
 
 

MEMORANDUM 

 

DATE: April 20, 2021 

 

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

 

RE:  81-P ANR – 340 East Central ST  

_______________________________________________________________________ 

The DPCD has reviewed the above referenced 81-P (ANR) application for the Monday, April 26, 

2021 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 of land for 340 East Central Street, dated January 18, 2021. 

 

2. The purpose of the plan is to create 2 buildable properties as depicted on the plan of land. 

 

3. The above application shows the land known on Assessors Map 285 Lot 009. 

 

 

ANR Summary 

 Both lots shown on the plan are conforming to zoning. 

 Applicant has asked to provide cross easements when the Form H is submitted and 

prior to occupancy. 

 
 

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 

























Mr. Anthony Padula, Chairman April 6,2021
Mr. Joseph Halligan, Vice Chairman
William David,  Richard Power, Greg Rondeau , Jennifer Williams
Franklin Planning Board Members
355 East Central ST
Franklin Ma. 02038 Chris Walsh / Last Nights Meeting

Dear Members,

I just left  Christopher Walsh  who is building a new home on Country Side Lane
1 hour ago.     He was fully aware  of the action taken at the December meeting when
Justin Ruel  attempted  to modify  the Country Side Lane  sidewalk.    It seems  that
Chris  saw  that it was on the agenda  for last evening and felt  it was about perhaps
moving  the sidewalk  to his side.

He did not ever call me  and I remained  quiet concerning the general business of it.
Chris assured me  this morning  that his lawyer is emailing a letter  to Amy straight away
explaining  the misunderstanding  and retracting his  proposed  actions.

I have also viewed  his walls  and so forth I from what I can see  he is not within
my right of way  as some of the bounds have already been placed.

My goal is to finish  very soon  so i would hope that  as soon as you receive  his
lawyers  new letter  you would be able  to go back to your general business
discussion.

Should any of you have any questions of me  feel free to call  508-439-0022.

Thank you,

Joel D'Errico

by email today  to Amy Love



 
 

 

MEMORANDUM 
 

DATE: April 21, 2021  

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

RE:  Countryside Estates 

  Minor Modification 

_____________________________________________________________________________ 

 

Chairman Padula has requested that Countryside Estates sidewalk be discussed at the April 26 

Planning Board.  Included is the revised plan for removal of the sidewalk on Countryside Lane. 

 

The Planning Board may consider this a minor modification and vote to determine if the 

sidewalk shall be removed or remain. 

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 



 

55 Technology Drive, Suite 102 
Lowell, MA  01851 
www.borregosolar.com Borrego. Powering your growth.TM  

April 20, 2021 
 
Amy Love 
Town of Franklin, Town Planner 
355 East Central Street 
Franklin, MA 02038 
 
Via: Email to alove@franklinma.gov and MCrowley@beta-inc.com  
 
Dear Ms. Love: 
 
Per our email exchange on March 26, 2021, I am writing to formally request that the Planning Board 
accept the updates made on the enclosed Layout and Materials Plan as a “field change” and thus not 
requiring the public hearing process. For the avoidance of doubt, the only change to the plan is the 
reduction in evergreen tree count discussed below. Thank you for setting aside some time at the 
Board’s April 26, 2021 meeting to discuss this request. 
 
To summarize, Borrego and Maplegate Country Club, the direct abutter to the East and South, have 
been collaborating on a way to prevent driving range golf balls from hooking or slicing into the solar 
array. Maplegate believes that a driving range net is the best solution and Borrego has agreed to 
contribute the funds required for procurement and installation of the netting. Both parties have 
agreed that the +/- 186 evergreen plantings shown on the plan approved by this Board on October 
23, 2019 should be reduced to +/- 40 evergreen plantings so that the reduced costs can be reallocate 
to a driving range net to be installed on Maplegate property at a future date. Because the plantings 
were originally proposed solely for the benefit of Maplegate, the parties believe this to be a 
reasonable request. 
 
Thank you for your consideration. 
 
 
Zachary Farkes 
Borrego Solar Systems, Inc. 
 
 
Leonard French 
Maplegate Country Club 
 
 
Enclosures: (i) revised Layout and Materials Plan, (ii) Franklin Planning Board project approval decision 
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Town of Franklin 

 
Planning Board 

 

March 8, 2021 

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. 

Members absent: associate member Jennifer Williams. 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 continued 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. Field Changes: 105 Constitution Blvd – Marijuana Cultivation 

Mr. Rondeau recused himself. 

