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PLANNING BOARD

DECISION OF THE PLANNING BOARD
Limited Environmental Impact & Design Review (EIDR)
June 17, 2025

PROPERTY LOCUS 340 Clapboardtree Street
Assessor’s Map 21, Lot 064

APPLICANT/ St. Mark of Ephesus Orthodox Cathedral
PROPERTY OWNER 340 Clapboardtree Street
Westwood, MA 02090

APPLICATION #PB-25-14
ZONING & OVERLAY Single Residence E (SRE)
DISTRICTS Wireless Communications Overlay District (WCOD)

BACKGROUND AND PROJECT SUMMARY

St. Mark of Ephesus Orthodox Cathedral (hereinafter “Applicant”) filed an application
(hereinafter “Application”) requesting Environmental Impact and Design Review (EIDR)
Approval pursuant to Section 7.2 (formerly Section 7.3 at the time of filing) of the Town of
Westwood Zoning Bylaw (hereinafter “Zoning Bylaw”) for a renovation of the eastern side of
the building (hereinafter “Building”) involving the creation of a seven hundred thirty-seven
square-foot (737 SF) altar area and removal of a second-floor choir balcony. The renovation
will include a one hundred twenty square-foot (120 SF) addition in the form of three apses
facing Clapboardtree Street. The exterior changes also include the removal of an ADA-
accessible ramp and exterior lighting modifications. As a religious use protected under
M.G.L. Chapter 40A, Section 3 [Dover Amendment], the proposed project (hereinafter
“Project”) is subject to a Limited EIDR.

STATEMENT OF FINDINGS

Having reviewed the plans and reports filed by the Applicant and its representatives and
considered the technical analysis, supplemental information provided during the course of
the public hearing, correspondence and testimony from the various boards, commissions,
Town departments, and all other interested parties, the Town of Westwood Planning Board
(hereinafter “Planning Board”) determined the following procedural and project findings:

PROCEDURAL FINDINGS
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. The Applicant submitted an Application requesting a Planning Board Limited EIDR

approval pursuant to Section 7.2, that was filed with the Town Clerk’s Office on April
30, 2025.

Pursuant to M.G.L. Chapter 40A, Sections 9 and 11 and the applicable provisions of
the Zoning Bylaw and Planning Board Rules and Regulations (hereinafter “Rules and
Regulations”), the Planning Board caused notice of the public hearing to be published
in Hometown Weekly, a newspaper of general circulation in Westwood, on May 29,
2025 and June 5, 2025. Notice of the public hearing was posted in Westwood Town
Hall commencing on May 21, 2025 and continuing through the opening of the public
hearing on June 17, 2025. Said notice was mailed postage prepaid to all Parties in
Interest as defined in M.G.L. Chapter 40A, Section 11 on May 21, 2025.

. The Planning Board provided digital copies of the Application to Town boards,

commissions, departments, and officials - including, but not limited to, the Board of
Health, Building Commissioner, Department of Public Works, Conservation
Commission, and Fire and Police Chiefs on May 21, 2025.

Public hearing for the Application opened June 17, 2025. The Planning Board met
remotely via Zoom.

Westwood Planning Board Members Ellen Larkin Rollings, Michael J. Derderian, Sean
R. Weller, and Maureen Collins-White were present for the public hearing and
deliberated on the Application at a duly authorized meeting on June 17, 2025.

PROJECT SPECIFIC FINDINGS

1.

The project site (hereinafter “Project Site” or “Property”) is comprised of a 2.61-acre
parcel situated at the intersection of Nahatan Street and Clapboardtree Street.

The Project Site currently consists of an eight thousand four hundred ninety-two
square-foot (8,492 SF) church-style commercial Building and a one thousand one
hundred twenty-six square-foot (1,126 SF) residential structure associated with the
church used by St. Mark of Ephesus Orthodox Cathedral, which are exempt as
religious uses under the Zoning Bylaw and M.G.L. Chapter 40A, Section 3.

. The Property is bordered by single-family dwellings on all sides, along with a church,

First Parish of Westwood, to the north.

The Applicant proposes constructing a seven hundred thirty-seven square-foot (737
SF) raised altar area, including six hundred seventeen square feet (617 SF) of
existing floor area and a one-hundred twenty square-foot (120 SF) addition of three
(3) apses, on the eastern portion of the Building.

The renovation includes the removal of:
a. an interior staircase in the entry and second-floor choir balcony,
b. five (5) windows, an exterior entrance, entry steps, an ADA-accessible ramp,
and two (2) exterior light fixtures on the east fagade,
c. two (2) windows on the north fagade; and
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d. two (2) windows on the south fagade within the existing Building;

The proposed altar area, accessible only to clergy, consists of counters, a sink, and
wardrobes within the existing structure and extending into the addition on the east
facade, and a new window on the lower level of the north facade. The center apses
will have a radius of seven feet (7’) and feature three (3) arched windows, while the
apses to the right and left will each have a radius of three feet (3") and feature one
(1) arched window.

