IN CITY COUNCIL
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Marlborough, Mass.,

ORDERED:
IN CITY COUNCIL

NOTICE OF DECISION
DECISION ON A SPECIAL PERMIT
ORDER NO. 25-1009483E

Special Permit Application of:
FD 130 Lizotte, LLC
Order No. 25-1009483E

Locus:

Lizotte Drive

Marlborough, MA

Assessors Map 90, Parcel(s) 2A and 83

DECISION ON A SPECIAL PERMIT
ORDER NO. 25-1009483E

The City Council of the City of Marlborough hereby GRANTS the Application for a Special
Permit to FD 130 Lizotte, LLC (the “Applicant™) to build and operate a three-building multifamily
dwelling project, with a total of 187 residential units off of Lizotte Drive, as provided in this
Decision and subject to the following Findings of Fact and Conditions.

FINDINGS OF FACT

1.  The Applicant, FD 130 Lizotte, LLC, is a Massachusetts limited liability company with
an address of 118 Turnpike Road, Suite 300, Southborough, MA 01772.

2. The Applicant is the owner of the property located along Lizotte Drive in Marlborough,
Massachusetts, being shown as Parcels 2A and 83 on Assessors Map 90 (the “Site™).

3. Inaccordance with Article VI, Section 650-39.1, of the Zoning Ordinance of the City of
Marlborough (the “Zoning Ordinance”), the Applicant proposes to build and operate at
the Site a three-building multifamily dwelling project with a total of 187 residential units,
consisting of a converted office building with 74 residential units, two new buildings
with a total of 113 residential units, on-site parking, open space areas, and residential
amenities (the “Use”). Each building, or one or more of the buildings together, may be
organized as its own condominium and constructed in phases at different times.

4.  The Site is located in the Limited Industrial District and the Lizotte Drive Overlay
District.

5. The Site has an area of 441,331 square feet +/- as shown on the Plans referenced in
paragraph 7 below.
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6. The Applicant, by and through its counsel, filed with the City Clerk of the City of
Marlborough an Application for a Special Permit (“Application”) for the Use.

7.  In connection with the Application, the Applicant submitted a certified list of abutters,
filing fees, and a detailed site plan entitled “Site Development Plans for Glenford at Lake
Williams™ by Bohler Engineering with a last revision date of October 2, 2025, a set of
architectural plans entitled “130 Lizotte Dr Multifamily Development” by Monte French
Design Studio with a last revision date of July 22, 2025, and a set of architectural plans
entitled “Architectural Plans for 130 Lizotte Drive” by DMS Design LLC with a last
revision date of April 2025 (collectively, the “Plans”, attached hereto as
“ATTACHMENT A.”)

8.  The Application was certified as complete by the Building Commissioner of the City of
Marlborough, acting on behalf of the City Planner for the City of Marlborough, in
accordance with the Rules and Regulations promulgated by the City Council for the
issuance of a Special Permit.

9.  Pursuant to the Rules and Regulations of the City Council for the City of Marlborough
and applicable statutes of the Commonwealth of Massachusetts, the City Council
established a date for a public hearing on the Application and the City Clerk for the City
of Marlborough caused notice of the same to be advertised and determined that notice of
the same was provided to abutters entitled thereto in accordance with applicable
regulations and law.

10. The Marlborough City Council, pursuant to Massachusetts General Laws Chapter 40A,
opened a public hearing on the Application on Monday, July 21, 2025. The hearing was
closed on that date.

11. The Applicant, through its representatives, presented testimony at the public hearing
detailing the Use, describing its impact upon municipal services, the neighborhood, and
traffic.

12. At the public hearing, no members of the public spoke in opposition to the Use.

13. The Applicant, through its representatives, conducted a balloon height test on November
7,2025, and November 8, 2025, to demonstrate the height of the proposed new buildings,
with notices of the balloon height test being mailed to property owners listed on the
certified list of abutters and being posted on the City website. The balloon height test
demonstrated that the proposed new buildings would not be visible above the existing
tree line east of the Site when viewed across Lake Williams from the east.

BASED ON THE ABOVE, THE CITY COUNCIL MAKES THE FOLLOWING
FINDINGS AND TAKES THE FOLLOWING ACTIONS

A. The Applicant has complied with all Rules and Regulations promulgated by the
Marlborough City Council as they pertain to special permit applications.
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The City Council finds that the proposed Use of the Site is an appropriate use and in
harmony with the general purpose and intent of the Zoning Ordinance of the City of
Marlborough when subject to the appropriate terms and conditions as provided herein. The
City Council makes these findings subject to the completion and adherence by the
Applicant, its successors and/or assigns to the conditions more fully set forth herein.