 
Mr. Crowley reviewed his letter to the Planning Board dated March 4, 2021, regarding the proposed field 

changes, which was provided in the Planning Board’s meeting packet. He noted that the provided stormwater 

analysis demonstrates that peak runoff rates and total runoff volumes will remain below the pre-development 
conditions; conformance to all other stormwater management standards will be maintained. He stated that the 

accessible parking space located at space 34 should be relocated to space 31 so it is adjacent to an accessible 

aisle. A ramp should also be provided to the sidewalk from the accessible aisle. He stated that the applicant 
should provide a revised detail for the outlet control structure.  

 

Chair Padula read aloud the applicant’s engineer Mr. Mark Santora’s letter to the Planning Board dated 

February 27, 2021, which was provided in the Planning Board’s meeting packet. Mr. Santora commented on 
and explained the reasoning for each of the six proposed field changes and requested the Planning Board’s 

approval of the listed minor modifications to the site plan approval. Mr. Ankur Rungta commented on the 

request to eliminate the grease trap and stated no kitchen-type activities will take place at this location. 
Planning Board members indicated no concerns on the proposed six changes. Mr. Maglio stated that he has 

discussed the proposed changes; he indicated no concerns. Mr. Halligan confirmed the changes will be made 

on the final As-Built before sign off.  
 

Motion to Accept Field Changes for 105 Constitution Blvd, Marijuana Cultivation. Halligan. Second: 

Power. Roll Call Vote: Padula-YES; Halligan-YES; David-YES; Power-YES. Vote: 4-0-0 (4-Yes; 0-No).  
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Mr. Rondeau re-entered the meeting.  

 

B. Meeting Minutes: January 25, 2021, February 8, 2021 & February 22, 2021 

 

Motion to Approve the Meeting Minutes for January 25, 2021. Halligan. Second: David. Roll Call Vote: 

Padula-YES; Halligan-YES; David-YES; Rondeau-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No). 

 

Motion to Approve the Meeting Minutes for February 8, 2021. Halligan. Second: David. Roll Call Vote: 

Padula-YES; Halligan-YES; David-YES; Rondeau-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No). 

 

Motion to Approve the Meeting Minutes for February 22, 2021. Halligan. Second: David. Roll Call Vote: 

Padula-YES; Halligan-YES; David-YES; Rondeau-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No). 
 

7:05 PM  PUBLIC HEARING – Continued 

   Olam Estates – 900 Washington Street 

   Definitive Subdivision 
                   Documents presented to the Planning Board are on file.  

  TO BE CONTINUED  

  
Chair Padula stated that the applicant requested a continuance of the public hearing to March 22, 2021.  

 

Motion to Continue the public hearing for Olam Estates, 900 Washington Street, Definitive Subdivision, 

to March 22, 2021. Rondeau. Second: David. Roll Call Vote: Padula-YES; Halligan-YES; David-YES; 

Rondeau-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No).  
 

7:10 PM  PUBLIC HEARING – Continued 

   515 West Central Street 

   Site Plan 

                   Documents presented to the Planning Board are on file.  
    

Ms. Love reviewed her letter to the Planning Board dated March 2, 2021, which was provided in the 

Planning Board’s meeting packet. She noted that the applicant filed with Conservation Commission and 

received recommendation from Design Review Commission. She stated that the applicant submitted a 
revised parking schedule increasing the number of spaces from 30 to 39.  

 

Mr. Edward Cannon, attorney on behalf of the applicant, summarized the plan modifications in response to 
the Planning Board’s previous comments. He reviewed the changes which included, but were not limited to, 

that they have provided enhanced traffic flow around the building to allow for extended queuing, provided a 

parking report from Stonefield Engineering to demonstrate sufficient parking, widened access around the 
facility to 20 ft., and provided drop off, pick up, and other operational procedures. He further summarized 

additional plan modifications for the Planning Board’s consideration, which included, but were not limited 

to, remove 5 ft. sidewalk on the south side of the parking lot, relocate crosswalk to the southwest, reduce 

sidewalk in front of facility to 8 ft. width, shift site layout 7 ft. south to provide additional parking along 
retaining wall, and have a total of 39 parking spaces.  

 

Ms. Amanda Cavaliere of Guerriere & Halnon, Inc. reviewed the proposed Site Plan Modification pointing 
out the revisions outlined by Mr. Cannon. She requested feedback from the Planning Board. Mr. Rondeau 

asked about parking spaces in the cul de sac, snow storage, and access to the cul de sac. Mr. David asked 

about snow storage, the shift of 7 ft. to the southwest toward the Wendy’s parking lot to add additional 
parking spaces, and whether there was enough space allotted to the parking spaces. Chair Padula asked about 

screening in the parking lot. Ms. Cavaliere provided the dimensions of the parking spaces. She stated that she 

did not have the landscaping plan, but they can provide screening. She stated the road width was 18 ft.; the 
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fire department requested it be widened to 20 ft. She discussed the needed waiver from Conservation 

Commission.  
 

