
PLANNING BOARD

The Carlisle Planning Board is a seven-member elected board with two appointed Associate Members, supported by a Planning Administrator and an Administrative Assistant. Massachusetts state statutes and the Town’s bylaws establish specific responsibilities and requirements for the Planning Board. 

The Board reviews and approves the division of land under the Subdivision Control Law (MGL Ch. 41) and the Board’s Subdivision Rules and Regulations. It also serves as the Special Permit Granting Authority as authorized by the state Zoning Act (MGL Ch. 40A) and the Carlisle Zoning Bylaws for various types of land use and development petitions, including those for common driveways, conservation clusters, senior residential open space community developments, personal wireless service facilities, and accessory apartments. Under MGL Ch. 40, the Planning Board also must give its consent before any alterations are made to trees and stone walls along the Town’s Scenic Roads. Further, the Planning Board serves in an advisory capacity to the Board of Selectmen for Site Plan Review of non-residential development and for the acceptance of Town ways, and to the Zoning Board of Appeals for Comprehensive Permits for affordable housing development under MGL Ch. 40B. The Zoning Act also requires the Board to guide the process of Zoning Bylaw amendments through Town Meeting. 

Beyond these responsibilities, the Planning Board is also charged by state law (MGL Ch. 41) to “make careful studies and when necessary prepare plans of the resources, possibilities and needs of the town, and…submit to the selectmen a report thereon, with its recommendations.” This charge also includes the Board’s responsibility to prepare, from time to time, a master plan or study plan of the town. Although the most recent study plan was adopted by Town Meeting in 1995, the Planning Board regularly works with other boards in the preparation of more focused and contemporary plans that are required by the Commonwealth. These include, most recently, a Housing Production Plan, updated and approved by the state in 2015, and a comprehensive update of the Open Space and Recreation Plan that was completed in 2013. 

Mission

The Board’s overall responsibility under state law is to protect the health, safety and welfare of Carlisle’s residents. Guided by the General Laws of the Commonwealth, the Zoning Bylaws, the Study Plan, and citizens’ comments and concerns, the Board strives to preserve and enhance Carlisle’s character through the use of its regulatory tools, while also respecting property owners’ rights. To achieve these goals, the Board recommends and, as applicable, requires changes to development proposals through the permitting process. Board members and staff strive to work with project proponents, technical advisors, other Town officials, and citizens to shape development projects so as to preserve natural resources and minimize negative impacts upon the community.             

2015 Development Overview

Consistent with the above mission, the Planning Board has long emphasized its attempts to manage residential growth in Carlisle, rather than simply permitting it in response to development applications. Increasingly, tracts proposed for development in Carlisle have been either large parcels that long-term owners have kept out of development for many years or parcels with serious constraints on development such as extensive ledge or wetlands, riverfront area, minimal upland, and/or access issues. The latter category of parcels proposed for development, those with serious constraints, requires increased coordination among the land use boards to address often interrelated issues of stormwater management, water supply, sewage disposal, and protection of wetlands, surface water and groundwater.

In the mid-2000’s, the Planning Board experienced extremely high levels of land development permitting. But from 2009 to 2012, the build-out of the new lots created by the Board’s actions dropped to an average of 7-8 new home building permits issued per year. During these years, the surplus of lots available for development reached the range of 60-75.  In 2013, new home building permits issued jumped to 19, the most since 2005. But in the last two years, 12 (2014) and 8 (2015) new home building permits were issued, showing evidence of a return to the post-2013 levels.   After accounting for new lot creation, the inventory of available building lots at the end of 2015 was approximately 27.  This modest supply, combined with the demand generated by a stronger economy, is likely to generate more proposals to develop available open land.  From inquiries made to the Planning Board office late this year, there appear to be several sites under consideration. Therefore, Carlisle seems to be facing a period of increased growth, but should also expect that the Board will continue to manage it. 

The Planning Board’s permitting activity in 2015 produced only a few new individual house lots, but much of its meeting time and staff resources were concentrated on several large, unusual or complex projects that either have not concluded this year, or were in the jurisdiction of other bodies. The most significant of these was a traditional subdivision proposal for 4 lots on 10.25 acres on West Street.  Although a small project, the site, which is constrained by wetlands, access issues, and is on Land Court-registered land, requires consent to remove protected trees and stone walls on a Scenic Road, involves use of a neighboring property, and also is entered from West Street at a point where the Town does not own the right-of-way.  Including the Preliminary and Definitive Plans, and the Scenic Road request, the public hearings associated with these petitions have spanned 11 meetings, many including combined hearings, are were still open at years-end.  

