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Planning Board Meeting Minutes
Monday, March 7, 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 and announced that Member Kathy Araujo, would be participating in the meeting remotely, in accordance with 940 CMR 29.10 (7), where her physical attendance was not possible because she is travelling.     
1.2  Roll call - Present were, Chairman Lance McNally, Vice Chairman Chris Nocella, Clerk, Laura Shifrin, Member Kathy Araujo (remotely), Member, Ed Howard, and Planning Board Administrator Jeanne Hollows.  Associate Member Jerrilyn Bozicas, was absent.

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

   Advance of the Meeting – Add:  4.2  Request from UNH Student RE:  Stormwater Survey 





   (sent by e-mail 03/04/16)




                                        3.6  Info Sent RE:  Search for Doppler Radar Site




                                        3.7  Alyssa Drive Road Acceptance Package Received:  




                                         
    Schedule Public Hearing Date

 3.8  Land Use Department:  Proposed Re-organization         

             Update




 3.9  Inquiry to Groton RE:  Do Accessory Apts. Count




    toward Affordable Housing?

1.4   Acceptance of Minutes – L. Shifrin motioned to approve the draft Minutes of 01/25/16 and 02/22/16.  E. Howard seconded and a roll call vote was taken as follows:  E. Howard – aye L. Shifrin – aye; C. Nocella – aye; K. Araujo – aye; and L McNally – aye.
II. APPOINTMENTS:   

2.1   7:15 p.m.  Bill Krikorian – to Discuss Working with the Town to Constructing (“Low Impact Development”) / Local Initiative Program – (LIP) – Bill Krikorian, a developer and builder attended the meeting, introduced himself to the Board, and stated he wanted to informally discuss a 17-acre parcel  he owns with a partner off Fitchburg Road, adjacent to #84.  He explained they would like to develop the land, to create three multi-family buildings with six units in each, of which 25% would be “affordable” according to the State’s “Affordable Housing Inventory Stock” and the others would be moderately priced.  A copy of a plan was provided to show the land was previously subdivided, showing one lot and remaining acreage.  Because Townsend’s Zoning Bylaws would not allow such a development, he wants to make an offer to work with the Town under the State’s “Local Initiative Program” rather than developing the land under the Mass Chapter 40B provisions.  B. Krikorian stated he has worked successfully with other owns in Essex County including Haverhill and Lowell to construct affordable housing by submitting a Local Initiative Petition under that program and requested the Planning Board’s support.  The following points were brought out:

-  The parcel is located about 500’ beyond Emery Road, heading north on Rt. 13, and has 90’ of frontage.

-  18 townhouse-style units would be constructed, approximately 1,200 – 1,300 sq. ft., with various parking provisions, including some under the buildings.  
-  B. Krikorian stated that with 25% of the units available to low income residents, such a development would be beneficial to the community and help fill the current void of available affordable options. He confirmed these would be for rent rather than for sale, and he and his partner would maintain ownership.
-  K. Araujo stated that rental units all count toward “affordable” in the State’s Housing Stock.

-  L. Shifrin added that the development constructed with rental units on Turnpike Road is fully rented.

- C. Nocella questioned how neighbors might respond. B. Krikorian responded that there is always resistance by neighbors to development, however, Rt. 13 is already heavily travelled.  

-  L. McNally pointed out that the Planning Board held a Public Forum in November to solicit input from the public related to housing and there was a consensus that there is a need to increase options for affordable housing.

L. Shifrin motioned to send a memo to the Board of Selectmen to say that the Planning Board is willing to work with Bill Krikorian on a Local Initiative Petition to develop this site.  K. Araujo seconded and a roll call vote was taken as follows:  E. Howard – aye L. Shifrin – aye; C. Nocella – aye; K. Araujo – aye; and L McNally – aye.  J. Hollows will send a memo to the Board of Selectmen to express the Planning Board’s support.  

III. WORKSESSION:  

3.1  Proposal to Amend Solar Overlay District Bylaw – Atty. John Barrett attended the meeting along with property owner, Jim Craven and some of his family members, several other residents, and also representatives from Nexamp, a Solar Development Firm. Comments included:

-  J. Barrett stated he reviewed comments received back from an inquiry sent to the Attorney General’s Office and is proposing a revised petition to include seven privately-owned parcels to the Ground-Mounted Solar Overlay District in addition to the four existing town-owned parcels. He spoke with respective property owners who are agreeable, with the exception of the owner of Lot 22, who is still undecided.    

-  J. Barrrett warned that if the Town does not allow additional solar facility opportunities now, there will be no point going forward, as the SRECS (Solar Renewable Energy Credits) will be abolished shortly; they will be all used up and no more will be allowed.  
-  K. Araujo stated there are large areas of farmland in town and she would prefer to see solar allowed on more of these lots, since the land would be used for solar facilities rather than developed for housing, it would revert back to farmland after twenty years. With proper buffer zones implemented through the Site Plan Review process, a project could become more palatable so solar fields would not be glaringly obvious. 
-  Based on discussion, the Planning Board may be interested in crafting amendments to the bylaw for future Work Sessions.  L. McNally stated the Board could work on making the bylaws less stringent given the correct restraints.  

- L. Shifrin stated it is her understanding that the Town was pressed to put a bylaw into place without a lot of time available for investigation.  She noted that the bylaw was adopted in 2011 and bylaws are meant to be living documents and as times change, there is a need to move on to keep up. 

-  E. Howard suggested that solar was still an emerging technology in 2011 and it is understood that there is a desire to preserve the character of the town however, change is eminent and he would support moving forward with projects where the land can support such facilities.

