
 

NOTICE OF MEETING 
September 18th, 2020 | 8:30 a.m. 

Via Zoom: https://us02web.zoom.us/j/81171204956 

Consistent with the Governor’s orders suspending certain provisions of the Open Meeting Law and banning gatherings of more 
than 10 people, this meeting will be conducted by remote participation to the greatest extent possible.  The public may not 
physically attend this meeting, but every effort will be made to allow the public to view and/or listen to the meeting in real 
time. Persons who wish to do so are invited to click on the following link https://us02web.zoom.us/j/81171204956. If you 
do not have a camera or microphone on your computer you may use the following dial in number: 1-312-626-6799 Meeting 
ID 811 7120 4956.  Please only use dial in or computer and not both, as audio feedback will distort the meeting.  This meeting 
will be audio and video recorded. 

 
ITEM 1 | Call to order 

ITEM 2 | Attendance & Approval of Minutes 

ITEM 3 | Public Engagement 
Any member of the public who wishes to address the Traffic Advisory Committee is asked to submit any 
comments or concerns to https://www.wakefield.ma.us/public-participation at least two hours prior to the 
start of the meeting. Alternatively, members of the public are invited to participate via the Zoom virtual 
meeting, using the instructions listed above. 

ITEM 4 | New Development Review 
A. 581-583 Salem St. Development: 19-unit mid-rise apartment building. Board of Appeals application 
review. 

B. 610 Salem St. Development: 30-uniit mid-rise apartment building. Board of Appeals application review. 

C. 200 Quannapowitt Parkway – proposed mixed use development. 485 residential units, 10,000 sf of mixed-
use (5,000 sf retail & 5,000 sf restaurant). Transportation scoping request from Vanasse & Assoociates, Inc. 
OBO Cabot, Cabot & Forbes. 

ITEM 5 | Signage  
Plymouth Rd. Dead-End Street/Not a Thru Street sign request. 

ITEM 6 | Parking Restriction 
Melvin St. Extension at Water St. restriction request – parking on one side only. 

ITEM 6 | Matters Not Anticipate for Agenda 
Any matters not anticipated prior to the 48-hour public notice requirement necessitating immediate action 
by the Traffic Advisory Committee. 

https://us02web.zoom.us/j/81171204956
https://us02web.zoom.us/j/81171204956
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GENERAL NOTES:

LANDSCAPE DESIGN AND NOTES BY STEPHEN CEFALO

TOPOGRAPHIC INFORMATION FROM AN ON THE GROUND SURVEY BY HAYES
ENGINEERING, INC. PERFORMED AUGUST 2017 AND FROM A PLAN ENTITLED "AS
BUILT RIVER CROSSING" BY HAYES ENGINEERING, INC. DATED APRIL 21, 2011.

FEMA INFORMATION FROM FLOOD INSURANCE RATE MAP NUMBER 25017C0318E
EFFECTIVE DATE JUNE 4, 2010.

VERTICAL DATUM IS NAVD88.

SCALE: 1"=500'±
SOURCE: MASSGIS

· VEGETATIVE UNDERSTORY IS NOT TO BE DISTURBED FOR A DISTANCE OF 25' IN FROM TOP OF
SLOPE.

· TRIM-BACK ALL VOLUNTEER SCRUB AND INVASIVE GROWTH WITHIN THIS AREA TO A HEIGHT OF

2' TO ALLOW FOR GROWTH OF SECONDARY SHRUBS.
· ARBORIST TO REMOVE ALL VINES AND HAZARDOUS LIMBS FROM TREE CANOPIES.
· MANAGEMENT PLAN TO INCLUDE ERADICATION OF INVASIVE PLANTS INCLUDING JAPANESE

KNOTWEED AND BITTERSWEET VINES.
REMOVALS
· REMOVE EXISTING LITTER, DEBRIS AND DEADWOOD FROM FROM WOODLAND FLOOR.
· FLUSH-CUT 3 HAZARD TREE GROUPING 1 MAPLE, 1 ELM AND 1 ASH. GROUPING LOCATED

