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TO:  Ms. Jessie Wilson, Community Development Administrator 
 
FROM: Chief Gregory J. Burns 
 
DATE:  January 12, 2015 
 
RE:  186-190 Summer Avenue Site Plan 
 
 
I have reviewed the proposed site plan dated November 6, 2014 and revised on December 
22, 2014 that was submitted for 186-190 Summer Avenue.  The cover sheet of the plans 
bears the stamp of a Registered Architect and signature of Mr. Marc A. Maxwell.  The 
proposed project features a change in occupancy from a residential occupancy to 
education occupancy.  The project will consist of a renovation of the existing structures 
and the creation of a new addition.   
 
The site plan has been revised and the parking area in the Southeast corner of the lot has 
been eliminated.   I do not approve of the site plan as presented in the revision dated 
December 22, 2014.  The previously submitted site plan although not ideal would allow 
fire apparatus to turn around in the rear parking lot.  This new revision does not provide 
sufficient area to turn a fire truck around and would require fire apparatus to back out 
onto the roadway.   
 
Due to the length of the access drive (approximately 232’-00”), turn around provisions 
for fire apparatus must be provided.  This is in accordance with the Massachusetts Fire 
Prevention Code NFPA 1 Section 18.2.3.4.4 Dead Ends.     
 
Turn around provisions that do not require backing up fire apparatus provides the most 
efficient emergency access.  However, in consideration of the use group of the facility, 
that all buildings will be equipped with a full (NFPA 13) fire sprinkler system and the 
number of occupants that are anticipated to occupy the structure either the creation of 
turn around provisions in the form of a paved area 20’-00” in width and 50’-00” long that 
is free of parked vehicles and snow or the previously submitted plan would meet our 
minimum needs.  
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To:  CPDC 

CC:  Robert Littleton, Jr. President of Criterion Child Development 
  Jack Sullivan, P.E. Sullivan Engineering Group, LLC 
  Marc A. Maxwell, AIA, Maxwell Architects, LLC 
  Bob LeLacheur, Town Manager  

Reading Historical Commission  
George Zambouras, Town Engineer   

From:  Jean Delios, Assistant Town Manager – Community Services 

Jessie Wilson, Community Development Administrator 
Date:  January 8, 2015 

Re: Site Plan Review: 186-190 Sumer Avenue, Criterion Child Enrichment 

 
The Planning Staff has reviewed the REVISED Site Plan Review Application and 
response material for the proposed improvements at 186-190 Summer Avenue. Below 
is a summary of comments.  
 
Materials reviewed include:  

 Revised Civil Drawings Sheets 1-5 prepared by Sullivan Engineering Group, LLC 
dated October 9, 2014 lastly revised December15, 2014.  

 Revised Architectural Drawings, Sheets A-101 –A-901 prepared by Maxwell 
Architects LLC, dated November 6, 2014 and lastly revised December 22, 2014.   

 Revised Landscape Plan, Sheet L-101 prepared by Maxwell Architects, dated 
November 6, 2014 and lastly revised December 22, 2014.  

 Revised Site Lighting Plan, Sheet 1of 1 prepared by VISUAL dated November 2, 
2104 and lastly revised December 22, 2014.  

 Existing Plans, Sheets EX-101 – EX-201 prepared by Maxwell Architects, dated 
November 6, 2014.  

 Revised Drainage Calculations, prepared by Sullivan Engineering Group, LLC 
dated December 17, 2014.  

 
Site Lighting Plan, Sheet 1 of 1 

1. Consider reducing the height of the pole lighting to 12-feet, to reduce the impact 
on the residential neighborhood.  

2. The plan identifies a total of eight (8) bollard lightings. Consider eliminating two 
(2) bollards to help reduce the overall impact of site lighting on the residential 
neighborhood.  

3. The Luminaire Schedule identified on the plans calls for “Light Type C”. Staff was 
unable to identify any lighting fixture identified as “C”. This should be eliminated 
from the schedule to avoid confusion.  
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4. In the response material, the Applicant indicates that all lighting except for 
security lighting will be turned off after dark. What fixtures on this plan are 
considered security lighting? 

5. The plan identifies a wall pack light to illuminate the playground area. Consider a 
less powerful light, such as “Type A” to illuminate the playground to help reduce 
glare from abutting properties.  

6. Consider using gooseneck lighting that could illuminate the sign from above, 
rather than illuminating it from the ground.  

 
Proposed Site Plan, Sheet 4 of 7 of the Civil Drawings  

1. The plan identifies snow storage at the rear of the site on the southern side of the 
rear parking area. Snow storage is also identified along the southern property 
line. However, this is not identified on the Site Plan, Sheet A-101. Please clarify.  

 
Zoning Compliance 

1. Based on the “Off Street Parking Summary” on Sheet 4 of 7, the total number of 
students is 32. Is this the maximum number of students capable of occupying the 
building based on the square footage?  

2. What is the required teacher to student ratio?  
3. Staff needs to ensure that the maximum enrollment rate for the building will not 

compromise compliance with the parking requirements under zoning.  
 

Other 
1. Drainage Plan and Calculations – Planning Staff will defer to the Town Engineer 

for comments and recommendations regarding stormwater maintenance and 
treatment.  
 

 
Please feel free to contact Community Development Administrator, Jessie Wilson at 
781-942-6648 or jwilson@ci.reading.ma.us with any questions or comments.  
 