The Board also heard and acted upon two common driveway Special Permit requests this year, one begun in 2014 to amend Elliott Farms Way, a 6-lot driveway off Skelton Road approved in 2011, the other to approve an existing driveway serving two homes on Sunset Road that was non-compliant with the Zoning Bylaws. The former hearing required 5 Board meetings in 2015, following upon 7 sessions the previous year, concluding with a November approval.  The latter took only two meetings to approve, but months of staff effort preceded that hearing, working with the home owners to complete the legal and engineering documents necessary for the Board’s action.
Complex and sometimes contentious applications submitted to other Boards have required significant involvement by the Planning Board this year.  The continuing review of a 40B Comprehensive Permit application to the Zoning Board of Appeals (“ZBA”), submitted in 2014 for the proposed development on Long Ridge Road, and coordination with the Town Advisory Group (“TAG”) for this application, required discussion at 7 additional Board meetings this year.  The request to the Selectmen for Site Plan Review of a Public Safety Communications Tower at the Carlisle School, also submitted in 2014, also carried over into this year, and the Board became involved in the development of a Request for Proposals for consulting services to quantify the current operation and future needs for the Town’s public safety communications system. This application, and its hearing before the Selectmen, was still open at year’s end.  Another Site Plan Review application was submitted in September for two group homes on Bedford Road.  This project, sponsored by the Carlisle Affordable Housing Trust (CAHT) on land leased by the Carlisle Housing Authority (CHA), raised many questions about its use classification, allowable conditions of approval as a use subject to the Dover Amendment, and concerns raised by other Town boards and officials regarding wastewater treatment, stormwater management and public safety for traffic and pedestrians. Approval of the site plan was granted by the Selectmen in December, but the Planning Board remains involved in helping Town agencies to address the above issues, based on its experience and knowledge of these matters.                          

In 2015, the Planning Board continued to oversee the buildout of roadways and other infrastructure at previously-approved developments at Hanover Hill, Greystone Crossing and Chestnut Estates (see table summarizing Carlisle’s development status below). In addition, the Board engaged in a conceptual review of plans to expand an existing personal wireless communications facility on Westford Street.  
It has also continued focus this year on several internal tasks that are necessary to support development decisions in the town.  These include the annual updating and correction of the Town’s official maps. These include not only property information maintained by the Assessors, but also information on conservation restrictions and the Wetland/Flood Hazard Zoning overlay district. The Board had previously adopted a noise control policy for construction activities, but this year they were asked by the Selectmen to help a working group draft a proposed general noise control bylaw.  They also were asked by the Board of Health to review proposed changes in that board’s regulations, as well as to support their proposal to adopt combined development pre-submission conferences.  The Selectmen asked for a review of their FY 2016 goals, and the Community Preservation Committee sought comments on the development of a Community Preservation Plan.  The Pathways Committee presented a plan to extend the Town’s existing footpath network in the Town center, and the Carlisle Conservation Foundation presented a proposal to negotiate a conservation restriction for a substantial parcel of farmland on Westford Street.
More specific reports on many of the above Planning Board efforts will follow below.

Affordable Housing

The Planning Board has continued to be active in the Town’s efforts to create affordable housing while protecting the Town’s residents from negative impacts from projects that could be developed under Chapter 40B of state law (“Comprehensive Permits”), which allow a developer to override many Town bylaws and/or regulations.

As noted above, an application was submitted to the ZBA in 2014 for a comprehensive permit to construct a 20-unit, single family development on a 9.8 acre parcel at 100 Long Ridge Road. This development, if constructed, would provide 5 affordable ownership units and 14 new market-rate units (one unit exists). The Planning Board, while it has no formal role in the approval of 40B applications, provided two written reports and its recommendations to the ZBA. At least two members of the Planning Board regularly attended ZBA hearings, and former Board Chair Freedman served as chair of the TAG formed by the Selectmen to monitor and provide suggestions on the process of this 40B review. Planning Administrator Mansfield also served on the TAG.  The Comprehensive Permit was approved by the ZBA in August, 2015, but an appeal was filed by the applicant to the State’s Housing Appeals Committee, and remains pending.  
This year the Town undertook a 5-year revision of its Housing Production Plan, a requirement of the state to earn and maintain credit for affordable housing units to meet the goals of maintaining minimum annual unit production and/or 10% of the town’s total housing stock.  Two Planning Board members served on the steering committee, which was a joint effort of the Board with the CAHT and the CHA.  The Board approved the Plan for submission to the State in September, and the State subsequently issued its approval.  On the prior request of the CHA, the Board and its staff also undertook research to assess the feasibility of adoption of an inclusionary zoning bylaw to maintain the level of affordable units in town.  However, no bylaw proposal was put forth in 2015.                      

