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 Present:  William J. Keller, Jr. (Chairman), Christopher Morely, Michael Hunter, 
     Michael Fee, Jody Kablack (Planner) 
 Absent:   Lisa Eggleston, Eric Poch (Associate) 
 

The meeting was called to order at 7:40 p.m. 
 
Scenic Road Public Hearing (Newbridge Road) 
 
The Town Planner had pictures of the trees proposed to be removed as well as a sketch of 
the area being discussed.  Residents present for the hearing were invited to the table to 
view the photos and sketch with the Board. 
 
Jody Kablack:  There are 5 trees which are posted for removal located within the 
driveway at a distance of approximately 40’ apart from each other.  The proposal also 
calls for 40’ of stone wall to be relocated as a condition of approval to be used as fill-in 
or for the creation of a round driveway. 
Carole Wolfe:  The Historical Commission is okay with the stone wall decision being up 
to the Town, however, they would like it specified that if the stones are to be re-used, it 
will remain as dry stone wall construction. 
Jody Kablack:  That has been agreed on. 
Carole Wolfe:  What is the direction the school buses take; do they enter in or exit out? 
Jody Kablack:  Believes they enter in. 
Joseph Foley:  Will there be anything to ensure that access is for school buses only? 
Jody Kablack:  There will most likely be signage, at least during school hours. 
Carole Wolfe:  What about a gate? 
Jody Kablack:  There is no gate shown on the plan. 
Thomas Gelsinon:  The trees proposed for removal are not 40’ apart; they are 62’ apart 
from each other.  He personally measured them and the distance from the furthest, west 
to east, is 62’. 
Joseph Foley:  Had pictures of the trees he showed to the Board. He asked that the tree 
closest to the road not be removed. 
Mike Hunter:  It appears the concerns lie with the trees on the west side.  He noted that 
the compaction on the roots of these trees which are marked for removal could cause the 
tree to be killed. 
Jody Kablack reviewed the plan from the Engineering Department and measured the 
distance of the trees.  She opined the distance could be 62’ apart. 
Thomas Gelsinon:  He is sure of the distance between the trees.  This was questioned at 
the last meeting when the hearing was opened.  The public hearing notice stated that it 
was 20’ of stone wall which would be taken down, now it is said to be 40’. 
Jody Kablack:  There was an error in the public hearing notice which was noted at the 
start of the hearing and entered into record. 
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Thomas Gelsinon:  We have nothing stating that, whether it was said at the last meeting 
or not.  It is a bad idea; there is approximately 520’ in which there would be 3 school 
crossings; one at Featherland, one at Nixon and this one.  It is not feasible for the buses to 
turn around.  Within a distance of 520’, traffic will stop three times.  In addition, the 
School Committee never sent out notification. 
Paula Adelson:  As we speak, the School Committee is meeting elsewhere on affordable 
housing.  This is another issue for citizens who are interested in attending both meetings. 
Bill Keller pointed out that it is not within the Planning Board’s jurisdiction to determine 
the width of the new driveway. 
Thomas Gelsinon:  The removal of these trees is within that jurisdiction and if they 
cannot cut down the trees, they cannot proceed. 
Carole Wolfe:  We assumed the buses would be going into the Nixon. 
Joseph Foley:  They had also heard that there would be a gate, which he would prefer for 
safety reasons.  In addition, it would keep people off his property. 
Thomas Gelsinon:  The residents are displeased with the School Committee and the 
overlap of the meetings.  He will legally challenge the School Committee if the Planning 
Board holds up on this decision to remove the trees.  He has already spoken with an 
attorney as he believes the School Committee is well beyond its’ jurisdiction in the 
creation of this driveway.   
Paula Adelson showed the Board a comment sheet on the Nixon School area which was 
prepared by an abutter.  It was submitted to file. 
The Board reviewed the Scenic Road bylaw and discussed the intent, including with 
respect to the “functional urgency” reference. 
 
 On motion duly made and seconded, it was unanimously: 
 
 VOTED:  To deny the application to remove trees on Newbridge Road,  
       without prejudice, and to submit a second application which correctly  
       identifies the section of stone wall to be removed. 
 