Mr. Cannon noted the cul de sac issue and stated that the Planning Board was going to check with Town 

Counsel. Ms. Love stated she spoke with Town Attorney Mark Cerel; it was agreed in the beginning when 

the subdivision was built that the cul de sac would not be paved. Mr. Halligan stated the Special Permit 
pertains specifically to Wendy’s as they have a drive-through window. Mr. Cannon stated that there is a 

covenant recorded at the Registry of Deeds between the owner of the subdivision when it was developed and 

the Town of Franklin that it would not be paved, in perpetuity. Mr. Halligan requested minutes from that 
meeting regarding the Special Permit and the cul de sac. He stated that it was designed for low traffic use, 

not high generation traffic. Chair Padula noted that the applicant is showing four parking spaces in the cul de 

sac. Mr. Rondeau stated it is a safety concern. He stated this was presented to get the Wendy’s open. It all 
came about in pieces. He stated that the Planning Board was told it would be low volume which is why the 

cul de sac got waived for paving.  

 

Mr. Cannon requested to hear from Town Counsel and asked for feedback from the Planning Board 
regarding the proposed changes. Chair Padula stated he would not ask the Planning Board members for a 

straw vote tonight. Mr. Cannon asked that at the next meeting Town Counsel weigh in on the impact of the 

covenant that is on record. He will send a copy of the covenant to Ms. Love. Mr. Halligan asked Mr. Cannon 
why they do not want to put in the cul de sac. Mr. Cannon stated that they feel strongly that the access, 

parking, and the way these sites operate has an excellent safety record, and this site would be no different; 

the expense of having to build out the cul de sac would not be necessary. Discussion commenced by 
Planning Board members on the benefits of the cul de sac and other safety concerns. Chair Padula asked 

about legal concerns regarding the ownership of the cul de sac. Mr. Cannon stated that when the Town 

Attorney weighs in on the covenant, it will become clear.  

 

Motion to Continue 515 West Central Street, Site Plan, to March 22, 2021. David. Second: Rondeau. Roll 

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

No).  

 

7:20 PM  PUBLIC HEARING – Continued 

   S-21-01 Subdivision Stormwater  

                   Documents presented to the Planning Board are on file.  
 

Chair Padula stated that this was sponsored by the administration. As provided in the Planning Board’s 

meeting packet, he reviewed the proposed Bylaw Amendment S-21-01 Chapter 300, Subdivision of Land 
Article IV. Design and Construction Standards, a bylaw to amend the Code of the Town of Franklin at 

Chapter 300, subdivision of land. He stated that it is not enacted by the Town Council. Ms. Love stated that 

this came from the DPW regarding the MS4 permit and then went through the administration. Chair Padula 
confirmed that it came from Public Works Director Brutus Cantoreggi then through the Town Council. He 

explained that any amendment or change to the Subdivision Control Law comes from the Planning Board 

and is voted on by the Planning Board. Ms. Love stated she agrees. She stated this has not gone in front of 

Town Council. It is an administrative error in typing the document; it should read Franklin Planning Board, 
not Town Council. Chair Padula stated that this was not proposed by the Planning Board Chair or any 

Planning Board member. He does not know how it got in front of the Planning Board as it did not go through 

the process.  
 

Mr. Bryan Taberner, Director of Planning and Community Development, commented on the proposed bylaw 

amendment. He stated the when it says sponsored by, in this case it means recommended. These are 
recommended changes coming from the administration for the Planning Board’s consideration. He stated that 

he understands that the Subdivision Regulations are the Planning Board’s regulations, and they are for the 

Planning Board to amend as appropriate. He clarified that these are recommended changes the administration 
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is looking to make happen. Chair Padula stated such changes should begin with a discussion meeting by the 

Planning Board and then go through the process; however, this was advertised as a public hearing put on the 
Planning Board’s agenda. He does not agree with this. He also does not agree with the MS4 as he has 

explained in previous meetings. They are not controlled by the EPA; they go under Mass DEP. They cannot 

attempt to satisfy both. The Town of Franklin has some of the strictest laws among the surrounding 

communities.  
 

Mr. Andrew Bissanti, Town Council member, stated that it is refreshing to hear Chair Padula speak on this. 

