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       January 12, 2021 
 
Planning Board 
Town of Holden 
1196 Main Street 
Holden, MA 01520-1067 
 
RE: Permittee/Applicant: Newell Road Realty, LLC (as successor in interest to prior 

developer, Fafard Real Estate and Development Corp.) 
 Project:  Village at Westminster Place (f/k/a Sanctuary at Holden and 

Trulson Property Retirement Community) 
 Property:  Newell Road, southeast of Chaffins Pond 
    Assessor Map 223, Parcel 1 
 Property Owner: Newell Road Realty, LLC 
 Case #:   SPR-0207 as amended (SPR#219/520/118/901/607/207/516/317) 
 Relief Sought:  Modification of Site Plan Review Special Permit issued pursuant 

to ZBL §§ XVIII and XI.J.3.g 
 
Dear Members of the Planning Board: 
 

I write on behalf of Newell Road Realty, LLC (“Permittee”) in connection with the 
Village at Westminster Place retirement community to request a modification of the Planning 
Board’s 2003 Site Plan Review Special Permit decision for this project, as subsequently 
extended/modified on several occasions (the “Special Permit”).  Most recently, by decision dated 
August 21, 2020, the Planning Board approved a modification to the configuration of units on 
King Phillip Trail.  A copy of that decision is included in Exhibit 5 and the approved 
modification is included in Exhibit 6. 
 
I. OVERVIEW OF PROPOSED MODIFICATION 
 

The Permittee is seeking to further modify the building configuration along King Phillip 
Trail and to also modify those in the vicinity of Settlors Lane.  The building modifications can be 
summarized as follows: 

 
   Previously Approved    Current Proposal 

King Phillip 6 Duplexes (12)  – as approved in 2020  4 Duplexes and 3 Singles (11) 
   
 Settlors Lane 3 Townhouse Bldgs – 8, 4 and 3 units (15) 1 Duplex and 13 Singles (15) 
  
The proposal involves reducing the total number of units at the development from 125 to 124. 
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These modifications are being proposed to reflect the realities of the current market.  The 
demand has been strong for the single-family units.  The demand for townhomes and even the 
duplexes has been weak.  Without these proposed modifications, the build-out of the project is 
likely to stall. 
 

The existing stormwater management system, with only a few minor adjustments, can 
accommodate the revised building configuration.  The proposed modifications and related 
calculations are being detailed and compiled in a report from Guerriere & Halnon (“G&H”), 
which will be submitted shortly. 
 
II. ENCLOSURES 
 

Enclosed with this letter are a check for the $250 filing fee, 2 oversized versions of the 
Modification Plan referenced below, and an original and 8 copies of this letter with the following 
enclosures (including 11” x 17” versions of the Modification Plan).  A set of stamped envelopes 
with abutter labels as provided by the Assessor’s office (with any redundant labels for the 
Petitioner or affiliates of the Petitioner excluded from the set) have been provided separately to 
the Planning Office.  

 
1. Completed Application Form. 

 
2. Proposed Modification Plan (5 sheets, 11 x 17). 
 
3. 8/22/2020 Planning Board Approval – Extension/Modification. 
 
4. 2020 Approved Modification Plans, rev. 7/29/2020 (King Phillip Trail). 
 
5. 2003 Site Plan Review Special Permit Decision (SPR 207). 
 
6. 2003 Approved Overall Site Plan. 

 
III. BACKGROUND 

 
The Village at Westminster Place development is a retirement community that the 

Planning Board approved in 2003 pursuant to its Site Plan Review Special Permit Decision under 
the Town’s Retirement Community Bylaw (Section XVIII).  In approving this development, the 
Board found (Page 1 of Special Permit Decision) as follows: 

  
 The development “meets the objective and intent of the Retirement Community 

Bylaw….” 
 
 The development “is a development that meets the needs of the residents of 

Holden and is in the best interest of the Town.” 
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 The development “successfully protects environmentally sensitive areas and 
preserves open space by limiting the total area to be disturbed by the 
development.” 

 
 The development “represents an enhancement to the tax base while minimally 

impacting Town Resources infrastructure and services.” 
 
 The development “meets the objectives set forth in Section 1 and 5 of the 

Retirement Community Bylaw.” 
 
IV. COMPLIANCE WITH STANDARDS 
 

The Permittee’s modification request should be granted because, among other reasons: 
 

1. The revised building layout and associated modifications will be an improvement to 
the project, with the proposed single-family and duplex units representing a building 
style that is more desirable to buyers in today’s market.  As such, the project is likely 
to be constructed more quickly than the previously approved multi-plex townhome 
buildings. 

 
2. The proposed modifications will result in one less unit than originally approved 

(reduced from 125 to 124).  Otherwise, it involves the same roadway layout and 
essentially the same drainage layout as originally approved, with only minor 
adjustments. 

 
3. The proposed modified building confirmation will result in a total of 61 single-family 

units out of the 124 total units, which is <50% of the total number of units.  As such, 
no waiver is required to accommodate this modification request under Section 
XVIII.4 (which provides that no more than 50% of the units shall be in any one of 
certain referenced categories (including single-family) unless the Board grants a 
waiver based on its view that it would be in the best interests of the Town and its 
residents). 

 
4. All of the findings made by the Planning Board in support of its Special Permit 

Decision in 2003 and Modification Decision in 2020 remain valid as applied to the 
project as proposed to be modified. 

 
 
V. CONCLUSION 
  
 For the foregoing reasons, the Permittee respectfully requests that the Board grant the 
requested Modification.    
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 The Permittee also requests that the Board place this request on its first available meeting 
for which required notices can be provided.  In the meantime, the Permittee will coordinate with 
Pam Harding and the Town’s Office of Planning and Development with respect to hearing 
notices and compiling any additional information relevant to this request.  
 
 
 
 
 
 
       Sincerely, 

        
       Jeffrey L. Roelofs 
Enclosures 
 
cc: Town Clerk (By Federal Express) 



EXHIBIT 1 
  



Newell Road Realty, LLC

January 12 21

120 Quarry Drive, 2nd Floor, Milford MA 01757

Village at Westminster Place (f.k.a. Sanctuary at Holden)
 Newell Rd (Map 223, Parcel 1)

Owner and Project Proponent

508-881-1600

I-Q, R-20 & R-10

Newell Road Realty, LLC is requesting a Modification of the Planning Board's Site Plan Review

Special Permit decision filed with the Town Clerk on September 17, 2003 (SPR 0207) and as subsequently

extended/modified (219/520/118/901/607/207/516/317) to allow a modified building and associated roadway/

utility configuration related to the units on and adjacent to King Phillip Trail and Settlers Lane. For details,

see the attached cover letter to this application form and referenced plans and exhibits.

By Jeffrey Roelofs, Applicant's Attorney

January 12, 2021

MODIFICATION REQUEST
SPR#219/520/118/901/607/207/516/317
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EXHIBIT 3 
  











EXHIBIT 4 
  









EXHIBIT 5 
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