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Planning Board Meeting Minutes
Monday, February 22, 2015 7:00 p.m.







Townsend Memorial Hall, Selectmen’s Chambers
272 Main Street, Townsend, MA  01469
I. PRELIMINARIES:
1.1   Call the meeting to order – At 7:02 p.m., Chairman L. McNally called the meeting to order.   
1.2  Roll call - Present were, Chairman Lance McNally, Vice Chairman Chris Nocella, Clerk, Laura Shifrin, Member Kathy Araujo, Member, Ed Howard, Associate Member Jerrilyn Bozicas, and Planning Board Administrator Jeanne Hollows.  

1.3   Additions or Deletions to Agenda Not Reasonably Anticipated by the Chair 48 Hours in 
 

 Advance of the Meeting – Add:  3.6   Doppler Tower Proposal

                                                                        3.7   Note RE:  Proposed Reorganization of Land Use Dept.




                                     3.4.1 Mass General Law Ch. 40A §3  §9b
              3.8    Bill Krikorian: Request to Discuss Development of 


  Affordable Multi-Family Units   



                                          Delete: 2.1  Atty. Anctil’s Appointment            

  
 

1.4   Acceptance of Minutes – C. Nocella motioned to approve the draft Minutes of 01/11/16 and 01/12/16.  K. Araujo seconded and all voted in favor. Minutes of 01/25/16 were tabled.     

II. APPOINTMENTS:   

2.1
7:15 p.m.  Atty. Robert Anctil RE:  Road Acceptance of Alyssa Drive at Deer Run – Appointed was deleted.  J. Hollows explained she spoke with Atty. Anctil to discuss a Road Acceptance Application for Alyssa Drive they are preparing to submit, however, there was no need to meet with the Board at this time, as a Public Hearing will be set up once the application is referred to the Planning Board from the Board of Selectmen’s Office.

III. WORKSESSION:  

3.1   Draft Annual Report - Tabled
3.2   Medical Marijuana:  Compare Existing Bylaws in Lunenburg/Pepperell – It was determined that the Board needed more time to review a spreadsheet prepared by L. McNally comparing current Medical Marijuana bylaws in the towns of Lunenburg and Pepperell, as well as draft language that might be proposed for Townsend.  A discussion ensued.  It was noted that although State Law now allows the use of medical marijuana, regulations need to be in place to address commercial production, dispensing and re-sale in order to protect sensitive locations, such as schools and residential neighborhoods.  L. McNally asked members to take the draft spreadsheet home for review in preparation for discussion at next meeting. 

3.3   Schedule Meetings – The Board reviewed a suggested schedule of meeting dates and set up the following meetings:  4/11 & 4/25; 5/9 & 5/23; 6/6 & 6/20.  J. Bozicas stated she will not be available on 4/25/16.

3.4   Letter forwarded from Selectmen RE: Motion to Amend Solar Overlay District Bylaw

           3.4.1  Mass General Law Ch. 40A §3  §9b – Atty. John Barrett attended the meeting along with property owner, Jim Craven and his daughter, Cherie Craven-Ansin, to discuss their letter asking the Board of Selectmen to sponsor an amendment to include within the town’s Solar Overlay District a lot owned by J. Craven and three additional abutting properties on West Meadow Road, in order to allow ground-mounted solar energy facilities on these lots in addition to the three designated town-owned lots.   J. Craven explained that his lot is in the direct flight path of a gas pipeline expansion proposed by Tennessee Gas, a subsidiary of Kinder Morgan, and if that project goes forward, the disruption would go through 700’ of his frontage, however, he would rather see a solar installation there.  He added that his land is located at the headwaters of the Squannacook River and there is also a vernal pool on his property.  
   Atty. Barrett stated he had spoken with Interim Town Administrator, Jim Kreidler, who suggested the request might be considered “spot zoning,” and if so, even with Town Meeting approval, it could be disqualified by the Attorney General’s Office.  J. Hollows explained that J. Kreidler referred the request to the Planning Board for review and mentioned that the proponents might consider adding additional properties along Rt. 119 in the area of West Meadow Road where three-phase wiring is in place, and the location is in close proximity to a substation.  A discussion ensued which included the following questions and comments:

-  J. Barrett stated he does not believe changing the amendment to include those properties would be considered “spot zoning.”

- J. Hollows stated she sent an inquiry to the Attorney General’s Office asking for an opinion on on the “spot zoning” question, but had not heard back from them yet.

-  L. McNally asked if the solar project was approved, is there any guarantee that the gas company could not put a halt to it and take the land by “eminent domain” to achieve its plans to extend the gas pipeline?  

