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February 28, 2013 
 
 
Mr. Roland Bartl, Director 
Town of Acton Planning Board 
Acton Town Hall 
472 Main Street 
Acton, Ma 01720 
 
 
RE:   Proposed Panera Bread Café #1718 

252 Main Street – Acton, Massachusetts 01720 
 CoreStates Reference Number:  ARC-14654 
 
 
Dear Mr. Bartl: 
 
 
On behalf of Panera Bread, LLC, CoreStates Group (CoreStates) has attached a Special Permit 
Application along with associated plans and documentation in support of the proposed Panera Bread 
Cafe at the above referenced location. 
 
 
We have attached for your review the following documentation: 
 

- 2 Copies of the Cover Letter – 1 Page; 
- 2 Copies of the Special Permit Application Form – 2 Pages; 
- 2 Copies of the Development Impact Report – 6 Pages; 
- 2 Copies of the Development Impact Report Supplemental Data – 2 Pages; 
- 2 Copies of the List of Special Permit Application Waivers – 1 Page; 
- 2 Copies of the Stormwater Memorandum – 1 Page; 
- 2 Copies of the Certified Abutters List – 2 Pages; 
- 2 Copies of the subject parcel recoded deeds – 8 Pages; 
- 2 Copies of the filing fee – Check Number 1148601 – 1 Page; 
- 2 Copies of the Site Plans and Elevations – 16 Pages (Full Size); 
- 2 Copies of the Site Plans and Elevations – 16 Pages (Reduced Size); 
- 1 Filing Fee Check – Check Number 1148601 – 1 Check; 
- 1 Compact Disc containing the above listed files; 

 
Please do not hesitate to contact the undersigned at (978) 265-5402 with any questions, comments or 
concerns or if you require any additional information. 
 
Sincerely, 
 
CORE STATES GROUP 
 

David S. Kelley 
 
David S. Kelley, P.E. 
Project Engineer 
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ACTON PLANNING BOARD 

NOTICE OF PUBLIC HEARING  

 
 
In accordance with the provisions of Massachusetts General Laws, Chapter 40A, Section 9, the 

Acton Planning Board will hold a public hearing on _______________ at ______ P.M., at 

___________________________________________, Acton, MA on the petition of 

________________________________ for approval of a Special Permit for 

___________________________________________ on the parcel located at 

________________________________ and shown on Town Atlas Map ______, parcel 

_________. 

 
 
Please note the following information: 
 
Such permits may be granted by the Planning Board under Massachusetts General Law, Chapter 
40A and the Acton Zoning Bylaw in accordance with the “Rules and Regulations (miscellaneous 
Special Permits” all of which are available for review or purchase at the offices of the Planning 
Board, and the Town Clerk.  A copy of the application is also available for review at these offices in 
Town Hall between 8:00 AM and 5:00 PM, Monday through Friday. 

The applicant or his/her representative will be at the hearing to present the reason(s) why the 
permit should be granted. 

When the applicant or his/her representative has concluded their presentation, the Chairman of 
the Board will allow the Board members to speak to the matter under consideration or to raise 
questions and concerns.  Subsequently, the Chairman will give the public the same opportunity to 
speak to the matter under consideration or to raise questions and concerns. 

The Chairman will not allow any member of the public to interrupt anyone else while they are 
speaking.  Each person wishing to speak at the hearing should be as brief as possible and should 
wait his/her turn.  Each person speaking should avoid repeating the comments of those who 
preceded them.  Each person speaking should state their name and address before they make 
their statement or ask questions. 

Any party may appear in person, by agent, or by attorney at any hearing.  When all of the facts 
have been presented and all persons wishing to speak on the petition have been heard, the 
Chairman will close the hearing. In no case will the Board allow new evidence to be admitted after 
the close of the public hearing unless this evidence was requested by the Board prior to the close 
of the public hearing. 
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FORM DIR 

DEVELOPMENT IMPACT REPORT 

 

 
The Development Impact Report (DIR) is intended to serve as a guide to the applicant in 

formulating the development proposal, as well as a guide to the Planning Board in its evaluation of 

the proposed development in the context of existing conditions and planning efforts by the Town.  

The DIR should be prepared as early in the development process as possible, even if certain 

aspects are unknown at that time.  It is recommended that the various aspects of the DIR, together 

with a conceptual development plan, are discussed with the Planning Department staff as soon as 

possible, prior to the filing of an application for approval of a preliminary plan. 

