
                                  Posted 8.4.2022 at 4:00pm by JAD          
                                            SELECT BOARD 
                             AGENDA 
                        Tuesday, August 9, 2022 
                                  7:00pm      
 

Rich Maiore, Erin McBee, Kara McGuire Minar, Don Ludwig, Charles Oliver 
 

The Select Board Regular Meeting is being held virtually in accordance with legislation S. 2475, an act relative to 
extending certain COVID-19 measures adopted during the Covid Pandemic state of emergency. Interested individuals 
can listen in and participate by phone and/or online by following the link and phone # below.  
 
UpperTH ProWebinar is inviting you to a scheduled Zoom meeting. 
Topic: Select Board 
Time: Aug 9, 2022 07:00 PM Eastern Time (US and Canada) 
Join Zoom Meeting 
https://us02web.zoom.us/j/88307313694?pwd=Tm1EWHhjS2NnSHZHVkhsbUpBODgxdz09 
Meeting ID: 883 0731 3694 
Passcode: 133103 
Find your local number: https://us02web.zoom.us/u/kbwaGFyUMu 
+1 253 215 8782 US    One tap mobile  
+1 301 715 8592 US    +13126266799,,123906012# US (Chicago)  

+19294362866,,12390012# US (New York) 
 
AGENDA ITEMS 

1) Call meeting to order – Chair Rich Maiore  
2) Meet Director of Planning Frank O’Connor (7:00) 
3) Appointment of Seth Trotz to the Historical Commission (7:05) 
4) Meet with Isotorpe to define Select Board criteria/framework for cell tower lease RFP (7:10) 
5) Public Communication (7:40) 
6) Approve minutes 7/13 (7:45) 
7) Staff Report/Updates (7:50) 
8) Action/Discussion items: (8:00) 

a) Act on all alcohol license for Daigneault’s Liquor and license conditions 
b) Act on revised license conditions for the Harvard General Store due to license premise change 

being approved by the ABCC 
c) Act on right of first refusal for sale of 31C Elm Rd, Devens 
d) Review and finalize budget calendar 
e) Decide date to visit DPW facility 
f) Discuss next steps for meeting with MassDevelopment 
g) Police Department public recognition 

9) Select Board Reports 
 
    

                                                   Next Regular Select Board Meeting 
                                     Tuesday, August 30, 2022 

                                                                                      7:00pm 
   

 

https://us02web.zoom.us/j/88307313694?pwd=Tm1EWHhjS2NnSHZHVkhsbUpBODgxdz09
https://us02web.zoom.us/u/kbwaGFyUMu


TOWN OF HARVARD 
VOLUNTEER APPLICATION (12/02/2008) 

Thank you for your interest in serving the town of Harvard.  Please complete this 
application to be kept informed of volunteer opportunities and/or to apply for a 
specific position or fill a vacancy when one occurs.  You may be also be contacted 
based on your stated areas of interest for other opportunities to volunteer.  Your application will be kept on file 
for 3 years. 

Date of Application: 
Applicant Information: 

Name: _____________________________________________________________________ 

Address:____________________________________________________________________ 

Home/Work Phone # _________________________Mobile Phone#__________________________ 

Email Address: ___________________________________________ 

Indicate below which Board(s) or Committee(s) are of interest to you: 

__________________________________________________________________________________ 

Have you previously been a member of a Board, Committee or Commission (either in Harvard or 
elsewhere)? If so, please list the Board name and your approximate dates of service:  

__________________________________________________________________________________ 

Do you have any time restrictions? YES NO 
Are you a registered voter?   YES NO 

Please list your present occupation and employer (you may also attach your résumé or CV) 

____________________________________________________________________________ 

Do you, your spouse, or your employer have any current or potential business relationship with the Town 
of Harvard that could create a conflict of interest?  (If YES, please describe the possible 
conflict)___________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________ 
Please outline any education, special training or other areas of interest you have that may be relevant to 
the appointment sought.  
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________ 

