
Tel: (508) 520-4907                                                                     Fax: (508) 520 4906 

Town of Franklin 

 

Planning Board 
 

Due to the growing concerns regarding the COVID-19 virus, we will be conducting a 

remote/virtual Planning Board Meeting. In an effort to ensure citizen engagement and 

comply with open meeting law regulations, citizens will be able to dial into the meeting using 

the provided phone number (Cell phone or Landline Required) OR citizens can participate 

by copying the link (Phone, Computer, or Tablet required).  
 

Please click on the link  https://us02web.zoom.us/j/85163090598 or call on your phone  

at 312-626-6799, meeting # 85163090598. 

 

December 21, 2020 
 

7:00 PM  Commencement/General Business 
  

 

7:05PM  PUBLIC HEARING - Continued 

   52 East Central St    Adv.:  Nov. 2 & Nov. 9, 2020 

   Special Permit & Site Plan Modification  Abuts: Nov. 2, 2020 

   WITHDRAWN 

 
7:10 PM  PUBLIC HEARING - Continued 

   515 West Central Street   Adv.:  Nov. 2 & Nov. 9, 2020 

   Site Plan      Abuts: Nov. 2, 2020 

  TO BE CONTINUED 
 

7:15 PM  PUBLIC HEARING - Initial 

   138 East Central Street   Adv.:  Dec. 7 & Dec.14, 2020 

   Site Plan      Abuts: Dec. 7, 2020 
 

7:20 PM  PUBLIC HEARING - Initial 

   Countryside Estates    Adv.:  Dec. 7 & Dec.14, 2020 

   Subdivision Modification   Abuts: Dec. 7, 2020 
 

7:25 PM  PUBLIC HEARING – Continued 
   186 Grove St     Adv.:  Nov. 23 & Nov. 30, 2020 

   Site plan Modification    Abuts: November 23, 2020 
 

 

 

 

 

 

 

 

https://www.google.com/url?q=https://us02web.zoom.us/j/85163090598&sa=D&source=calendar&ust=1608485047686000&usg=AOvVaw3Tb2pl6TNKRAXfV_pPUbch


Tel: (508) 520-4907                                                                     Fax: (508) 520 4906 

GENERAL BUSINESS: 

A. Road Acceptance: Laurinda Lane 

B. Bond Release: Sandy Knoll Estates 

C. Decision: 72-94 East Central Street- Special Permit & Site Plan 

D. Phasing Plan Approval: 160 Grove St 

E. Endorsement: 164 Grove St 
F. Endorsement: 162 Grove St 

G. 81-P ANR: 15-17 Margaret’s Cove 

H. 81-P ANR Rescind Vote: 55 Coutu Street 
I. Meeting Minutes: November 2, 2020 & November 16, 2020 

 
This agenda is subject to change.  Last updated: December 15, 2020 
The next meeting of the Planning Board is scheduled for January 11, 2021. 







 
 

 

 

 

 

 

MEMORANDUM 

 

DATE: December 14, 2020  

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

RE: Road Acceptance – Laurinda Lane 

 Maple Preserve  
   

______________________________________________________________________________ 

The DPCD has reviewed the above referenced request for Bond Reduction to be reviewed at the  

Monday, December 21, 2020 Planning Board meeting and offers the following commentary: 

General: 

1. The current Bond is held in a Tripartite Agreement with the Town of Franklin in the 

amount of $10,000.00 for Maple Preserve.  The Bond is held until the roadway is 

accepted by Town Council and filed at the registry of Deeds. 

2. The Applicant has requested Street Acceptance. 

3. The only outstanding item was easement agreements for the drainage.  Mike Maglio has 

confirmed the agreements are allset. 

 

 

Recommendation: 

DPCD recommends that the Board vote to recommend to Town Council. 

 

 

 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  
355 EAST CENTRAL STREET 
FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 



 
 

 

 

MEMORANDUM 

 

DATE: December 14, 2020 

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

RE:  Bond Release - Retainage 

Sandy Knoll Estates  

_____________________________________________________________________________________ 

General 

1. Chairman Padula has requested that Sandy Knoll be on the December 21, 2020 Planning Board 

agenda to review the Bond. 

2. The remaining bond of $10,000 is for the as-built costs for the plans as outlined below: 

a. Silver Fox 0+00-0+12 Bond Amount $136,673 - $4,000 was to be held for As-Built 
Completion 

b. Cotton Tail 5+00-10+50 Bond Amount $24,050 - $2,000 was to be held for As-Built 

Completion 
c. Blueberry Land 13+00-20+50 Bond Amount $22,860 – No As-Built line item 

d. Cotton Tail 0+00-5+00 Bond Amount $10,000 - $4,000 was to be held for As-Built 

Completion 
 

3. The Town Council has scheduled review for the road acceptance on January 6, 2021. 

 

 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  
355 EAST CENTRAL STREET, ROOM 120 

FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 



 
 

 
 
 

DATE: December 15, 2020 

TO:  Planning Board   

FROM: Department of Planning and Community Development 

RE:  70, 72 88 & 94 East Central Street  

  Special Permit and Site Plan – Mixed Use  

______________________________________________________________________________ 
The DPCD has reviewed the above reference Special Permit and Site Plan Application for a Mixed-Use 

development for the Monday, December 21, 2020 Planning Board meeting and offers the following 
commentary: 

General 

 
1. The project is located at 70 East Central Street in the Commercial I Zoning District (Assessor’s Map 

286, Lot 032).   

2. The applicant is proposing to construct a four (4) story, mixed used building and single family house 
with, a total of Fourteen (14) residential units and, with retail/office on the first floor with drainage, 

grading, parking and other associated infrastructure.  There are two existing single-family residential 

houses which one will be demolished and the second is included in the plans. 

3. Two Special Permits have been filed 

 Zoning By-Law §185 Attachment 9: Maximum Height of Building: (Note 9) – requires 

applicant to file a Special Permit for Stories and/or feet of the structure.  The Applicant is 

proposing a four story, 49.5 foot building. 

 Zoning By-Law §185 Attachment 7: Multifamily authorized under Special Permit Planning 

Board for Commercial I zoning District. 

 

 

 

Waiver Requests: 
1. To allow less than 42” of cover over the RCP drain pipe proposed class V RCP. 

2. To allow the use of HDPE pipe from catch basin 92 to the pond, from the pond to drain manhole 

93, from the trench drain to drain manhole 91and the roof leader collection system to the pond. 
 

 

 
 

 

 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  
355 EAST CENTRAL STREET 
FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 



Suggested Special Condition: 

1. Prior to issuance of the occupancy permits for the final two (2) residential units within the 
building to be located at 94 East Central Street, the applicant shall have completed the 

exterior renovations/additions to the building located at 88 East Central Street, and said 

structure is weather tight and built according to exterior plan, to the satisfaction of the 

Building Commissioner.   
2. This special permit is personal to this applicant, or an entity owned by the applicant, and shall 

NOT run with land; any proposed change in the project, including a change of ownership, 

shall require submittal to and approval by Franklin Planning Board.   
 

 

 

ROLE CALL VOTE: 

This determination shall be in addition to the following specific findings:  

1. Special Permits VOTE: §185 Attachment 9: Maximum Height of Building and §185 

Attachment 7: Multifamily.   

If you vote NO on any of the following, please state reason why you are voting NO: 

 (a) Proposed project addresses or is consistent with neighborhood or Town need.   

Joseph Halligan YES NO  Rick Power  YES NO 

William David YES NO Gregory Rondeau  YES NO 

  
(b) Vehicular traffic flow, access and parking and pedestrian safety are properly addressed.   

Joseph Halligan YES NO  Rick Power  YES NO 

William David YES NO Gregory Rondeau  YES NO 
 

(c) Public roadways, drainage, utilities and other infrastructure are adequate or will be upgraded to 

accommodate development.    

Joseph Halligan YES NO  Rick Power  YES NO 
William David YES NO Gregory Rondeau  YES NO 

 

(d) Neighborhood character and social structure will not be negatively impacted.   

Joseph Halligan YES NO  Rick Power  YES NO 

William David YES NO Gregory Rondeau  YES NO 

 

(e) Project will not destroy or cause substantial damage to any environmentally-significant natural 
resource, habitat, or feature or, if it will, proposed mitigation, remediation, replication or compensatory 

measures are adequate.  

Joseph Halligan YES NO  Rick Power  YES NO 
William David YES NO Gregory Rondeau  YES NO 

 

(f) Number, height, bulk, location and siting of building(s) and structure(s) will not result in abutting 
properties being deprived of light or fresh air circulation or being exposed to flooding or subjected to 

excessive noise, odor, light, vibrations, or airborne particulates.    

Joseph Halligan YES NO  Rick Power  YES NO 

William David YES NO Gregory Rondeau  YES NO 
 



(g) Water consumption and sewer use, taking into consideration current and projected future local water 

supply and demand and wastewater treatment capacity, will not be excessive.    

Joseph Halligan YES NO  Rick Power  YES NO 

William David YES NO Gregory Rondeau  YES NO 

 

 
 

 

The proposed use will not have adverse effects which overbalance its beneficial effects on either the 
neighborhood or the Town, in view of the particular characteristics of the site and of the proposal in 

relation to that site.  

Joseph Halligan YES NO  Rick Power  YES NO 
William David YES NO Gregory Rondeau  YES NO 

 

 
 

Suggested Standard Conditions of Approval: 

      
1. This Special Permit shall not be construed to run with the land and shall run with the Site Plan 

as endorsed by the Planning Board. A new Special Permit shall be required from the Planning 

Board if any major change of use or major change to the site plan is proposed.  

2. This Special Permit shall lapse if a substantial use or construction has not begun, except for 

good cause, within twenty four (24) months of approval, unless the Board grants an extension.  

No final Certificate of Occupancy shall be issued until all requirements of the Special Permit 
have been completed to the satisfaction of the Board unless the applicant has submitted a 

Partial Certificate of Completion for the remainder of the required improvements. The 

applicant's engineer or surveyor, upon completion of all required improvements, shall submit a 

Certificate of Completion. The Board or its agent(s) shall complete a final inspection of the site 
upon filing of the Certificate of Completion by the applicant. Said inspection is further outlined 

in condition #4. 

3. Construction or operations under this Special Permit shall conform to any subsequent 
amendment of the Town of Franklin Zoning Bylaw (§185) unless the use or construction is 

commenced within a period of six (6) months after the issuance of this Special Permit and, in 

cases involving construction, unless such construction is continued through to completion as 

continuously and expeditiously as is reasonable. 

4. The Planning Board will use outside consultant services to complete construction inspections 

upon the commencement of construction. The Franklin Department of Public Works Director, 

directly and through employees of the Department of Public Works and outside consultant 
services shall act as the Planning Board's inspector to assist the Board with inspections 

necessary to ensure compliance with all relevant laws, regulations and Planning Board 

approved plan specifications.  Such consultants shall be selected and retained upon a majority 
vote of the Board. 

5. Actual and reasonable costs of inspection consulting services shall be paid by the 

owner/applicant before or at the time of the pre-construction meeting.  Should additional 

inspections be required beyond the original scope of work, the owner/applicant shall be 
required to submit fees prior to the issuance of a Final Certificate of Completion by the 

Planning Board (Form H).  Said inspection is further outlined in condition #4. 



6. No alteration of the Special Permit and the plans associated with it shall be made or affected 

other that by an affirmative vote of the members of the Board at a duly posted meeting and 
upon the issuance of a written amended decision. 

7. All applicable laws, by-laws, rules, regulations, and codes shall be complied with, and all 

necessary licenses, permits and approvals shall be obtained by the owner/applicant. 

8. Prior to the endorsement of the site plan, the following shall be done: 

 The owner/applicant shall make a notation on the site plan that references the Special 

Permit and the conditions and dates of this Certificate of Vote. 

 A notation shall be made on the plans that all erosion mitigation measures shall be in 

place prior to major construction or soil disturbance commencing on the site. 

 All outstanding invoices for services rendered by the Town's Engineers and other 

reviewing Departments of the Town relative to their review of the owner/applicant's 
application and plans shall have been paid in full. 

 The owner/applicant shall submit a minimum of six copies of the approved version of the 

plan.  

9. Prior to any work commencing on the subject property, the owner/applicant shall provide plans 
to limit construction debris and materials on the site. In the event that debris is carried onto any 

public way, the owner/applicant and his assigns shall be responsible for all cleanup of the 

roadway. All cleanups shall occur within twenty-four (24) hours after first written notification 

to the owner/applicant by the Board or its designee. Failure to complete such cleanup may 
result in suspension of construction of the site until such public way is clear of debris.  

10. The owner/applicant shall install erosion control devices as necessary and as directed by the 

Town's Construction Inspector.  

 
 



 
 

Memorandum 
 
 

To:  Anthony Padula, Chairman, Franklin Planning Board 
 
From:  Hennep Cultivation, LLC 
 
cc:  Town of Franklin Planning Board 
 
Date:  Revised October 15, 2020 
 
Re:  Phasing Plan – Hennep Cultivation, LLC – 160 Grove St 
 
 
GENERAL 
 
The proposed cultivation and production facility at 160 Grove Street will be constructed in two-phases. 
The first phase will include mass excavation of the site and include bringing all permanent utilities into 
the property. These will be completed as part of Phase One. The second phase is anticipated to 
proceed within 2 years of the completion of the first phase and will include installation of remaining 
grow houses, either all at one time or increments of (2) at a time. Phasing is shown on the attached 
drawings. 
 