 

The DIR seeks to raise the broad range of issues generally associated with development plans in a 

form and in a language that is understandable to a layperson.  It assesses development impacts 

which could possibly be avoided or mitigated if recognized early in the development process.  

Other portions of the DIR request information which will help the Town plan ahead and ensure 

adequate services in the future.  It is the hope of the Planning Board that the use of the DIR, along 

with early consultations with the Planning Department staff and the applicant’s continuing 

cooperation throughout the development process, will foster a development of excellent quality 

and design sensitive to Acton’s natural and historic heritage and other community concerns. 

 

The DIR shall be filed with an application for approval of a preliminary and a definitive subdivision 

plan.  The DIR shall clearly and methodically assess the relationship of the proposed development 

to the natural, physical, and social environment.  In preparing the DIR, professionals of the 

respective fields shall be consulted and a systematic, interdisciplinary approach shall be utilized 

which will ensure the integrated use of the natural and social sciences and the environmental 

design arts in planning, designing and engineering of the proposed project. 
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DEVELOPMENT IMPACT REPORT 
 

Please type or print information in blanks below. 

 

 
1. Name of Proposed Subdivision_________________________________________________ 
 
2. Location __________________________________________________________________ 
 
3. Name of Applicant(s) 

_________________________________________________________________________ 
 
4. Brief Description of the Proposed Project_________________________________________ 

 
5. Name of Individual Preparing this DIR___________________________________________ 

 Address_________________________________________ Business Phone ____________ 

   _________________________________________ 

 
6. Professional Credentials______________________________________________________ 

_________________________________________________________________________ 

 

A. Site Description 
 
7. Present permitted and actual land uses by percentage of the site.  

Uses Percentage 

Industrial  

Commercial  

Residential  

Forest  

Agricultural  

Other (specify)  

 
8. Total acreage on the site:  ________acres. 

  

 

Approximate Acreage 

At 

Present 

After 

Completion  

Meadow or Brushland (non agriculture)   

Forested   

Agricultural (includes orchards, cropland, pasture)   

Wetland   

Water Surface Area   

Flood Plain   

Unvegetated (rock, earth, or fill)   

Roads, buildings and other impervious surfaces   

Other (indicate type)   

 

dkelley
Line

dkelley
Text Box
Project

dkelley
Text Box
Panera Cafe #1718

dkelley
Text Box
256 Main Street - Acton, Massachusetts 01720

dkelley
Text Box
Panera, LLC

dkelley
Text Box
Removal of an existing McDonalds and the construction of a new Panera Cafe and modifications to the existing parking lot

dkelley
Text Box
David S. Kelley, P.E.

dkelley
Text Box
Core States Group

dkelley
Text Box
179 Sidney Street - Cambridge, Massachusetts 02139

dkelley
Text Box
(617) 576-0007

dkelley
Text Box
Registered Massachusetts Professional Civil Engineer No. 49369

dkelley
Text Box
0

dkelley
Text Box
0

dkelley
Text Box
9

dkelley
Text Box
0

dkelley
Text Box
0

dkelley
Text Box
91

dkelley
Text Box
4.3+/-

dkelley
Text Box
88%

dkelley
Text Box
0%

dkelley
Text Box
9%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
3%

dkelley
Text Box
Landscaped Areas

dkelley
Text Box
4%

dkelley
Text Box
87%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
0%

dkelley
Text Box
9%

dkelley
Text Box
0%



Special Permit Rules & Regulations (Miscellaneous) - Appendices Page A-6 (DIR) 

 
9. List the zoning districts in which the site is located and indicate the percentage of the site in 

each district. Note:  be sure to include overlay zoning districts. 
 

District Percentage 
  

  

  

  

  

 

10. Predominant soil type(s) on the site: _____________________________________________ 

_________________________________________________________________________ 

 Soil drainage (Use the US Soil Conservation Service's definition) 
 

Soil Type % of the Site 
Well drained  

Moderately well drained  

Poorly drained  

 

11. Are there bedrock outcroppings on the site? ____yes ____no 
 
12. Approximate percentage of proposed site with slopes between: 
 

Slope % of the Site 
0 - 10%  

10 - 15%  

greater than 15%  

 

13. In which of the Groundwater Protection Districts in the site located?  How close is the site to a 
public well? Zone(s) ______ Proximity to a public well: ________ feet 

 