As discussed earlier, the Planning Board has continued to work this year with the Selectmen, the CAHT and the CHA in preparation for construction of housing for handicapped DDS clients on Town-owned property at 338 Bedford Road.  As the project moves forward, the Board expects to be involved with the design of infrastructure improvements to serve this project. 
Construction Management

A substantial portion of the Planning Board’s work involves the oversight of land development projects during the construction process until completion to ensure that each site’s development is consistent with the Board’s approval. In larger residential projects, this is an effort that may continue for 7–10 years until construction of the homes in the development is completed. The Board works with its peer review consulting engineers to maintain this oversight until it can be certified that the project is complete.   

The status of all current and proposed development as of December 31, 2015, is summarized below: 


Location

Lots
Name


Status




Subdivisions


Westford St.
             34 lots
Hanover Hill

Approved 2008;









not yet complete


81 Russell St.

2 lots
Garrison Place

Approved with SROSC 2014;









not built
  

Special Permits - Common Driveways


Off Cross Street

2 lots
#317 (no name)

Approved 1998;









review incomplete


Off Cross Street

4 lots
Trillium Way

Approved 2006, amended 2010;









completed 2015

Off Rutland Street
4 lots
Chestnut Lane

Approved 2007;





3 lots
Twin Beech Road
not yet complete


Off Hanover Road
5 lots
Sorli Way

Approved 2008;


(Westford Street)

3 lots
Gormley Way        
not yet complete




2 lots
(no name)

268 Fiske Street

2 lots
(no name)

Approved 2008; 







not yet complete  

291 River Road

6 lots
Elliott Farms Way
Approved 2011,







amended 2015; not built; 








permit expires 2017

871 Bedford Road
2 lots
(no name)

Approved 2013; signage not 








complete

61 Judy Farm Road
3 lots
Isaac’s Way

Approved 2014; not built

Special Permits - Conservation Clusters

Cross Street
             15 lots
Greystone Crossing
Approved 2006;








completed 2015
Rutland Street
          
7 lots
Chestnut Estates

Approved 2007;








not yet complete

Special Permit – Senior Residential Open Space Community


81 Rutland Street 
16 units
 Garrison Place

Approved 2014; appealed  









to Land Court 





Finances

Planning Board activities during 2015 generated a total income of $11,550 through application fees, all of which was paid to the General Fund. The Planning Board has no statutory mechanism to retain application fees, unlike many other Town boards, and is entirely reliant on Town Meeting appropriations to conduct planning activities. 

Project review fees, which are held in special revenue accounts (“53G accounts”) and limited to payment of the costs of technical review of submitted plans and project construction oversight by engineering consultants, were received in a total of $7,500 for 2015. Any funds remaining in the account allocated to a particular project are returned to the applicant once the development is completed or the approval lapses. As noted, none of these fees can be used for planning initiatives by the Town.

Several years ago, the Planning Board proposed a recurring warrant article to provide some funding previously covered under the Planning and Professional budget line item, eliminated in 2009 as part of a series of budget cuts. This article in the amount of $5,000 was approved at the 2010 Annual Town Meeting, and an equal amount was added at the 2011 Town Meeting, bringing the total to $10,000. No additional funds were requested or expended in 2015. These funds can be used for Board initiatives such as the need to review and revise local bylaws or regulations or to fund planning consultant services related to the needs of the Town. Examples of past projects of this nature are the development for the Selectmen of an RFP for Wireless Facilities on Town-owned land or rights of way, the revision to the Comprehensive Permit Rules and Regulations for the ZBA, and the preparation of draft LIP regulations for the Selectmen. 

Overview of 2015 Board Activity
Traditional measures of Board activity in terms of permits granted, new lots or roadways created, development projects completed, or fee income derived do not accurately reflect the majority of the business that the Planning Board normally undertakes. The following categorized summary gives a more accurate picture of that work, much of which was generated by initiatives taken by the Board itself to support its permitting functions and Planning Board services requested by and provided to other Town and regional agencies. 