PHASE ONE COMPLETION  
 
Phase one will include all bulk land clearing and excavation, drainage and stormwater management 
(including infiltration systems), septic, leaching area, grease trap, all utilities, etc. for the occupancy of 
the two-story building and use of the (6) grow warehouses. This includes at a binder course and 
curbing at all drive areas up to the Fire Hydrant just south of FE-2, the front entrance at Grove Street, 
and to the end of the leach field at the south. There is a temporary road during Phase One for first 
responder access. All fire hydrants, one located at the front entrance, one at the northwest corner of 
the building, and the third located just south of FE-2 will be installed during this phase. Striping of 
parking areas is included at the Grove Street side and north side of the site (up to CB 5). Installation of 
sidewalks as required for the safe egress of employees from the phase one structures will also be 
complete. The two-story building construction will be completed during this phase including 
foundations, building structure, mechanical, electrical, fire protection and plumbing and security. We 
will satisfy all C of O requirements for this phase of the project. Anticipated occupancy for basement 
only: 30+/-. Parking required Industrial Use 11,215sf @ 1 per 400sf = 28 spaces; Warehouse use 
30,295sf @ 1 per 1000sf = 30 spaces; total of 58 spaces required. Parking spaces provided minimum 
61.  
 
PHASE TWO COMPLETION DESCRIPTION 
 
Phase two will consist of foundations and infrastructure for the remaining (9) grow warehouses and 
supplementary employee entrance. This phase will also include completion of all sidewalks and 
additional parking at the east end of the building and overflow parking at the far east end of the 



 
property. Landscaping for the entire site and building will also be part of this phase. Please note that 
phase one will have the all the infrastructure (power panels, sprinkler, domestic water, etc. installed 
and sized to accept the work of phase. We will complete all remaining retaining walls and final paving 
at Phase Two roads and parking areas. We will satisfy all C of O requirements for this phase. The 
remaining (9) grow houses may be installed either at one time or installed in any combination as funds 
will allow. In either case all requirements for occupancy shall be met. Anticipated Occupancy: 31-100; 
Parking provided: 52-162.  
 
CONTINGENCY PLAN 
 
In the event Hennep is unable to start Phase Two in the 2 years stated above, Hennep will apply for an 
extension of the permit for another 2 years. In the event Phase Two is not completed, Hennep will 
maintain all installed work in good operating condition. 
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MEMORANDUM 

 

DATE: December 15, 2020 

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

RE: 160 Grove Street 

Special Permit & Site Plan  

  Phase Plan 

_______________________________________________________________________________ 

General: 

 The Applicant proposed a phasing plan at the November 16, 2020 meeting. 

 The Plan proposed was not the correct plan and the Applicant has since submitted a revised 

Phase Plan One. 

 Attached is a memo from the Applicant outlining the Phasing Plan along with a detail Site 

Plan of the Phase One. 

 The Applicant is looking for agreement from the Planning Board to allow the Phase Plan. 

 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  

D E V E L O P M E N T  
355 EAST CENTRAL STREET, ROOM 120 

FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 



LOCUS CONTEXT MAP

LOCATED IN

DRAWING INDEX:

 M E R I D I A N 
69 MILK STREET, SUITE 302

WESTBOROUGH, MASSACHUSETTS 01581
TELEPHONE: (508) 871-7030

A S S O C I A T E S
500 CUMMINGS CENTER SUITE 5950
BEVERLY, MASSACHUSETTS 01915

TELEPHONE:  (978)  299-0447
WWW.MERIDIANASSOC.COM

C0.0 COVER SHEET

C1.0 RECORD CONDITIONS & DEMOLITION PLAN

LAYOUT, GRADING & EROSION CONTROL PLAN
UTILITY PLAN

SITE DETAILS

LANDSCAPING PLAN

PERMIT SITE DEVELOPMENT
PLANS

(TO ACCOMPANY A SITE PLAN REVIEW
APPLICATION, ZONING APPROVAL APPLICATION &

NOTICE OF INTENT)

164 GROVE STREET
(MAP: 306 LOT: 4)

FRANKLIN, MASSACHUSETTS
DATE: MAY 18, 2020

REVISED: AUGUST 20, 2020
REVISED: AUGUST 28, 2020

REVISED: SEPTEMBER 16, 2020
REVISED: OCTOBER 9, 2020
REVISED: OCTOBER 19, 2020
REVISED: NOVEMBER 12, 2020

OWNER/APPLICANT:

NLCP 164 GROVE STREET MA, LLC
C/O NEWLAKE CAPITAL
549 W. RANDOLPH, SUITE 200

CHICAGO, IL 60661
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C4.0
C5.0
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PLANT SCHEDULE
QTY SYM LATIN NAME COMMON NAME SIZE NOTES

IG Ilex glabra 'Shamrock' Shamrock inkberry 24"-30" Ht. | B&B BR | DR | DT | N | ST | 36" OC | Greenish-White | Birds | Evergreen | May-June

MP Myrica pensylvanica Bayberry 36"-48" Ht. | B&B BR | DT | N | ST | 48" OC | Birds | Yellowish-green | Winter Interest | May

PERENNIALS & GROUNDCOVER
RA Rhus aromatica 'Gro-Low' 'Gro-Low' Sumac #1 Pot DR | DT | N | 18" OC | Low Growing | May-September

BR = BIORETENTION | DR = DEER RESISTANT | DT = DROUGHT TOLERANT | N = NATIVE | ST = SALT TOLERANT | OC = ON-CENTER | B&B = BALLED AND BURLAPPED
NOTE: ALL TREE SPECIES SHALL BE FROM THE TOWN OF FRANKLIN BEST DEVELOPMENT PRACTICES GUIDEBOOK.

300

25

22

TREES
AC Amelanchier canadensis Shadblow Serviceberry 6'-8' Ht. | B&B BR | N | ST | White | Birds | Showy | Edible Fruit | Fall Color | April-May

CC Crataegus crus-galli var. inermis Thornless Cockspur Hawthorn 3"-3.5" Cal. | B&B DT | ST | Thornless Variety | White Flowers | Red Fruit
10

4

JV Juniperus virginiana Eastern Red Cedar 6'-8' Ht. | B&B BR | DR | DT | N | ST | Blueish/Black Fruit | Wildlife | Evergreen3

PG Picea glauca White Spruce 6'-8' Ht. | B&B DR | DT | N | ST | Wildlife | Evergreen1

PP Picea pungens Colorado Blue Spruce 6'-8' Ht. | B&B DR | DT | ST | Blueish | Showy | Evergreen2

LB Lindera benzoin Northern Spicebush 24"-30" Ht. | B&B BR | DR | DT | N | ST | 36" OC | Yellow | Birds | Fall Color12

SHRUBS
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C4.0

LANDSCAPE PLAN

PV Prunus virginiana Chokecherry 2"-3" Cal. | B&B DT | N | ST  |Showy | Red Fruit | Color |Wildlife6

” 
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Note

1. Mounting Height = 20 ft
2. Calculation zone = Ground
3. Grid Spacing = 6ft
4. Pole Spacing = As Shown
5. Profile = TD2100
6. LED Color Temp = 4000K

Schedule

Symbol Label Quantity Manufacturer Light Loss
Factor

Lumens Per
Lamp Wattage

SCL2 - T4 11 First Light
Technologies 0.9 2175 0

SCL2 - T3 3 First Light
Technologies 0.9 2150 0

SCL2-T5T 5 First Light
Technologies 0.9 2325 0

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Parking Lot 0.9 fc 1.7 fc 0.5 fc 3.4:1 1.8:1