75'± IN FROM ROADWAY EDGE.
PLANTING
· INSTALL 2 WHITE OAK TREES 2” CALIPER TO IN- FILL AREA WHERE MAPLE GROUPING WAS

REMOVED.
· INSTALL 3 CRANBERRY VIBURNUM AND 2 SAMBUCUS CANADENSIS IN OPEN AREA NEAR RIVERS

EDGE TO PROVIDE VEGETATIVE COVER AND SERVE AS WILDLIFE ATTRACTORS.
· NOTE: ALL NEW PLANTINGS TO BE WATERED DURING FIRST SEASON AND SEASONALLY

MAINTAINED AND GUARANTEED FOR REPLACEMENT AS NEEDED THEREAFTER.

MAINTENANCE NOTES:
· REMOVE AND CLEANUP ALL DEBRIS AND LOOSE MATERIAL WITHIN AREA. ADD LOAM TO

MAINTAIN ESTABLISHED GRADE.
· CONSERVATION SEED MIX MAINTENANCE - MOW AREA ONCE PER YEAR TO ENCOURAGE AND

MAINTAIN FLOWERING ANNUALS AND PERENNIALS.

COMPACTED GRAVEL DRIVE
· LOOSEN SOIL TO A DEPTH OF 9” ALONG ENTIRE ROADWAY, SCARIFY SOIL AND ADD LOAM AS

NEEDED TO PROVIDE FOR MEADOW GRASS OVER-SEEDING.

PLANTING

· INSTALL 6 CLUMP RIVER BIRCH ALONG 25' BVW BUFFER LINE.

· INSTALL NEW ENGLAND CONSERVATION/WILDLIFE MIX IN OPEN AREAS. (25 LBS. PER ACRE)
· NOTE: ALL NEW SEED MIX AREAS TO BE WATERED DURING FIRST SEASON AND SEASONALLY

MAINTAINED AND GUARANTEED FOR REPLACEMENT AS NEEDED THEREAFTER.

MAINTENANCE NOTES:
· REMOVE AND CLEANUP ALL DEBRIS AND LOOSE MATERIAL WITHIN AREA. ADD LOAM TO

MAINTAIN ESTABLISHED GRADE.
· MANAGEMENT PLAN TO INCLUDE ERADICATION OF INVASIVE PLANTS INCLUDING BUT NOT LIMITED

TO JAPANESE KNOTWEED AND BITTERSWEET VINES .
· CONSERVATION SEED MIX MAINTENANCE - MOW AREA ONCE PER YEAR TO ENCOURAGE AND

MAINTAIN FLOWERING ANNUALS AND PERENNIALS.

PLANTING

· INSTALL NEW ENGLAND CONSERVATION/WILDLIFE MIX IN OPEN AREA. ( 25 LBS. PER ACRE)

OTHER

· INSTALL 6' WIDE GRAVEL STONE DUST WALKWAY AND 20' CIRCULAR STONE DUST WILDLIFE
VIEWING AREA. INCLUDE 3 WOODEN BENCHES.

· BUILDING EDGE - INSTALL 6' WIDE STONE DUST MAINTENANCE ACCESS PATHWAY.
· TREES TO BE SAVED SHALL BE IDENTIFIED PRIOR TO ANY WORK IN THIS AREA

MAINTENANCE NOTES:

· REMOVE AND CLEANUP ALL DEBRIS AND LOOSE MATERIAL WITHIN AREA. ADD LOAM TO MAINTAIN
ESTABLISHED GRADE

· MANAGEMENT PLAN TO INCLUDE ERADICATION OF INVASIVE PLANTS INCLUDING JAPANESE
KNOTWEED AND BITTERSWEET VINES.

· CONSERVATION SEED MIX MAINTENANCE - MOW AREA ONCE PER YEAR TO ENCOURAGE AND
MAINTAIN FLOWERING ANNUAL AND PERENNIALS.