	Applications to the Board:  Approval Not Required (Subdivision) Plans 

· 121 Skelton Road – 2 lots
· 661 Autumn Lane – 2 lots

· 223 Rutland Street – lot line adjustment
· 223 Rutland Street – 3 lots 

· 121 Skelton Road – 1 lots
· 767 Bedford Road – 3 lots 

Other Applications to the Board 

· Common Driveway Special Permit, 61 Judy Farm Road – 3 lots
· Amendment to Common Driveway Special Permit, Elliot Farms Way – 3 lots
· Common Driveway Special Permit, 163-168 Sunset Road – 2 lots  
· Preliminary Subdivision Plan, 542-570 West Street – 4 lots
· Definitive Subdivision Plan, 542-570 West Street – 4 lots
· Scenic Road alteration consent – 542-570 West Street   
· Accessory Apartment Special Permit – 149 Judy Farm Road
Public Hearings not Associated with Permit Applications 

· Site Plan Review (Selectmen) – Group homes, 338 Bedford Road
· Site Plan Review (Selectmen) = Public Safety Communications Tower, School Street   

Conceptual Plan Discussions

· Personal Wireless Communications Facility – 1022 Westford Street (co-location)
· Extension of Town Center footpaths – Bedford Road (Pathways II Committee)

· Proposed Conservation Restriction, Westford Street (Carlisle Conservation Foundation)    

Planning Board Construction Oversight  

· Hanover Hill (off Westford Street), roadways, common driveways, footpaths, trails, and drainage infrastructure buildout

· Greystone Crossing Conservation Cluster (off Cross Street), common drives, trail, footpath and drainage infrastructure buildout 

· Chestnut Estates Conservation Cluster (off Rutland Street), common drives, trails and infrastructure buildout

Planning Board Initiatives 

· Prepared and reviewed draft amendments to Zoning Bylaws re: Sec. 7.6 (Site Plan Review)
· Studied potential amendment of Sec. 5.4.4 of the Zoning Bylaws (Common Driveways) 
· Reviewed potential amendment to Sec. 5.8.4 of the Zoning Bylaws (Solar Photovoltaic Overlay District)   

· Continued review of Open Meeting Law amendments and implementation of PB compliance 

· Members and staff attended seminars and training by Metropolitan Area Planning Council, Citizen Planner Training Collaborative  and Mass. Association of Planning Directors

Planning Support Services Provided to Other Boards, Departments, Towns and Regional Entities

· Worked with Assessors and Town’s mapping contractor to provide and review annual tax map updates, and to make GIS maps available on the Town server

· Reviewed and provided comments to the Working Group on proposed Noise Control Bylaw 
· Reviewed and provided to Building Commissioner PB file information regarding accessory uses and non-compliance with Zoning Bylaw requirements at properties at various locations

· Provided written and oral responses to the Town Technology Survey

· Reviewed and provided recommendations on the Selectmen’s draft Local Initiative Program (40B) Regulations   

· At request of Carlisle Housing Authority, considered investigated the feasibility of adoption of inclusionary zoning provisions to maintain affordable housing units

· Reviewed and revised updates to the 2015 Housing Production Plan; approved Plan for submission to the DHCD

· Assisted the Selectmen in the development of a RFP and review of proposals  for technical services to quantify operation and future needs of the Town’s public safety communications system
· Provided input to Selectmen and the Board of Health on proposed policy to establish joint pre-submission conferences for development applications

· Reviewed revised Board of Health regulations on manure management       

· Consulted with Town Counsel on various Planning Board policy matters 

· Provided continued support through the Town Administrator and in conjunction with Westford and Acton for funding and State approvals to extend the Bruce Freeman Rail Trail through Carlisle  

Other Business   

· Annual budget analyses and projections at request of Finance Committee
· Technology management, including but not limited to upgrades of office software and hardware 

· Staff and Board member re-certification of completion of State Ethics Law training