The addition will be finished with metal roofs, rubbed concrete foundation, and
exterior insulation finishing system (EIFS), commonly referred to as synthetic stucco,
facade.

The Applicant intends to preserve all landscaping, with temporary removal if needed.
If landscape preservation is not feasible, the Applicant proposes installing
densiformis yews. A wooden six-foot (6’)-high fence with a lattice top is proposed to
conceal the existing utilities on the north side of the Building.

The beneficial effects of the Project will outweigh any adverse impacts on the Town
or the neighborhood, in view of the particular characteristics of the site, and of the
Project in relation to that site, and the uses allowed are in harmony with the general
purpose and intent of Section 7.2 of the Zoning Bylaw.

The Project, as modified by the Conditions of this Decision, will not be detrimental to
the Town or to the general character or visual appearance of the surrounding
properties, and will be consistent with all applicable standards set forth in Section
7.2 of the Zoning Bylaw.

The Project, as proposed, will minimize the volume of cut and fill, the extent of
stormwater flow increase from the site, soil erosion, and threat of air and water
pollution while also not removing any stone walls, trees, or wetland vegetation.

The Project, as proposed, will maximize pedestrian and vehicular safety on the site
and egress to and from the site by still maintaining an entry and ADA-accessible
ramp on the west side of the Building, which is closer to the parking lot.

The Project, as proposed, will minimize obstruction of scenic views from publicly
accessible locations — as it will only decrease the front yard setback of the Building
by seven feet (7’), which is comparable to the setback of the current staircase.

The Project, as proposed, will improve visual intrusion from parking, storage, or
other outdoor service areas viewed from public ways or premises residentially used
or zoned with the installation of a screening fence to conceal utilities from the view of
Clapboardtree Street.

The Project, as proposed, will not impact glare from headlights and lighting intrusion.
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16. The Project, as proposed, will minimize unreasonable departure from the character,
materials, and scale of buildings in the vicinity, as viewed from public ways and
places by improving the facade aesthetic.

17.The Project, as proposed, will minimize contamination of groundwater from on-site
wastewater disposal systems or operations on the premises involving the use,
storage, handling, or containment of hazardous substances.

18. The Project, as proposed, ensures compliance with the provisions of Section 7.2,
including parking, landscaping, exterior lighting, and noise by relocating existing
landscaping and adding a stockade fence.

WAIVERS

The Planning Board considered requests for the specific waivers listed below, and
determined that such waivers will result in a substantially improved project; that such
project will otherwise meet the performance and design standards set forth in this
Section/these Sections; and that such waivers will pose no substantial detriment to any
adjacent property or proximate neighborhood, and will not nullify or substantially derogate
from the intent or purpose of the Westwood Zoning Bylaw. On June 17, 2025, the following
waivers are hereby granted by the Planning Board:

1. Waiver from strict compliance with Section 7.2.7.1.6 of the Westwood Zoning Bylaw
requiring the submission of a Stormwater Drainage Report.

2. Waiver from strict compliance with Section 7.2.7.2 of the Westwood Zoning Bylaw
requiring the submission of an exterior lighting plan.

3. Waiver from strict compliance with Section 7.2.7.3 of the Westwood Zoning Bylaw
requiring the submission of a full Traffic Study.

APPLICATIONS AND PLANS

The Planning Board evaluated the Application filed by or on behalf of the Applicants in the
Office of the Town Clerk on April 30, 2025, and all material submitted through the close of
the public hearing on June 17, 2025. All of the following plans and materials are hereby
incorporated by reference and made part of this Decision:

4. Limited EIDR Application PB-25-14 submitted by the Applicant and received by the
Town Clerk on April 30, 2025, consisting of five (5) pages (as supplemented through
June 17, 2025)

5. Detailed project description memo from Jesse Hilgenberg, AIA, Principal/Architect of
Dixon Salo Architects, Inc. of... to Building Commissioner Mike Perkins, regarding, “St
Mark of Ephesus Addition,” dated January 27, 2025, consisting of twelve (12) pages

6. Site plans entitled “Proposed Addition: St. Mark’s of Ephesus,” prepared by Dixon
Salo Architects, Inc. of 300 Main Street, First Floor, Worcester, MA 01608,
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unstamped, dated March 5, 2025 and revised through March 19, 2025, consisting of
fourteen (14) sheets

Google Street View image entitled, “East Facade,” prepared by the Applicant,
undated

Photo entitled, “East Facade,” prepared by the Applicant, undated

Google Street View image entitled, “North Facade,” prepared by the Applicant,
undated

Google Street View image entitled, “South Facade,” prepared by the Applicant,
undated