PLANTING

· INSTALL NEW ENGLAND CONSERVATION/WILDLIFE MIX IN OPEN AREA. (25 LBS. PER ACRE)
· INSTALL 3 RED-OSIER DOGWOOD, 3 ILEX VERTICILLATE 3 SAMBUCUS CANADENSIS, 3

CRANBERRY VIBURNUM 3 HIGHBUSH BLUEBERRY. ALL INCLUDED AS VALUED WILDLIFE AND
BIRD FOOD SOURCES WITHIN BUFFER ZONE PLANTING AREA.

OTHER

· INSTALL 6' WIDE STONE DUST MAINTENANCE ACCESS PATHWAY ALONG BUILDING REAR.

IRRIGATION: ALL BUILDING PLANT MATERIAL INCLUDING
LAWN, SHRUBS AND TREES SHALL BE IRRIGATED

ALL TREE AND SHRUBS SHALL MEET THE SPECIFICATIONS
OF THE CURRENT AMERICAN ASSOCIATION OF
NURSERYMEN STANDARD FOR NURSERY STOCK

LOCUS MAP

LOCUS

AREA A - RIVERFRONT HABITAT RESTORATION PLAN MAINTENANCE NOTES: AREA B - GRAVEL DRIVE RESTORATION PLAN AREA C - RIVERFRONT MEADOW HABITAT PLAN

AREA D - BUFFER ZONE HABITAT RESTORATION PLAN MAINTENANCE NOTES:

OTHER NOTES:

PLANT SCHEDULE
QTY. KEY COMMON NAME SIZE

BUILDING PLANTINGS:

AREA A - RIVERFRONT HABITAT RESTORATION

AREA B - GRAVEL DRIVE RESTORATION

AREA C - RIVERFRONT MEADOW HABITAT

AREA D - BUFFER ZONE HABITAT RESTORATION

SCIENTIFIC NAME

3 RM ACER RUBRUM RED MAPLE 2 1
2 -3" Ø

3 RC RHODODENDRON ATLANTICUM DWARF RHODODENDRON 3' HT.

3 HY HYDRANGEA MACROPHYLLA BLUE HYDRANGEA 3' HT.

3 PJ RHODODENDRON PJM PJM RHODODENDRON 3' HT.

-- LN -- LAWN --

2 WO QUERCUS ALBA WHITE OAK 2" Ø

3 CV VIBURNUM TRILOBUM CRANBERRY VIBURNUM 3' HT.

2 SC SAMBUCUS CANADENSIS AMERICAN ELDER 3' HT.

6 RV BETULA NIGRA CLUMP RIVER BIRCH 7' HT.

-- -- --
"NEW ENGLAND CONSERVATION WILDLIFE"

SEED PRODUCT FROM NEW ENGLAND
WETLAND PLANTS, INC. AMHERST, MA

25 LBS PER
ACRE

-- -- --
"NEW ENGLAND CONSERVATION WILDLIFE"

SEED PRODUCT FROM NEW ENGLAND
WETLAND PLANTS, INC. AMHERST, MA

25 LBS PER
ACRE

3 DG CORNUS SERICEA RED-OSIER DOGWOOD 3' HT.

3 IV ILEX VERTICILLATA ILEX SPARKLEBERRY 3' HT.

3 SC SAMBUCUS CANADENSIS AMERICAN ELDER 3' HT.

3 CV VIBURNUM TRILOBUM CRANBERRY VIBURNUM 3' HT.

3 HB VACCINIUM CORYMBOSUM HIGH BUSH BLUEBERRY 3' HT.

-- -- --
"NEW ENGLAND CONSERVATION WILDLIFE"

SEED PRODUCT FROM NEW ENGLAND
WETLAND PLANTS, INC. AMHERST, MA

25 LBS PER
ACRE



 

35 New England Business Center Drive 

Suite 140 

Andover, MA 01810 

 

  www.rdva.com  (978) 474-8800  (978) 688-6508  

 

Ref: 8542 

 

 

August 31, 2020 

 

Lieutenant Joseph Anderson  

Wakefield Police Department 

1 Union Street 

Wakefield, MA  01880-2026 

 

 

Re: Proposed Mixed-use Development  

Transportation Scoping Request 

 Wakefield, Massachusetts  

 

 

Dear Lieutenant Anderson, 

 

Vanasse & Associates, Inc. (VAI) is requesting a scoping determination on behalf of Cabot, Cabot & 

Forbes, for the proposed mixed-use development to be located at 200 Quannapowitt Parkway in 

Wakefield, Massachusetts (hereafter referred to as the “Project”).  This letter provides: i) review of the 

existing conditions context of the transportation infrastructure serving the Project site; and ii) trip-

generation calculations for the Project for peak-hour conditions in order to quantify the potential increase 

in traffic that may result from the Project. 