Received by Town of Harvard          Processed by       on    
Return to: Town Of Harvard, 13 Ayer Road, Harvard MA 01451  or email jdoucet@harvard.ma.us 

   10/11/2017 jd
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www.isotrope.im Isotrope, LLC ◦ 503 Main Street ◦ Medfield, MA ◦ 02052  508 359 8833 

Initial Site Concept for Town of Harvard Tower 
August 4, 2022 

 

The location of the proposed tower on the Hildreth House parcel would be in the wooded area to the 

west of the developed portion of the property. There appears to be a way to create a driveway 

without significant construction or disruption of existing travel lanes and parking. The siting goal is to 

nestle the tower in the wooded area while preserving trees, maintain appropriate setbacks, position 

the tower such that the upper portion exposed to public view from the town center area is 

minimized, and protect any wetland or other sensitive environmental conditions. 

The RFP should have at least a pro-forma location for the tower. It is up to the Town to decide how 

much due diligence in the constructability of the site needs to be done before issuing the RFP. A civil 

engineering firm could be engaged to lay out a viable location and driveway and produce a proposed 

site plan.  

To the right is a 

Google Earth view 

of the general 

location of the 

proposed tower 

site. Note that it is 

about 120 feet 

deeper into the 

woods than the 

location of the 

crane was during 

the crane test. 
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Below is a view of the town GIS map showing property lines and contours. It is reassuring to note 

that there are no DEP wetlands indicated on the map.  
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Tower Ownership and Revenue Comparisons 
August 4, 2022 

This report provides background on the leasing strategies available to the Town of Harvard for 

developing a cell tower on town property. There are several variations on the way to lease town 

property for a cell tower. Each has risks and benefits. 

 

Model 1 – Conventional Lease 
Typically, a property owner will negotiate a ground lease with a party that wants to build a tower. 

The builder could be a tower company that leases space to wireless carriers, or it could be a wireless 

carrier that is developing a site on its own, but is willing to share space with other carriers. 

The Request for Proposals (RFP) for this model opens the door to all parties that may want to 

participate in developing a tower. A typical arrangement is to request a fixed monthly rental fee 

(with annual escalator) and obtain bids for the highest fee from all qualified proposers. This 

approach puts the risk on the tower builder as to whether it can obtain enough tenants to make the 

tower profitable. However, in the case of a wireless carrier building a tower, profit is less critical so 

long as the tower is cost effective, and ultimately additional carriers might tag along.  Wireless 

carriers tend to aggregate towers and sell them to tower operators periodically. 

 

Model 2 – Lease with Percentage of Revenue 
The property owner offers a lower initial base ground-rent for a tower with one (or two) carriers on 

it. The initial base rent will be lower than the initial rent in Model 1. An additional percentage of 

revenue is obtained from the tower owner when it adds more carriers to the tower. This helps 

spread the risk and supports the initial capital cost, enabling the tower owner to meet its numbers 

for the cost of the tower in the shorter term, and generate additional margin that it shares with the 

property owner over the longer term. Assuming the tower is ultimately occupied by three or four 

carriers, the property owner gets more revenue over the lease term than with the conventional 

lease. This model also invites smaller tower developers whose investments are more closely tied to 

the site’s cash flow and who may be able to offer in return a higher percentage on additional 

tenants. 
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Model 3 – Build the tower and own it 
This model is not often used because the property owner must have some development resources 

and the funding to invest in the construction. By owning the tower, the full rental income is retained 

by the property owner. Since the property owner is taking the risk, there is no middleperson seeking 

to profit from the investment and the risk taken to develop and maintain a tower. Property owner 

can generate more income in the long term (after depreciation) by owning the tower than by leasing 

the ground to a tower owner. This places the property owner squarely in the tower business. 