14. Does the project site contain any species of plant or animal life that is identified as rare or 
endangered?  (Consult with the Massachusetts National Heritage Program and the Acton 
Natural Resources Director). ____yes ____no 

 
 If yes, specify: ___________________________________________________ 

 _______________________________________________________________ 
 

15. Are there any unusual or unique features on the site such as trees larger than 30 inches 
D.B.H., bogs, kettle ponds, eskers, drumlins, quarries, distinctive rock formation or granite 
bridges? ____yes ____no 

  
 If yes, specify: _____________________________________________________ 

 _________________________________________________________________ 
 
16. Are there any established foot paths running through the site or railroad right of ways?   

 ____yes ____no If yes, specify: ________________________________________ 
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17. Is the site presently used by the community or neighborhood as an open space or recreation 
area? ____yes ____no 

 
 Is the site adjacent to conservation land or a recreation area?   ____yes ____no 
 
 If yes, specify: ______________________________________________________________ 

 
 ______________________________________________________________________ 

 
18. Does the site include scenic views or will the proposed development cause any scenic vistas 

to be obstructed from view? ____yes ____no 
   

If yes, specify: ______________________________________________________________ 
 
 ______________________________________________________________________ 

 
19. Are there wetlands, lakes, ponds, streams, or rivers within or contiguous to the site?   
 ____yes ____no 
 
 If yes, specify: ______________________________________________________________ 

 
 ______________________________________________________________________ 

  
20. Is there any farmland or forest land on the site protected under Chapter 61A or 61B of the 

Massachusetts General Laws? ____yes ____no 
 
 If yes, specify: ______________________________________________________________ 
 

_________________________________________________________________________ 
 
21. Has the site ever been used for the disposal of hazardous waste?  Has a 21E Study been 

conducted for the site? ____yes ____no 
 
 If yes, specify results: ________________________________________________________ 

 
 ______________________________________________________________________ 

 
22. Will the proposed activity require use and/or storage of hazardous materials, or generation of 

hazardous waste? ____yes ____no 
 

If yes, specify______________________________________________________________ 
 
_________________________________________________________________________ 

 
23. Does the project contain any buildings or sites of historic or archaeological significance?   
 (Consult with the Acton Historic Commission or the Action Historical Society.)     
 ___yes ___ no 
 
 If yes, please describe_______________________________________________________ 

 
24. Is the project contiguous to or does it contain a building in a local historic district or national 

register district?  ___yes ___ no 
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25. Is the project contiguous to any section of the Isaac Davis Trail?  
 ___yes ___ no If yes, please describe______________________________ 
 
 

B.  Circulation System 
 
26. What is the average weekday traffic and peak hour traffic volumes generated by the 

proposed subdivision? 
 

Average weekday traffic  

Average peak hour volumes  morning  

Average peak hour volumes evening  

 
27. Existing street(s) providing access to proposed subdivision: 
 
 Name ___________________________________ Town Classification ______________ 
 
28. Existing intersection(s):  list intersections located within 1000 feet of any access to the 

proposed development: 

 Name of ways _____________________________________________________________ 
 
29. Location of existing sidewalks within 1000 feet of the proposed site? __________________ 
 

________________________________________________________________________ 
 

30. Location of proposed sidewalks and their connection to existing sidewalks: 
 _________________________________________________________________________ 
 
31. Are there parcels of undeveloped land adjacent to the proposed site? ___yes  ___ no 
 
 Will access to these undeveloped parcels been provided within the proposed site?   
 ___yes ___ no If yes, please describe__________________________ 
 
 If no, please explain why _____________________________________________________ 
 

C. Utilities and Municipal Services 
 

32. If dwelling units are to be constructed, what is the total number of bedrooms proposed?   ___ 
 
33. If the proposed use of the site is nonresidential, what will the site be specifically used for and 

how many feet of Gross floor area will be constructed? ______________________________ 
 
34. Storm Drainage 
 
 a. Describe nature, location and surface water body receiving current surface water of the 

site: _____________________________________________________________ 
____________________________________________________________________ 

 
b. Describe the proposed storm drainage system and how it will be altered by the proposed 

development:_________________________________________________________ 
 

____________________________________________________________________ 
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 c. Will a NPDS Permit be required?  ___yes  ___ no 
 
35. In the event of fire, estimate the response time of the fire department (consult with Fire Dept.) 

___________________ 
 
36. Schools (if residential) 

 a. Projected number of new school age children:___________ 

 b. Distance to nearest school:  __________ 
 
 