He stated that this process has been fragmented and confusing. He stated that Chair Padula is correct in his 
assumptions that we cannot, as a Council and as a Town, try to make EPA and DEP happy on all levels. He 

stated that he was confused in September when the Town Council was told that if they voted for the 

stormwater utility it would get them off their back. However, that has not been the case. Chair Padula stated 
we will never get them off our back. He is not on their cheerleading team as much as Mr. Cantoreggi is. He 

stated that the people who the Town hires as advisers do not live in Franklin and are advising us to do these 

different things. But, when making the decisions, the elected officials living in the town have to look at what 

is being advised; in the end, we are the ones voting on the recommendations. Most of the changes are 
education to the public about stormwater. He stated that he does not believe we have to tax the people with 

utility taxes as we are already keeping up with the education.  

 

Motion to Close the public hearing for S-21-01 Subdivision Stormwater. Rondeau. Second: David. Roll 

Call Vote not taken. Vote: 5-0-0 (5-Yes; 0-No).   

 

Motion to Deny revision S-21-01 Subdivision Stormwater. Rondeau. Second: David. Roll Call Vote: 

Padula-YES; Halligan-YES; David-YES; Rondeau-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No).  

 

7:15 PM  PUBLIC HEARING – Continued 

   S-21-02 Subdivision Street Lights     
                Documents presented to the Planning Board are on file.  

  
Chair Padula stated that this item also did not go through the discussion process. He agrees with what is on it; 

he does not agree with the process it went through.  

 

Mr. Maglio stated that at the last meeting Mr. Halligan asked about the process when street lights are 
accepted. He stated that as a result, a change in wording is proposed which he read aloud: In case of accepted 

street lighting, the developer, contractor, or association of customers shall contract with the local utility 

company to initially provide electricity for light operation. Once the Planning Board accepts the final project 
and releases all bonds, and all previous charges for electricity usage are paid to date, the Town will then 

assume responsibility for payment of electricity usage.  

 
Chair Padula asked questions about other sections of the Street Lighting Bylaw Revisions document. Mr. 

Maglio discussed the fixture type and specifications. He stated these are recommendations; it is up to the 

Planning Board. Chair Padula requested the description of the lighting be provided in the regulations. If the 

description needs to be changed in the future due to technology, it can be changed. Mr. Maglio confirmed 
that he would add in the lighting requirements.  

 

 
 

Motion to Close the public hearing for S-21-02 Subdivision Street Lights. Halligan. Second: David. Roll 

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

No).  
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Motion to Approve S-21-02 Subdivision Street Lights with the changes as discussed. Halligan. Second: 

David. Roll Call Vote: Padula-YES; Halligan-YES; David-YES; Rondeau-YES; Power-YES. Vote: 5-0-0 

(5-Yes; 0-No).  

 

Chair and Member Comments 

Chair Padula noted that years ago there was a Board of Selectmen before the Town Council form of 
government was accepted. He reviewed that zoning was accepted by the Planning Board. He stated the 

Subdivision Control Law was accepted in Franklin in 1954 by the Planning Board.  

 

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

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

0-No). Meeting adjourned at 8:18 PM.     

 

Respectfully submitted,                

 

 
 

____________________________ 

Judith Lizardi,  
Recording Secretary  
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Town of Franklin 

 
Planning Board 

 

March 22, 2021 

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. 

 
As stated on the agenda, due to the continued 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. Field Change: 340 East Central Street 

Mr. Halligan recused himself. 

 
Ms. Love stated that that applicant submitted a field change for the location of the pylon sign as shown on 

the plans. She noted that the applicant needs to apply with the Design Review Commission for the pylon 

sign. 
 

Mr. Maglio stated that he has no issues with the location. Mr. Crowley stated that BETA was not 

requested to review the sign location. Mr. Rondeau asked if the turn radius for a tractor trailer would be 

enough so the truck did not run over the island. Mr. Maglio stated that if there is a concern, the designer 
should provide a turning template to verify. Mr. Erik Poulin of Jones & Beach Engineers, Inc. stated that 

a WB-50 truck works on that turn taking a left and right; sight distance was also checked, and no 

obstructions were found.  
 

Motion to Accept Field Changes for 340 East Central Street. Rondeau. Second: David. No Roll Call 

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

 

Mr. Halligan re-entered the meeting.  