 

 

PROJECT HISTORY DESCRIPTION 

 

The Project site was developed in 1957 with 224,067 square feet (sf) of office space and approximately 

612 parking spaces.  The development remained unchanged until 2010.  In 2010, the existing 224,067 sf 

office space was modified to include a 28,782 sf Data Center. In 2019, a proposed change was approved 

by the Wakefield Planning Board to include 82,250 sf of office space, 141,817 sf of research and 

development space, and 8,800 sf of mechanical space for a total of 232, 867 sf. 

 

The new program will entail the construction of a mixed-use development to include 485 multifamily 

residential units, and 10,000 sf flex space which was assumed to include 5,000 sf retail space, and a 5,000 

sf of restaurant. The Project site is bounded by Interstate 95 (I-95) to the north; Lake Quannapowitt to the 

south; areas of open and wooded space to the east; and commercial properties to the west. The existing 

buildings will be razed to accommodate the Project. The location of the project site, relative to the 

surrounding roadway network is displayed in Figure 1. On-site parking will be provided for 795 vehicles 

including 665 covered parking spaces and 130 surface parking spaces to serve both the residential and 

commercial uses. 
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STUDY AREA 

 

Figure 1 also summarizes the study area which Project-related traffic will travel: 

 

1. North Avenue at I-95 SB Ramps  

2. North Avenue at I-95 NB Ramps  

3. North Avenue at Quannapowitt Parkway  

4. Quannapowitt Parkway at Parking Lot and channelized right-turn lane to Lowell Street  

5. Quannapowitt Parkway at Lowell Street  

6. Rotary at off ramp Lowell Street / on ramp I-95 NB  

7. Rotary at off ramp I-95 NB/ on Lowell street 

 

Project Trip Generation 

 

As proposed, the Project will entail the construction of a mixed-use development that will contain 485 

multifamily residential units, 5,000± sf of retail space and a 5,000± sf restaurant.  In order to develop the 

traffic characteristics of the Project, trip-generation statistics published by the Institute of Transportation 

Engineers (ITE)1  for similar land uses as those proposed were used.  ITE Land Use Codes (LUCs) 221, 

Multifamily Housing (Mid-Rise); 820, Shopping Center; and 932, High Turn-Over (Sit-Down) 

Restaurant; were used to establish the base traffic characteristics of the Project. 

 

Internal Trips 

 

A portion of the trips expected to be generated by the Project will consist of internal or dual-purpose trips.  

An internal trip consists of a resident, customer and/or employee that patronizes more than one of the uses 

planned within a development and is common in mixed-use projects with appropriate accommodations to 

facilitate trips between uses.  By way of example, a resident of the Project may also patronize the retail 

space that is to be located within the Project site.  These “internal” trips are not accounted for when the 

trip-generation calculations are performed on an individual land use basis, resulting in higher traffic 

volumes for the overall Project than will actually be generated.  In order to account for this interaction, 

the multi-use trip-generation calculation methodology promulgated by the ITE2 was applied to the base 

ITE trip-generation calculations. 