 

Model 4 – Carriers capitalize the tower, turn over to town 
In a situations where there are several carriers showing strong interest in occupying a new tower, 

the Dover Model can be considered. In 2004 the Town of Dover, Massachusetts, went through the 

same process of evaluating their DPW site (near town center) for a cell tower that Harvard has done 

with the Hildreth site. After communicating with the carriers, it was apparent to the town that most 

of them were interested in deploying a facility there as soon as possible (Dover, like Harvard, had 

poor coverage and no desirable locations for a cell tower.) An RFP was issued inviting only carriers to 

bid. They would pay market rent and to contribute to a capital fund to pay for the tower. The highest 

proposer got first choice of position on the tower (the top of course) and earned the responsibility of 

leading the construction project. All winning proposers would share the cost of construction. Any 

latecomer tenants would be required to contribute their fair share of the buildout cost, to be 

distributed among the original contributors. The Town owns the tower. The lease includes provisions 

that the tenants are responsible for paying to maintain the tower, equivalent to a triple-net lease. 

The town should have a competent and reasonably resourced DPW to administer the tower use and 

maintenance and keep tenants to their obligations. This model by far is the most financially 

advantageous. It requires a site with strong short-term interest of multiple wireless carriers. If the 

capital contribution is too large for carriers today, early rent accommodations in return for a portion 

of the up-front capital could be considered. 

 

Carrier Rent 
Dover recently re-bid the DPW tower lease because it was expiring after 20 years. With due diligence 

and risk-balancing, a minimum bid was established. The first lease was operating with a 5% annual 

escalator and annual rental payments had gotten to the $60-80,000 range. The 2021 RFP set the 

minimum rent at $55,000 with a more common 2.5% escalator. All three active carriers responded 

(T-Mobile, AT&T and Verizon). AT&T’s bid was the highest, at $60,000. T-Mobile’s was $56,000 and 

Verizon was at the minimum $55,000. 
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Nationally, annual lease rates per carrier run from $34,000 to $61,000 depending on site desirability, 

site competition, and other variables, with high values up to $80,000.1 

The area that around the Hildreth parcel site is clearly underserved, making it a desirable location for 

the carriers.  

Tower Leasing 
Conventional ground leases are offered to unsuspecting rural/suburban property owners in the $12-

$18,000 (annual) range. Rates go up as the desirability of the site and the awareness of the owner 

increase. Municipal sites tend to draw a premium because the time to market and cost to obtain 

approvals is typically minimized. 

Tower Costs: 
A monopole may cost $200,000 to $300,0002 to build, including site development (the numbers vary 

more widely, but this is a reasonable target with current conditions). Costs have escalated in recent 

years due to supply chain issues with the cost of steel. 

Each carrier has additional costs of their own for the base station equipment, cables, antennas, 

installation and such.  The tower costs are typically a minority of the total project cost for each 

carrier.  When spread over three or four carriers, carriers could be able to rationalize their share of 

the capital cost. In 2004, the tower construction cost for the Dover tower was easily accepted by the 

carriers. Tower costs are a modest proportion of a carrier’s investment in a site, especially when 

share among multiple tenants.  

If a “stealth” (camouflaged) tower is required, the total cost could increase by $30-50,000. Additional 

maintenance costs will also apply. 

 

 

1 From https://www.natlawreview.com/article/rates-rents-cell-tower-leases-2021-2022: “Because some 
of these companies are publicly held, they are required to file annual reports called 10-Ks with the 
Securities and Exchange Commission. When you examine filings for 2021 and divide income by the 
number of leases reported, it shows the average rents charged to cell companies range from $34,000 to 
$61,000 annually. While some cell lease rents may be higher or lower, this average range provides a good 
guide for rents in 2022. These rates also correspond with what we’ve seen from clients whose lease terms 
entitle them to a percentage of the rent being charged to cell companies by tower management 
companies. Rent checks received by our clients confirm management companies are charging rates in the 
$34,000 to $61,000 per year range, although some came in as high as $80,000. It important to note these 
rent figures are per lease and should help property owners in cell lease negotiations.” 
 

