TOWN OF STOW

Community Preservation Committee

Notes from Zoning Board of Appeals


August 2nd & 5th 
Plantation I and II  
   
ZBA Members Present:  Edmund Tarnuzzer, Michele Shoemaker, Charles Barney (associate), William Byron (associate) and Andrew DeMore (associate).  Administrative Assistant: Kay Desmond.
Jim Salvie (Board of Selectmen), Jon Witten (Town Counsel), Laura Jardin (abutter), Maria Greg Reynolds (abutter), Dan Hill (attorney representing Greg Reynolds), and an abutter on Johnston Way. 
Members of the Stow Elderly Housing Corporation Board: Greg Jones, Ellen Cataldo, Bruce Fletcher, Deb Woods.  SEHC Consultants: Peter Munkenbeck  & various architects, engineers, and legal counsel.

Brief History & Overview of Project
· The Stow Community Housing Corporation (SCHC) was formed by the Town in 1979 to further affordable housing in Stow.

· SCHC’s created Pilot Grove and in 2004 the Town used CPA funds to purchase permanent deed restrictions on 37 units.

· Stow Elderly Housing Corporation (SEHC) was later formed to advance affordable elderly housing in Stow & SEHC’s created Plantation Apartments.

· The Whitney Homestead nursing home closed & left a need for supportive housing.
· Plantation II (P2) will include 37 affordable 1 bedroom apartments, a community room, a kitchen, patio areas, and laundry room. 

· SEHC will partner with Minuteman Senior Services to provide supportive housing at P2.

· Funding is scarce and competitive & they may need to revise the profile.

· All seniors in Stow will be able to utilize the meal site.

· SEHC had a market study done.  The Study determined the senior population is the fastest growing population in Stow & there is a need for more elderly housing.
· Most residents at Plantation I (P1) are from Stow, have family in Stow, or are returning to Stow. 
· The property is approximately 2.5 acres.
· P1 and P2 will both be under the control of SEHC but will have separate legal ownership.
· P2 is 1/3 the size of Meeting House and 50% bigger than Whitney Homestead.

3 Story Building (Height and Safety Concerns)
· P2 will have 3 levels and 1 elevator.
· P2 needs to be compact because many of the residents will have mobility issues.
· Is 1 elevator enough to get everyone safely out of the building in the event of an emergency? 
· The building will be fully equipped with a sprinkler system.

· Every unit will have 1 hour fire separation protection.

· Every stairwell will have 1 hour fire separation protection.
· At the request of the ZBA, SEHC provided a shadow cast display and showed there would be little impact from the 3 story building.
Johnston Way

· Access for P2 will be from Johnston Way.
· The right of way for Johnston Way is 27 feet.
· Johnston Way is currently 16 feet wide & plans currently show it widening to 22 feet.  
· Abutters have asked that it be as narrow as possible.  The engineers believe the road will be widened 18-20 feet.  
· They will widen the pavement but everything will happen within the existing 27 foot right-of-way.
· Maintenance costs for Johnston Way will be shared by P1 and P2.

· Vegetation at the entrance/exit on Rte 117 will be trimmed back.

· Some work will be done to improve site lines.  
Water

· Since the Assabet Water is no longer an option SEHC has to find an alternative water supply.

· SEHC is considering tapping into the wells at Pilot Grove, digging a new well at Pilot Grove, or using a water supply in Maynard if Stow negotiates a contact with them. 
· Peter asked the ZBA to issue their permits with a contingency that the water quality, quantity, and pressure are resolved to the satisfaction of the Town.  Jon Witten did not believe the ZBA could approve a permit with having seen water and sewer plans and impact studies.
· ZBA said it is up to SEHC to give them the specific plan & impact report before they close the hearing.

Subdivison

· SEHC requesting creation of a new lot line to separate the property into 2 lots.  One parcel will have P2 on it & the other will have 1 market rate lot (using the existing home and barn).
· If they are able to subdivide it would be better financially.