 

Transit Use 

 

Given the availability of public transportation services to the Project site (MBTA fixed-route bus service 

along North Avenue and Lowell Street, and commuter rail service) and the interconnected network of 

sidewalks, it is expected that a portion of the residents of the Project will use public transportation 

services, thereby reducing the volume of traffic that may be associated with the Project.  In order to 

determine the proportion of residents of the Project that may use public transportation as their primary 

mode of transportation, travel mode data obtained from the 2014-2018 American Community Survey 

 
1Trip Generation, 10th Edition; Institute of Transportation Engineers; Washington, DC; 2017. 
2Trip Generation Handbook, 3rd Edition, A Recommended Practice of the Institute of Transportation 

Engineers; Institute of Transportation Engineers; Washington, D.C.; September 2017. 
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(ACS) for the Town of Wakefield was reviewed.  Based on a review of this data, the following 

commuting modes were identified for workers age 16 or older that reside within the Town: 

 

➢ Single-Occupant Vehicle:  78.3% 

➢ Car/Vanpool/Taxi:  5.7% 

➢ Public Transportation:  8.1% 

➢ Walk:  2.2% 

➢ Bicycle/Other Means:  1.7% 

➢ Worked at Home:  3.9% 

 

According to the ACS, approximately 22 percent of workers that reside in the Census Tract reported that 

they used an alternative mode of transportation to single-occupancy vehicles (SOVs)  to travel to/from 

work, with approximately 6.0 percent participating in a car or vanpool, 8.0 percent using public 

transportation, 4.0 percent walking/bicycling and approximately 4 percent indicating that they work from 

home. That being said, in order to provide conservative (high) traffic volumes from which to assess the 

potential impact of the Project on the transportation infrastructure, a reduction to the ITE base trip-

generation calculations was not applied to account for transit use or the use of alternative modes of 

transportation to single-occupant vehicles (SOVs). 

 

 

A summary of the expected vehicle trip generation for the Project is Summarized in Table 1. 
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Table 1 

TRIP GENERATION SUMMARY 

 

 

 

  

 

 

 

 

Proposed  

Retail/Restaurant Space 

Proposed 
Multifamily 

Residential 

Community   

Time Period/Direction 

 

Retail 
(5,000 sf)a 

 

 
 

 

 
Restaurant 

(5,000 sf)b 

 

Internal 
Tripsc 

 

Net 
Trips 

 

Multifamily 
Housing  

(485 units)d 

 

 

 

 

 
Total Trips 

 
Average Weekday Daily 

 Entering 

 Exiting 
 Total 

 
 

392 

   392 
784 

 
 

281 

281 
562 

 
 

34 

34 
68 

 
 

639 

  639 
1,278 

 
 

1,321 

1,321 
2,642 

 
 

1,960 

   1,960 
3,920 

 

Weekday Morning Peak Hour 
 Entering 

 Exiting 

 Total 

 

 
3 

  2 

5 

 

 
27 

  23 

50 

 

 
2 

2 

4 

 

 
28 

  23 

51 

 

 
45 

130 

175 

 

 
73 

153 

226 
 

Weekday Evening Peak Hour 

 Entering 
 Exiting 

 Total 

 

 

 

28 
  31 

59 

 

 

30 
  19 

49 

 

 

 

3 
3 

6 

 

 

55 
  47 

102 

 

 

 

130 
  83 

213 

 

 

185 
130 

315 

aBased on ITE LUC 820, Shopping Center. 
aBased on ITE LUC 932, High-Turnover (Sit-Down) Restaurant. 
cInternal trips: weekday daily, weekday morning peak-hour; weekday evening peak-hour – 5.0 percent 
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Project-Generated Traffic Volume Summary 

 

As can be seen in Table 1, after adjustment (reduction) to account for internal trips, the Project is 

expected to generate approximately 3,920 primary (new) vehicle trips on an average weekday (two-way 

volume, 24-hour volume), with 226 new vehicle trips (73 vehicles entering and 153 exiting) expected 

during the weekday morning peak-hour, and 315 new vehicle trips (185 vehicles entering and 130 exiting) 

expected during the weekday evening peak-hour. 

 
 

TRIP DISTRIBUTION AND ASSIGNMENT 

 

The directional distribution of generated trips to and from the Project site was determined based on a 

review of Journey-to-Work data obtained from the U.S. Census for persons residing in the 

Town of Wakefield and then refined based on existing traffic patterns within the study area during the 

commuter peak periods.  This methodology is consistent with the residential and commercial nature of the 

Project and commuter traffic patterns during the peak hours.  The anticipated distribution is shown in 

Table 3. 