 

B. Field Change: Amego – Washington Street 
Ms. Love reviewed that the applicant submitted a narrative and revised Site Plan to explain the field 

changes; these changes will be reflected on the final as-built, when submitted.  
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Mr. Edward Cannon, Attorney on behalf of Amego, stated that Mr. Chris Keenan of Quinn Engineering, 

Inc. and Mr. Bill Masiello of William J Masiello Architect, Inc. would review the proposed changes. Mr. 
Keenan stated that they were proposing minor changes related to the finalized building designs. He 

reviewed the proposed changes as outlined in his letter to the Planning Board dated March 12, 2021, 

which included, but were not limited to, the following: unit walkways located in front of the residential 

units were revised to show rounded transitions at their intersections with the common sidewalk, building 
footprints were adjusted to match the jogs and doorway locations shown on the building plans, spot 

grades in grassy areas were revised to accommodate building footprint and doorway locations, utility 

equipment in the form of electric transformers, HVAC equipment, generators have been added from the 
building mechanical plans, and fence gate locations were added to the yard enclosures behind each unit. 

He stated they were also requesting precast concrete curb rather than the vertical granite which was 

approved.  
 

Chair Padula questioned the dumpster location and the trash truck turning movement. Mr. Keenan stated 

that the trash truck vehicle maneuvers were reviewed. Mr. Crowley reviewed the trash truck vehicle 

movements as shown on the plans. Mr. Masiello stated that the trash truck schedule will be controlled by 
Amego. Chair Padula stated that the Planning Board does not approve precast concrete; they approve 

reinforced concrete curbing. Mr. Keenan stated that this is an approximately $30,000 cost savings to 

switch to precast concrete curb. Planning Board members indicated this is allowed for other developers; 
they agreed it cannot be monolithic.  

 

Motion to Accept Field Change: Amego – Washington Street. Rondeau. Second: David. Roll Call Vote: 

Padula-YES; Halligan-YES; Rondeau-YES; David-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No).  

 

Chair Padula stated that all entryways, the 30 ft. radiuses, would be granite, and then they would 

transition to the reinforced concrete. Mr. Keenan stated they can do that.  

 

C. 81-P ANR: Bent Street 

Ms. Love stated that the purpose of the plan is to move lot lines among two properties as depicted on the 
plan of land. Both lots shown on the plan conform to zoning.  

 

Mr. Maglio stated that he had no comments or issues with the plan. 

 
Chair Padula stated that on the Certificate of Ownership, under Section A, a Type of Plan should be 

circled before this is endorsed.  

 

Motion to Approve 81-P ANR: Bent Street. No Motion or Second Made. Roll Call Vote: Padula-YES; 

Halligan-YES; Rondeau-YES; David-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No).  

 
7:05 PM  PUBLIC HEARING – Continued 

   27 Forge Parkway 

   Site Plan 

                   Documents presented to the Planning Board are on file.  

  TO BE CONTINUED  

  

Chair Padula confirmed that the applicant requested a continuance of the public hearing to April 5, 2021.  

 

Motion to Continue the public hearing for 27 Forge Parkway, Site Plan. Halligan. Second: Rondeau. 

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

Yes; 0-No).  
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7:05 PM  PUBLIC HEARING – Continued 

   Olam Estates – 900 Washington Street 
   Definitive Subdivision 

                   Documents presented to the Planning Board are on file.  

  TO BE CONTINUED  

  
Chair Padula stated that the applicant requested a continuance of the public hearing to April 5, 2021.  

 

Motion to Continue the public hearing for Olam Estates, 900 Washington Street, Definitive 

Subdivision, to April 5, 2021. Rondeau. Second: David. Roll Call Vote: Padula-YES; Halligan-YES; 

David-YES; Rondeau-YES; Power-YES. Vote: 5-0-0 (5-Yes; 0-No).  
 
7:10 PM  PUBLIC HEARING – Continued 

   515 West Central Street 

   Site Plan 

                   Documents presented to the Planning Board are on file.  
    

Ms. Love reviewed the following comments from the March 8, 2021, Planning Board meeting as outlined 

in her memorandum to the Planning Board dated March 15, 2021: 1. Planning Board expressed concern 
about the snow storage locations and cul de sac pavement. 2. DPCD provided meeting minutes from the 

original subdivision approvals waiving the pavement of the cul de sac. 3. Planning Board asked that the 

owners of the roadway be part of the application since the parking spaces and curbing will be within the 
cul de sac. 4. DPCD has not received any new or revised plans for the March 22, 2021 meeting. 

 

Mr. Edward Cannon, Attorney on behalf of the applicant, stated that they were going to have the lot 

owners of Midas and Wendy’s provide a letter to the Planning Board; he questioned if the Planning Board 
wants them to join the application. He asked if feedback from Town Counsel Mark Cerel has been 

provided regarding pavement of the cul de sac. He stated they have a plan that shows as much pavement 

as possible in the cul de sac. Mr. Halligan stated that he spoke with Mr. Cerel who suggested that as the 
transformer was in the middle of the cul de sac, perhaps a small island could be created for the 

transformer and pave all around it.  

