
Planning Board – Town of Spencer 
Minutes 

Planning Board Meeting 
Tuesday April 15, 2014 at 7:00 PM 

McCourt Social Hall  
Memorial Town Hall 

 
               

 
Planning Board Members Present: Chair James Whalen, Shirley Shiver, Robert Ceppi and 
Jonathan Viner 
Planning Board Members Absent: Mary Stolarczyk 
Staff Present: Michelle Buck, Town Planner  
Staff Absent: Brynn Johnson ODIS Clerk 

 
Mr. Whalen opens the meeting at 7:00pm.  

 
1. ANR- Owner/Applicants: David and Marie Vandale. Location 93 Hastings Road  

The Land Surveyor, David Para explains the ANR plan. The plan is to split two parcels, parcel 93D 
and 81D off a very large parcel. These parcels will be added to Marie and David Vandale’s existing 
lots on Hastings Road. They are labeled as non buildable lots. Parcel 93D will be added to other land 
of David Vandale. Parcel 81D will be added to other land of Marie Vandale. The remaining 72+ acres 
of land has 245.45 feet of frontage, and it is to be sold to Bond Construction Co. (Bond Sand and 
Gravel).  

Mr. Ceppi asks if David Vandale owns just this land or does he own other lots. Mr. Para says it 
doesn’t matter this is the one shown on the plan. Mr. Ceppi says the plan should say parcel 93D is to 
be combined with parcel 93A. He doesn’t agrees with the way its worded now. Current wording on 
plan: Parcel 93D is not considered a buildable lot, and is to be combined and added to other land of 
David Vandale. Mr. Ceppi says Mr. Vandale owns a bunch of lots so how are you to know which lot 
parcel 93D is to be added to. The plan just says combine 93D to other land of David Vandale and that 
other land could be anywhere. Mr. Para disagrees. There is much discussion.  

Mr. Ceppi asks who owns this land now. Mr. Para says David and Marie Vandale own it together. 
After they complete this ANR, the new deed for parcel 93D will be in David’s name and parcel 81D 
will be in Marie’s name. The remaining land will be conveyed to Bond Sand and Gravel.  

Mr. Ceppi asks how much frontage the remaining 72 acres has. Mr. Para says it’s about 245 feet of 
frontage. Mr. Ceppi asks why the abutter’s lot numbers are different on the plan and the locus. Mr. 
Para says he used the assessor’s map and parcel numbers.   

The Board discusses the plan. Mr. Ceppi notes the locus plan is unclear.  

Ms. Buck says yes it’s not the greatest locus plan but it does have all the key info needed to endorse 
the plan. It shows the remaining land and its location.  
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Mr. Ceppi asks why other land owned by the Vandals isn’t shown. Mr. Para says that other land 
doesn’t matter for the purpose of this plan and it would just make this plan harder to read.  

Mr. Ceppi disagrees with the wording on the plan that says Parcel 81D is to be combined and added to 
other land of Marie Vandale. Because Marie owns other land with David parcel 81D could be added 
to that land. Ms. Buck says there is only one lot on this plan labeled Marie Vandale. Mr. Ceppi says 
maybe Mr. Para didn’t finish labeling that lot.  

Mr. Whalen asks when it comes to deeding property is the ANR just a rough draft. Mr. Viner says no. 
Ms. Shiver says you simply have to have the signed ANR plan recorded. Then have the recorded 
ANR and a legal description recorded at the registry of deeds.  

There is much discussion of this ANR plan and the way the lots are labeled and lot numbers. Mr. Para 
will re-label it if need be.  

Mr. Viner says he feels the plan is sufficient it does show the intent; however he has seen better plans 
from Mr. Para.   

Mr. Ceppi feels this plan is not 100% as good as it should be. 

MOTION: Ms. Shiver makes a motion to endorse this plan as submitted. Mr. Viner seconds the 
motion. 

VOTE: 3 Yes- Shiver, Viner and Whalen.   1 Opposed- Ceppi     

Ms. Buck signs the plan.  

  

2. ANR- Owner: William Keyes. Applicant Kenneth Keyes. Location: 3 Ash Street. 

Mr. Para is also the land surveyor for this plan. He explains William Keyes would like to convey some 
land to his son Kenneth Keyes to make Kenneth’s lot bigger. This plan creates parcel A-R which is to 
be conveyed from William to Kenneth. It is labeled non-buildable as required.  

Mr. Ceppi notes this plan does not say the parcel will be combined with Kenneth’s land like it did on 
the Vandale plan. It says will be conveyed from Kenneth to William. It does not say combined. Ms. 
Buck says yes but it does say the parcel is to be conveyed to create a larger lot.  

Mr. Ceppi says the drawing on this plan and the other plan is not consistent, and feels the plan should 
say the land is being combined not conveyed.  

Mr. Whalen asks if there are any other concerns. There are none.  

MOTION: Ms. Shiver makes a motion to endorse the ANR for William Keyes as submitted. Mr. 
Viner seconds.   

VOTE:  3 Yes- Shiver, Viner and Whalen.   1 Opposed- Ceppi    

Ms. Buck signs the plan.  
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3. Major Site Plan Review, Applicant: SJA Solar LLC. Owner: Cistercian Abbey of Spencer, Inc. 
Location: 167 North Spencer Road. Project: Construct a solar facility. Continued public hearing from 
February 18, 2014 and March 18, 2014.  

Mr. Whalen opens the public hearing at 7:20pm  

Mr. Whalen explains the applicant has requested a continuance. Since he has opened the public 
hearing he asks if there are any comments.  