Property Line 0.1 fc 0.3 fc 0.0 fc N/A N/A

0.5

0.5

0.5

0.5

0.5

0.6

0.6

0.6

0.6

0.6

0.5

0.5

0.5

0.6

0.6

0.7

0.7

0.7

0.7

0.7

0.6

0.5

0.8

0.8

0.7

0.6

0.7

0.7

0.7

0.8

0.9

0.8

0.8

0.7

0.6

0.9

1.2

1.1

0.9

0.8

0.7

0.7

0.8

0.8

0.9

0.9

0.9

0.8

0.7

0.6

1.1

1.4

1.2

1.0

0.8

0.8

0.8

0.8

0.9

1.0

0.9

0.9

0.8

0.8

0.6

0.9

1.3

1.4

1.2

1.0

0.9

0.8

0.8

0.8

0.9

0.9

1.0

0.9

0.9

0.8

0.9

1.3

1.3

1.1

0.9

0.8

0.7

0.7

0.7

0.8

0.9

0.9

0.9

0.9

0.9

0.5

0.8

1.0

1.0

0.9

0.8

0.7

0.7

0.6

0.7

0.7

0.8

0.8

0.9

1.0

1.0

1.0

0.9

0.7

0.5

0.6

0.7

0.7

0.7

0.7

0.6

0.6

0.6

0.6

0.7

0.7

0.8

0.9

1.0

1.2

1.3

1.3

0.9

0.5

0.5

0.5

0.6

0.6

0.6

0.6

0.6

0.5

0.6

0.6

0.7

0.8

0.9

1.1

1.2

1.4

1.3

0.9

0.6

0.7

0.6

0.6

0.6

0.6

0.6

0.5

0.5

0.5

0.5

0.6

0.7

0.7

0.9

1.1

1.3

1.5

1.2

0.9

1.0

0.8

0.7

0.6

0.6

0.6

0.5

0.5

0.5

0.5

0.6

0.6

0.7

0.8

1.0

1.3

1.3

1.0

1.2

1.4

1.0

0.8

0.7

0.6

0.5

0.5

0.5

0.5

0.5

0.6

0.7

0.7

0.7

0.8

0.9

1.0

1.1

1.4

1.4

1.1

0.9

0.7

0.6

0.5

0.5

0.5

0.5

0.5

0.6

0.7

0.7

0.7

0.6

0.7

0.7

1.2

1.5

1.3

1.1

0.9

0.7

0.6

0.5

0.5

0.5

0.5

0.6

0.6

0.7

0.7

0.7

0.6

0.6

0.5

0.8

1.2

1.4

1.2

1.1

0.9

0.7

0.6

0.5

0.5

0.5

0.5

0.6

0.7

0.8

0.9

0.9

0.8

0.7

0.7

0.9

1.1

1.1

1.0

0.9

0.8

0.7

0.6

0.6

0.6

0.6

0.7

0.8

0.9

1.1

1.3

1.1

0.8

0.6

0.7

0.9

0.9

0.9

0.9

0.8

0.8

0.7

0.7

0.7

0.7

0.8

0.9

1.1

1.3

1.5

1.2

0.9

0.9

0.9

0.9

0.9

0.8

0.8

0.8

0.8

0.9

1.1

1.2

1.4

1.5

1.2

0.8

0.9

0.9

1.0

1.0

1.0

1.0

1.0

1.0

1.0

1.0

1.1

1.3

1.6

1.4

1.0

0.5

0.7

0.8

0.7

0.7

0.8

0.8

0.9

1.0

1.1

1.1

1.1

1.1

1.1

1.2

1.2

1.2

1.2

1.3

1.1

0.9

1.0

0.9

0.8

0.8

0.8

0.8

0.9

1.0

1.0

1.2

1.2

1.3

1.3

1.4

1.3

1.2

1.1

1.0

0.8

0.7

1.3

1.2

1.0

0.8

0.8

0.7

0.8

0.8

1.0

1.1

1.2

1.2

1.4

1.5

1.5

1.5

1.4

1.0

0.7

1.4

1.3

1.0

0.8

0.7

0.7

0.7

0.7

0.8

0.9

1.0

1.2

1.4

1.6

1.4

1.0

0.6

1.3

1.2

0.9

0.8

0.7

0.6

0.6

0.6

0.7

0.8

0.9

1.0

1.3

1.4

1.4

1.3

1.1

0.8

1.2

1.2

1.0

0.8

0.5

0.5

0.6

0.7

0.7

0.9

1.0

1.1

1.0

1.1

0.9

0.7

0.5

0.5

0.6

0.6

0.7

0.6

0.8

1.0

0.9

0.8

0.6

0.5

1.0

1.0

0.9

0.7

1.1

1.0

0.8

0.7

1.4

1.2

1.0

0.7

1.4

1.3

0.9

0.7

1.3

1.3

1.1

0.8

1.1

1.1

0.9

0.7

0.8

1.0

1.0

0.8

0.6

0.9

1.0

0.9

0.7

1.0

0.9

0.8

0.7

1.2

1.1

0.9

0.7

1.3

1.2

0.9

0.7

0.7

1.3

1.3

1.1

0.8

0.6

0.8

1.2

1.2

0.9

0.7

0.6

0.7

0.9

1.0

0.8

0.7

0.5

0.5

0.6

0.8

0.7

0.7

0.6

0.5

0.5

0.5

0.5

0.6

0.6

0.6

0.5

0.5

0.5

0.6

0.6

0.6

0.5

0.6

0.6

0.6

0.6

0.6

0.6

0.7

0.7

0.6

0.6

0.6

0.6

0.6

0.6

0.6

0.7

0.7

0.8

0.8

0.7

0.7

0.7

0.6

0.5

1.0

1.0

0.8

0.7

0.6

0.6

0.7

0.7

0.8

0.9

0.8

0.9

0.8

0.7

0.7

0.6

1.0

1.4

1.3

1.0

0.8

0.7

0.7

0.7

0.7

0.8

0.8

0.9

1.0

0.9

0.9

0.8

0.7

0.6

1.2

1.5

1.3

1.1

0.9

0.8

0.7

0.7

0.7

0.8

0.8

0.8

1.0

0.9

0.9

0.8

0.8

0.9

1.3

1.4

1.2

1.0

0.9

0.8

0.7

0.7

0.7

0.8

0.8

0.8

0.9

0.9

0.9

0.9

0.9

0.9

1.2

1.3

1.1

1.0

0.9

0.8

0.7

0.7

0.7

0.7

0.7

0.8

0.9

0.9

0.9

1.0

1.0

1.1

1.0

0.7

0.9

0.9

0.9

0.9

0.8

0.8

0.7

0.7

0.7

0.7

0.7

0.8

0.8

0.9

1.0

1.1

1.2

1.3

1.3

0.9

0.5

0.6

0.6

0.7

0.8

0.8

0.8

0.8

0.7

0.7

0.7

0.7

0.7

0.8

0.9

0.9

1.0

1.2

1.3

1.5

1.4

0.6

0.6

0.6

0.7

0.8

0.8

0.8

0.8

0.8

0.8

0.7

0.7

0.8

0.8

0.9

0.9

1.0

1.2

1.5

1.5

1.2

0.7

0.8

0.7

0.7

0.7

0.8

0.8

0.8

0.8

0.8

0.8

0.8

0.8

0.8

0.9

0.9

0.9

1.0

1.1

1.3

1.2

0.9

1.0

1.2

1.0

0.8

0.7

0.7

0.8

0.8

0.8

0.8

0.9

0.9

0.8

0.9

0.9

0.9

0.9

0.9

0.9

1.0

1.0

0.9

1.2

1.4

1.1

0.9

0.7

0.7

0.8

0.8

0.9

0.9

0.9

0.9

0.9

0.9

0.9

0.9

0.8

0.8

0.7

0.7

0.7

1.0

1.4

1.2

1.1

0.9

0.8

0.7

0.8

0.8

0.9

1.0

1.0

0.9

1.0

1.0

0.9

0.9

0.8

0.7

0.7

0.6

1.0

1.4

1.2

1.0

0.8

0.8

0.7

0.7

0.8

0.9

1.0

1.1

1.1

1.0

1.0

1.0

1.0

0.9

0.8

0.7

0.6

0.6

0.9

1.0

1.0

0.9

0.8

0.8

0.7

0.7

0.8

0.9

1.0

0.9

1.1

1.0

1.0

1.0

1.1

1.2

1.1

0.9

0.6

0.5

0.6

0.8

0.8

0.8

0.8

0.8

0.7

0.8

0.8

0.8

0.9

0.9

1.0

1.0

1.0

1.1

1.2

1.4

1.5

1.1

0.5

0.5

0.6

0.7

0.8

0.8

0.8

0.8

0.7

0.8

0.8

0.8

0.8

0.9

1.0

1.0

1.0

1.1

1.3

1.4

1.4

1.0

0.7

0.7

0.7

0.7

0.8

0.8

0.8

0.7

0.7

0.7

0.7

0.8

0.8

0.9

0.9

1.0

1.0

1.1

1.3

1.5

1.3

1.0

1.0

0.8

0.8

0.8

0.8

0.8

0.7

0.7

0.7

0.7

0.7

0.8

0.8

0.9

1.0

1.0

1.1

1.2

1.4

1.1

1.0

1.4

1.2

0.9

0.8

0.8

0.8

0.8

0.7

0.7

0.7

0.7

0.7

0.7

0.8

0.9

1.0

1.0

1.0

1.0

1.0

0.9

1.1

1.3

1.1

0.9

0.8

0.7

0.7

0.7

0.7

0.7

0.7

0.7

0.7

0.8

0.8

0.9

1.0

1.0

0.9

0.8

0.7

0.8

1.2

1.3

1.1

0.9

0.8

0.7

0.7

0.7

0.8

0.8

0.8

0.7

0.7

0.8

0.9

0.9

1.0

1.0

0.9

0.8

0.7

0.7

1.0

1.1

0.9

0.8

0.7

0.7

0.7

0.7

0.8

0.8

0.8

0.8

0.8

0.8

0.9

1.0

1.1

1.2

1.1

0.9

0.7

0.7

0.7

0.7

0.7

0.7

0.8

0.9

0.9

0.9

0.8

0.9

0.9

1.0

1.1

1.3

1.4

1.4

1.0

0.6

0.6

0.7

0.7

0.8

0.9

1.0

0.9

0.9

0.9

0.9

1.0

1.2

1.3

1.5

1.4

0.6

0.6

0.6

0.7

0.8

0.9

0.9

1.0

0.9

0.9

0.9

0.9

1.1

1.4

1.5

1.2

0.5

0.6

0.6

0.7

0.8

0.8

0.8

0.9

0.9

0.8

0.8

0.8

1.0

1.2

1.1

0.9

0.5

0.6

0.6

0.7

0.7

0.8

0.8

0.8

0.8

0.7

0.8

0.5

0.5

0.6

0.6

0.7

0.7

0.7

0.6

0.6

0.5

0.5

0.6

0.6

0.6

1.7

1.7

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1 0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.1

0.1

0.2

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.0 0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0 0.0

0.0

0.0 0.0

0.0

0.0

0.0

0.0

0.0 0.0 0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.3

0.3

0.3

0.3

0.3

0.3 0.3

0.3

0.3

0.3

0.3

0.3

0.3

0.3 0.3

0.3

0.3

0.3 0.3 0.3

0.3

0.3

0.3

0.3

0.3 0.3

0.3

0.3

0.3

0.3

0.3

0.3

0.3

0.3

0.3

SCL2-T5T-17

SCL2-T5T-15

SCL2-T5T-7

SCL2-T5T-10

SCL2-T5T-4

SCL2 - T4-13

SCL2 - T4-19

SCL2 - T4-18

SCL2 - T4-11

SCL2 - T4-14

SCL2 - T4-12

SCL2 - T4-9

SCL2 - T4-1

SCL2 - T4-2

SCL2 - T4-3

SCL2 - T4-16

SCL2 - T3-8

SCL2 - T3-5

SCL2 - T3-6

Plan View
Scale - 1" = 50ft



 Page 1 of 1 

  
 

MEMORANDUM 

 

DATE: December 14, 2020  

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

RE: 164 Grove Street - Pharmacann 

Special Permit & Site Plan - Endorsement 

_______________________________________________________________________________ 

General: 

 The Planning Board approved the Site plan and Special Permits on November 2, 2020 for 164 

Grove St, Marijuana Retail. 

 Applicant has added to the Certificate of Vote to the Site Plans. 

 As a Special Condition, the Planning Board requested that easements for the access driveway 

be provided prior to endorsement.  Draft easements have been attached. 

DPCD recommends the Planning Board endorse the Site Plan. 

 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  

D E V E L O P M E N T  
355 EAST CENTRAL STREET, ROOM 120 

FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 



Prepared by and Return to: 

Sherin and Lodgen LLP 

101 Federal Street 

Boston, Massachusetts 02110 

Attention: Carla M. Moynihan, Esq. 
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EASEMENT AGREEMENT 

This EASEMENT AGREEMENT (this “Agreement”) is dated as of ___________ 2020 

(the “Effective Date”) between Core Real Estate Holdings, LLC, a Massachusetts limited liability 

company (“Grantor”), and NLCP 164 Grove Street MA LLC, a Massachusetts limited liability 

company (“Grantee”). 

A. Grantor is the owner of the land located at 166 Grove Street, Franklin, Massachusetts 

02038, as described on Exhibit A attached (“Grantor’s Property”); 

B. Grantee is the owner of the land located at 164 Grove Street, Franklin, Massachusetts 

02038, as described on Exhibit B attached (“Grantee’s Property”); 

C. Grantee seeks to acquire an easement for access to and from portions of Grantor’s Property 

and Grantor is willing to grant Grantee an easement to those portions of Grantor’s Property, subject 

to the terms and conditions of this Agreement. 

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of 

which are hereby acknowledged, the parties agree as follows. 

AGREEMENT 

1. Easement. Effective as of ___________, 2020 (the “Commencement Date”), Grantor 

grants to Grantee a non-exclusive, perpetual easement, for the benefit of and as appurtenant to 

Grantee’s Property, over portions of Grantor’s Property, as shown on the plan attached as Exhibit 

C (the “Easement Area”), for ingress, egress, and all other purposes for which streets and ways 

are commonly used in the Town of Franklin (collectively, the “Easement”). 

2. Term. Unless otherwise terminated pursuant to this Agreement, the term of this Agreement 

shall begin on the Commencement Date and shall continue in perpetuity (the “Term”). 

3. Maintenance and Repair. Grantor shall be responsible for undertaking any and all repair, 

maintenance, and replacement of the Easement Area from time to time as necessary to ensure 

Grantor and Grantee’s safe and effective use of the Easement Area pursuant to this Agreement, 

which obligations include, without limitation, snow and ice removal, repaving and re-striping, and 

government required alterations (collectively, “Easement Area Costs”). Grantee shall reimburse 

Grantor for half of Easement Area Costs within 30 days of Grantor’s written notice, which notice 

shall include a detailed invoice of costs incurred. In the event the Easement Area is shared by more 

than Grantor’s Property and Grantee’s Property, Grantee’s pro rata share of Easement Area Costs 

will be in proportion to the number of properties and/or grantees/grantors, as applicable. 

4. Utility Service Facilities. Grantee shall have the further right to enter the Easement Area 

to connect Grantee’s Property with poles, conduits, cables, wires, and other equipment necessary 

to supply Grantee’s Property with any utilities or other services Grantee requires for the use and 

enjoyment of Grantee’s Property. Upon prior written notice to Grantor, Grantee shall also have the 
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right to cut, trim, and remove trees, bushes, and growth as Grantee may from time to time deem 

necessary, in its reasonable discretion, for the safe and efficient operation and maintenance of any 

of the foregoing. 

5. Construction; Alterations. Grantee shall repair, re-grade, and restore the Easement Area or 

Grantor’s Property, as necessary, at Grantee’s sole cost and expense, to the same condition that 

existed prior to the commencement of any Grantee work, reasonable wear and tear excepted. 

Grantee shall be responsible, at its sole cost and expense, for the maintenance, repair, and 

replacement of any improvements installed exclusively for Grantee’s use and their compliance 

with all applicable federal, state, or local permits, licenses, codes, ordinances, laws, and regulations 

(collectively, “Laws”). 

6. Liens; Encumbrances. Grantee shall not permit any claim, lien, or any other encumbrance 

of any kind to accrue against or attach to the Easement Area or Grantor’s Property, and if any 

claim, lien, or encumbrance does accrue or attach, then Grantee shall discharge or bond the same, 

and if Grantee fails to do so within 60 days following Grantor’s notice of such condition, then 

Grantor may discharge or bond the same, with Grantee reimbursing Grantor, upon written demand, 

for all reasonable costs actually incurred. The provisions of this Section shall survive the expiration 

or termination of this Agreement. 

7. Prohibited Activities. Grantor and Grantee shall not commit or permit the commission of 

any act in the Easement Area in any way that: (a) increases the existing rates for or causes 

cancellation of any fire, casualty, liability, or other insurance policy insuring Grantor’s Property; 

(b) constitutes the commission of waste or the maintenance of a nuisance on Grantor’s Property; 

(c) involves the use or transport of hazardous or toxic materials, wastes, or substances or oil or 

other petroleum products; or (d) causes the removal of any pavement area, except as otherwise 

permitted pursuant to this Agreement. 

8. No Parking or Obstruction. Neither Grantor nor Grantee shall obstruct the Easement Area 

and shall insure that each party has uninterrupted access to and egress from Grantor’s Property and 

Grantee’s Property by means of the Easement Area 24 hours per day, 7 days per week. Neither 

Grantor nor Grantee shall park or allow parking by others in the Easement Area. Grantor and 

Grantee shall not permit any construction staging area in the Easement Area without the prior 

consent of the other party, not to be unreasonably withheld, conditioned, or delayed. Either party 

shall have the right, at its sole cost and expense, to arrange for the towing of any vehicles parked 

in the Easement Area to the extent permitted by and in accordance with Laws. 

9. Indemnification. Grantor and Grantee shall defend, indemnify, and save the other harmless 

from and against any loss, damage, or liability arising out of their exercise of any rights, 

obligations, and easements contained in this Agreement that occurred during the period of their 

respective fee ownership of Grantor’s Property and Grantee’s Property, respectively. It is intended 

that this indemnity obligation will be binding on future owners of Grantor’s Property and Grantee’s 

Property, respectively. 