The Board identified several problems, including a defect in the application regarding the 
length of stone wall proposed for removal, a defect in the public hearing notice and the 
inability to reflect public safety consideration.  There is a need to remedy the process.  
The Board sites Section 3; Article 8 of the bylaw with regard to considerations; 
preservation of natural resources and historic value.  Upon receipt of a second 
application, abutters will be re-noticed as well as a notice which will be placed in the 
legal ads. 
Bill Keller expressed displeasure with the way the application was presented – the road 
work being done prior to approval.  This is not an intention to say the trees will not be 
removed but cites the need to remedy the process. 
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 On motion duly made and seconded, it was unanimously: 
 
 VOTED:  To close the public hearing on the application for tree removal and  

                 stone wall removal on Newbridge Road. 
 
Whitehall Estates 
 
Jody Kablack:  We have been working with the owner of Lot 4 in an attempt to sell only 
that lot which would leave 2 vacant lots.  They have asked the Board to sign a release of 
covenant for Lot 4 in exchange for a cash bond in the amount of $85,000.00.  The 
document will be recorded at the closing and then the bond check will be submitted.  The 
Town Planner is not uncomfortable doing this; all other requirements for lot release have 
been met.  
 
 On motion duly made and seconded, it was unanimously: 
 
 VOTED:  To release Lot 4 of Whitehall Estates from the covenant based on the  
       receipt of a cash bond in the amount of $85,000.00. 
 
Maple Avenue  
 
Jody Kablack:  A definitive plan application for “The Meadows” was submitted to the 
Planning Office 10 days ago.  A public hearing will be held on April 28 and abutters 
within 300’ will be notified.  There has been a slight change to the road configuration.  
The plan is missing many requirements including building elevations, building plan, and 
a landscape plan.  A plan with 20’ specifications on Maple Ave. was submitted just 
yesterday which no-one has had the opportunity to review.  The plan takes the pavement 
width to 20’ in all locations and calls for a fire hydrant and removal of trees (which was 
not shown in depth on the application).  Michael Coutu (Sudbury Design Group) was 
asked to look at Feeley Field for lower field access which shows a roadway along the 
drainage ditch between the 2 fields.  He sketched it out and met with Deb Dineen and the 
Conservation Commission.  They gave verbal approval for lower field access; however, 
Park & Recreation has issues with that plan. 
Chris Morely:  After the drainage ditch, does it still cross wetlands?  
Jody Kablack:  No, but Conservation will be looking for some items from the applicant. 
Chris Morely:  This is all subject to a vote of the state legislature for removal of 
parkland?  Jody Kablack:  Yes. 
Bill Keller stated the plan that was submitted yesterday is available in the Planning 
Office. 
Steve Bradford:  The developer on their own accord, explored the possibility of using 
lower Feeley Field for access which is a very positive thing.  He had conceptual plans of 
the lower field access which was designed by a resident (submitted to the Board).  It 
shows the access road and additional parking (32 spaces) for Park & Recreation.   
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Although this is all moot right now, if they are successful with the article, it would open 
discussion. 
He submitted an email from Deb Dineen to the Board.  He did a site walk with Deb and 
Dennis Mannone from Park & Recreation.  The email listed pros and cons if access  were 
to go through lower Feeley Field.  The pros were very favorable for the Town (easements 
could be granted), including the potential of a connection of the parks and the wetlands.    
The proposal for the development had one access (Maple Ave.).  They would like to open 
new avenues for access via a road through Feeley Field, which requires them to go before 
the Town.  The article they are proposing does not ask for approval to put a road through 
the field, but rather states the possibility for access other than solely through Maple Ave.  
Without this article, there are no other options for access to consider; it is vital to 
entertain a discussion with the developer.  They are looking for some level of support 
from Town Boards for their article.  Any advice the Board may have to help them show 
the benefits to the Town with this article would be appreciated. 
Bill Keller:  Your point is well taken.  Lower Feeley Field looks more viable for access 
than does Maple Ave.  Although they have not taken a position as a Board, they are 
looking for as many options as possible for the Town. 
Mike Fee:  Your point of greater options for the Town is compelling.  The Planning 
Board could say that, but he does not feel it is proper to take an affirmative position on 
the article as it is before the Board of Selectmen. 
Chris Morely:  We would not say no to additional options. 
Mike Fee:  Private access over public land has not been discussed. 
Bill Keller:  It appears the email generated from Deb Dineen addresses the public benefit. 
Steve Bradford:  If the developer gets an easement to go through public land, then we 
would look for an easement from Feeley to Maple Ave.  While he doesn’t know if the 
developer would do this, it could be discussed. 
Jody Kablack:  It may be in the best interest of Town Meeting for the residents to hold a 
discussion with the developer regarding public use of the property.  She was told by their 
attorney there would not be trail access. 
Chris Morely:  Initially, he preferred using the lower field for access but felt Legislature 
approving this plan may not work. 
Mike Fee:  What is the feasibility of reconfiguring the field to address Park & Recreation 
concerns? 
Jody Kablack:  Not certain how in depth the conversations have been. 
Mike Fee:  The support of Park & Recreation is key (other than Legislature) for this to 
pass. 
Chris Morely:  If a Town Board were totally opposed, that would be reason for the Board 
to take no position. 
Mike Hunter:  How was the field acquired?  Were there any restrictions? 
Jody Kablack:  A conversion to this type of use requires legislative approval. 
There is a precedent concern for the Board to consider.  She potentially sees this request 
to allow access over private lands, land-locked parcels, etc.  Although this is somewhat 
unique the Board should consider basing its decision heavily on public safety concerns.  
If it is legal to create a right-of-way through land-locked parcels, then it would be fine. 
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Chris Morely:  We are not looking for alternative access purely to allow it to exist. 
Bill Keller:  Is there a second access? 
Steve Bradford:  It ends in a 10’ width emergency gravel access by the tennis court. 
Bill Keller:  Where does the existing gravel road come out? 
Steve Bradford:  On Maple Ave. 
Jody Kablack:  That would become a trail easement for residents. 
Chris Morely:  Is the water access from Maple Ave.? 
Jody Kablack:  It is through the original emergency access, looping through upper Feeley 
access (Definitive Plan). 
 