 

Ms. Amanda Cavaliere of Guerriere & Halnon, Inc. stated that they were before Conservation last 
Thursday to provide them with an update. She noted that Conservation has their own bylaws and 

specifics; Conservation did not want to make further comments regarding the cul de sac until final plans 

were submitted. She stated that revised design plans were not provided to Conservation as this time as 
items such as impervious coverage will have an impact.  

 

Chair Padula stated that a conforming plan with impervious coverage and paving locations is needed 
before the applicant can move forward with Conservation. He stated that before the Planning Board votes, 

the applicant should show option plans to the Planning board. Ms. Cavaliere stated that they currently 

have a plan that shows as much paving as they can do without impacting the buffer zones; they do not 

have a plan showing an island for the transformer. She showed the color rendering and noted the revised 
parking layout including the reduced sidewalk and removed parking spaces from the cul de sac. She 

discussed the location of the cul de sac, location of the transformer, paving, and impervious coverage.  

 
Chair Padula stated that the Planning Board has concerns about the snow storage, cul de sac, pavement, 

parking spaces, and screening between this lot and the Wendy’s property. Mr. Cannon requested guidance 

from the Planning Board. Chair Padula stated that if the cul de sac revision is acceptable, Mr. Cannon 
would have to include releases from the other owners. He asked if the Planning Board members were in 

favor of moving forward. Planning Board members commented on Ms. Cavaliere’s rendition. Ms. 
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Cavaliere stated that snow storage would be addressed in the next rendition. Mr. Halligan stated that his 

biggest concern is parking and the amount of traffic; he reviewed that the applicant proposed that every 
seven to nine minutes there may be 30 to 40 vehicles coming in at a time. This is not a low-volume 

project. He stated that it is a great layout, but for a different use. Chair Padula noted the difficulty of 

having parking spaces in the queuing line/drop-off line. Mr. Halligan stated that makes the situation even 

worse. He asked why is a queuing line needed if people are going to park and bring their child to the door. 
Ms. Williams stated agreement about having parking spots in the queuing line with the high volume of 

people coming in and out at a given time. Chair Padula stated he did not want to approve a chaotic site.  

 
Mr. Cannon stated that they submitted a detailed study provided by Stonefield Engineering regarding the 

traffic and parking. Mr. Rondeau stated agreement with Mr. Halligan. He stated that all three parcels have 

to be taken together as this will be compiled traffic; it has to be made safe. Mr. Halligan asked how many 
of the applicants other five sites are two-story buildings and on a tight site such as this location. Mr. 

Manoj Gandhi, applicant, discussed his other sites and stated some are two-stories in other states.  

 

Chair Padula requested Ms. Love have Town Counsel Mark Cerel get in touch with Mr. Cannon 
regarding his questions about the application being modified to include the other owners. Ms. Love stated 

she would verify with Mr. Cerel. Mr. Halligan asked if the Planning Board is going to give the applicant 

direction on what the Planning Board wants. Chair Padula stated that at this point, the site dictates the 
direction. It seems like the applicant’s option is to do the cul de sac revision; he has 35 parking spaces, 

and the Planning Board will have to make their decision on that. Once the applicant has the releases from 

the other owners, the Planning Board will have to make a decision.  

 

Motion to Continue 515 West Central Street, Site Plan, to April 5, 2021. Halligan. Second: David. Roll 

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

No).  
 

Chair and Member Comments 

Chair Padula stated that all the Planning Board members and a lot of townspeople have a concern about 
the queuing at Starbucks. Mr. David stated that he does not know what else can be done except putting a 

detail police officer there. He has gone by numerous times and seen Starbucks’ employees in the 

queueing lane, but they are not doing anything; the vehicles are still queuing in the street. The Town has 

to push some authority on the store for them to hear what we are saying. It is getting worse. In the future, 
the Planning Board should change the rules and require longer queuing lines. Chair Padula provided some 

history regarding Starbucks and the queuing lines. He noted an independent traffic study was required; 

however, the applicant ended up picking out the engineering firm to do the study. The traffic consultant 
assured the Planning Board that there would be no queuing problem. Chair Padula stated that now there is 

a queuing problem from both sides of the street. This is unacceptable; it is dangerous. Planning Board 

members discussed the Starbucks problem and the possibilities of changing the regulations. Chair Padula 
stated this issue falls on the Zoning Enforcement Officer Gus Brown and the Traffic Safety Officer from 

the Police Department as this is a public safety issue. He stated the queuing line regulations need to be 

changed. He stated that the Planning Department needs to bring this to the Town Council for 

consideration; the bylaws have to be changed. Mr. Halligan noted that no business can create a nuisance 
on a public way; it can be shut down. Mr. Rondeau suggested a police detail and Starbucks must pay the 

bill as they cannot create a disturbance on a public way. He noted that on some occasions people are 

queuing on Rt. 140 for the Dunkin Donuts. Mr. Halligan suggested turning the bypass lane into a queuing 
line to get everyone off the street. Planning Board members discussed the possibility of changing the 

zoning bylaws for queuing, parking for child care facilities, and parking for specialty uses such a tasting 

rooms and breweries.  
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Motion to Adjourn the Remote Access Virtual Zoom Planning Board Meeting. Halligan. Second: 

