
 

Nover-Armstrong | A Division of BETA Group, Inc. 

89 Shrewsbury Street, Suite 300, Worcester, MA 01604 
P: 508.756.1600 | W: www.BETA-Inc.com 

 
 
October 25, 2019 
 
Bob Bois, Chair 
Framingham Conservation Commission  
150 Concord Street, Room 213 
Framingham, MA 01702 
 
Re: Resubmittal Peer Review – Notice of Intent 
 Paradise Valley Club - Grove Street 
 Framingham, MA  
 DEP File No. NE 158-1447 
  
Mr. Bois and Members of the Commission: 
                      
Nover-Armstrong, a Division of BETA Group, Inc. (BETA) has continued its review of the Notice of Intent 
(NOI) Resubmittal for the proposed Paradise Valley Club development located off Grove (1020, 1060, 
1062, and 1062A Grove Street) and Winch Street (2, 36, 40, and 40R Winch Street, 40R Winch Street) in 
Framingham, Massachusetts (the Site).   
 
The applicant has resubmitted all previously submitted project documents, materials, plans and 
stormwater management calculations in the September 11, 2019 Resubmittal package.  BETA has 
reviewed the revised project stormwater management design and submitted comments under a 
separate cover. 
 
Documents Reviewed  

• Revised WPA NOI Form 3 (Pages 1-4), dated September 11, 2019. 

• Waiver Request, prepared by Goddard Consulting, LLC, dated September 17, 2018, revised 
September 11, 2019. 

• Response Letter, prepared by Goddard Consulting, LLC, dated September 11, 2019. 

• Paradise Valley Club, Winch Street in Framingham, Massachusetts – Project Plans (34 Sheets), 
prepared by Oak Consulting Group (OCG), LLC; prepared for Benchmark Engineering Corp.; 
dated April 26, 2017; last revised September 11, 2019; signed and stamped by Sean P. Malone 
MA PE No. 48204. 

• Notice of Intent Narrative, prepared by Goddard Consulting, LLC, dated September 11, 2019. 

• Stream Crossing Protocol, prepared by Goddard Consulting, LLC, dated September 11, 2019. 

• Riverfront Area Impacts Summary, prepared by OCG, LLC, dated September 11, 2019. 

• Buffer Zone Impacts Summary, prepared by OCG, LLC, dated September 11, 2019. 

• Invasive Species Management Plan, prepared by Goddard Consulting, LLC, dated September 11, 
2019. 

• MACC Buffer Zone Manual, June 6, 2019 

• Supplemental Information (DEP File #158-1447), Paradise Valley Club, prepared by Goddard 
Consulting, LLC dated October 16, 2019. 
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Site Description 
The Site consists of eight (8) parcels totaling approximately 47 acres situated in the northwestern 
portion of Framingham.  It is bound to the north, east, and south by single-family residential properties, 
and to the west by an undeveloped forested area associated with the Welch Reservation and Callahan 
State Park.  The Site is currently improved by single-family homes located at 1060 and 1062 Grove Street 
and by the Sudbury Valley School located at 2 Winch Street.  Remaining portions of the Site are 
comprised of maintained agricultural fields, as well as forested upland and wetland areas.  Based on 
observations during our site visit, the shrub layer has been removed over much of the forested land 
located in the upland, 125-foot buffer zone and 200-foot Riverfront Area.  The Site was historically used 
and maintained primarily as a horse farm.  Open fields are presently being maintained preventing 
succession.   
 
According to MassGIS, most of the site is mapped as Prime Farmland Soils or Farmland of Statewide 
Importance and a mapped public drinking water supply Zone II extends into the Site from the east.   The 
central pond is a headwater to a mapped Coldwater Fisheries Resource, Lapham Brook, located 
downgradient of the Site.   
 
Proposed Project Description 
The proposed Paradise Valley project includes constructing 4,850± feet long, 24 feet wide 
roadways/driveways with sidewalks on one side to provide frontage/access to 69 single family, age 
qualified homes.  Homes will be served by public water and sewer; and private electric, telephone and 
cable.  Proposed stormwater management systems include deep sump catch basins, manholes, pipes, 
swales, water quality units, subsurface infiltration systems, and stormwater basins.  The project will 
impact wetland resource areas.  As a result, the project requires compliance with the Massachusetts 
Wetlands Protection Act, Massachusetts Stormwater Standards and Town of Framingham Wetlands 
Protection Bylaw and Regulations.  
 
