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Planning Board Meeting Minutes 

            February 3, 2016 
 
Present:  Chairman Pete Starkus 
Member: Patricia Rydlak, Jean Vincent, Ross Lemansky 
Planning Board Alternate: Carl Hultgren 
Staff: Planning Director Alan Gordon, Administrative Assistant Jayne Garney 
 
Not Present: Alycia Dzik 
 
Chairman Pete Starkus opened the meeting at 7:00 pm.  
 
Mr. Pete Starkus reviewed bills 
Member Jean Vincent made a motion to approve the vouchers for bills. Member 
Patricia Rydlak seconded the motion. All members were in favor. 
 
Member Jean Vincent made a motion to approve vouchers for payroll. Member 
Patricia Rydlak seconded the motion. All members were in favor. 
 
Mr. Pete Starkus reviewed mail and correspondences. 
 
 
7:15 pm Griffin Road Solar, LLC Commercial Solar Site Plan Application   
   Public Hearing-(Continued) 
 
 Engineer Mike Scott from Waterman Design Assoc. Inc. was present to review the 
revised site plan. He stated the proposed solar array is a 2.6 Megawatt field array 
designed in two sections on approximately 11.9 acres of a 44-acre site located 
northerly off of Route 20, southwest off Griffin Road, west of Sullivan Road and 
southwest of the Mass. Turnpike. The property is owned by PCK Realty, LLC. The 
property is zoned Industrial General (IG). 
 
The Board reviewed the Graves Engineering, Inc. report dated 1-29-19 for the 
revised site plan, with 18 original review items, three (3) review items remain. 
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Mike Scott from Waterman Design stated there are 5 1/2 acres of abutting land 
owned by the Town of Charlton, and there are no records filed regarding the exact 
property line location. Mr. Scott stated he will continue research on this item.    
 
Chairman Pete Starkus asked if there were any comments from the Board. 
There were no comments. 
 
Chairman Pete Starkus asked if anyone from the public would like to speak. 
 
Abutter Jeanne DiBenedetto from 12 S. Sullivan Road submitted and read a letter 
she wrote for the record regarding concerns for the project. 
 
The Planning Director thanked Ms. DiBenedetto for the letter. 
 
The Board reviewed her letter and addressed her issues that were in her letter.  
 
Discussion ensued about fencing and screening. 
Mike Scott marked the plan with an orange highlighter to show where the fence 
would be installed.  
Member Ross Lemansky made a motion to close the public hearing. Member 
Patricia Rydlak seconded the motion. All members were in favor. 
 
Planning Director Alan Gordon reviewed the conditions with the Board.  
 
Member Patricia Rydlak made a motion to approve the Griffin Road, LLC 
Commercial Solar Site Plan Application with the conditions discussed at the public 
hearing. Member Ross Lemansky seconded the motion. All members were in 
favor.  
  
 
8:20 pm. Planning Board Permit Administration: 
Elly Pond Estates Definitive Subdivision Approval Extension Request 
Member Patricia Rydlak made a motion to approve the one-year Elly Pond Estates 
Definitive Subdivision approval extension to February 15, 2017. Member Ross 
Lemansky seconded the motion. All members were in favor. 
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Hammond Woods Definitive Subdivision/Flexible Special Permit Approval 
Extension Request 
Member Jean Vincent made a motion to approve the one-year Hammond Woods 
Definitive Subdivision approval extension to February 15, 2017. Member Patricia 
Rydlak seconded the motion. All members were in favor.  
 
Miller Products Site Plan Approval Extension Request 
Member Jean Vincent made a motion to approve the one-year site plan approval 
extension request for The Miller Products Site Plan building expansion at 100 
Sturbridge Road (Route 20) to February 21, 2017. Member Ross Lemansky 
seconded the motion. All members were in favor. 
 
61A-Land Release:Cranberry Meadow Road(Nylin Property) 
Member Ross Lemansky made a motion that the Planning Board has no objection 
to the Town of Charlton choosing not to exercise the right of first refusal for the 
property located off Cranberry Meadow Road from Attorney Nancy J. Coderre. 
Member Jean Vincent seconded the motion. All members were in favor.  
 
Zoning Warrant Article Discussion-Residential Livestock Zoning By-Law 
Revision. 
Present for discussion was Animal Control Officers Ann Sellew and Lisa 
Westwell, and Board of Health Chairman Matt Gagner. 
 
All agreed that that revising the sentence in section 3.2.2.1 of the Zoning By-Law 
Use Regulations in regards to keeping livestock on parcels of five(5) acres or fewer 
acres should be changed to keeping livestock on parcels of two(2) acres or fewer 
and also requiring site plan review from the Planning Board. 
 
The Planning Board is proposing three zoning revision articles for the May 
Annual. 
Residential District zoning-by-law revision adding cluster residential development 
and auction houses as new Village District zoning land uses. 
 
Commercial storage facilities to be added as a site plan application land use in the 
Industrial General (IG) and Community Business (CB) zoning districts. 
 
Member Jean Vincent made a motion to submit for the May Town Meeting 
Warrant zone changes for the May Town Meeting. Member Patricia Rydlak 
seconded the motion. All members were in favor.  
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Planning Board Discussion: 
Planning Director Alan Gordon stated that Mr. Pete Boria is interested in the 
vacant Planning Board Alternate seat.  
Mr. Boria has submitted the Talent Bank form to the Selectmen’s Office on 
January 26, 2016.  
 
Planning Director Alan Gordon stated that on the February 17, 2916 Planning 
Board meeting Mike Andrade from Graves Eng. Inc. and Bill Scanlon, and Bay 
Path Superintendent John Lafleche are on the agenda to review the preliminary site 
analysis regarding affordable housing/recreational field alternatives for the vacant 
Bay Path Regional High School parcel across from the school on Oxford Road. 
 
Minutes 
November 18, 2015 
Member Ross Lemansky made a motion to approve the November 18, 2015 
minutes. Member Jean Vincent seconded the motion. All members were in favor. 
Chairman Pete Starkus and Member Carl Hultgren abstained because they did not 
attend the Planning Board meeting. 
 
December 9, 2015 
Member Jean Vincent made a motion to approve the December 9, 2015 minutes. 
Member Ross Lemansky seconded the motion. All members were in favor. 
 
January 6, 2016  
Member Jean Vincent made a motion to approve the January 6, 2016 minutes. 
Member Ross Lemansky seconded the motion. All members were in favor.  
 
January 20, 2016 
Member Jean Vincent made a motion to approve the January 20, 2016 minutes. 
Member Ross Lemansky seconded the motion. All members were in favor. 
Member Patricia Rydlak abstained because she was not present at the Planning 
Board meeting. 
 
Adjourn/Executive Session 
Adjourn to go into Executive Session to review Executive Session minutes. 
 
Motion by Jean Vincent to enter into Executive Session at 8:35 pm. Under M.G.L. 
Chapter 30a, Section 21, #2 
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Roll Call Vote: 
Patricia Rydlak-Yes 
Jean Vincent-Yes 
Ross Lemansky-Yes 
Carl Hultgren-Yes 
Chairman Pete Starkus-Yes 
Motion approved to enter into Executive Session. 
 
The Chairman states the Board will not reconvene in Open Meeting. 
 
Member Jean Vincent made a motion to adjourn at 8:55 pm. Member Ross 
Lemansky seconded the motion. All members were in favor.  
Motion to adjourn at 8:55pm.  
 
 