David. Roll Call Vote: Padula-YES; Halligan-YES; David-YES; Rondeau-YES; Power-YES. Vote: 5-

0-0 (5-Yes; 0-No). Meeting adjourned at 8:21 PM.     

 

Respectfully submitted,                

 
 

 

____________________________ 
Judith Lizardi,  

Recording Secretary  
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Town of Franklin 

 
Planning Board 

 

April 5, 2021 

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. 

 

As stated on the agenda, due to the continued 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. Final Form H: 45 Forge Parkway – YMCA  

Ms. Love stated that the Planning Board approved a Limited Site Plan Modification on May 7, 2018, 

allowing the applicant to install a covered concrete slab to be used as a picnic area. The applicant has 

provided a Final Form H and final As-Built plan. She stated that BETA has provided an onsite 
observation report with pictures.  

 

Mr. Crowley confirmed that everything was installed that was depicted on the plans. He stated that there 
are still some disturbed soils; they expect the applicant will loam and seed those areas when the weather 

turns favorable.  

 

Motion to Approve Final Form H: 45 Forge Parkway – YMCA. Rondeau. Second: David. Roll Call 

Vote: Padula-YES; Halligan-YES; Rondeau-YES; Power-YES; David-YES. Vote: 5-0-0 (5-Yes; 0-No).  

 

B. 81-P ANR: Prospect Street 
Ms. Love reviewed that the applicant has submitted a Form A application for 81-P Plan review to 

accompany the plan of land for Franklin and Bellingham located on Prospect Street, dated February 26, 

2021, to create six buildable lots; the lots shown on the plan conform to zoning. The frontage of the lots is 
all in Franklin; the applicant will have to go to Bellingham, as well, for signatures on the ANR plan for 

the back area.  

 

Motion to Recommend Signing the 81-P ANR: Prospect Street. Rondeau. Second: David. Discussion: 

Mr. Maglio confirmed the applicant is proposing six lots with frontage on Prospect Street in Franklin; 
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he has not seen any plans as to what the developer is proposing to do in Bellingham. Roll Call Vote: 

Padula-YES; Halligan-YES; Rondeau-YES; Power-YES; David-YES. Vote: 5-0-0 (5-Yes; 0-No).  

 

C. Street Acceptance: Brandywine Drive & Charles Drive from Station 0+00 to Station 2+51.71 

Ms. Love reviewed that this roadway and subdivision was approved by the ZBA under Mass. Chapter 

40B Law. The laws require that the Planning Board recommend all street acceptances to the Town 
Council prior to the Town Council accepting the roadway.  

 

Chair Padula stated that 40Bs do not come before the Planning Board; they go before the ZBA. They are 
not built to subdivision standards or Town roadway standards, as such there is no curbing, catch basins 

are in front of driveways, no concrete driveway aprons, etc. He explained it has not been built to Planning 

Board standards or Town standards for roadway building as they are exempt. Therefore, he would advise 
to not recommend for street acceptance. Mr. Rondeau stated that he agreed with Chair Padula.  

 

Mr. Maglio stated that this project has a long history which ended in a lawsuit with the Town. There was 

a recorded judgement agreement; one of the conditions is that the construction of the project should be in 
full compliance with Planning Board rules and regulations in effect as of March 2, 2002. He reviewed the 

history of the project from the prospective of the Town Engineer’s office.  

 
Chair Padula confirmed this project was in litigation and reviewed some of the issues. He stated this 40B 

did not come before the Planning Board. The only thing the Planning Board had privy to was bond 

reductions and retention basins. He reiterated that this was not built to Planning Board rules and 
regulations or Town standards. Planning Board members and Mr. Maglio discussed the Planning Board 

requirements at that time.   

 

Motion to Not Recommend Street Acceptance: Brandywine Drive & Charles Drive from Station 0+00 

to Station 2+51.71. Power. Second: Rondeau. Roll Call Vote: Padula-YES; Halligan-YES; Rondeau-

YES; Power-YES; David-YES. Vote: 5-0-0 (5-Yes; 0-No).  