Membership

In the 2015 annual elections, two 3-year positions were available. The incumbents, Drew McMorrow, the most recent member to join the Board, and its longest serving member and then-Chair, David Freedman, both opted not to seek another term.  Fortunately, two highly qualified town residents were nominated to fill these seats, and they were elected in May without opposition.  Ray Bahr had previously served as both an Associate and full Member of the Board prior to 2006, and Peter Yelle had offered his expertise many times to assist the Board on personal wireless communications Town initiatives and permit applications. Two Associate members, Tom Lane and Brian Larson, have continued their service to the Board this year.  Specifically, Lane served on three special permit applications in 2015, two for common driveways and one for an accessory apartment.
In the reorganization after the election, Peter Gambino was elected to serve as Chair, Ed Rolfe as Vice-Chair, with Jonathan Stevens re-elected as Treasurer, and Marc Lamere assuming the duties of the Board Clerk.  Thus, over the course of 2015, the Board’s business has been carried out efficiently with a new leadership team, and the Board’s high level of dedication and expertise has been maintained.  
Planning Board members also continued to emphasize the importance of maintaining liaisons with other boards and committees. Peter Gambino serves as liaison to the Selectmen, the Housing Authority, the Recreation Commission, the Pathways II Committee, and to Town Counsel.  He is also the alternate liaison to the Carlisle Energy Task Force.  Ed Rolfe is a member of the Historical Commission and the Community Preservation Committee, is liaison to the ZBA and the Board of Health, and is alternate liaison to Town Counsel.  Marc Lamere is liaison to and a member of the Trails Committee, serves on the Conservation Restriction Advisory Committee, and is alternate liaison to the Selectmen and to the Conservation Commission.  Karen Andon represents the Board and the Town on the Minuteman Advisory Group on Interlocal Coordination (MAGIC) and serves as the alternate liaison to the ZBA.  Jonathan Stevens is alternate liaison to the Housing Authority and to the Board of Health, Peter Yelle is liaison to the Conservation Commission, and Ray Bahr is liaison to the Energy Task Force.
Support

The Planning Board benefits from high quality professional assistance, having engineering consultants with a broad range of expertise available to assist in the technical review of the plans brought before the Board, work that is paid out of restricted special 53G accounts funded by applicants (with any unused funds ultimately returned to them). The Board uses the services of Nitsch Engineering, Inc., of Boston, and LandTech Consultants, Inc., of Westford. The Board also relies on the expertise of Town Counsel, Miyares and Harrington, LLP, to help interpret zoning and subdivision law and to represent the Board in litigation. As reported above, there is currently an appeal of the Board’s November 2014 decision to grant an SROSC Special Permit at 81 Russell Street.  Land Court has not yet set a trial date to hear this appeal. 

The Planning Board’s staff has continued to provide excellent service throughout the year.  In the fall, the Board proposed and the Town’s Personnel Committee approved a reorganization of staff office hours, with a goal of taking full advantage of their experience to provide better service to Town residents and to the Board’s applicants. Planning Administrator George Mansfield has completed his twentieth year providing professional support to the Board,  Gretchen Caywood, after serving as part-time Administrative Assistant since 2005, became available this year to work full time in that role.  Mr. Mansfield proposed cutting back his hours by one day to address personal needs, which allowed Ms. Caywood to staff the office each day during regular Town Hall hours, with a minimal increase in the Board’s budget.  This will give the Board the resources it needs to carry out its many duties, including long range planning. Ms. Caywood will also continue her role as Secretary to the Historical Commission, and bring the knowledge gained from this experience, as well as from her previous service to the Board of Health and as part-time Assistant Town Clerk, to broaden the Planning Board’s ability to carry out its mission. 
The Year Ahead

During 2015, the Board will continue to confront the challenges of the changing needs and resources of the town. The Board expects to coordinate with the Board of Selectmen in initiating a Master Planning effort.  The Board also expects to continue to provide planning advice to others in their efforts to interpret and amend the Zoning and General Bylaws to meet the needs of the Town. While it is difficult to predict the level of new development, with the Town’s long-range planning efforts, with the expectation of continuing applications for both conventional and affordable housing development and the build-out of Board-approved projects, and anticipating the development at 338 Bedford Road, the Long Ridge Road 40B proposal--if approved, and the SROSC development—if resolved, 2015 is expected to be a busy year.  

In all matters, the Planning Board will, as in the past, be working with the Town’s other land development, public health, housing, and environmental protection agencies. In this manner, the Board’s goal is to achieve cost savings through better coordination, as well as to preserve open space and rurality, provide a diversity of housing choices through a managed process, safeguard water quality and quantity, and control the fiscal and other impacts of new development upon the town. 
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