Site utilities, which include municipal sewer, municipal water, and electricity, will be extended from 
Winch Street in two locations, resulting in two resource area crossings that, according to the NOI, will 
have temporary and permanent impacts to Bank and Land Under Water to an unnamed intermittent 
stream. 
 
The Applicant submitted a revised Waiver Request that now includes work in the 30-foot No Alteration 
Zone and 50-foot No Build Zone associated with the crossings.  A Waiver, if granted, must comply with 
the performance standards listed in Section III – No Build Zone, Paragraph F. Waivers.   
 
The project as presented on the NOI plans adheres to the 30-foot no disturb zone from the vegetated 
wetlands, as depicted on the NOI plans, except for the 600 series flags around the so-called central pond 
area where extensive plantings are proposed within the 30-foot zone.  As described in more detail 
below, most of the resource area boundary associated with the project have been confirmed via an 
Order of Resource Area Delineation (ORAD) that remains in effect.  The exception is the resource areas 
associated with the Sudbury Valley School.  Those boundaries have been evaluated during this NOI 
proceeding.  Stormwater discharges are now proposed in the outer 50 to 100-foot buffer zone to the 
pond.   See Jurisdictional Resource Area Buffer Zone discussion below.   
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Massachusetts Environmental Policy Act (MEPA)  
Construction of the sewer extension within Millwood Street is not part of this NOI application.  It is 
BETA’s understanding that a separate NOI will be filed for this improvement.  Under the MEPA 
regulations, a project cannot be segmented to avoid filing with the MEPA Unit.  As such, it appears there 
may be MEPA jurisdiction requiring the filing of an Environmental Notification Form.   
 
Jurisdictional Wetland Resource Areas – Massachusetts Wetlands Protection Act 
Most of the boundaries to wetland resource areas on the Site have been approved under an ORAD 
issued by the Framingham Conservation Commission on April 25, 2017.  Confirmed resource areas 
include BVW (A Series, B Series, C Series, D Series, E Series, and X Series), Mean Annual High Water 
(MAHW) to Baiting Brook (coincident with Bank), Isolated Land Subject to Flooding (ILSF) / Freshwater 
Wetland (600 Series), and Bank to intermittent stream (W Series, Y Series, and Z Series). Additional 
jurisdictional areas under the Act on the Site include the 100-foot buffer zone to BVW and Bank and the 
200-foot Riverfront Area (RA) to Baiting Brook.  
 
It is important to note that during our June 2019 site visit with the Commission and Applicant’s 
representatives, BETA observed obvious recently cut ground conditions around the central pond area.  
Evidence of wetland hydrology and wetland indicator grasses and ferns were observed within the 30 and 
50-foot buffer zone.  It is BETA’s opinion that the resource area boundary in this location was not 
represented accurately or peer reviewed adequately during the ANRAD process and that if this area was 
left to succeed naturally, it would quickly succeed to shrub and wooded swamp.  Per this NOI 
submission, the Commission would need to recognize the ORAD decision but could evaluate the 
“upland” buffer zone around the pond from a different perspective.   Meaning, in this case the outer 50 
to 75-foot buffer zone as set by the ORAD process is the inner Buffer Zone to the vegetated wetland 
bordering the pond.   Full development is being proposed in this newly documented inner Buffer Zone.     
 
The ORAD required the submission of the 1979 Moore Survey and Mapping plan that was the source of 
the existing conditions and/or new updated existing conditions information including a comprehensive 
on-the-ground survey of the Project Location.  The Commission felt that additional existing conditions 
information would be a necessary component of the NOI to facilitate the Commission’s accurate 
evaluation of proposed impacts on Areas Subject to Protection.  
 
The Existing Conditions Plan set submitted with the NOI is not stamped by a Professional Land Surveyor 
(PLS) and do not appear to source the existing conditions information presented, including the property 
lines, topography, site improvements, and wetland boundaries.   Per the Wetland Regulations at 310 
CMR 10.05(4)(h), the Commission may require that a PLS prepare the plan that supports that the 
resource area delineation locations depicted on the NOI plans are accurate in relation to the Site’s 
property boundary and proposed work.  Once this certification is provided, the Commission can rely on 
the resource area and Buffer Zone impact quantifications presented in the NOI. 
 