Photo entitled, “"Southeast Facade,” prepared by the Applicant, undated

Photo entitled, “Street View 2023-08-19,” prepared by the Applicant, dated August
19, 2023

Google Street View image entitled, "West Facade,” prepared by the Applicant,
undated

Annotated landscape plan entitled, “Proposed Addition, St. Mark of Ephesus Orthodox
Cathedral, 340 Clapboardtree Street, Westwood, MA 02090,” prepared by Dixon Salo
Architects, Inc., dated March 5, 2025 and revised through May 14, 2025 (not
indicated on plan), consisting of one (1) page

Exterior lighting plan, traffic impact study, presentation model, and stormwater
drainage report waiver request memo from RP Masiello, Inc. of PO Box 742, 38 Main
Street, Boylston, MA 01505, to the Planning Division, regarding “Saint Mark of
Ephesus Orthodox Cathedral, 340 Clapboardtree St., Westwood, MA 02090,” dated
April 8, 2025, consisting of one (1) page

Property owner authorization entitled “Property Owner Application Authorization,”

signed by Father George Kamberidis of St. Mark of Ephesus, dated April 8, 2025,
consisting of one (1) page

DECISION

On June 17, 2025, the Planning Board evaluated the Application in relation to the above
Findings and - as the approving authority - on a roll call vote with four (4) in favor and
none (0) opposed, hereby grants the requested Limited EIDR Approval pursuant to Section
7.2 of the Zoning Bylaw for the Project as described above and in the Application therefore
filed with the Town Clerk on April 30, 2025, subject to the Conditions stated herein, all of
which are an integral part hereof:

CONDITIONS OF APPROVAL
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Except as modified by the conditions and finding hereof, the Project shall comply with
the Project Plans, and with the conditions of all prior decisions for the Property, in all
respects, and the Applicant shall pursue completion of the Project with reasonable
diligence and continuity.

If the Project, or any condition imposed in this Decision, requires any other permit,
license, or other approval from any Town of Westwood board, commission, or agency,
or other Commonwealth or federal regulatory agency, the Applicant shall make an
appropriate application for the same and shall obtain all required approvals prior to
the start of any work. If any condition of such permit, license, or other approval from
any other board, committee, or agency is inconsistent with this Decision, the
Applicant shall make application to the Planning Board for an amendment of this
Decision, and the Planning Board shall consider such application in accordance with
the requirements of M.G.L. Chapter 40A §9 and all applicable Planning Board rules
and regulations.

Any proposed alterations, modifications, deletions, or changes to the Decision shall
be requested in writing to the Town Planner and Building Commissioner prior to
implementation.

a. Proposed alterations which are considered de minimis by the Building
Commissioner may be accepted as a note to the file.

b. Proposed alterations which are considered minor by the Building
Commissioner shall require the filing of a Modification Application of said
approval for review by the Planning Board at a publicly posted Planning Board
meeting.

c. Proposed alterations which are determined to be major by the Building
Commissioner or by the Planning Board, shall be considered by the Planning
Board as a formal Amendment to the approval and will require a new public
hearing before the Planning Board.

Applicant shall submit a planting schedule and updated site plan for review and
approval by the Town Planner prior to the issuance of a building permit. Said plan will
be used in the event the salvaged shrubs do not survive.

All new landscaping approved herein shall be Massachusetts native species and
installed at the earliest possible date, but only during the spring growing season
running from April 15 thru June 15 or during the fall growing season running from
September 15 thru November 15. Any plantings that do not survive shall be replaced
in-kind in perpetuity at the Property Owner’s expense.

. The Applicant shall submit a Sign Plan for review and approval by the Town Planner
for any signage not included in this Application and shall obtain Sign Permits from
the Building Division prior to installation of any sign on the Property.

A copy of this Decision and the Project Plans shall be kept on the Project Site at all
times during construction.
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8. All Project-related construction activities shall comply with the timeframes set forth
in the Town’s General Bylaws Chapter 292, for Noise and Construction, which allow
such work Monday through Saturday between the hours of 7:00 a.m. and 7:00 p.m.,
and Sunday between the hours of 12:00 p.m. and 7:00 p.m.

9. The Decision shall lapse if a substantial use thereof or construction thereunder has
not begun, except for good cause, within two (2) years following the grant thereof.
The Planning Board may extend such approval, for good cause, upon the written
request of the Applicant.

RECORD OF VOTE

The following members of the Planning Board voted to grant the Limited EIDR Approval for
the abovementioned Project with conditions as set forth above: Ellen Larkin Rollings,
Michael J. Derderian, Sean R. Weller, and Maureen Collins-White.

The following members of the Planning Board voted in opposition for the abovementioned
Project: none.

The following members of the Planning Board was absent from voting on the
abovementioned Project: Philip M. Giordano.

Elijah Romulus, Town Planner
June 27, 2025
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