-  The Cravens stated that if approved, the solar installation would be a community project where the town would have the option to purchase power through the grid at a reduced rate of approximately 15%  over Unitil’s rates.  They have been in contact with NEXamp, a commercial solar development firm who has offered to present their proposal to the Board.  C. Craven-Ansin added that if a solar installation were allowed, the land would revert back to a family farm after 20 years.  
-  C. Nocella stated that the bylaw is fairly new and asked if allowing commercial solar farms all over town would be in conflict with the stated goals and objectives of the Town’s Master Plan.  He added that solar panels are not restricted for residents who wish to install them on their homes for personal use.

-  L. McNally agreed that he would be personally concerned about an over-run of solar facilities in town.

-  K. Araujo agreed with concerns that were voiced, however added that requiring buffers, setbacks and other such protections could be achieved through the permitting process, so it can be done if it is done right. 

-  E. Howard asked if it would be reasonable to consider permitting commercially-zoned land?  He added that there is a huge solar facility in Maynard constructed with ample buffer zones.  It is not an “eyesore” or infringement upon neighbors, in fact, not one knows it’s there.

-  L. McNally asked Board Members to consider how to respond to the Board of Selectmen and whether or not they want to look at modifying the solar bylaw.  It was suggested there may be other lots that could be added.  He had reviewed the Massachusetts Model Zoning Regulations of Solar Energy Systems dated December 2014 and asked that J. Hollows send it to members and also to Atty. Barrett for discussion at next meeting.   

-  L. McNally also suggested waiting till they hear back from the Attorney General’s Office before a response is sent to the Board of Selectmen.

3.5   Copy of Notice from Planning Board Administrator – The Board reviewed a letter from J. Hollows announcing she plans to retire on 03/31/16, but use vacation days between 03/19/16 – 03/31/16.
L. McNally stated he had met with Jim Kreidler, Interim Town Administrator, Karen Chapman, Co-Land Use Coordinator, and J. Hollows to discuss transition.  Karen will screen applicants to prepare for the interview process.  As discussed, J. Hollows agreed to be available for two hour increments to train a new employee as needed when applications come in so as not to overwhelm someone with a limited one week training period.  The job opening was posted on the Town Website, Mass Municipal, and Baron’s Newspaper.  The Board agreed it should also go into the Nashoba Valley Voice and the Sentinel Enterprise.  J. Hollows stated she believes there are sufficient funds in the Land Use Budget, if J. Kreidler says he cannot commit additional funds from the Town’s General Budget.   

3.6   Doppler Tower Proposal - The Board reviewed a copy of an inquiry from Permitting Specialist, Flora Ramirez on behalf of National Broadcasting Company (NBC), sent to Zoning Enforcement Officer, Rich Hanks, regarding the possible development of a new Doppler Radar Tower.  J. Hollows explained that R. Hanks, advised K. Chapman that Telecommunication Cell Tower Special Permit under §145-51 would be required.  J. Hollows left a message for R. Hanks asking if there is a copy of a written response that he could send to the Board.
3.7   Note RE:  Proposed Reorganization of Land Use Dept. – The Board reviewed an e-mail from K. Chapman advising that J. Kreidler is suggesting a reorganization for the Land Use Department, where K. Chapman would serve a full-time Land Use Coordinator and part-time assistants would be hired to manage the Zoning Board, Planning Board, and Conservation Commission.  A move to locate the office downstairs closer to the Building Department and Board of Health is also up for discussion.  L. McNally stated he will advise J. Kreidler that the Planning Board would like to be involved in the discussions. 
3.8  Bill Krikorian: Request to Discuss Development of Affordable Multi-Family Units -  J. Hollows explained a developer stopped by to check zoning bylaws to see if he might be allowed by right or by Special Permit to construct a couple of multi-family buildings with perhaps a total of 12 affordable units on 17 acres off Fitchburg Rd.  Since zoning does not allow this, he would attempt to work with the Town through a Local Initiative Program.  The Board agreed J. Hollows should call him to invite him to the next meeting.
IV.
CORRESPONDENCE:


The following correspondence was received and reviewed by the Board.  


4.1   FCC Annual Compliance Report:  Forwarded to Rich Hanks, Zoning Enforcement Officer


4.2   Tennessee Gas Pipeline:  Public Comment Hearings RE:  Authority to Conduct Vernal Pool 



Surveys on Private Property 


4.3  Mass Land Conservation Conference Notice


4.4  Notices from Townsend / Other Towns

V.
ADJOURNMENT:
 


5.1  At 9:00 p.m. C. Nocella motioned to close the meeting.  L. Shifrin seconded and all voted in favor.
(Transcribed from notes)

Respectfully Submitted by

Jeanne Hollows 

Planning Board Administrator
LIST OF PERTINENT DOCUMENTS / EXHIBITS per Agenda Item (Attached or Available as Noted)  Any documents not attached herewith are available for review in the Planning / Land Use Office.
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