E.  Measures to Mitigate Impacts 
 
Attach brief descriptions of the measures that will be taken to: 
 
37. Prevent surface water contamination. 
 
38. Prevent groundwater contamination. 
 
39. Maximize groundwater recharge. 
 
40. Prevent erosion and sedimentation. 
 
41. Maintain slope stability. 
 
42. Design the project to conserve energy. 
 
43. Preserve wildlife habitat. 
 
44. Preserve wetlands. 
 
45. Ensure compatibility with the surrounding land uses. 
 
46. Control peak runoff from the site so that the post-development rate of runoff will be no greater 

than the predevelopment rate of runoff for the 10-year storm event. 
 
47. Preserve historically significant structure sand features on the site. 
 
48. To mitigate the impact of the traffic generated by the development. 
 

Please use layman’s terms where possible while still being accurate and comprehensive.  

Where appropriate, graphics shall be used.  List sources of data, reference materials, and 

methodology 
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Development Impact Report Supplemental Information 
 

Panera Bread Café #1718 
252 Main Street 

Acton, Massachusetts 01720 
CoreStates Reference #:  ARC-14654 

 
 

February 28, 2013 
 

 
C.34.b The existing storm drainage system consists of down spouts on the existing building. These 

direct roof top runoff to the surface where it then sheet flows to one of two catch basins 
located to the north and south of the existing building. Runoff from the impervious surfaces 
sheet flows toward the same two catch basins. These catch basins pipe the runoff to the Town 
of Acton storm drain system located in Main Street. 

 
The proposed drainage system will function in a very similar manner. The new building will 
direct the roof top runoff to a proposed catch basin located to the north of the new building via 
downspouts and subsurface piping. The runoff from the impervious surfaces will sheet flow 
toward the previously mentioned existing catch basins. These catch basins pipe the runoff to 
the Town of Acton storm drain system located in Main Street. 

 
The proposed development will decrease the amount of impervious surfaces on the site by 
approximately 1,640 sf. Additionally, the proposed catch basin will have a four (4) foot deep 
sump and it will be equipped with a ‘snout’ an oil water separator. 

 
E.37 To aid in preventing surface water contamination during construction, the project will follow a 

strict Erosion Prevention and Sediment control Plan and will include the use of silt socks, hay 
bales and a stabilized construction exit to prevent sediment from leaving the site. 

 
E.38 The proposed project does not include any subsurface storage tanks, septic system leach 

fields or subsurface detention or infiltration systems. All sewage will be piped from the building 
to the existing Town of Acton sewer system. The stormwater runoff will be piped into the Town 
of Acton storm drainage system. With these measures in place, the project should not 
contaminate the groundwater. 

 
E.39 To help maximize groundwater the proposed project will increase the amount of pervious 

surface by approximately 1,640 square feet. The increase in pervious surface allows for more 
storm water runoff to infiltrate into the ground. 

 
E.40 To aid in preventing erosion and sediment from leaving the site during construction, the project 

will follow a strict Erosion Prevention and Sediment control Plan and will include the use of silt 
socks, hay bales and a stabilized construction exit to prevent sediment from leaving the site. 

 
E.41 To maintain slope stability, the areas that are to remain as grassed areas will be sodded upon 

final grading to prevent those areas from washing out. 
 
E.42 To help conserve energy within the building envelope Panera will propose the use of one (1) 

inch insulated glass along with R19 batt insulation within the wall cavity. Panera will also 
provide four (4) inches of rigid insulation at the roof membrane. The proposed Lennox RTU 
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specification meets the energy code requirements.  Finally, the lighting design for the project 
current exceeds requirements set by the International Energy Conservation Code by approx. 
seventeen (17) percent. 

 
E.43 The proposed project is located in an area that is presently developed with an existing 

restaurant, dumpster enclosure and paved parking areas. The project does not expand into 
areas that are not presently developed, and therefore the project should not have a negative 
impact on wildlife habitats. 

 
E.44 There are no wetlands in the project area. The runoff from the project area is directed into an 

existing closed storm drainage system. During construction the project will follow a strict 
Erosion Prevention and Sediment control Plan and will include the use of silt socks, hay bales 
and a stabilized construction exit to prevent sediment from leaving the site and entering a 
wetland. 