2 See for example, https://dgtlinfra.com/how-much-does-it-cost-to-build-a-cell-tower/ 

https://www.natlawreview.com/article/rates-rents-cell-tower-leases-2021-2022
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Maintenance 
Tower structures require almost no maintenance.  An annual inspection would be reassuring (budget 

$2000-5000) but most companies don’t bother. 5-year structural inspection recommended.  These 

costs could be built into the lease conditions of the tenants. Tenants are required to perform 

structural due diligence every time they make a substantial change to the equipment on the tower. 

Ownership and liability issues 
As landowner leasing the land to a tower company there may not be much difference in the 

exposure of the town compared with owning the tower as well.  Those experienced in the legal 

issues of leasing should be consulted for more information.  Same question applies to insurance.  

Town maintenance personnel already supervise other infrastructure in the community and 

coordinate access and safety issues.  Town ownership of the tower would not particularly complicate 

their duties nor challenge their capabilities. 

Model 1: 
A conventional ground lease is likely to be based on an assumption that two carriers will occupy the 

tower and the ground lease is set to a large percentage of the value of a first tenant’s rent. This could 

be in the $24-36,000 range for a typical site. Any additional income is retained by the tower as a 

reward for taking the risk in the investment. 

Model 2: 
A typical offer is 25-30% of rent goes to town, sometimes as low as 15% (after a base rent) and 

sometimes as high as 50% for cherry locations.  Assume tower company has standard lease terms 

with the carriers and with real industry knowledge can obtain market rate from the tenants. 

$36,000/year x 3 carriers x 5 years = 540,000 gross3 

At $55,000/year the gross would be 835,000 

@ 30% = $162,000 to 247,500 net to town, best case (all carriers start in month one)      

@ 15% = $81,000 to 123,750  net  

Town could set a minimum, if the tower starts with only one carrier for a while. This incrementally 

increases initial revenue to the town but burdens the investor with a potentially negative cash flow 

 

 

3 For simplicity, the figures do not include escalators and cover 5 years to show the short-term benefits. 
Typically, a 20-25 year lease is set. Carriers have an opportunity to exit every 5 years, but this is rarely 
invoked, mostly for mergers and consolidation. But new carriers rise to use the space. 
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until more carriers join. With the Harvard site, there is a strong likelihood that multiple carriers will 

participate at the start, or join within a year or two.   

Model 3: 
If town builds facility: 

Development cost approximately $250,000 

Assume $1000/month bond cost for 20 years 

36,000/year x 3 carriers x 5 years = 540,000 gross 

At $55,000/year the gross would be 835,000 

Less bond $36,000 = $504,000 to 799,000 net 

 

Model 4: 
This is the Dover model. It is the same as Model 3, except the town does not lead the construction 

and the carriers pay the capital cost to build. A more complex model with judicious rent abatement 

to convert capital contributions to effective prepayment of rent could be considered, if there is 

difficulty with the up-front capital demand. 

 

36,000/year x 3 carriers x 5 years = 540,000 gross 

At $55,000/year the gross would be 835,000 

 

## 
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Select Board Minutes  
 Tuesday, July 13, 2022  

    9:00am 
 

The Select Board Regular Meeting was held virtually in accordance with the Governor’s Executive 
Order Suspending Certain Provisions of the Open Meeting Law, G.L.c.30A. S.20. 

Select Board participants:    
Rich Maiore, Erin McBee, Kara Minar, Don Ludwig, Charles Oliver 
Town Department attendees:   
Town Administrator Tim Bragan, Assistant Town Administrator Marie Sobalvarro, Executive Assistant 
Julie Doucet, Finance Director Jared Mullane 
 
End of Year Transfers 
Finance Director Jared Mullane presented his request for end of year transfers. He included notable 
explanations of why the various line items are requesting a transfer. 

• Auditing – The finance department contracted with an independent audit firm to review our cash 
reconciliation processes and procedures. Although there was nothing glaring to prompt this, it is 
common to have this done when there are new personnel. 