In accordance with Section 650-39.1.C(3), the City Council finds that modifications to the
dimensional, parking, design, and landscaping requirements applicable to the Use, as
shown and described on the Plans, results in an improved design that does not nullify or
substantially derogate from the intent or purpose of Section 650-39.1 of the Zoning
Ordinance because the design accommodates garage parking below the new buildings,
optimizes the location of the buildings on the lots, and maximizes green space. In addition,
by allowing for separate lots within the overall project, the proposed dimensional changes
better accommodate condominium ownership communities among the three buildings.
Given the existing vegetated buffers around the project and the Site’s distance from homes
and businesses, the proposed setbacks and heights will have minimal impacts on neighbors.

The City Council, pursuant to its authority under Massachusetts General Laws Chapter
40A and the Zoning Ordinance of the City of Marlborough hereby GRANTS the Applicant
a Special Permit to build and operate a three-building multifamily dwelling project with a
total of 187 residential units, as shown on the Plans, SUBJECT TO THE FOLLOWING
CONDITIONS, which conditions shall be binding on the Applicant, its successors and/or
assigns:

Construction in Accordance with Applicable Laws. Construction of all structures on the
Site is to be in accordance with all applicable Building Codes and Zoning Regulations in
effect in the City of Marlborough and the Commonwealth of Massachusetts and shall be
built according to the Plans as may be amended during Site Plan Review.
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2. Site Plan Review. The issuance of the Special Permit is further subject to detailed Site Plan

Review by the Site Plan Review Committee in accordance with Section 650-39.1 of the
Zoning Ordinance prior to the issuance of a building permit. Subsequent Site Plan Review
shall be consistent with the conditions of this Special Permit and the Plans submitted,
reviewed, and approved by the City Council as the Special Permit Granting Authority. Any
additional changes, alterations, modifications, or amendments, as required during the
process of Site Plan Review, shall be further conditions of this Special Permit and
conditions attached to the building permit, and a final occupancy permit for the entire
project shall not be issued until the Applicant has complied with all conditions, provided,
however, that subsequent to the issuance of this Special Permit and Site Plan Approval, the
Site Plan Review Committee may authorize the phasing of site and building work
depending upon weather conditions and other factors, and final occupancy permits may be
issued for the first two buildings completed at the Site in earlier phases if site work related
to those buildings has been completed and Applicant has complied with all conditions
applicable to both the phase and the first two buildings. In accordance with Section 650-
39.1.1 of the Zoning Ordinance, the Building Commissioner may approve minor
modifications to the Special Permit and the Plans.

Incorporation of Submissions. All plans, photo renderings, site evaluations, briefs, and
other documentation provided by the Applicant as part of the Application, and as amended
or revised during the application/hearing process before the City Council and/or the City
Council’s Urban Affairs Committee, are herein incorporated into and become a part of this
Special Permit and become conditions and requirements of the same, unless otherwise
altered by the City Council. The final architectural design of the Site shall be reasonably
consistent with the Plans submitted by the Applicant. The final exterior features of the Site,
including landscaping, shall be maintained in good condition and shall be reasonably
consistent with the Plans submitted and representations made to the City Council.

Storm Water and Erosion Control Management. The Applicant shall ensure that its site
superintendent during construction of the project is competent in stormwater and erosion
control management. This individual(s)’ credentials shall be acceptable to the Engineering
Division of the City’s Department of Public Works and the City’s Conservation
Commission. This individual(s) shall be responsible for checking the Site before, during,
and after storm events including weekends and evenings when storms are predicted. This
individual(s) shall ensure that no untreated stormwater leaves the Site consistent with the
State’s and the City’s stormwater regulations. This individual(s) shall ensure compliance
with the approved sequence of construction plan and the approved erosion control plan.
The Applicant shall grant this individual(s) complete authority of the Site as it relates to
stormwater and erosion controls.
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Phasing of Construction: Each of the three proposed condominium buildings, or one or
more of the buildings together, may be organized as its own condominium and constructed
in phases at different times. Site Plan Review in accordance with Condition #2 may be
addressed in phases, with separate reviews for different buildings.