 

 

Table 3 

TRIP-DISTRIBUTION SUMMARY 

 
 

Route (To/From) 

 

Trip Distribution 

 

Route 95, from West 

 

40% 

Route 95, from East 25% 

North Avenue, North of Quannapowitt Parkway 

North Avenue, South of Quannapowitt Parkway 

5% 

20% 

Lowell Street, South of Quannapowitt Parkway 10% 

TOTAL 

 

 

100% 

 

The general trip distribution for the Project is graphically depicted on Figure 2.  The additional traffic 

expected to be generated by the Project was assigned on the study area roadway network as shown on 

Figures 3 and 4. 
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Lieutenant Joseph Anderson  

August 25, 2020 
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We look forward to meeting with you to discuss the project and scope of the study.  If you should have 

any questions or require additional information, please feel free to contact me. 

 

 

 

 

Sincerely, 

 

VANASSE & ASSOCIATES, INC. 

 

 

F. Giles Ham, P.E. 

Managing Partner 

 

Attachments 

 

cc: File 
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September 16th, 2020 
 
 
Traffic Advisory Committee  
One Lafayette Street 
Wakefield, MA 01880 
 
Waterstone Wakefield, LLC 
C/O Attorney Brian D. McGrail 
Lakeside Office Park 
5999 North Avenue 
Suite Seven, Second Floor 
Wakefield, MA 01880 
 
And 
 
Jay Doherty 
CC&F 
185 Dartmouth Street 
Suite 402 
Boston, MA 02116 
 

RE: September 18th, 2020 Traffic Advisory Committee Meeting -. 200 Quannapowitt 
Parkway – proposed mixed use development. 485 residential units, 10,000 sf of mixed-use 
(5,000 sf retail & 5,000 sf restaurant). Transportation scoping request from Vanasse & 
Assoociates, Inc.OBO Cabot, Cabot & Forbes. 
 
 

              Dear Members of the Committee and attorney McGrail, 
 

This office manages the abutting property located at 100 Quannapowitt Parkway (100Q) adjacent to the 
above referenced project at 200 Quannapowitt (200Q).  R.J. Kelly Co., Inc. executives hold ownership 
interest in 100 Q Owner LLC, the ownership entity of 100Q. We are in receipt of the abutters notice of 
this proposed project . 100Q is a fully occupied 4 story 168,000 square foot Class A Office building with 
683 parking spaces of which 452 spaces are contained in a 4-level structured parking garage.  
 
As you may or may not know, Quannapowitt parkway is a private road with easement rights for three 
properties, 200Q, 100Q and 50Q. It effectively serves as a public way for the owners and Tenants and 
visitors of these properties to access from both ends of the parkway via North Ave or Lowell Street. It is 
also used by Wakefield and residents of the general public who are accessing the lake or moving 
between those streets and the accompanying interchanges on I-95. 
 
Previously, CC&F made an informal presentation in the spring to the Zoning Board of Appeals 
introducing concept plans for a 600 Unit Residential development with accompanying retail space. As 
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owners and managers of 100Q, we took the position that we would welcome a well thought out project 
that does not negatively impact our property, our access and Quannopowiit Parkway. We maintain that 
position.   
 
HOWEVER, since October of 2018, we have been diligently attempting to get the Owner of 200Q to 
abide by their obligation set forth in the attached Easement Agreement and the 1999 Easement 
Agreement refrenced in the Easement Agreement to maintain Quannapowitt Parkway. It is in horrible 
shape and is now actually a dangerous road to travel on. It is littered with potholes, broken up asphalt 
and curbing and is in such a state of disrepair it has become difficult to navigate safely. In May of 2020, 
we sent a letter to both the current owner, Waterstone and the developer for this project (CC&F who 
now has it under agreement) that they must maintain the property. We, in turn, must pay our applicable 
percentage of the responsibility. In CC&F’s presentation made by Jay Doherty, he indicated a project 
here would include major improvements to the Parkway both for vehicles and pedestrian traffic and 
those improvements would take up to 5 years from approval from the Town, should they receive it, to 
complete the work. The current state of the Parkway is unacceptable and needs to be repaired 
immediately and cannot wait until a project is approved and constructed.  
 