-  Palmer Moore, a representative of Nexamp, explained that they have over 200 projects on personal property in several communities where they enter into a long term, agreement including a “tax treaty.”  Their projects are designed to be shared community facilities with a requirement that 50% of the output be dedicated to small utility users.  They would approach the Town and invite business owners to sign up however, all of Townsend would be eligible.  Although Townsend would have priority, other surrounding towns might also be able to apply.  
     L. Shifrin motioned to send a memo to the Board of Selectmen to say that the Planning Board supports the proponents in moving forward to bring the petition to a vote at the next Annual Town Meeting.  E. Howard seconded and a roll call vote was taken as follows:   E. Howard – aye L. Shifrin – aye; C. Nocella – aye; K. Araujo – aye; and L McNally – aye.  J. Hollows will send a memo to the Board of Selectmen.    


 3.1.1  Response from Attorney General’s Office – The Board read a response sent to J. Hollows regarding any implications for possible “spot zoning” should the town vote to enlarge the Ground-Mounted Solar Overlay District to include parcels that are not contiguous to other Town-owned parcels in the Overlay District.  Although the AG’s office stated they could not pre-approve an amendment, the general opinion was that the practice of choosing various parcels in different districts to be included in a Solar Overlay District is a fairly common practice in several cities and towns.  Atty. Barrett added that “spot zoning” laws are not easily defined and according to his review of case law, out of ten challenges, only one was upheld.   

3.1.2  Mass Model Solar Bylaw – Planning Board Member’s Review & Comments – The Board received a copy of the most recent State Model for Solar Bylaws.  No action taken.
3.2  Medical Marijuana:  Planning Board Member’s Review and Comments – The Board discussed fine-tuning draft language for a proposed Medical Marijuana bylaw in a spreadsheet distributed to members by L. McNally, which included the following comments:

-  Some concern lies with commercial operations.

-  A bylaw cannot be written to be in compliance with Federal Law, as these activities are still a federal offence.  Language can require compliance with State and local laws.

-  The Board agrees the Board of Selectmen should be the Special Permit Granting Authority (SPGA).

-  A question came up about how complaints would be handled, and it is believed, they would go to the SPGA, and then perhaps to the Zoning Enforcement Officer.  E. Howard stated it would be a licensing issue and if a facility was not in compliance, they would lose their license to operate.  

-  E. Howard offered to review the draft in relation to Mass General Law and add a draft enforcement paragraph.
At 8:45 p.m., K. Araujo signed off from the meeting.

3.3 Capital Planning Committee – Information from Former Member – The Board reviewed information J. Hollows had obtained regarding duties and responsibilities of a Capital Planning Committee member.  E. Howard who had taken the position into consideration explained he would be unable to volunteer for the position.  J. Hollows will respond to the Board of Selectmen that the Planning Board does not have a candidate to recommend at this time.


3.4  Draft Annual Report – J. Hollows stated she had been unable to work on drafting the Annual 


Report due to work load & lost time due to illness, but she will make every effort to put something 


together for submission prior to her retirement date.  
3.5  Planning Board Administrator’s Positon:  Applications/Resume’s Received – The Board agreed that Karen Chapman, Co-Land Use Coordinator, will review and screen the resume’s submitted for the position of Planning Board Administrator and report back to the Board to schedule interviews.
3.6  Info Sent RE:  Search for Doppler Radar Site – The Board reviewed an update on the inquiries made by a proponent in their search for a large tract of land to install a Doppler Radar facility.  K. Chapman sent them a map the town-owned parcel where the former landfill was located on Greenville Road.  
3.7  Alyssa Drive Road Acceptance Package Received:  Schedule Public Hearing Date – The Board discussed the need to set up a public hearing to review a petition submitted for road acceptance of Alyssa Drive as a “public way.”  It was agreed the hearing should be scheduled for 04/11/16, since three members, L. Shifrin, K. Araujo, and E. Howard are appointed members whose terms will expire at the town elections to be held on 04/24/16. L. Shifrin & K. Araujo stated they do not plan to pull nominations papers, but might agree to serve if they “win” seats through the “write-in” process.  E. Howard will request nomination papers so his name will appear on the ballot.
3.8  Land Use Department:  Proposed Re-organization Update – L. McNally advised the Board that he spoke with Town Administrator, Jim Kreidler, to ask that the Planning Board be involved in any discussions that are proposed to take place in re-organizing the Land Use Department.

3.9  Inquiry to Groton RE:  Do Accessory Apts. Count toward Affordable Housing? – J. Hollows 

provided a copy of notes based on her discussion with Fran Stanley, Housing Coordinator in Groton, in response to whether accessory apartments count toward the State’s Affordable Housing inventory.  She stated they do not, but added that the Town of Carlisle was able to negotiate conditional provisions for inclusion with the State.  L. Shifrin stated she would contact that town to discuss.

IV.
CORRESPONDENCE:


The following correspondence was received and reviewed by the Board.

4.1  Notices from Townsend / Other Towns

4.2  Request from UNH Student RE:  Stormwater Survey (sent by e-mail 03/04/16) – L. McNally 

volunteered to stop by the office to complete a Stormwater Survey with J. Hollows on behalf of the Planning Board that had been received from a UNH graduate student. 
V.
ADJOURNMENT:
 


5.1  At 9:10 p.m. C. Nocella motioned to close the meeting.  E. Howard seconded and a roll call vote was taken as follows:   E. Howard – aye L. Shifrin – aye; C. Nocella – aye; and L McNally – aye.  
(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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