Affordable Units. Twelve percent (12%) of the dwelling units at the Site shall be made
available as units for sale at affordable prices to home buyers (whose annual income does
not exceed eighty percent (80%) of the area median income as defined in Section 650-5 of
the Zoning Ordinance) in perpetuity or the longest period allowed by law (the “Affordable
Housing Units”), in accordance with the provisions of Section 650-26 of the Zoning
Ordinance and this condition. The Affordable Housing Units shall be distributed evenly
among the three buildings pro rata, with no less than twelve percent (12%) of the dwelling
units in each building constituting Affordable Housing Units. The Affordable Housing
Units shall comply with all requirements for inclusion in the Subsidized Housing Inventory
(“SHI”) of the Commonwealth of Massachusetts Executive Office of Housing and Livable
Communities (“EOHLC”). Prior to obtaining an occupancy permit for any unit within a
given building, the Applicant, in coordination with the City and its Community
Development Authority, shall file all required submissions to EOHLC for inclusion of the
Affordable Housing Units within that specific building on the SHI and shall diligently take
all actions necessary to include the Affordable Housing Units on the SHI, including without
limitation, preparing and executing a regulatory agreement and declaration of restrictive
covenants and/or any other restrictive instrument necessary to ensure compliance with said
Zoning Ordinance and this condition, a marketing plan, and all other required
documentation. All costs associated with complying with this condition, including but not
limited to, the EOHLC process, recording of all documents with the registry of deeds, and
the marketing plan for the Affordable Units shall be borne by the Applicant.

Transportation Alternatives.

a. Information regarding public transportation services, maps, schedules, and fare
information shall be posted in a central location and/or otherwise made available to
residents within each building at the Site.

b. A welcome packet shall be provided to residents detailing available public
transportation services, bicycle and walking alternatives, commuter options, and
local walking trails.

c.  Work-at-home workspaces are encouraged to be provided to support
telecommuting by residents of the Site.

. A central maildrop shall be provided within each building for residents.

e.  Secure bicycle parking shall be provided for residents and visitors, including

weather-protected bicycle parking within the two parking garages on site.
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8.  Green Design. The Applicant shall utilize best practices to design energy-etficient

10.

1.

12.

buildings and is encouraged to design buildings and accessory structures to accommodate
accessory solar energy facilities and/or other technologies as feasible. The Applicant shall
use best efforts to provide all-electric utilities contingent upon the utility company being
able to commit to such service during the project’s ordinary construction timeline.
Accommodations for future electric vehicle (EV) charging stations or EV dedicated outlets
shall be installed in at least 10% of the parking spaces for each building, provided that,
each building shall have at least ten (10) parking spaces with EV charging stations or EV
dedicated outlets installed prior to the issuance of the first occupancy permit for any unit
within the building.

Lizotte Drive Improvements. Prior to issuance of a final occupancy permit for the entire
project but no later than one (1) year after issuance of a final occupancy permit for the first
building, the Applicant, at the Applicant’s sole expense, shall complete the reclamation
and repaving of Lizotte Drive from Lizotte Drive’s intersection with Jackson Drive to the
end of the Lizotte Drive cul-de-sac under the supervision of the City’s Department of
Public Works. Said work to start after significant construction activities at the Site
involving large trucks and equipment have concluded. Notwithstanding the above, the Site
Plan Review Committee may authorize the City’s issuance of a final occupancy permit for
the entire project or extend the one-year time frame set forth in this condition, prior to the
completion of said work, due to weather conditions or other factors if said work is secured
by a bond or other form of security held by the City in an amount deemed adequate by the
City Engineer to enable the City to complete said work.

Jackson Drive. As part of formal Site Plan Review, the Applicant shail evaluate options for
the private way known as Jackson Drive in the vicinity of the Site, including working with
neighboring property owners to improve or modify access to the way.

Lake Williams Trail Funding. Prior to the issuance of the first building permit for any part

of the Use, the Applicant shall provide a payment to the City in the amount of $50,000 to
be used by the City for maintenance and improvements to the Lake Williams trail system,
said payment to be deposited into the City’s Lizotte Drive Mitigation Stabilization Fund,
Account Number 83600-32729.

Williams Street Ball Fields Funding. Prior to the issuance of the first building permit for
any part of the Use, the Applicant shall provide a payment to the City in the amount of
$100,000 to be used by the City for improvements to the ball fields along Williams Street
in the vicinity of the Site, said payment to be deposited into the City’s Lizotte Drive
Mitigation Stabilization Fund, Account Number 83600-32729.




IN CITY COUNCIL

S/ DECEMBER 1, 2025

i Marlborough, Mass., PAGE 7
ORDERED:

13.  West Side Fire Station Funding. Prior to the issuance of the first building permit for each
of the three residential buildings at the Site, the Applicant shall make a payment to the City
in the amount of $1,000 for each multifamily dwelling unit to be developed in the
respective building, for a total of $187,000 for the Use, to be used by the City for a proposed
West Side Fire Station, said payments to be deposited into the City’s West Side Fire Station
Mitigation Stabilization Fund, Account Number 83600-32701.

14. Landscaping. A detailed landscaping plan for the Site shall be reviewed and further
conditioned during the Site Plan Review process. The landscaping plan shall be more
robust than is required by the Zoning Ordinance and shall provide shade canopy and use
native plants to improve habitat. The Applicant shall maintain the landscaping at the Site
for the duration of the Use.

