage onsite by designating 25% of parking spaces as
compact spaces™;

Reduce total impervious coverage by 6%**;

Reduce wetland impacts by approximately 22%;

Reduce wetland buffer zone impacts;

Propose rainwater cisterns at buildings to capture and promote reuse of rainwater for

irrigation;

e Provide electric conduit to 10% of the proposed parking spaces on each lot for future
electric vehicle charging stations;

e Provide additional methods to reduce idling onsite such as provide driver training, perform
periodic inspections by site supervisors, and install signage to limit idling to five minutes
or less on site; and

e Consider the locations of noise producing equipment and site features in relation to abutters
(e.g. HVAC units, generators, loading areas, driveways, etc.).

* As approved by the Town of Shrewsbury Planning Board during the local permitting process
for reserve parking and compact spaces.
** Impervious coverage reduction achieved by providing reserve parking and compact spaces.
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FEIR Transportation Component — Proposed Centech Park North (Prepared by
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