10. Legal and Equitable Remedies. In the event of a breach by Grantor or Grantee of any of 

the terms, covenants, restrictions, or conditions of this Agreement, the other party shall be entitled 

forthwith to full and adequate relief by injunction and/or all such other available legal and equitable 

remedies from the consequences of the breach, including payment of any amounts due and/or 

specific performance. 
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11. Miscellaneous. 

11.1. Amendments; Termination. The parties agree that the provisions of this 

Agreement may be modified, amended, or terminated, in whole or in part, only by the written 

consent of both Grantor and Grantee, fully executed and acknowledged by both parties, and 

recorded in the Norfolk County Registry of Deeds. 

11.2. Appurtenant Easement. The parties intend that each of the easements, 

covenants, conditions, restrictions, rights, and obligations set forth in this Agreement shall run 

with the land and create equitable servitudes in favor of the real property benefited thereby. 

11.3. Counterparts. The parties may execute this Agreement in one or more 

counterparts, each of which is an original, and all of which constitutes only one agreement between 

the parties. 

11.4. Estoppel Certificate; Further Assurances. The parties agree to execute, 

acknowledge, and deliver further assurances as may from time to time be reasonably requested by 

the other party in order to better assure the rights and obligations created in this Agreement, 

including, without limitation, an estoppel certificate certifying: (a) that this Agreement is 

unmodified and in full force and effect or if there have been modifications, as modified, in full 

force and effect; (b) any charges that are currently outstanding; (c) that the parties are not in default 

under any provisions of this Agreement or, if in default, the nature of the default in detail; and (d) 

other true statements as the requesting party or its mortgagee or designee may reasonably require. 

11.5. Governing Law. The laws of the Commonwealth of Massachusetts (without 

giving effect to its conflict of laws principles) govern all matters arising under and relating to this 

Agreement, including torts. 

11.6. Limited Liability. In no event shall any trustee, principal, officer, director, 

manager, employee, or agent of Grantor have or incur any personal liability for any of the liabilities 

or obligations of Grantor under this Agreement, and no personal judgment shall be sought, levied, 

or enforced against any such person individually, it being understood that Grantor’s liability under 

this Agreement is limited to its interest in Grantor’s Property. 

11.7. Merger. This Agreement constitutes the final, exclusive agreement between 

the parties on the matters contained in this Agreement. All earlier and contemporaneous 

negotiations and agreements between the parties on the matters contained in this Agreement are 

expressly merged into and superseded by this Agreement.  

11.8. Notices. All notices or other communications (each, a “Notice”) given in 

accordance with this Agreement shall be in writing. Notice will be deemed to have been in writing 

if sent by any of the below methods: (a) hand delivery; (b) certified mail (return receipt requested, 

postage prepaid); or (c) internationally recognized overnight courier (all fees prepaid), to the 

following addresses: 

Grantor: Core Real Estate Holdings, LLC 

 ____________________ 

 ____________________ 

 Attention:  

with a copy to: ____________________ 
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 ____________________ 

 ____________________ 

 Attention:  

Grantee: NLCP 164 Grove Street MA LLC 

 ____________________ 

 ____________________ 

 Attention:  

with a copy to: Sherin and Lodgen LLP 

 101 Federal Street 

 Boston, Massachusetts 02110 

 Attention: Carla M. Moynihan, Esq. 

If Notice is sent by: (x) hand delivery, Notice will be deemed received upon delivery; (y) certified 

mail, Notice will be deemed received on the 2nd business day after posting; and (z) internationally 

recognized overnight courier, Notice will be deemed received on the 1st business day after deposit 

with the courier 

11.9. Non-Exclusivity. The Easement is non-exclusive and Grantor expressly 

reserves the right to grant to others the right to occupy the Easement Area; subject to the rights 

granted to Grantee under this Agreement. 

11.10. Severability. If any provision of this Agreement is determined to be illegal 

or unenforceable, the remaining provisions of this Agreement remain in full force; provided the 

essential provisions of this Agreement for each party remain legal and enforceable. 

11.11. Successors and Assigns. This Agreement binds and benefits the parties and 

their respective permitted successors and assigns. 

11.12. Timing. Time is of the essence in this Agreement and each of its provisions. 

 [Signatures on Following Page] 



[Signature Page to Easement Agreement] 

 

 
 

IN WITNESS WHEREOF, the parties have executed this Agreement as of the Effective 

Date. 

 

GRANTOR: 

Core Real Estate Holdings, LLC,  

a Massachusetts limited liability company  

 

By:   

Name:  

Title:  

 

 

COMMONWEALTH OF MASSACHUSETTS  ) 

        ) 

COUNTY OF       ) 

 

On this   day of _______, 2020, before me, the undersigned notary public, personally 

appeared _______________________________, known personally to me, or proved to me 

through satisfactory evidence of identification, which was     , to be the 

person whose name is signed on the preceding or attached document, and acknowledged to me 

that he signed it voluntarily for its stated purpose, as the duly authorized signatory of 

______________, as the voluntary act of Core Real Estate Holdings, LLC.  

 

           

     My commission expires 

 

  



[Signature Page to Easement Agreement] 

 

 
 

IN WITNESS WHEREOF, the parties have executed this Agreement as of the Effective 

Date. 

 

GRANTEE: 

NLCP 164 Grove Street MA LLC,  

a Massachusetts limited liability company 

 

By:   

Name:  

Title:  

 

COMMONWEALTH OF MASSACHUSETTS  ) 

        ) 

COUNTY OF       ) 

 

On this   day of _______, 2020, before me, the undersigned notary public, personally 

appeared _______________________________, known personally to me, or proved to me 

through satisfactory evidence of identification, which was     , to be the 

person whose name is signed on the preceding or attached document, and acknowledged to me 

that he signed it voluntarily for its stated purpose, as the duly authorized signatory of 

______________, as the voluntary act of NLCP 164 Grove Street MA LLC.  

 

           

     My commission expires 

 

 

 

[Countersignature to Easement Agreement] 
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EXHIBIT A 

LEGAL DESCRIPTION OF GRANTOR’S PROPERTY 
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EXHIBIT B 

LEGAL DESCRIPTION OF GRANTEE’S PROPERTY 
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EXHIBIT C 

EASEMENT AREA 

 

 



Prepared by and Return to: 

Sherin and Lodgen LLP 

101 Federal Street 

Boston, Massachusetts 02110 

Attention: Carla M. Moynihan, Esq. 
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EASEMENT AGREEMENT 

This EASEMENT AGREEMENT (this “Agreement”) is dated as of ___________ 2020 

(the “Effective Date”) between Franklin Title Company, Inc., a Massachusetts corporation 

(“Grantor”), and NLCP 164 Grove Street MA LLC, a Massachusetts limited liability company 

(“Grantee”). 

A. Grantor is the owner of the land located at 168 Grove Street, Franklin, Massachusetts 

02038, as described on Exhibit A attached (“Grantor’s Property”); 

B. Grantee is the owner of the land located at 164 Grove Street, Franklin, Massachusetts 

02038, as described on Exhibit B attached (“Grantee’s Property”); 

C. Grantee seeks to acquire an easement for utility services over portions of Grantor’s 

Property and Grantor is willing to grant Grantee an easement to those portions of Grantor’s 

Property, subject to the terms and conditions of this Agreement. 

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of 

which are hereby acknowledged, the parties agree as follows. 

AGREEMENT 

1. Easement. Effective as of ___________, 2020 (the “Commencement Date”), Grantor 

grants to Grantee a non-exclusive, perpetual easement, for the benefit of and as appurtenant to 

Grantee’s Property, over portions of Grantor’s Property, as shown on the plan attached as Exhibit 

C (the “Easement Area”), for the installation, operation, repair, and maintenance of a sewer line 

that will connect with an existing sewer pump (collectively, the “Easement”). 

2. Term. Unless otherwise terminated pursuant to this Agreement, the term of this Agreement 

shall begin on the Commencement Date and shall continue in perpetuity (the “Term”). 

3. Maintenance and Repair. Grantor shall be responsible for undertaking any and all repair, 

maintenance, and replacement of the Easement Area from time to time as necessary to ensure 

Grantor and Grantee’s safe and effective use of the Easement Area pursuant to this Agreement, 

which obligations include, without limitation, government required alterations (collectively, 

“Easement Area Costs”). Grantee shall reimburse Grantor for half of Easement Area Costs within 

30 days of Grantor’s written notice, which notice shall include a detailed invoice of costs incurred. 

In the event the Easement Area is shared by more than Grantor’s Property and Grantee’s Property, 

Grantee’s pro rata share of Easement Area Costs will be in proportion to the number of properties 

and/or grantees/grantors, as applicable. 

4. Utility Service Facilities. Grantee shall have the right to enter the Easement Area to connect 

Grantee’s Property with conduits, sewer pipes, and other equipment necessary to supply Grantee’s 

Property with sewer access for the use and enjoyment of Grantee’s Property (the “Facilities”). 

Upon prior written notice to Grantor, Grantee shall also have the right to cut, trim, and remove 
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trees, bushes, and growth as Grantee may from time to time deem necessary, in its reasonable 

discretion, for the safe and efficient operation and maintenance of the Facilities and the Easement.  

5. Relocation. Grantor may request Grantee relocate any of the Facilities Grantee has installed 

to another location on Grantor’s Property, in Grantor’s reasonable discretion. If requested by 

Grantor, Grantor shall, at its sole cost and expense, pay for the relocation of the Facilities. Upon 

any relocation, the Easement Area shall be deemed amended and Grantor or Grantee may, at its 

option, record with the Norfolk Registry of Deeds an affidavit reflecting the relocated Easement 

Area and the same will be binding upon the parties. 

6. Construction; Alterations. Grantee shall repair, re-grade, and restore the Easement Area or 

Grantor’s Property, as necessary, at Grantee’s sole cost and expense, to the same condition that 

existed prior to the commencement of any Grantee work, reasonable wear and tear excepted. 

Grantee shall be responsible, at its sole cost and expense, for the maintenance, repair, and 

replacement of any improvements installed exclusively for Grantee’s use and their compliance 

with all applicable federal, state, or local permits, licenses, codes, ordinances, laws, and regulations 

(collectively, “Laws”). 

7. Liens; Encumbrances. Grantee shall not permit any claim, lien, or any other encumbrance 

of any kind to accrue against or attach to the Easement Area or Grantor’s Property, and if any 

claim, lien, or encumbrance does accrue or attach, then Grantee shall discharge or bond the same, 

and if Grantee fails to do so within 60 days following Grantor’s notice of such condition, then 

Grantor may discharge or bond the same, with Grantee reimbursing Grantor, upon written demand, 

for all reasonable costs actually incurred. The provisions of this Section shall survive the expiration 

or termination of this Agreement. 

8. Prohibited Activities. Grantor and Grantee shall not commit or permit the commission of 

any act in the Easement Area in any way that: (a) increases the existing rates for or causes 

cancellation of any fire, casualty, liability, or other insurance policy insuring Grantor’s Property; 

(b) constitutes the commission of waste or the maintenance of a nuisance on Grantor’s Property; 

(c) involves the use or transport of hazardous or toxic materials, wastes, or substances or oil or 

other petroleum products; or (d) causes the removal of any pavement area, except as otherwise 

permitted pursuant to this Agreement. 

9. No Obstruction. Neither Grantor nor Grantee shall obstruct the Easement Area and shall 

insure that each party has uninterrupted access to the Easement Area 24 hours per day, 7 days per 

week. Grantor shall not construct or allow the construction of any structure on, in, above, or below 

the Easement Area without Grantee’s prior written consent, to be withheld in its sole discretion. 

10. Indemnification. Grantor and Grantee shall defend, indemnify, and save the other harmless 

from and against any loss, damage, or liability arising out of their exercise of any rights, 

obligations, and easements contained in this Agreement that occurred during the period of their 

respective fee ownership of Grantor’s Property and Grantee’s Property, respectively. It is intended 

that this indemnity obligation will be binding on future owners of Grantor’s Property and Grantee’s 

Property, respectively. 

11. Legal and Equitable Remedies. In the event of a breach by Grantor or Grantee of any of 

the terms, covenants, restrictions, or conditions of this Agreement, the other party shall be entitled 

forthwith to full and adequate relief by injunction and/or all such other available legal and equitable 
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remedies from the consequences of the breach, including payment of any amounts due and/or 

specific performance. 

12. Miscellaneous. 

12.1. Amendments; Termination. The parties agree that the provisions of this 

Agreement may be modified, amended, or terminated, in whole or in part, only by the written 

consent of both Grantor and Grantee, fully executed and acknowledged by both parties, and 

recorded in the Norfolk County Registry of Deeds. 

12.2. Appurtenant Easement. The parties intend that each of the easements, 

covenants, conditions, restrictions, rights, and obligations set forth in this Agreement shall run 

with the land and create equitable servitudes in favor of the real property benefited thereby. 

12.3. Counterparts. The parties may execute this Agreement in one or more 

counterparts, each of which is an original, and all of which constitutes only one agreement between 

the parties. 