 

D. Discussion: Countryside Estates – Sidewalk  
Ms. Love reviewed that an email was received by a Countryside Estates resident’s attorney regarding not 

installing the sidewalk; the email is included in the Planning Board’s meeting packet.  

 
Chair Padula stated that at the request of one of the homeowners, he visited the site. He stated that he told 

the homeowner he would see what he could do to remedy the problem; he also spoke with the developer, 

Mr. Joel D’Errico, regarding the problem. He stated that in the interim, homeowner Chris Walsh hired an 
attorney who has seemingly given the Planning Board and ultimatum. As such, his and the Planning 

Board’s freedom to attempt to handle this problem is taken away as it is now a legal matter; therefore, the 

Planning Board will stand with building it the way it was approved on the plan. Ms. Love stated she will 
provide a response to the attorney that it should be built the way it was approved. Chair Padula explained 

that when an applicant hires an attorney, it takes away the negotiation aspect of the Planning Board. Mr. 

Halligan confirmed with Chair Padula that if the attorney withdrew his letter, the Planning Board would 

be able to negotiate. Chair Padula read aloud the letter from the attorney. Planning Board members 
discussed the approved plans, sidewalks, occupancy regulations, and the homeowners’ concerns.  

 

Town Planner Comments 
Ms. Love discussed that the Community Perseveration Committee of which Mr. Halligan is a member is 

holding a meeting about open space and recreation. The Town Administrator wanted her to notify the 

Planning Board to see if they were interested in watching the meeting; as well, the Planning Board is 
welcomed to attend the EDC meetings which are usually held once per month. She noted that if three or 

more Planning Board members attend, it would be a quorum; therefore, she would need to post a meeting 
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that the Planning Board would be present. However, if members attended but did not speak, she would 

not need to post a meeting. She asked the Planning Board members to let her know if they plan to attend 
the meetings. 

 

7:05 PM  PUBLIC HEARING – Continued 

   Site Plan - 27 Forge Parkway 
   Site Plan Modification 

                   Documents presented to the Planning Board are on file.  

  TO BE CONTINUED  
  

Chair Padula stated that the applicant requested a continuance of the public hearing to May 10, 2021.  

 

Motion to Continue the public hearing for Site Plan - 27 Forge Parkway, Site Plan Modification, to 

May 10, 2021. Halligan. Second: David. Roll Call Vote: Padula-YES; Halligan-YES; Rondeau-YES; 

Power-YES; David-YES. Vote: 5-0-0 (5-Yes; 0-No).  

 
7:05 PM  PUBLIC HEARING – Continued 

   Olam Estates – 900 Washington Street 

   Definitive Subdivision 
                   Documents presented to the Planning Board are on file.  

  TO BE CONTINUED  

  
Ms. Love stated that the applicant requested a continuance of the public hearing to May 10, 2021. She 

stated that the decision deadline was April 22, 2021; the applicant has granted the Planning Board a 

decision deadline of July 1, 2021.  

 

Motion to Continue the public hearing for Olam Estates, 900 Washington Street, Definitive 

Subdivision, to May 10, 2021. Halligan. Second: Rondeau. Roll Call Vote: Padula-YES; Halligan-

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

 

Motion to Accept the decision extension for Olam Estates, 900 Washington Street, Definitive 

Subdivision, to July 1, 2021. Halligan. Second: Rondeau. Roll Call Vote: Padula-YES; Halligan-YES; 

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

7:10 PM  PUBLIC HEARING – Continued 

   515 West Central Street 
   Site Plan 

                   Documents presented to the Planning Board are on file.  

    
Ms. Love stated that the applicant requested a continuance of the public hearing to April 26, 2021.  

 

Motion to Continue 515 West Central Street, Site Plan, to April 26, 2021. Rondeau. Second: Power. 

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

Yes; 0-No).  
 

Chair and Member Comments 
Mr. Andrew Bissanti, resident and Town Council member, stated that the stormwater utility fee item is 

scheduled to be discussed at the Town Council meeting on April 7, 2021. He stated that he is speaking as 

a concerned resident and wanted the Planning Board members to know. Chair Padula stated he would 
attend the meeting.  
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Motion to Adjourn the Remote Access Virtual Zoom Planning Board Meeting. Halligan. Second: 

David. Roll Call Vote: Padula-YES; Halligan-YES; Rondeau-YES; Power-YES; David-YES. Vote: 5-

0-0 (5-Yes; 0-No). Meeting adjourned at 7:45 PM.     

 

Respectfully submitted,                

 
 

 

____________________________ 
Judith Lizardi,  

Recording Secretary  
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