Bill Keller thanked them for their ideas and interest. 
Steve Bradford:  If not as a Board, individual support would help. 
Greg Lowenberg:  Will the Planning Board be discussing this with Park & Recreation 
prior to Town Meeting? 
Jody Kablack:  She is meeting with Dennis Mannone later this week but advises they 
speak with the Park & Recreation Commission. 
Bill Keller:  It’s Park & Recreation land that you would be going through – their support 
would be beneficial to showing public benefit. 
Chris Morely:  People will want to hear the opinion of Park and Recreation.  The Water 
District may want input as well if they want to utilize. 
Mike Fee:  Believes the Town can lay out water (sewers) wherever they want under 
chapter 81 or 83. 
Jody Kablack will confirm with Town Counsel. 
 
Letteri Property 
 
Jody Kablack:  The Town has received an offer to purchase land on Landham Road under 
Chapter 61A.  She feels the Town should look into purchasing the property as a potential 
site for affordable housing.  She has spoken with the Letteri’s whose focus is on the value 
of the property (asking $3 million). 
Mike Fee:  Have they done perc testing on the property? 
Jody Kablack:  Under Title V, as long as there is naturally occurring material, it does not 
have to be above water, therefore they were able to perc it.  They have never determined 
the value and ask for approval for 9 lots, which the Town Planner questions.  She 
believes it should be considered for affordable housing and bid out to a qualified builder. 
The Town Planner had a rough sketch for 15 three-bedroom homes which would most 
likely have the same impact as 9 lots. 
Chris Morely:  Can the Town subsidize for two-families? 
Jody Kablack:  It depends what qualifies as certifiable for our category but as long as the 
occupant household income is les than 100% of the Boston Area Median, CPA funds can 
be used.  There is a vernal pool on the property.  The Town would have a similar 
footprint of disturbance to present if fewer lots are developed.  She questions if they have  
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the right to demonstrate density (for 9 lots).  Typically it is up to 9 lots and the purchase 
price goes down. 
Mike Fee:  It also needs to be a bona fide offer to purchase. 
Chris Morely:  The Town needs to be certain if they can’t do 9 lots it needs to be 
renegotiated. 
Bill Keller:  The Board asks Town Counsel’s advice that if the Town exercises the option 
to pay the $3 million and finds that 9 lots are not possible, would that enable us to get out 
of the deal as the developer is able to do? 
The Board instructed the Planner to send a memo to the Selectmen with their comments 
and questions. 
 
2004 Annual Town Meeting 
 
The Board briefly discussed presentations for Town Meeting. 
 
Minutes to Approve 
 
 On motion duly made and seconded, it was unanimously: 
 
 VOTED:  To approve the Executive Session Minutes for 10/22/03. 
 
 
There being no further business, the meeting was adjourned at 9:30 p.m. 