12.4. Estoppel Certificate; Further Assurances. The parties agree to execute, 

acknowledge, and deliver further assurances as may from time to time be reasonably requested by 

the other party in order to better assure the rights and obligations created in this Agreement, 

including, without limitation, an estoppel certificate certifying: (a) that this Agreement is 

unmodified and in full force and effect or if there have been modifications, as modified, in full 

force and effect; (b) any charges that are currently outstanding; (c) that the parties are not in default 

under any provisions of this Agreement or, if in default, the nature of the default in detail; and (d) 

other true statements as the requesting party or its mortgagee or designee may reasonably require. 

12.5. Governing Law. The laws of the Commonwealth of Massachusetts (without 

giving effect to its conflict of laws principles) govern all matters arising under and relating to this 

Agreement, including torts. 

12.6. Limited Liability. In no event shall any trustee, principal, officer, director, 

manager, employee, or agent of Grantor have or incur any personal liability for any of the liabilities 

or obligations of Grantor under this Agreement, and no personal judgment shall be sought, levied, 

or enforced against any such person individually, it being understood that Grantor’s liability under 

this Agreement is limited to its interest in Grantor’s Property. 

12.7. Merger. This Agreement constitutes the final, exclusive agreement between 

the parties on the matters contained in this Agreement. All earlier and contemporaneous 

negotiations and agreements between the parties on the matters contained in this Agreement are 

expressly merged into and superseded by this Agreement.  

12.8. Notices. All notices or other communications (each, a “Notice”) given in 

accordance with this Agreement shall be in writing. Notice will be deemed to have been in writing 

if sent by any of the below methods: (a) hand delivery; (b) certified mail (return receipt requested, 

postage prepaid); or (c) internationally recognized overnight courier (all fees prepaid), to the 

following addresses: 

Grantor: Franklin Title Company, Inc. 

 ____________________ 

 ____________________ 
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 Attention:  

with a copy to: ____________________ 

 ____________________ 

 ____________________ 

 Attention:  

Grantee: NLCP 164 Grove Street MA LLC 

 ____________________ 

 ____________________ 

 Attention:  

with a copy to: Sherin and Lodgen LLP 

 101 Federal Street 

 Boston, Massachusetts 02110 

 Attention: Carla M. Moynihan, Esq. 

If Notice is sent by: (x) hand delivery, Notice will be deemed received upon delivery; (y) certified 

mail, Notice will be deemed received on the 2nd business day after posting; and (z) internationally 

recognized overnight courier, Notice will be deemed received on the 1st business day after deposit 

with the courier 

12.9. Non-Exclusivity. The Easement is non-exclusive and Grantor expressly 

reserves the right to grant to others the right to occupy the Easement Area; subject to the rights 

granted to Grantee under this Agreement. 

12.10. Severability. If any provision of this Agreement is determined to be illegal 

or unenforceable, the remaining provisions of this Agreement remain in full force; provided the 

essential provisions of this Agreement for each party remain legal and enforceable. 

12.11. Successors and Assigns. This Agreement binds and benefits the parties and 

their respective permitted successors and assigns. 

12.12. Timing. Time is of the essence in this Agreement and each of its provisions. 

 [Signatures on Following Page] 



[Signature Page to Easement Agreement] 

 

 
 

IN WITNESS WHEREOF, the parties have executed this Agreement as of the Effective 

Date. 

 

GRANTOR: 

Franklin Title Company, Inc.,  

a Massachusetts corporation 

 

By:   

Name:  

Title:  

 

 

COMMONWEALTH OF MASSACHUSETTS  ) 

        ) 

COUNTY OF       ) 

 

On this   day of _______, 2020, before me, the undersigned notary public, personally 

appeared _______________________________, known personally to me, or proved to me 

through satisfactory evidence of identification, which was     , to be the 

person whose name is signed on the preceding or attached document, and acknowledged to me 

that he signed it voluntarily for its stated purpose, as the duly authorized signatory of 

______________, as the voluntary act of Franklin Title Company, Inc..  

 

           

     My commission expires 

 

  



[Signature Page to Easement Agreement] 

 

 
 

IN WITNESS WHEREOF, the parties have executed this Agreement as of the Effective 

Date. 

 

GRANTEE: 

NLCP 164 Grove Street MA LLC,  

a Massachusetts limited liability company 

 

By:   

Name:  

Title:  

 

COMMONWEALTH OF MASSACHUSETTS  ) 

        ) 

COUNTY OF       ) 

 

On this   day of _______, 2020, before me, the undersigned notary public, personally 

appeared _______________________________, known personally to me, or proved to me 

through satisfactory evidence of identification, which was     , to be the 

person whose name is signed on the preceding or attached document, and acknowledged to me 

that he signed it voluntarily for its stated purpose, as the duly authorized signatory of 

______________, as the voluntary act of NLCP 164 Grove Street MA LLC.  

 

           

     My commission expires 

 

 

 

[Countersignature to Easement Agreement] 
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EXHIBIT A 

LEGAL DESCRIPTION OF GRANTOR’S PROPERTY 
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EXHIBIT B 

LEGAL DESCRIPTION OF GRANTEE’S PROPERTY 
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EXHIBIT C 

EASEMENT AREA 
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MEMORANDUM 

 

DATE: December 14, 2020  

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

RE: 162 Grove Street - NETA 

Special Permit & Site Plan - Endorsement 

_______________________________________________________________________________ 

General: 

 The Planning Board approved the Site plan and Special Permits on October 19, 2020 for 162 

Grove St, Marijuana Retail. 

 Applicant has added to the Certificate of Vote to the Site Plans. 

DPCD recommends the Planning Board endorse the Site Plan. 

 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  

D E V E L O P M E N T  
355 EAST CENTRAL STREET, ROOM 120 

FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 



















































 
 

MEMORANDUM 

 

DATE: December 15, 2020 

 

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

 

RE:  81-P ANR – 15 & 17 Margaret’s Cove  

_______________________________________________________________________ 

The DPCD has reviewed the above referenced 81-P (ANR) application for the Monday, 

December 21, 2020 Planning Board meeting and offers the following commentary: 

 

General  

 

1. The applicant has submitted a Form A application for 81-p Plan Review to accompany 

the plan titled “Plan of Land, 15 & 17 Margaret’s Cove, Franklin, Massachusetts” dated 

December 7, 2020. 

 

2. The Applicant purchased lot 237-017-000, that previously abutts lot 78B.  The applicant 

is combining lot 237-017-000 with lot 78B and moving the lot line of 77C to provide a 

larger lot. 

 

3. The above application depicts a location within the Single Family III Zoning District.  

The proposed lot shown conforms to lot requirements associated with this zoning district. 

 

o Minimum Lot area: 20,000 s.f. 

o Minimum Frontage: 125’ 

o Lot Width: 112.5’  

 

4. The above application depicts the land known on Assessors Map 237 Lots 16-18.  

 

ANR Summary 

 ANR plan depicts 2 conforming lots. 

 DPCD notes that they are not adding a new buildable lot, the applicant is only 

increasing the size of existing lots within the subdivision. 

 
 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  
355 EAST CENTRAL STREET 
FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 



 
 

MEMORANDUM 

 

DATE: December 15, 2020 

 

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

 

RE:  81-P ANR – 55 Couto Street 

_______________________________________________________________________ 

 

At the Planning Board meeting on December 7, 2020, the Planning Board approved an 81- P 

ANR plan for 55 Coutu, with the following conditions: 1) the property owner relinquish 

ownership of the roadway to the Town so that the Town can accept it, and 2) the property cannot 

be used for roadway access to extend the development. 

 

This property is subject to the Coutu St Extension Subdivision Certificate of Vote and Order of 

Conditions approved in 2006. Conditioned in that original approval was that the lots would not 

be further subdivided and the road would remain private.  

 

It has come to our attention that an 81-P ANR cannot be subject to such conditions, as listed 

above.  We have also been informed that the Town will not accept just a cul-de-sac, and that the 

entire roadway (Coutu Street) would need to be brought up to current standards to be accepted by 

the Town. 

 

 

Recommendation: 

Per Town Attorney Cerel, it is recommended that the Planning Board rescind their vote on the 

81-P ANR application, as such conditions listed above are not not permitted in an 81-P ANR 

application. 

 

DPCD recommends that the applicant file a Definitive Subdivision Modification with the 

Planning Board.   

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  
355 EAST CENTRAL STREET 
FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 
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Town of Franklin 

 
Planning Board 

 

November 2, 2020 

Meeting Minutes 
 

Chair Anthony Padula called the above-captioned Remote Access Virtual Zoom Meeting to order this date 

at 7:00 PM. Members in attendance: Joseph Halligan, William David, Gregory Rondeau, Rick Power, 

Associate member Jennifer Williams. Members absent: None. Also present: Michael Maglio, Town 
Engineer; Amy Love, Planner; Matthew Crowley, BETA Group, Inc.; Maxine Kinhart, Administrative Staff.  

 

As stated on the agenda, due to the growing concerns regarding the COVID-19 virus, the Planning Board 
will conduct a Remote Access Virtual Zoom Meeting. The Massachusetts State of Emergency and the 

associated state legislation allows towns to hold remote access virtual meetings during the COVID-19 

pandemic crisis. In an effort to ensure citizen engagement and comply with open meeting law regulations, 
citizens will be able to dial into the meeting using the provided phone number, or citizens can participate by 

using the Zoom link also provided on the agenda.  

 

7:00 PM      
 

A. Decision: 162 Grove Street-Retail Marijuana 

Ms. Love stated that the Planning Board closed the public hearing on October 19, 2020. She reviewed the 
waiver request to allow for HDPE storm drain pipe in lieu of class V RCP. She noted the suggested special 

conditions as listed in her memo to the Planning Board dated October 27, 2020.  

 

Chair Padula stated the waiver request for HDPE pipe should only be for two connections, not throughout the 
entire site; before endorsement, the waiver request must be changed to indicate the specific locations.  

 

Ms. Carla Moynihan, attorney for the applicant PharmCann, addressed the Planning Board. Mr. Maglio and 
Mr. Crowley reviewed the locations for the proposed HDPE pipe. Chair Padula confirmed the waiver request 

will state: To allow for HDPE storm drain pipe in lieu of class V RCP only on connections to the sub-surface 

infiltration system.  

 

Waiver Request: 

Motion to Allow for HDPE storm drain pipe in lieu of class V RCP only on connections to the sub-surface 

infiltration system. Rondeau. Second: Power. Vote: 5-0-0 (5-Yes; 0-No).  

 

ROLL CALL VOTE: 

 

This determination shall be in addition to the following specific findings: 

 

Special Permits (3): To allow Non-medical marijuana facility under 185 Attachment 3, Part II Section 2.23, 
To allow Medical Marijuana under 185-49, Attachment 4 Section 4.2(a) and Common Driveway for 2+ lots 

under 185-21(F). 

 

Chairman Padula read aloud the following.  
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a) Proposed project addresses or is consistent with neighbor or Town need. 

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 

 

b) Vehicular traffic flow, access and parking and pedestrian safety are properly addressed. 

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 

 
c) Public roadways, drainage, utilities and other infrastructure are adequate or will be upgraded to 

accommodate development. 

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 

 

d) Neighborhood character and social structure will not be negatively impacted.  

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 

 

e) Project will not destroy or cause substantial damage to any environmentally significant natural 
resource, habitat, or feature or, if it will, proposed mitigation, remediation, replication or 

compensatory measures are adequate.   

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 

 

f) Number, height, bulk, location and siting of building(s) and structures(s) will not result in abutting 

properties being deprived of light or fresh air circulation or being exposed to flooding or subjected to 
excessive noise, odor, light, vibrations, or airborne particulates.  

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 
 

g) Water consumption and sewer use taking into consideration current and projected future local water 

supply and demand and wastewater treatment capacity, will not be excessive. 

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 

 

The proposed use will not have adverse effects which overbalance its beneficial effects on either the 
neighborhood or the Town, in view of the particular characteristics of the site and of the proposal in relation 

to that site.   

Padula-YES; Power-YES; Halligan-YES; Rondeau-YES; David-YES. Vote: 5-0 (5-Yes; 

0-No) 

 

Chair Padula stated there were also the standard conditions of approval #1-13. 

 
Chair Padula read aloud the Special Conditions:  

1. The proposed facility will operate as a Reserve Ahead-only dispensary, which would 

require customers and patients to place an order in advance and select a scheduled pick 
up time to retrieve the product. Applicant may request this be reviewed after 30 days of 

opening. 

2. The Traffic Impact Assessment, response letter September 17, 2020, submitted by the 
applicant, shall be included with the Certificate of Vote. 

3. There are to be no cars queuing on Grove Street and the access driveway to the site. 

4. Design Review color recommendations shall be included in the endorsed set of plans. 
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5. Applicant is to provide an access easement agreement with Planet Fitness, located at 166 

Grove St. 