To date we have had discussions with the current owner including their assurance these repairs would 
be made over the summer of 2020 prior to the fall. No work has been accomplished and repeated 
attempts to have a further conversation about their obligations have not been responded to. It is 
beyond our understanding why an owner who has an agreement with a developer who needs town 
approvals for the project for the deal to consummate would ignore an abutter who generally would like 
to see the 200Q property improved. Furthermore it is equally beyond our understanding, and quite 
disturbing, that an owner and developer would shirk responsibilities to maintain a road that the general 
public and people of Wakefield use regularly while at the same time seek to convince Town Boards and 
Committees that they are and would be responsible stewards of a project in town.  
 
Furthermore, per the Easement Agreement(s), the 200Q owner cannot increase budget costs for 
maintaining their obligations more than $10,000 without the approval of 100Q. Effectivley, this means 
any improvements to the road to satisfy the needs to handle traffic and the new development would in 
fact, likely increase maintenance costs more than that number. So, 200Q would need approval from 
100Q to improve the road beyond the current form it is in. It is equally beyond our understanding why 
we have not been approached by CC&F for input into their proposed plans they are presenting to your 
committee. We do know CC&F has had previous outreach to neighborhood groups and Mr. Doherty 
made certain in his presentation to the ZBA to make mention of this. However, no outreach has been 
made to us as we will become his direct abutter at 100Q should this project move forward.  
 
We have many concerns about the current management of the property and proposed plans by CC&F 
which have not been shared with us. Additionally, we have a structured parking garage and field parking 
at 100Q that cannot be negatively impacted by occupants or visitors of the proposed project and we 
have seen no effort to communicate plans to make sure that does not happen. Furthermore, we have 
concerns as to how our building would be affected by new traffic patterns or levels of service and 
pedestrian access that may be necessary to accomadate this proposed project.  
 
In summary, we do not believe the Town should consider any project from an owner or developer who 
has consistently ignored his/her responsibility to maintain the Parkway that legally serves 2 other 
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owners and also serves as a public way to the residents of Wakefield and the general public as a whole 
until they set an example that  they can fulfill existing obligations and include an out-reach to their most 
direct abutter, 100Q,  who will bear the brunt of the project both during and after construction. 
 
Two exhibits are attached for reference. Exhibit A is a letter sent back in May of 2020 regarding our 
attempts to encourage the current 200Q owner to meet its obligations. CC&F was copied on that 
communication. Exhibit B includes some pictures of the existing condition of the Parkway taken today,  
Septmber 16th, 2020. Also included is a copy of the Easement Agreement referenced herein for your 
review and understanding of the obligations and rights of 200Q and the 100Q and 50Q abutters.  
 
We hope this letter expresses the frustration we have as abutters to 200Q and owners of a property 
with high value Tenants who serve the Town of Wakefield and Beyond. Clearly the owners of 200Q 
should first seek to fulfil their maintenance obligations of the parkway before coming to the town with a 
plan for a large scale project, and per the Easement Agreement they must seek approval of the 100Q 
Owner, LLC abutter to move forward with improvements of the scale necessary for the proposed project 
to accommodate the future traffic it will generate. 
 
We thank you for your efforts in taking this communication into consideration as you move forward in 
your review of the referenced project at 200Q.  
 
Best Regards, 
 
 
Brandon Kelly and Scott Kelly – 100Q Owner LLC – R.J. Kelly Co., Inc. 
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EXHIBIT A 
 

Letter to Waterstone and CC&F on May 19th, 2020 
 

 
 
 
Dear Neal and Jay,  
 
Jay, that was a well thought out presentation the other night in front of the Town of Wakefield. 
As your direct potential abutter at 100Q, should you succeed in acquiring approvals and the 
property, we are excited to see a major improvement next door. We have some design concerns 
that I think can be addressed, but we would love to see a high quality project next door.   
 