 
E.45 The land uses on the surrounding properties consist of retail stores, restaurants and other 

commercial uses. The proposed restaurant is actually being located on the site of a similar 
style existing restaurant and therefore is a compatible with the surrounding land. 

 
E.46 To control peak runoff from the site so that the post-development rate of runoff will be no 

greater than the pre-development rate of runoff for the 10-year storm event, the project will 
decrease the amount of impervious surfaces in the project area. By decreasing the amount of 
impervious area, the pervious areas are increased, thus allowing greater infiltration into the 
ground, thus reducing the amount of runoff that is produced by the project during the 10-year 
storm event. 

 
E.47 There are no historically significant structures and features located in the project area, 

therefore, there is nothing to preserve. 
 
E.48 To mitigate impacts of the traffic generated from the project, we have proposed to not alter the 

entrance and exit access drive location. However, we have narrowed the entrance drive and 
added pavement markings and signage to emphasize that this is a one way entrance only 
access drive.  This will help to route the vehicles into the site in one location and out of the site 
in another.  Additionally, since this is not a fast food restaurant, the proposed traffic volumes 
will be less than that would be found at “fast food” / quick serve restaurants.  The proposed 
Panera is more of a sit down dining restaurant that encourages pedestrian travel by means of 
sidewalks and outdoor seating on the patio. 
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List of Requested Waivers from the Special Permit Submittal Requirements 
 

Panera Bread Café #1718 
252 Main Street 

Acton, Massachusetts 01720 
CoreStates Reference #:  ARC-14654 

 
 

February 28, 2013 
 
 

 Section 3.5 – Recorded Plans 
o We had a boundary and topographic survey performed for a portion of the property. We 

have attached a copy of the deeds which describe the subject parcel but they do not 
reference a recorded plan. 

 
 Section 3.6 – Drainage Calculations 

o The project proposes to reduce the amount of impervious area on site. Additionally, the 
proposed project will not alter existing drainage patterns, as such, we do not anticipate 
preparing a full stormwater and drainage study. See the attached Drainage Memorandum 
that is signed and sealed by a Professional Engineer. 

 
 Section 3.7 – Water Balance Calculations 

o The subject property is presently developed and is located approximately 1.5 miles from 
the nearest town well. The proposed project decreases the amount of impervious area on 
the site and therefore an increase in infiltration into the groundwater will occur. As such, 
we don’t anticipate the need for Water Balance Calculations. 

 
 Section 3.8 – Earth Removal Calculations 

o The propose project is located in an area that is presently developed. The work area is 
less than 35,000 square feet and the earth work is very minimal. As such, we do not 
anticipate the need for Earth Removal Calculations. 

 
 Section 3.9.6 – Phasing 

o The proposed project will be constructed in one (1) phase. As such, a phasing plan is not 
required. 

 
 Section 3.10 – Traffic Study 

o The proposed project is located on a site that is already developed with a similar use. As 
such the impact to traffic with the new building should be negligible. We have provided 
traffic counts in the Development Impact Report. With this said, we do not anticipate the 
need for a Traffic Study. 
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Stormwater Memorandum 
 
 

Panera Bread Café #1718 
252 Main Street 

Acton, Massachusetts 01720 
CoreStates Reference #:  ARC-14654 

 
 

February 28, 2013 
 
 
The existing storm drainage system consists of down spouts on the existing building. These direct roof 
top runoff to the surface where it then sheet flows to one of two catch basins located to the north and 
south of the existing building. Runoff from the impervious surfaces sheet flows toward the same two catch 
basins. These catch basins pipe the runoff to the Town of Acton storm drain system located in Main 
Street. 
 
The proposed drainage system will function in a very similar manner. The new building will direct the roof 
top runoff to a proposed catch basin located to the north of the new building via downspouts and 
subsurface piping. The runoff from the impervious surfaces will sheet flow toward the previously 
mentioned existing catch basins. These catch basins pipe the runoff to the Town of Acton storm drain 
system located in Main Street. 
 
The proposed development will decrease the amount of impervious surfaces on the site by approximately 
1,640 sf. Additionally, the proposed catch basin will have a four (4) foot deep sump and it will be equipped 
with a ‘snout’ an oil water separator. 
 
With this being said, the proposed development will not change the existing runoff pattern, and it will in 
fact reduce the amount of runoff leaving the site. Based on the above data, we do not anticipate the need 
for a full drainage study and / or report for the development of this site, nor do we anticipate that there will 
be a negative impact to the existing municipal drainage system. 
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