 

Motion to Approve 162 Grove Street, Special Permit & Site Plan, including the above five Special 

Conditions and that the Special Conditions be included on the front page of the plans before they are 

endorsed by the Planning Board. Halligan. Second: Power. Vote: 5-0 (5-Yes; 0-No) 

 

B. Limited Site Plan: 100 Financial Way 
Chair Padula stated the applicant would not be present at the meeting; the applicant will plan to attend the 
next meeting. This item is for the Planning Board to have a discussion. He stated the applicant is requesting 

to split the lot into different ownerships. He spoke with Attorney Mark Cerel. When a site is split, there 

needs to be legal access and easements to each site, or each ownership must meet all the requirements of the 
Site Plan without the easements such as separate parking, drainage and setbacks per parcel. He stated this 

item can be put on the November 16th agenda under General Business.  

 

C. 81-P ANR: 100 Financial Way 
Chair Padula stated this item is for the separation of the lots.  

  

D. Partial Form H: Dean Ave Apartments 
Mr. Halligan recused himself.  

 

Ms. Love stated the applicant has submitted a Partial Form H and Engineer’s Certificate of Completion for 
the following building uses: Building 5, and Garages 7-8. She stated that DPCD recommends the sound wall 

on Dean Avenue be improved. It was the understanding that landscaping would be planted in front of the 

wall; however, due to the underground utilities, this is not possible. DPCD recommends that the wall be 

covered and improved to blend in with the nearby vegetation. She stated that BETA has provided an onsite 
report with pictures. 

 

Mr. Maglio stated the area in front of the wall called for landscaping. He stated that there were issues with 
runoff during construction. There is a 16 in. water main running along the wall area. He stated that he does 

not want pine trees and landscaping features in that area as it would be detrimental long term to have them 

growing over the water line; the applicant was asked not to put the landscaping features back.  

 
Mr. Brian McCarthy of RJ O’Connell Associates addressed the Planning Board. He discussed the revised 

landscaping plan for the wall area. He stated small 4 ft. shrubs would not screen the wall. However, artificial 

vine matting has been installed on one panel; he showed the image to the Planning Board. He stated the stone 
berm is about 3 ft. high. Chair Padula noted the artificial vine greenery and asked if some purple rip rap 

could be put in the swale to make it more decorative. Mr. McCarthy stated they could find some stone to 

make it more visually acceptable. Mr. Rondeau asked if it was possible to plant some evergreens along the 
asphalt sidewalk which would eventually block the view of the wall. Mr. Maglio stated the right of way is 

very close, and they need to be cautious to not plant on the adjacent neighbor’s property; he will look into it. 

Mr. David agreed with Mr. Rondeau’s suggestion.  

 
Mr. Crowley addressed outstanding items from his site visit including that the chain link fence was not 

installed, the dumpster enclosure was not completed, some no storage signs were not installed, and hand rails 

were not installed. Chair Padula confirmed the hand rails were for ADA compliance; they are a necessity for 
public safety and must be completed. Mr. McCarthy reviewed the required hand rails and said they are part 

of the building certificate of occupancy. He noted they are working on the dumpster enclosure and the chain 

link fence; those items will be completed this week. He stated the proposed dog park has been completed.  
 

Motion to Approve the Partial Form H for Dean Ave Apartments. Power. Second: David. Vote: 4-0-0 (4-

Yes; 0-No).    
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Mr. Halligan re-entered the meeting.  

 

7:05 PM  PUBLIC HEARING – Initial  

   206 Grove Street 

                  Site Plan Modification 
  Documents presented to the Planning Board are on file.  

 

Motion to Waive the reading. Rondeau. Second: Power. Vote: 5-0-0 (5-Yes; 0-No).    

 

Mr. Edward Cannon, attorney for applicant; Mr. Levi Reilly of Marcus Partners; and Mr. David Kelly of 

Kelly Engineering Group addressed the Planning Board. Mr. Cannon stated a revised ANR plan was 
proposed, and they have revised the existing Site Plan.  

 

Mr. Reilly provided a review of the history of the submission. He stated Site Plan approval was received in 

August. They returned to the Planning Board in September because the project lender wanted three distinct 
lots so there was land collateral associated with each building. The Planning Board asked that the Site Plan 

be amended to match the ANR. As this was being done, a few construction changes were made, so it was 

determined a Site Plan Modification was needed. The Site Plan has been revised to create three distinct lots. 
They are requesting approval of the Site Plan and the ANR.  

 

Chair Padula reviewed the proposed ownership of the three lots. He stated that he spoke with Attorney Mark 
Cerel about splitting the lots after a Site Plan was approved. He stated if they are going to be separate Site 

Plans and separate ownership, then they will have to be on their own for drainage, parking, etc. Each parcel 

has to conform to setbacks, etc., unless they have deed restrictions and easements. The drainage, snow 

storage, etc. cannot be running from one property to another. They each have to comply separately. Mr. 
Cannon stated that would be a condition of approval. He stated there will be cross access, cross drainage, and 

cross utility easements. He will have them approved by Town Counsel. Chair Padula stated all these 

documents must be provided before the Planning Board approves. Mr. Reilly asked it this could be approved 
with the condition that the easements will be forthcoming as the legal documents take time to draft. He 

requested Site Plan and ANR approval so they can move forward with their bank. Chair Padula stated he 

would not be comfortable with that under Town Counsel’s direction; he will not take a vote to approve until 

the legal documents are submitted. Mr. Rondeau agreed with Chair Padula that they must do the right thing 
for the Town.  

 

Mr. Kelly reviewed the revised plan and focused on the changes that have happened since it was originally 
approved. He stated the plan set shows they have conformed to all zoning requirements for each of the three 

lots when split; each lot would stand alone. He stated that this will be a business park that operates as three 

separate owners, but the site will operate as one site. They have been designed to stand alone once they are 
past the legal concern. He reviewed that the primary changes to the plans represented in the modification fall 

into two categories: changes that have happened as a logical progression to construction which are rather 

minor in nature; and changes related as a result of the ongoing negotiations with potential tenants for the 

space. He explained there is a shortage of trailer shortage spaces; as such, they are proposing additional 
spaces. To accommodate the onsite truck circulation, they have proposed to enlarge the access in and out. 

They have shown one additional loading door. He stated they are working with Mr. Crowley regarding 

curbing options.  
 

Chair Padula explained the lot lines have changed as there is now a lot line through a parking area. There 

would need to be shared easements. The same is true for snow storage and drainage as it goes from one 
owner’s property to another. He noted impervious surfaces increased which would require a Limited Site 

Plan Modification; BETA and Mr. Maglio will need to address this. He stated a report from the Fire Chief 

will be needed. He stated upright granite or reinforced concrete curbing is required in the Town’s bylaws.  
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Mr. Crowley stated the applicant modified the stormwater and drainage based on the added impervious 
surface. Mr. Maglio confirmed the applicant addressed all that was needed. Ms. Love stated the applicant 

will need to file an amended Order with the Conservation Commission. Mr. Reilly stated none of the changes 

are within Conservation jurisdiction; he plans to send them an updated set of plans. Ms. Love stated the 

Conservation Commission must make that determination.  
 

Motion to Continue the public hearing for 206 Grove Street, Site Plan Modification, to December 7, 2020. 

Rondeau. Second: David. Vote: 5-0-0 (5-Yes; 0-No).  

 

7:10 PM  PUBLIC HEARING – To Be Continued 

   Maple Hill 
                  Definitive Subdivision  

  Documents presented to the Planning Board are on file.  

 

Motion to Continue the public hearing for Maple Hill, Definitive Subdivision, to November 16, 2020. 

Halligan. Second: Power. Vote: 5-0-0 (5-Yes; 0-No).  

 

7:05 PM  PUBLIC HEARING – Continued 

   70, 72 & 94 East Central St – Multi-Family 

                  Special Permit & Site Plan Modification 

  Documents presented to the Planning Board are on file.  
 

Chair Padula recused himself.   

 

Mr. Richard Cornetta, attorney representing the applicant; Mr. Brad Chaffee, owner/applicant; Ms. Liz 
Ranieri of Kuth Ranieri Architects; and Mr. Rick Goodreau of United Consultants, Inc. addressed the 

Planning Board. Mr. Cornetta stated that at the last Planning Board meeting there was concern about the 

commercial building at 88 East Central Street. As such, new architectural renderings have been submitted. 
Ms. Ranieri reviewed the new renderings. She stated the revised design is more in keeping with the New 

England character. The scale of the peak and height of the addition have been reduced to keep in line with 

the current house, and the exterior materials have been revised.  

 
Mr. Cornetta stated the balance of the comments from BETA have been addressed. Mr. Goodreau stated that 

four comments were received from the Planning Board at the last meeting with respect to the Site Plan. As 

such, they have added additional screening to some parking spaces, a fence on top of the ledge area, 
plantings for screening at the rear of the site, and a new dumpster location. 

 

Ms. Love reviewed the Planning Board’s comments from the October 19, 2020, meeting which included  

holding the occupancy for the last two units, until the addition on the house is weather tight. Per Town 

Attorney Cerel, the Planning Board can add the following condition: This special permit is personal to this 

applicant, or an entity owned by the applicant and shall NOT run with land; any proposed change in the 

project, including a change of ownership, shall require submittal to and approval by Franklin Planning 
Board. Mr. Maglio stated he had no further comments on the submission; Mr. Crowley stated he had no 

further comments on the submission.  

 
Vice Chair Halligan requested comments from Planning Board members on the new renderings. Ms. 

Williams stated it is an improvement; it matches more with the character. Mr. Power commended the 

applicant for taking the suggestions of the Planning Board. He stated this is a reasonable solution, and it 
looks like it belongs there now. Mr. David stated he is good with the new exterior finish. Mr. Rondeau 

pointed out that this house hinges on the four-story building in the back, and they need to be tied together to 
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protect the Town. He reiterated that he would have liked the house removed and the back building moved 

forward.  
 

Mr. Chaffee addressed the final occupancies of the final two units to be held until the finished renovation of 

this building and stated that he would be willing to tie this together with the occupancy of the last unit. Mr. 

Rondeau requested two units be held. Mr. David and Mr. Power agreed. Vice Chair Halligan noted the 
applicant would need to return for a Limited Site Plan for a tenant. He stated he wants the outside of the 

building to be finished; he is not concerned about the interior being completed. He confirmed it seems like 

the Planning Board has agreed to the new design. However, this design change must return to the Historical 
Commission and Design Review Commission. He stated that the Planning Board does not close a public 

hearing until all other boards’ approvals are received. He confirmed BETA suggested an ANR plan should be 

provided to show the lot lines. Ms. Love stated an ANR is not typically attached to a Site Plan. Vice Chair 
Halligan confirmed the site will be all granite curbing. Mr. Goodreau confirmed vertical granite curbing 

detail on Sheet 7 and Sheet 3 of the plans.  

 

Vice Chair Halligan asked Mr. Cornetta about drafting language regarding retaining the last two units. Mr. 
Cornetta noted that Attorney Cerel provided specific language. Ms. Love read aloud the wording providing 

by Mr. Cerel. Vice Chair Halligan asked what happens if the building was sold. Mr. Cornetta stated language 

specific to the two units would be needed; he stated that he will speak with Attorney Cerel to work out the 
language.  

 

Motion to Continue the public hearing for 70, 72 & 94 East Central St – Multi-Family, Special Permit & 

Site Plan Modification, to November 16, 2020, at 7:20 PM. David. Second: Power. Vote: 4-0-0 (4-Yes; 0-

No).  

 

Motion to Adjourn the Remote Access Virtual Zoom Planning Board Meeting. Power. Second: David. 

Vote: 4-0-0 (4-Yes; 0-No). Meeting adjourned at 8:41 PM.     

 

Respectfully submitted, 
 

 

 

____________________________ 
Judith Lizardi,  

Recording Secretary  
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Town of Franklin 

 
Planning Board 

 

November 16, 2020 

Meeting Minutes 
 

Chair Anthony Padula called the above-captioned Remote Access Virtual Zoom Meeting to order this date 

at 7:00 PM. Members in attendance: Joseph Halligan, William David, Gregory Rondeau, Rick Power, 

Associate member Jennifer Williams. Members absent: None. Also present: Amy Love, Planner; Matthew 
Crowley, BETA Group, Inc.; Maxine Kinhart, Administrative Staff.  

 

As stated on the agenda, due to the growing concerns regarding the COVID-19 virus, the Planning Board 
will conduct a Remote Access Virtual Zoom Meeting. The Massachusetts State of Emergency and the 

associated state legislation allows towns to hold remote access virtual meetings during the COVID-19 

pandemic crisis. In an effort to ensure citizen engagement and comply with open meeting law regulations, 
citizens will be able to dial into the meeting using the provided phone number, or citizens can participate by 

using the Zoom link also provided on the agenda.  

 

7:00 PM     Commencement/General Business  

Chair Padula read aloud the Zoom platform call-in phone number and the Zoom link which were also 

provided on the meeting agenda.  

 

A. Election of Officers 

Motion to Elect Anthony Padula for Chair by Halligan. Second: Rondeau. Vote: 5-0-0 (5-Yes; 0-No). 

 

Motion to Elect Joseph Halligan for Vice Chair by Rondeau. Second: Power. Vote: 5-0-0 (5-Yes; 0-No). 

 

Motion to Elect William David for Clerk by Halligan. Second: Power. Vote: 5-0-0 (5-Yes; 0-No). 