· SEHC plans to refurbish the existing home, replace the septic system, and convert the home from a 2 bedroom to a 3 bedroom dwelling.
· Removing Cesspool and replacing with  3 BR septic system.

· ZBA will need to consult with the Planning Board.

· Peter said they can proceed without subdividing the parcel but it would limit the use and who can live in the house (Federal Funding can only be used for elderly housing).

· If subdivision is not approved - Peter suggested that perhaps CPA funds could be used to purchase a deed restriction on the property and that might make up the difference.
· BA may put a restriction on the barn – not allowing plumbing in it.

Landscaping & Abutters

· Landscape plans:  flowering plants on the front porch and terrace.  
· Shade trees will be around the parking area.

· Abutter on Rte 117 side:  SEHC plans to regrade the back of the abutter’s property (they have permission), extend the existing stockade fence and provide substantial plantings.  
· ZBA asked if SEHC ever considered purchasing the abutter’s property on rte 117 & thus increasing their acreage and frontage.  SEHC never had those types of discussions with the abutter but do not believe that he is interested in moving.
· DeVincent Drive abutters: replant trees that will be removed for P2 and supplement the existing trees along the property line.  Put up a stockade fence and additional plantings.
Septic

· Stow requires that leaching fields have effective square footage to handle 150%  of estimated design flow the State requires 100%.  P2 can not meet 150% & needs a waiver. 

· ZBA asked what the flows for P1 waste water are.
· Septic and drainage will be located under the pavement in an effort to keep the current vegetation in place and keep the buffer with the neighbors.
· The parcel has deep and sandy soils.  
· No ground water has been observed on P2, they believe it is above the water table by 20-0 feet.
· ZBA will need to hear from BOH.

Noise

· ZBA questioned their ability to meet Stow’s Noise Bylaws.
· SEHC had their consultants review Stow’s bylaws & they agreed they will need a waiver.

Abutter & Attorney: Dan Hill, attorney representing abutter Greg Reynold
· Concerns about impact P2 will have on abutters wells and septic. 

· Requested water and septic details and impact studies.  
· Pointed out that Title V requirements for set backs are not to scale for a project this size.
· Believes the project is too dense for the parcel.  
· Questioned the plans for the Storm Water Drainage System (SWDS) and said there is not enough room between the proposed SWDS system and septic system.  
· Asked that the project be peer reviewed.  
· Does not believe the project has financial feasibility/viability.   
· Asked if any part of P1 land could be used.
SEHC responses to Dan Hill
· The design criteria for the septic/storm water drainage is 5500 gallons but they believe the actual numbers will be closer to 3700 gallons.
· Financing is competitive but the are confident in their ability to finish the project.  The alternative to HUD 202 is to do a tax credit process.
· Density in this context promotes community and is an advantage.
· It would be difficult to have hard construction on the P1 site & it would require a transfer of land and many more adjustments from the original 40B P1 permit.  It might be possible to put some of the drainage on P1.
Other Town Boards
· Jon Witten spoke with Karen Kelleher from the Planning Board & the PB has asked that their engineer review the plans.

· Jon Witten said the Board of Health would have to review the plans.  He questioned if there would be a MEPA trigger.
· Jon Witten said the ZBA can require the applicant to pay for a peer review and town counsel fees.
· Conservation Commission does not have any issues with the project.
· Police Department does not have any issues with the project.
· ZBA will need recommendations from the Planning Board & Board of Health.
· ZBA will need a consultant to look at Erosion Plan.
· ZBA wants a document from the Fire Department specifying that the 3 story building, fire system,  and 1 elevator will be safe.

Other Issues
· Is this a municipal project or a private project?
· What happens if the Board of Selectmen  or Town does not want to take ownership does it stand alone without municipal title?  Yes, SEHC just wants to accommodate the Town.
· ZBA asked to see a ground level view of P2 looking at from a close up spot on P1.

· The ZBA was not comfortable with the couple “blanket catch-alls” that were in the waivers.

· The ZBA will consult with Jon Witten about the request to waive the fees listed in the Subdivision Control Regulations because this may not be allowed.
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