Steven Tyler, U&F feels they have made progress and are moving forward.  

Ms. Shiver asks Mr. Tyler if he found out if this project will trigger a MEPA permit. Mr. Tyler says he 
hasn’t received an official answer from the Secretary’s office yet. He will follow up on this. He also 
has a meeting coming up with Mass Fisheries.  

MOTION: Mr. Ceppi makes a motion to continue this hearing until the next meeting on May 20th 
2014. Ms. Shiver seconds the motion.   

VOTE: 4-0 in favor   

4. Minor Site Plan Review, Applicant/Owner: Southbridge Savings Bank. Location: 130 West Main 
Street. Southbridge Savings bank is proposing a drive thru and canopy addition. This is a continued 
public hearing from March 18, 2014.  

Mr. Whalen opens the hearing at 7:23pm. Ms. Buck explains the applicant has asked for a 
continuance to allow additional time to address plan revisions related to Conservation Commission 
approval. On this one the Board has to continue the hearing as well as the deadline to act.  

MOTION: Ms. Shiver makes a motion to continue the hearing to May 20, 2014 and extend the 
deadline for decision to May 27, 2014. Mr. Viner seconds the motion  

VOTE: 4-0 in favor    

5. Approval of Minutes- February 18, 2014 and March 18, 2014    

February 18, 2014- Mr. Whalen found a spelling error to be corrected.   

MOTION: Mr. Shiver makes a motion to approve the minutes from February 18, 2014 as amended. 
Mr. Ceppi seconds.  

VOTE: 4-0 in favor  

March 18, 2014- Mr. Viner noticed a comment he made was not in the minutes. He asked who 
delineated the wetlands and when.  

MOTION: Mr. Shiver makes a motion to approve the minutes from March 18, 2014 as amended. Mr. 
Ceppi seconds.  
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VOTE: 4-0 in favor  

6. Town Planner Report: 

A. Driveway Bylaw Discussion 
 
Steven Tyler, Superintendent of Spencer Utilities and Facilities came to tonight meeting to show 
the Board an example of the problems he’s faced without driveway guidelines. He shows the 
Board a driveway permit application he received last week for the development of a lot that is 
about four acres. All he received was a small sketch that shows no detail. His first question was a 
driveway to what? The plan shows no house, plot plan, wetlands or anything. He would like to 
have regulations that at least show what the driveway is for.  
 
Ms. Buck says she did look at Mr. Tyler’s existing driveway permit regulations this afternoon. 
The existing regulations say he can ask for a plan. She assumes this isn’t typical of what he 
normally receives. Mr. Tyler says he re-read the regulations himself and that is as simple as it gets. 
He can ask for a plan. Ms. Buck says there are other references to information sufficient to 
evaluation.  
 
Mr. Tyler asks is this what the Board wants him to do. Do they want him to evaluate everything 
based on what he wants? Or do the applicants need to show that they meet zoning regulations.  
 
Ms. Shiver says people like to see regulations upfront, rather than going around and around.  
 
Mr. Tyler says yes he can modify what he asks for, but his regulations are not generated by a 
bylaw. He says if someone tries to fight it in court the judge could find fault in the regulations. He 
has been going back and forth to court with a repeat offender. He has spent 80 to 100 hours on this 
particular driveway and the judge seems to want to dismiss him rather than the home owner. He 
would like a clear driveway bylaw so that his time can be better spent.  

           
Mr. Tyler and the Board also discuss the need for driveways to have a snow storage area. 

 
 

B. Deer Run  
Ms. Buck says after the last meeting Mr. Harrington’s main questions were:  

       
(1.) What is the status of the permits?   
Ms. Buck looked into it. He no longer has valid approvals for this project. One of the conditions of 
phase II was the approval is null and void if rescinded by North Brookfield. (It was rescinded by 
North Brookfield) Therefore it is invalid here and not eligible for the Permit Extension Act. If he 
wanted to continue with the project he would need a new hearing.    
 
(2.) What’s the status of the performance guarantee?  
Ms. Buck says there are massive shortfalls in Phase I.  Phase II was broken up into two parts, II-A 
and II-B. Phase II-A is 50,000 short. Phase II-B has no security at all.      
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Ms. Shiver asks if all of Mr. Harrington’s money still in the account. Ms. Buck says she still has to 
check with Adam Gaudette about that.   
 

C. Sugden Block – Ms. Buck says there is another meeting this next week. They are now using the 
RFP for senior housing project as a template. They are making progress.  

D. Site Plan Review Application – Ms. Buck notifies the Board she received a new major site plan 
review application for Spencer Veterinary Hospital. They are proposing spitting their lot, building 
a new clinic in the back and selling or leasing the current building.  

E. Sunset Homes- Ms. Buck explains their security expires in June and their permits are set to expire 
soon in December. She will send the developer a letter asking him what his intentions are. 

F. Candlewood Estates- Ms. Buck gives an update. Brian Murkland has two lots on a common 
drive way which the permit had expired. He will have to come back to the Board. Also he has one 
lot on Greenville Street that the zoning freeze has expired. 

With no further discussion the meeting is adjourned.   
 
 
Submitted by:  Brynn Johnson ODIS Jr. Clerk     
Approved by the Planning Board on: _____5/20/2014___ 
List of Documents used on April 15, 2014     
Items sent to Planning Board prior to Meeting: 
  

• Agenda 
• Memo from Michelle Buck to Planning Board Dated 04/10/14 
• Vandale ANR 
• Keyes ANR  
• Minutes from 3/18/14 and 2/18/2014 

 
Items submitted at the Meeting: 

• none 
 