 

B. 2021 Meeting Dates 

Motion to Accept 2021 Planning Board Meeting Dates. Halligan. Second: David. Vote: 5-0-0 (5-Yes; 0-

No). 

 

C. 81-P ANR Signing Authority 

Motion to Approve 81-P Signing Authority. Halligan. Second: David. Vote: 5-0-0 (5-Yes; 0-No). 

 

D. Phase Plan: 160 Grove St – Marijuana Cultivation 

Mr. Jim Stukel of Stukel Group addressed the Planning Board. He stated the original submission in 

November 2018 indicated all infrastructure for the site would be put in for Phase 1. The only item not going 
to be done for Phase 1 will be the paving in the back parking lot on the east side; it will be done in Phase 2.  

The infrastructure, stormwater basin, and drainage will be installed in Phase 1. In response to Chair Padula’s 

questions, Mr. Stukel stated that the sidewalks and curbing will be put in place except the for the back 
parking lot sidewalk. Mr. Rondeau asked if some of the landscaping can be done in the front of the building 

as it is listed in Phase 2. He questioned the number of grow warehouses in the second phase. Mr. Stukel 

stated the landscaping and signage will be put in place. He stated that in Phase 1 there will be three or four 

grow houses; the number of grow houses will increase as the income comes into the facility. He believes 
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there will be a total of nine. Discussion commenced on the total number of grow houses. Chair Padula asked 

to have that number clarified before this is endorsed; as well, he requested the landscaping plan be included. 
Mr. Stukel reviewed the emergency vehicle access which will have a binder course. Ms. Love confirmed the 

applicant’s plans were submitted on October 16, 2020. Mr. Stukel stated he has additional plans which he 

will submit. Mr. Halligan confirmed the hydrants in the back of the building will be installed. Mr. Stukel 

explained changes to the plans. Mr. Halligan stated that he is okay with the concept but would like to see a 
clear print before signing off.  

 

 

E. Partial Form H: Fairfield at Dean Ave – Apartments 

Mr. Halligan recused himself. 

 
Ms. Love stated the applicant submitted a Partial Form H for the occupancy of Building 6 and Garages 9-10. 

BETA performed a site visit and provided an observation report. She stated that Building 6 does not look like 

it is ready for occupancy. Chair Padula stated concern about items that were still to be completed including 

stair railings, retaining wall walkway, dumpster enclosures, guardrails, and final plantings.  
 

Mr. Brian McCarthy of RJ O’Connell Associates addressed the Planning Board. He reviewed items that have 

been completed including the stair railings. He said the only dumpster enclosure remaining is at Building 6; 
the railing along the retaining wall at Building 6 are ready to go in within the next few days. He reviewed the 

plantings at the sound wall that were discussed at the last meeting. He said the landscape contractor 

determined planting that would not create an impact for the underground infrastructure. They will install 
three spruce trees and some lower junipers to screen the rip rap on the ground. At the sound wall, they will 

put in some Colorado blue spruce trees at 10 ft. to 12 ft. high. He noted they will put a growing vine on the 

wall for screening. Chair Padula stated that there is a concern about the underground pipes. He confirmed 

that the roots for the proposed plantings stay at the top of the ground and therefore would not disturb the 
pipes. Ms. Williams stated she thinks this is a great solution and visual improvement. Mr. Crowley stated 

that the applicant explained the outstanding items well.  

 
Mr. McCarthy discussed a concern about the driveway that runs between Building 5 and Building 6. He 

proposed installing a row of landscape boulders of about 3 ft. diameter spaced about 8 ft. on center instead of 

the guardrail. He stated this was discussed with the Town Engineer who did not see it as an issue but stated it 

should be brought to the Planning Board. Mr. David questioned if the 8 ft. spacing was too far apart. Mr. 
McCarthy said the boulders would be complementary visually and they could space them closer than 8 ft. 

Mr. David confirmed he would like the boulders spaced closer. Discussion commenced about the slope in the 

area and why boulders were proposed rather than some type of rip rap.  
 

Motion to Approve the Partial Form H: Fairfield at Dean Ave – Apartments, with the stipulation that 

there be no Certificate of Occupancy until the railings are in between Building 3 and Building 6. 

Rondeau. Second: David. Vote: 4-0-0 (4-Yes; 0-No).    
 

Mr. Halligan re-entered the meeting.  

 

F. 81-P ANR: 140 Beech Street 

Mr. Scott Ambler, attorney for the applicant, and Mr. Mike Savard, applicant, addressed the Planning Board.  

 
Chair Padula discussed the required frontage, expressed concern that Joseph Circle is a private way, and 

discussed the existing egress. Mr. Ambler reviewed the frontage and egress; he stated he believed the lot only 

needed the 200 ft. frontage which it has on Beech Street. The bylaws stated they do not need 200 ft. on the 
sides of a corner lot. Chair Padula reviewed the bylaw frontage requirements. He stated he would like Town 

Attorney Mark Cerel to review this item. Ms. Love stated that she consulted Town Attorney Cerel regarding 

the second lot having the frontage on Joseph Circle which is a private way; Mr. Cerel said it is acceptable for 
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frontage. She noted the lot only needs frontage on one street, not both streets. Planning Board members 

asked questions. Mr. Savard reviewed the utilities on Joseph Circle. He said it is underground power, and it 
will be bonded. Chair Padula noted that the applicant will have to go before the Town Council to get an 

easement to tap into the sewer. He stated that since Ms. Love checked with Mr. Cerel who said it was fine, 

then he is all set with this. Ms. Love stated the circle should be added prior to signature. Mr. Ambler said he 

can have that corrected tomorrow and sent over.  

 

Motion to Approve the 81-P ANR: 140 Beech Street. David. Second: Rondeau. Vote: 5-0-0 (5-Yes; 0-No).    

  
7:05 PM  PUBLIC HEARING – Initial  

   Zoning Bylaw Amendment 20-861 

                  On or Near Oak Street 
  Documents presented to the Planning Board are on file.  

 

 

Mr. Bryan Taberner, Director of Planning and Community Development, addressed the Planning Board. He 
explained that the Department of Planning and Community Development (DPCD) and other Town staff are 

undergoing a multi-year project to better define the Town's zoning districts by following parcel lines. Where 

parcels are within two or more zoning districts, the Zoning District line is moved so each parcel is only in 
one zoning district, in most cases based on the current land use. He reviewed the proposed Zoning Map 

Amendment that would change the Town’s existing Zoning Map (Chapter 185, Section 5, of Franklin Town 

Code). He discussed Zoning Bylaw Amendment 20-861: Zoning Map Changes from Rural Residential II and 
Single Family Residential III, to Rural Residential II or Single Family Residential III an area on or near Oak 

Street. He noted that provided in the Planning Board’s meeting packet are the amendment document, a list of 

parcels proposed for rezoning, and a diagram with two maps: one showing the current zoning, and one 

showing proposed Zoning Map changes.  
 

Motion to Recommend to the Town Council Zoning Bylaw Amendment 20-861 On or Near Oak Street. 

Power. Second: Halligan. Vote: 5-0-0 (5-Yes; 0-No).  

 

7:05 PM  PUBLIC HEARING – Initial  

   Zoning Bylaw Amendment 20-862 

                  On or Near Longhill Road and Pleasant Street 
  Documents presented to the Planning Board are on file.  

 

Motion to Waive the reading. Rondeau. Second: David. Vote: 5-0-0 (5-Yes; 0-No).    

 

Mr. Bryan Taberner, Director of Planning and Community Development, addressed the Planning Board. He 

stated that this proposed zoning bylaw amendment was a little more complicated than the previous agenda 
item. He reviewed this proposed Zoning Map Amendment that would change the Town’s existing Zoning 

Map (Chapter 185, Section 5, of Franklin Town Code). He discussed Zoning Bylaw Amendment 20-862: 

Zoning Map Changes from Single Family Residential III and Single Family Residential IV, to Single Family 

Residential III or Single Family Residential IV an area on or near Longhill Road and Pleasant Street. He 
noted that provided in the Planning Board’s meeting packet are the amendment document, a list of parcels 

proposed for rezoning, and a diagram with two maps: one showing the current zoning, and one showing 

proposed Zoning Map changes. He noted no objections have been raised from any of the property owners. 
Chair Padula asked questions.  

 

Motion to Recommend to the Town Council Zoning Bylaw Amendment 20-862 On or Near Longhill Road 

and Pleasant Street. Halligan. Second: Rondeau. Vote: 5-0-0 (5-Yes; 0-No).  

 

7:10 PM  PUBLIC HEARING – Initial  
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   52 East Central Street 

                  Special Permit & Site Plan Modification 
  Documents presented to the Planning Board are on file.  

 

Motion to Waive the reading. Rondeau. Second: David. Vote: 5-0-0 (5-Yes; 0-No).    

 

Chair Padula recused himself.  

 

Vice Chair Halligan enacted Associate Planning Board Member Jennifer Williams as the alternate to vote 

as this is a Special Permit.  

 

Mr. Halim Choubah of Choubah Engineering Group, representing the applicant, addressed the Planning 
Board to convert 600 sq. ft. existing retail space, that is an existing gasoline filling station that has an existing 

convenience store on site, to accommodate a coffee shop with drive-thru. He stated they are proposing to add 

a drive-thru window to the existing building on site which is allowed by Special Permit by the Planning 

Board. The drive-thru window includes adding a drive-thru lane and re-structured parking spaces. He 
discussed the proposed curb cuts and circulation. He noted they have proposed landscape improvements.  

 

Ms. Love noted that letters from Town Engineer Michael Maglio, Fire Department, and Budling 
Commissioner have been submitted and are included in the Planning Board’s meeting packet. She stated that 

BETA is currently reviewing the project. She recommended color renderings for the project be submitted. 

She noted that a bypass lane is recommended by both the Town Engineer and the Building Commissioner.  
 

Mr. Choubah stated he has not had an opportunity to read the comments from the Town Engineer or Building 

Commissioner. Vice Chair Halligan stated that the applicant was applying for a Site Plan Modification. He 

asked if a Site Plan was ever done for this site as one is needed in order to be modified. Mr. Choubah asked 
Ms. Love if there was an existing Site Plan. Ms. Love stated that she did not think so. Vice Chair Halligan 

stated that before a Site Plan can be modified, there has to be an existing Site Plan. He asked if the applicant 

was aware that they needed to have a drive-thru bypass lane. Mr. Choubah discussed a bypass lane; he said it 
was not possible unless the building was moved. Vice Chair Halligan reviewed some concerns including the 

Town Engineer’s comments regarding drainage and stormwater. He suggested the applicant review the 

amount of queuing available so cars would not be backed onto Summer Street. Planning Board members 

asked questions and noted concerns about safety, traffic flow, the length of the queuing lane, and the queuing 
bypass lane. Vice Chair Halligan suggested the applicant address said concerns. Mr. Choubah stated he 

would discuss this with his client.  

 

Motion to Continue the public hearing for 52 East Central Street, Special Permit & Site Plan 

Modification, to December 21, 2020, at 7:05 PM. Rondeau. Second: David. Vote: 5-0-0 (5-Yes; 0-No).  

 

Chair Padula re-entered the meeting. 

 

7:20 PM  PUBLIC HEARING – Initial  

   515 West Central Street 
                  Site Plan 

  Documents presented to the Planning Board are on file.  

 

Motion to Waive the reading. Rondeau. Second: David. Vote: 5-0-0 (5-Yes; 0-No).    

 

Ms. Love reviewed that the site is located in the Commercial II Zoning District. The applicant is proposing to 
construct a two-story 5,250 sq. ft. daycare facility to include parking spaces, drainage, and landscaping. 

Letters have been received by Fire and DPW. The applicant has applied with the Conservation Commission. 

She reviewed her comments as outlined in her memorandum to the Planning Board dated November 11, 
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2020, which included: 1. Dumpster is located next to the abutting residential property. DPCD recommends 

dumpster is moved to the other side of the property, away from residential units. 2. Fire Department has 
requested a 20 ft. access drive around the building. 3. Applicant has provided 33 parking spaces, with 10 

spaces for visitors or child drop off. How many students will occupy the building? 4. How is the snow going 

to be stored where indicated on the plans? It appears the only access to the snow storage is through the 

Wendy’s parking area. 5. Applicant is required to apply with the Design Review Commission. 6. DPCD 
defers to DPW/Engineering and BETA Group, Inc. to address drainage issues. She stated that DPCD 

recommends continuing the public hearing until all outstanding issues are addressed.  

 
Chair Padula read aloud the comment letter from Town Engineer Michael Maglio to the Planning Board 

dated November 12, 2020, and the comment letter from the Fire Department to the Planning Board dated   

October 29, 2020; both letters are provided in the Planning Board’s meeting packet.  
 