Resource Area Impacts and Mitigation  
The NOI resubmittal describes proposed impacts to 200-foot Riverfront (RFA) Area by legal parcel and 
inland Bank and Land Under Water to an intermittent stream resulting from the road crossing and sewer 
crossing.  The narrative and plans describe the proposed resource area mitigation, including: 
 

• RFA enhancement through minor reforestation and open field management;  

• BVW restoration through plantings; and 

• Inland LUW and Bank through restoration following construction of the road and installation of the 
sewer line. 
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None of the proposed impacts, as quantified in the NOI, exceed their applicable resource area 
performance standards.   
 
It should be noted that the proposed planting in the RFA reforestation area are wetland indicator 
species (e.g. river birch, swamp white oak).  These species need wet conditions and would not be 
appropriate in a typical upland RFA habitat.     
 
Riverfront Area Impacts and Alternatives Analysis 
The project proposes to alter RFA on two of the three parcels subject to this NOI.  Including the 
proposed impacts associated with the vegetated stormwater basin proposed on 40RR Winch Street 
behind Units 49 and 50, the project does not exceed 5,000 square feet or 10% of the total RFA 
(whichever is greater) within the lot.  Therefore, the Commission may assume the work will have no 
significant adverse impact to RFA.  This assumes that at a minimum, a 100-foot wide area of undisturbed 
vegetation is provided, and stormwater is managed according to the Stormwater Standards.   
 
Buffer Zone Impacts and Mitigation  
Buffer Zone is an area Subject to Jurisdiction under the WPA and is also an area Subject to Protection 
under the local Bylaw (125-foot distance).   Impacts to buffer zone are described in detail both in 
narrative and plan form.  Buffer zone is considered a protectable resource area under the local Bylaw.   
 
Central Pond Area – 600 series flagging 
The Commission has the regulatory authority to consider protection of the buffer zone beyond the 
minimal 30-foot no disturb.   The applicant has presented a buffer zone mitigation plan designed to 
enhance the 30 foot and much of the 50-foot buffer around the central pond area.  What will result 
from this planting and open space management (mowed areas – every 2 years) is the woody succession 
to vegetated wetland and establishment of wet meadow species along the pond borders in lengthy 
locations leaving zero (0) upland Buffer Zone between the wetland edge and project improvements.   
 
The MACC Buffer Zone Manual (the Manual) describes the importance of the inner 30 to 50-foot buffer 
to the interests provided by the adjacent resource area as well as to wildlife habitat.  Protecting the 30 
to 50-foot buffer zone is an absolute minimal distance and generally additional buffer zone protection is 
recommended in the Manual.   The Commission should consider requiring that the Buffer Zone 
protection be widened around the central pond area to encompass the true limits of resource area 
and provide a 30-foot no-disturb Buffer Zone (at a minimum).      
 
The Supplemental Information submission dated October 16, 2019 only generally described the central 
pond Buffer Zone and importance.  No understanding of the groundwater conditions, soil conditions, 
impact of the buffer zone on ground water recharge / water budget or wildlife including amphibians 
using the pond and surrounding area was presented.   Once the Commission is presented with a clear 
understanding of the pond environment and its true upland Buffer Zone, then the impacts of the project 
on its buffer zone can be understood.  Currently, significant land development is proposed surrounding 
the pond that also include stormwater discharge during certain storm events.   
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Findings and Recommendations 
Based on our technical review of the revised materials, it is BETA’s opinion that the applicant has not 
submitted enough information to describe the site, the work or the effect of the work on the interests 
identified in the Act and Bylaw.  Therefore, an Order of Conditions allowing the work should not be 
issued until the applicant satisfactorily responds to and/or addresses the comments and findings 
outlined in this letter including satisfactorily addressing BETA’ October 11, 2019 Stormwater 
Management Review comments prior to issuance of an Order of Conditions. 
 
BETA will attend the 10/29/2019 special public hearing of the Framingham Conservation Commission to 
answer any questions. 
 
Sincerely, 
BETA Group, Inc. 

 
 
 

Marta J. Nover 
Vice President 
 

Job No: 19.06542.00 
 

 