15. Lighting. Exterior lighting at the Site shall be downward-facing and shielded to minimize
impacts on neighboring properties, with a lighting plan for the Site to be reviewed and
further conditioned during the Site Plan Review process.

16. Conservation Commission Approval. The Applicant shall obtain and comply with an Order
of Conditions from the City’s Conservation Commission.

17.  Compliance with Applicable Laws. The Applicant agrees to comply with all municipal,
state, and federal rules, regulations, and ordinances as they may apply to the construction,
maintenance, and operation of the Use.

18. Recording of Decision. In accordance with the provisions of Massachusetts General Laws,
Chapter 40A, Section 11, the Applicant, at its expense, shall record this Special Permit in
the Middlesex South Registry of Deeds after the City Clerk has certified that the twenty-
day period for appealing this Special Permit has elapsed with no appeal having been filed,
and before the Applicant has applied to the Building Commissioner for a building permit.
Upon recording, the Applicant shall forthwith provide a copy of the recorded Special
Permit to the City Council’s office, the Building Department, and the City Solicitor’s
office.

Yea: 10 — Nay: 0 — Abstain: 1
Yea: Vital, Doucette, Preciado, Brown, Irish, Fuccillo, Navin, Oram, Ossing & Robey.
Abstain: Sargent.

{

ADOPTED
In City Council

Michael H. Ossing 25-1009483E
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(508)-281-5600

ARCHITECT:

MONTE FRENCH DESIGN STUDIO
650 COLUMBUS AVE, STE A
BOSTON, MA 02118
(617)-606-4496

CONTRACTOR:

FERRIS DEVELOPMENT GROUP
118 TURNPIKE RD. SUITE 300
SOUTHBOROUGH, MA 01772
(508)-281-5600

CIVIL & SURVEY ENGINEER:
EXPEDITED ENGINEERING
118 TURNPIKE RD, STE 300
SOUTHBOROUGH, MA, 01772

STRUCTURAL ENGINEER:

IVAN FILEV CONSULTING, STRUCT ENG, LLC
37 UPLAND RD,

MARLBOROUGH, MA 01752

MEP, FP & FA ENGINEERS:
ZADE ENGINEERING LLC

1 BILLINGS RD, SUITE 306
QUINCY, MA 02171

ENERGY:

SUSTAINABLE ENERGY ANALYTICS
440 TOTTEN POND RD #201
WALTHAM, MA 02451
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Renderings, elevations, and floor plans provided contain a great
amount of detail o provide a high level of visual understanding of
the proposed architectural program. Minor changes to the
architectural elements and details provided may vary throughout
the project, but the design intent will remain unchanged.
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LIZOTTE DRIVE

Renderings, elevations, and floor plans provided contain a great
amount of detail fo provide a high level of visual understanding of
the proposed architectural program. Minor changes to the

architectural elements and details provided may vary throughout
the project, but the design intent will remain unchanged. 63 U N |T M U LTI FAMILY R ESI D ENT'AL B U l LD‘NG
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but

the design intent willremain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail o provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Miner changes to the architectural
elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail o provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural

elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but

the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the

proposed architectural program. Minor changes to the architectural LlZOTT E D R |V E

elements and details provided may vary throughout the project, but

the design intent will remain unchanged. 50 UNIT MULTIFAMILY RESIDENTIAL BUILDING
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Renderings, elevations, and floor plans provided contain a great

amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but

the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great

amount of detail to provide a high level of visual understanding of the LlZOTTE D R IV E A_ ] 4

proposed architectural program. Minor changes to the architectural

elements and details provided may vary throughout the project, but 63 UNIT MULTIFAMILY RESIDENTIAL BUILDING

the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural
elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the

proposed architectural program. Minor changes to the architectural LIZOTT E D R IV E
elements and details provided may vary throughout the project, but
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the LlZOTTE D R IV E

proposed architectural program. Minor changes to the architectural
63 UNIT MULTIFAMILY RESIDENTIAL BUILDING

elements and details provided may vary throughout the project, but
the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail to provide a high level of visual understanding of the
proposed architectural program. Minor changes to the architectural LIZ OTTE D R IV E

elements and details provided may vary throughout the project, but 63 UNIT MULTIFAMILY RESIDENTIAL BUILDING

the design intent will remain unchanged.
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Renderings, elevations, and floor plans provided contain a great
amount of detail o provide a high level of visual understanding of the

proposed architectural program. Minor changes to the architectural LIZOTTE D R Iv E

elements and details provided may vary throughout the project, but

the design intent will remain unchanged. 63 UNIT MULTIFAMILY RESIDENTIAL BUILDING A_ 9