Mr. Edward Cannon, attorney on behalf of the applicant, Ms. Amanda Cavaliere of Guerriere & Halnon, Inc., 

and architect Ms. Cheryl Schweiker addressed the Planning Board. Ms. Cavaliere reviewed the plans for the 

proposed two-story daycare and discussed the exiting conditions including the wetlands. She stated that 
Goddard Consulting is working with WSI on the ANRAD through the Conservation Commission. She stated 

they have already gone through Tech Review. She stated the two-story building will be 34 ft. high; a color 

rendering and elevation plan will be provided under the next submittal. They are proposing 32 parking spaces 
which include two handicap spaces. She stated a paved drive will go around the facility to allow for 

emergency access and trash removal. She reviewed the dumpster location and planned pick up schedule. She 

stated they are in the process of reviewing an alternate traffic pattern. She noted there are access easements 
from the Wendy’s property. She reviewed the proposed playground. She noted there would be up to 22 

teachers on site at one time. The proposed hours of operation are 6:30 AM to 6:30 PM. She reviewed the 

stormwater and drainage when the site was originally developed in 2011. She stated a drainage analysis has 

been provided; they will address BETA’s questions in the next submittal.  
 

Planning Board members asked questions about how many children will be at the school, the layout, 

circulation, and safety concerns of the parking lot, drop off procedures, staffing numbers, gravel removal off 
site, retaining walls of 18 ft., safety concerns regarding the removal of the cul de sac, the address of 515 

West Central Street, snow storage, and widening the 18 ft. road to 20 ft.  

 

Ms. Cavaliere stated a traffic flow pattern can be provided for drop off and pick up. Ms. Schweiker stated the 
facility would be licensed for a maximum of 143 children; they do not expect them all to be there at the same 

time. Ms. Cavaliere stated an earth removal permit will be filed, if needed. She stated the retaining wall will 

be designed by others, and information will be provided in the next submittal. Mr. Cannon stated the address 
is dictated to them; he will review the address and provide information to the Planning Board at a future 

meeting. Ms. Cavaliere reviewed the existing conditions. Chair Padula reviewed the history of the site and 

the need for the cul de sac, he noted concern about the dumpster abutting residential property with a 
suggestion for a new location, and he discussed concern about parking spaces and backup area. Ms. 

Cavaliere stated updated stormwater information would be provided in future submittals. Mr. Cannon 

confirmed this is a single-owner lot as part of a trust. Mr. Halligan asked if this lot would have to comply 

with its own impervious coverage area. He is not in favor of removing the cul de sac.  
 

Mr. Crowley reviewed items of concern from his Site Plan Modification Peer Review letter to the Planning 

Board dated November 12, 2020, which is included in the Planning Board’s meeting packet. Chair Padula 
told the applicant there would be no HDPE pipe and reinforced concrete is required and should be marked as 

such. He discussed the playground area and where the cars enter and asked if there would be bollards; 6 ft. 

PVC fence would not be enough to protect the children from a car if needed.  
 

Motion to Continue the public hearing for 515 West Central Street, Site Plan, to December 21, 2020. 

Halligan. Second: David. Vote: 5-0-0 (5-Yes; 0-No).  
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7:25 PM  PUBLIC HEARING – To Be Continued 

   Maple Hill 

                  Definitive Subdivision  

  Documents presented to the Planning Board are on file.  

 

Motion to Continue the public hearing for Maple Hill, Definitive Subdivision, to December 7, 2020. 

David. Second: Rondeau. Vote: 5-0-0 (5-Yes; 0-No).  

 

Chair and Planning Board Comments  

Ms. Love stated the solar field on Spring Street that was approved by the Planning Board has been under 

construction. They have invited the Planning Board to do a site walk. Mr. Crowley provided an update as to 
where the applicant is in the construction. He stated the applicant has made progress and expects to move the 

heavy equipment off the site in the next two to three weeks. The solar arrays remain to be installed. The 

contractor from NEXAMP requested the Planning Board look at the site so if they determine anything else 

that needs to be done, it can be taken care of before the heavy equipment is moved off site. He confirmed 
there have been no onsite changes. He noted there were many boulders; the contractor wants to know if they 

can keep the boulders on site or if they need to remove them off site.  

 
Chair Padula noted that the Planning Board approved a set of lights for the Amego School at the intersection 

of Washington Street and King Street. He stated that tractor trailers block the intersection when trying to take 

a left onto King Street as they use both lanes to turn. The tractor trailers run over and scrap the skirt of the 
island. The design is not made for long tractor trailers; it is not big enough or wide enough. He questioned if 

the island be taken out and stated that the intersection is not correct. Ms. Love stated she would relay this to 

Mr. Maglio.  

 
7:20 PM  PUBLIC HEARING – Continued 

   70, 72 & 94 East Central St – Multi-Family 

                  Special Permit & Site Plan Modification 
  Documents presented to the Planning Board are on file.  

 

Chair Padula recused himself.   

 
Mr. Richard Cornetta, attorney representing the applicant, and Mr. Brad Chaffee, owner/applicant, addressed 

the Planning Board. Mr. Cornetta stated all peer review comments have been addressed. At the last public 

hearing, revised plans for the middle building at 88 East Central Street were provided. The Planning Board 
noted concern about the historical nature of the building and did not want to close the public hearing until it 

went before Design Review Commission and the Historical Commission to make sure they approved the new 

elevation plans for the middle building. He stated that last Tuesday the Design Review Commission 
approved the latest renderings for 88 East Central Street. Mr. Cornetta read aloud an email sent to Mr. 

Chaffee from the Historical Commission; the Commission stated they had no objections to the latest design. 

He requested the Planning Board close the public hearing tonight.  

 
Ms. Love noted the two waivers as listed on her memorandum to the Planning Board dated November 12, 

2020. She reviewed her two suggested Special Conditions as outlined in her memo: 1. Hold the occupancy 

for the last two units until the addition on the house is weather tight. 2. This Special Permit is personal to this 
applicant, or an entity owned by the applicant, and shall NOT run with land; any proposed change in the 

project, including a change of ownership, shall require submittal to and approval by Franklin Planning 

Board. She stated the above wording was written by Town Attorney Cerel and recommended as a 
condition to withhold the last two occupancy permits. 
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Vice Chair Halligan stated that he spoke with Mr. Cerel a few weeks ago. He thought the Planning Board 

was going to receive a letter from the applicant stating that the appliant is going to hold the two units. The 
signed document would be needed to go along with the application. Ms. Love stated Attorney Cerel said that 

the applicant needed to go on record stating he agreed to this; at the last meeting the Planning Board asked 

the applicant, and the applicant went on record that he was agreeable. Mr. Rondeau asked questions 

including whether the building is historical. Mr. Chaffee stated the building is historical. Discussion 
commenced about the historical nature of the building, if it was historical, and the altering of a historical 

building. Mr. Rondeau stated he may need more time to consider this.  

 
Mr. Bryan Taberner, Director of Planning and Community Development, clarified that the Historical 

Commission will review the partial demolition that will be needed at the property. He noted the Historical 

Commission can only put in a demolition delay; they cannot actually stop a demolition. He reviewed the 
Historical Commission’s letter. He stated the reason a property goes before the Commission has to do with 

the year the building was built. He stated it is good to preserve existing structures; however, the applicant did 

not need to go before the Historical Commission. Mr. Rondeau stated that Mr. Taberner is stating that the 

white building is not historical; however, at the beginning of this process it was stated that the building was 
historical. Mr. Taberner stated it is historical, but it does not matter as far as the Planning Board is concerned. 

Whether the Planning Board would like the building to come down or not should have no bearing on what 

the Planning Board’s decision should be. The Planning Board is making a ruling on the project presented 
before them.  

 

Mr. Rondeau stated he was for the white building coming down. A lot of the Planning Board’s decisions 
were based on the white house; he noted this is a Special Permit. He stated that the Planning Board was told 

the building was historical. He said the Planning Board has made a lot of concessions for this; then, on the 

eleventh hour, the Planning Board gets a letter that it is not historical. He stated that he thought the Planning 

Board was going to get a letter from the applicant regarding the two units. The Planning Board wants what is 
best for the Town. Mr. Power said he is okay where they are at with the project; the applicant has done 

everything the Planning Board has asked. Vice Chair Halligan stated some of the Planning Board members 

have been concerned about this since the beginning of the project. He asked what year a house is built that it 
is considered historical. Mr. Taberner said somewhere in the 1930s. Discussion commenced about historic 

significance.  

 

Vice Chair Halligan requested that Mr. Chaffee obtain a letter from the National Historical Society indicating 
this is a historic home with historical significance and should not be torn down. Mr. Chaffee said he could 

obtain it. Mr. Chaffee discussed information from the Massachusetts Historical Commission that this 

property is registered as historical from an architectural standpoint. Mr. David expressed concern that Mr. 
Chaffee is just sharing this information from the Massachusetts Historical Commission at this time; however, 

the Franklin Historical Commission stated that they have no jurisdiction over this house. Mr. David noted 

that the Planning Board asked for this information many meetings ago. Vice Chair Halligan asked Mr. 
Chaffee how long it would take to file for a demolition permit for the house to either get a denial or approval; 

this would provide the information the Planning Board needs. Mr. Chaffee said it was probably not an easy 

process. Mr. Cornetta said he does not think this would have to go before the state for the demolition; it 

would be a local process. Vice Chair Halligan said the Franklin Historical Commission indicated they have 
no jurisdiction. Mr. Cornetta reviewed what he thinks the Franklin Historical Commission was trying to say 

in their submitted letter. Vice Chair Halligan stated the way the letter was written confused the Planning 

Board. Mr. Cornetta asked what would satisfy the concerns of the Planning Board. Vice Chair Halligan 
reiterated that this issue was brought up many meetings ago; the applicant could have ironed this out 

previously. He suggested the public hearing should be continued, and the applicant should do further 

homework on this issue. Mr. Taberner stated that the Planning Board is thinking that demolition of the 
building would make a better project; however, Mr. Chaffee decided to go with saving the building. He 

reviewed the filing with the state as historical. He stated that it does not mean that the building cannot be 

demolished; it is a statement that the Town would like the building preserved. He stated he does not know if 
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the project before the Planning Board is going to get any better than it is. Vice Chair Halligan stated that he 

agreed with what Mr. Taberner said; however, this is a Special Permit as there is a bigger building going in 
behind it which is a four-story multi-family apartment complex.  

 

Ms. Liz Ranieri of Kuth Ranieri Architects noted that at their presentation on June 29, 2020, the historic 

nature of this building was discussed. This is about preserving Franklin’s history. She noted concern about 
using the phrase eleventh hour. Vice Chair Halligan noted that the letter from the Franklin Historical 

Commission was just presented to the Planning Board. As this proposed project has been worked on for 

about nine months, this is the eleventh hour that this information was presented.  
 

Mr. David noted that Mr. Taberner stated that the yellow house in the back is going to be taken down. He 

asked if that building was historical. Mr. Taberner said it was not listed with the state. Both buildings would 
need a demolition permit with the local Historical Commission; the state does not have any say in the 

demolition permit. Vice Chair Halligan asked Mr. Taberner if it were possible to get a demolition permit for 

the white building. Discussion commenced regarding the historical nature of the building. Mr. Taberner 

explained the process to obtain a demolition permit and the meaning of a demolition delay. He confirmed 
that with the project as is, the applicant would need to obtain a demolition permit for the entire back building 

and the portion of the white building requiring demolition. Vice Chair Halligan stated he was trying to 

determine the proper way to conclude the meeting as there are some Planning Board members who are 
uncomfortable; he stated that Mr. Rondeau and Mr. David are not prepared to vote. He stated that Mr. 

David’s concern is that there is a possibly that the house could be torn down. The letter that was requested 

from the applicant that would address this was never provided. Ms. Love stated that the project as it is now is 
the project that is before the Planning Board. Vice Chair Halligan reiterated that this is a Special Permit for a 

multi-family four-story structure behind this historic home. Ms. Love noted that the Special Permit criteria is 

what must be voted on by the Planning Board. Vice Chair Halligan stated he would like a few more weeks 

for the members who are uncomfortable before he closes the public hearing and takes a vote.  
 

Mr. Cornetta stated that the Planning Board should provide the applicant with a clear path and direction as to 

what the Planning Board would like. He reviewed the previous concerns of the Planning Board. He stated 
that as far as the historical building and whether it should or should not come down, they believe it provides 

a benefit to the project, not a detriment. Vice Chair Halligan reiterated that he believes this meeting should 

be continued to allow the members to consider the information provided.  

 

Motion to Continue the public hearing for 70, 72 & 94 East Central St – Multi-Family, Special Permit & 

Site Plan Modification. David. Second: Power. Discussion: Mr. Rondeau asked for a more defined letter 

from the Historical Commission and a letter from the applicant stating that two units will be held prior to 
closing the public hearing. Mr. Chaffee agreed to obtain a new letter from the Historical Commission and to 

provide a letter regarding holding the two units. Mr. Cornetta reviewed the language pertaining to a weather-

tight building. Motion to Continue the public hearing for 70, 72 & 94 East Central St – Multi-Family, 

Special Permit & Site Plan Modification, to December 7, 2020, at 7:10 PM. Power. Second: Rondeau. 

Vote: 4-0-0 (4-Yes; 0-No).  

 

Motion to Adjourn the Remote Access Virtual Zoom Planning Board Meeting. Rondeau. Second: David. 

Vote: 4-0-0 (4-Yes; 0-No). Meeting adjourned at 10:13 PM.     

 

Respectfully submitted, 
 

 

____________________________ 
Judith Lizardi,  

Recording Secretary  
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