We need to bring to attention to both of you right now our biggest concern being the condition 
of the Parkway. IT MUST BE ADRESSED NOW BY OWNERSHIP.  Also, we wanted to make sure 
Jay is aware that the Parkway is not a Town road, but a shared access drive subject to the 
attached Easement agreement as well as previous versions still in effect. Jay was  correct to 
point out the terrible condition the existing Parkway is in, particularly as it crosses the 200Q 
property.  
 
Neal, our Property Manager has been having conversations with Keypoint, your property 
manager for 200Q,  dating as far back as October 2018 regarding the dire condition of the main 
access road. Subsequent follow-ups have informed us that Keypoint has passed on the concerns 
to your executives, but no action has been authorized to be taken. We need to make you aware 
of this now if you are not.  The reality is the roadway condition is unacceptable and a major 
safety concern for our tenants at 100 Quannapowitt Parkway as well as the residents of 
Wakefield who use it regularly. It also is so broken down in many areas and that it is adversely 
affecting the drainage and causing particulates to flow into the wetlands at various 
locations. The Conservation Commission and the Friends of the Lake have jurisdiction and 
particular interest in this issue.  
 
In addition, we have sent documentation developed by our consultants to Keypoint that reveal 
severe drainage/curbing issues as a result of pure neglect. This neglect goes back to the 
ownership by Digital Realty, but it has continued while you have entertained various 
redevelopment proposals of your own and now by Jay.  
  
Per the easement agreement attached, the agreement states that 200 Owner shall perform all 
maintenance, repair, and replacement of any improvements within the Parkway. 100 Owner 
shall reimburse 200 Owner for its Proportionate Share of such costs. Both 200 Owner and 100 
Owner may also pursue a claim for reimbursement against 50 Owner. In addition, the following 
section deals with the failure of 200Q to perform its obligations to this effect: 
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We need to understand exactly what has been holding up a response and the obligation of 
repair of the Parkway.  We anticipate to fulfill all of our obligations per the easement agreement 
and work with 200 Owner to resolve the roadway and reimburse our pro rata share. However, if 
200 Owner fails to perform its obligations, we will be forced to make the needed repairs and 
bill-back 200 Owner for its pro rata share. Jay mentioned a timeline of 2-5 years for Construction 
beginning to completion, assuming he gets permitted. The Parkway cannot be left to neglect 
until then. It must be repaired immediately.  
 
We would be more than happy to set up a time to discuss and share findings from our paving 
consultant, along with scheduling an onsite with an engineering firm to generate drawings/plans 
to rectify the drainage issues and adequately price out the needed repairs. This work needs to 
be on the forefront of all parties and addressed ASAP and PRIOR to any further presentations to 
the town regarding Jay’s plans. This needs to be completed in 2020 and prior to November 15th 
when traditionally paving becomes an issue due to weather and lack of plant availability.  
  
We look forward to hearing from you both and seeing your future plans for the site as they 
develop.  
 
Best Regards,  
 
Scott Kelly 

 
Executive VP 
R.J. Kelly Companies 
55 Cambridge Street 
Burlington, MA 01803 
  
Phone: (781) 272-2899 ext 120 
Fax: (781) 273-2075 
Mobile: (617) 529-5326 
Email: scott@rjkellycompany.com 
 
 
++++++CONFIDENTIALITY NOTICE++++++ 
The information in this email may be confidential and/or privileged. This email is intended to be 
reviewed by only the individual or organization named above. If you are not the intended recipient or 
an authorized representative of the intended recipient, you are hereby notified that any review, 
dissemination or copying of this email and its attachments, if any, or the information contained herein 

mailto:scott@rjkellycompany.com
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is prohibited. If you have received this email in error, please immediately notify the sender by return 
email and delete this email from your system.  
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EXHIBIT B 

 
 September 16, 2020 Parkway PHOTOS 

 
 

  
Parkway Potholes and broken pavement in front of 200Q 
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Dangerous condition of Parkway approaching 100Q 
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Typical Potholes and broken up pavement of Parkway against curb at 200Q 
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Parkway curb and pavement condition at 200Q 
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Potholes and disrepair in Parkway at 200Q 

 
















