 



Memo 
To: Jessie Wilson, Community Development Administrator 

From: George J. Zambouras, Town Engineer 

CC: CPDC Members 

Date: January 7, 2015 

Re: 186-190 Summer Avenue – Criterion Child Enrichment  

 
The Engineering Division has reviewed the revised Site Plan and accompanying hydraulic report for the 
improvements proposed at 186-190 Summer Avenue and offers the following comments. 
 
Materials reviewed: 

 Civil Drawings Sheets 1-7 prepared by Sullivan Engineering Group, LLC dated October 9, 2014 
with revisions to December 15, 2014. 

 Architectural Drawings, Sheets A-101 – A-901 prepared by Maxwell Architects LLC, dated 
November 6, 2014 with revisions to December 22, 2014. 

 Landscape Plan, Sheet L-101 prepared by Maxwell Architects, dated November 6, 2014 with 
revisions to December 22, 2014. 

 Site Lighting Plan, Sheet 1of 1 prepared by VISUAL dated December 22, 2014. 
 Existing Plans, Sheets EX-101 – EX-201 prepared by Maxwell Architects, dated November 6, 

2014. 
 Drainage Calculations, prepared by Sullivan Engineering Group, LLC dated December 17, 

2014. 

General Plan Comments 

 Handicap ramps and parking spaces have been relocated as suggested at the DRT meeting 

 Site lighting photometric plans indicate zero spillage along the property line except for a small area 
with levels at 0.1 fc in the vicinity of the driveway entrance, which is acceptable. 

 The revised plan incorporates the additional “No Parking Signs” along access driveway previously 
recommended. 

 The parking areas have been reconfigured as previously recommended. 

 The use of porous pavements as the sole method of managing stormwater have been eliminated 
and the site now utilizes a conventional stormwater management system consisting of proprietary 
sediment removal units and underground infiltration units. 

Town of Reading 
Engineering Division 
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 The snow storage areas have been reconfigured. 

 The water and sewer lines have been revised as previously recommended. 

Site Plan 

 Along the southerly end of the rear parking area the applicant should alter or extend the bump-out to 
provide sufficient room for the maneuvering of emergency vehicles and trucks servicing the 
dumpsters.   

Site Drainage 

As designed the outlets pipes of CB #1 and CB #2 are surcharged under all storm events which is not 
permitted.  This will cause sediments to build up within the drain lines and cause blockages. This surcharge 
is regulated by the design elevations of the outlet control drain manhole located upstream of Stormceptor #2 
to ensure a 2 foot vertical separation from the estimated seasonal high ground water table at infiltration 
system #2.  

To resolve this issue I recommend the following alternatives: 

 Prior to construction perform a new deeper soil test pit to determine in the infiltration system can be 
lowered to eliminate the designed surcharge of the drain lines. 

 Or      

 Prior to construction perform a new soil test pit within the rear parking area to determine in the 
infiltration system can be relocated at a suitable elevation to eliminate the designed surcharge of the 
drain lines.      

 

Hydraulic Calculations 

The revised hydraulic calculations incorporate the previous recommendations to include the 25-year storm 
event and utilize Hydraulic Soil Group “A”.  While the report does determine the proposed stormwater 
management system reduces post development flows, I have the following additional comments:  

 The post development catchment plan and HydroCAD post development plan do not match. Correct 
plans should be furnished to append to the report. 

 The hydrographs are truncated at 20-hours and should be extended to a time limit to insure the 
proper calculation of run-off volumes. The extension of the time period is necessary to insure proper 
sizing of the infiltration chambers.  

To address this issue and insure proper sizing of the infiltration systems I recommend: 

 Poor to construction the table summaries and hydrographs for the 25 and 100-year storm be 
provided for verification of infiltration system sizing  
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Stormwater Operation and Maintenance Plan 

The Stormwater O & M plan has been provided and should be revised prior to construction as follows: 

 Add a statement regarding maintaining the site free of trash and debris. 

 Amend item “f” to include the cleaning of catch basin sumps upon levels reaching 33% of the sumps 
volume. 

 Amend item “g” to include the actual manufacture  recommendations regarding maintenance 
frequency and allowable sediment depths  

Utilities and Permitting 

 Increases in sewer flow shall be subject to the Town’s I/I fee. Payment of the I/I fee shall be due upon 
application of the building permit. The sewer flows for the office space should be calculated at 75 
GPD per 1000 sf. 

 All utilities shall be of materials and installed in accordance with the Department of Public Works 
Standards and must be installed by a licensed drain layer 

 All public right of way sidewalk and driveway aprons are required to be of concrete and shall be 
replaced in accordance with Department of Public Works Standards. No partial cutting of concrete 
slabs is permitted.  

 As proposed six separate street excavations are needed for the project. Due to the number of 
excavations the Division will require that the area of Summer Avenue encompassing a minimum of 
five feet beyond the outermost excavations be milled and overlaid. This condition will be a 
requirement of the street opening permit street. 

 Engineering Division shall be notified 72 in advance of excavations to mark out Town owned 
utilities. 

 
 All utility and site work shall be inspected prior to backfilling by the Engineering Division. The Division 

shall be notified 36 hours in advance of any required inspections. 
 
 All water, sewer, curb cut, street opening and Jackie’s Law excavation permits shall be obtained at 

the Engineering Department prior to any excavations.  
 

 The Engineering Division will issue a corrected street address number upon application of the 
building permit. The dual number being used in the site plan application is not correct. 

 
 As-Built drawings shall be provided for all utility and site work and shall be certified by a Registered 

Professional Engineer or Surveyor. The plan shall be in accordance with Town standards and shall 
depict all final improvements, utilities and shall be submitted to the Engineering Division in paper and 
ACAD electronic format.  
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