• Legal – Increased need for Town Counsel for various matters as well as an increase in need for 
our Labor Attorney during union negotiations. 

• Technology – Partially due to an increase in internet; small increases in other various line items. 
• Elections – Poll pads were purchased to streamline Town Meeting and Election check-in. This was 

not originally budgeted for by the former Town Clerk. 
• Police – Unlike most of the Town Hall buildings, the police pay their own utilities (this was moved 

to public buildings in FY23). The police expense budget was unable to absorb increase in energy 
costs. 

• Gas/Plumbing/Electrical Inspection – The inspectors are paid a percentage of the permits. This is 
due to an increase in permits being issued 

• Street Lighting – Increased utility cost 
• Workers Comp – Primarily due to injured on duty (IOD) deductibles that were settled in FY22. 

In addition, Mullane outlined which accounts the transfer will come from and to which accounts the 
funds will be applied. 

TRANSFER FROM:  6/30/2022 

  BALANCE 
ACCT# ACCT NAME AVAILABLE 

01235200-540000 Communications  19,250.00  
01380200-532000 Regional Voc  50,661.00  
01751200-5925000 Short Term Debt Interest  17,328.00  
01210100-511100 Police Wages  7,204.00  

 TOTAL  94,443.00  
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By a roll call vote, Ludwig – aye, Oliver – aye, McBee – aye, Minar – aye, Maiore – aye, the board voted 
unanimously to approve the list of year end fund transfers as presented. 

 

The meeting was adjourned at 9:05. 

 

TRANSFER TO:  6/30/2022 

  BALANCE 

  SHORTAGE 

01122200-530000 Select Board - Prof Services  474.00  
01133200-530100 Auditing  12,400.00  
01151200-531500 Legal  32,899.00  
01155200-530700 Technology  359.00  
01163200-542900 Elections  2,516.00  
01173100-511100 Land Use Personnel  840.00  
01210200-524000 Police - Building  2,190.00  
01240200-520000 Inspection Exp  221.00  
01242100-511100 Gas Inspection  5,957.00  
01243100-511100 Plumbing Inspection  8,374.00  
01245100-511100 Electrical Inspection  15,660.00  
01424200-521000 Street Lighting  726.00  
01912200-518500 Workers Comp  11,827.00  

   
 TOTAL  94,443.00  
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C.B.I.T INC. D/B/A DAIGNEAULT’S LIQUOR 
ALL ALCOHOL PACKAGE STORE LICENSE CONDITIONS 

 

1. The licensee’s manager or a store clerk who is at least 21 years old and has been reviewed by 
the Chief of Police shall be present at all times when the licensed premises are open to the 
public.  

2. Alcoholic beverages that are accessible to the public shall be kept in places that are either in 
the same room as the manager or store clerk or monitored by a functioning video monitoring 
system, approved by the Police Chief that can be monitored by the manager or store clerk. The 
video monitoring system shall also monitor the parking area.   

3. Wine tasting and/or malt beverage sampling events are only permitted if a TIPS (Training and 
Intervention Procedures for Servers of alcohol) certified store clerk or manager is present at all 
times during the event.  

4. Any attempted purchase of alcoholic beverages by a minor or an individual who appears to be 
under the influence of alcoholic beverages shall be immediately reported to the Harvard Police 
Department.  

5. The building floor area used for retail sales of alcoholic beverages and associated items shall 
not exceed 2,200 square feet.   

6. All returns of alcoholic beverage containers shall be stored inside in the licensed premises. 

7. All deliveries of alcoholic beverages shall occur during daylight hours only, Monday through 
Friday. 

8. Alcoholic beverages may be sold between 9:00 A.M. and 9:00 P.M., Monday through 
Wednesday, 10:00 A.M. to 10:00 P.M. Thursdays, Fridays and Saturdays and between 10:00 
A.M and 6:00 P.M. on Sundays.  



 
COMMON VICTUALLER’S WINE AND MALT BEVERAGES ON PREMISE  

LICENSE CONDITIONS FOR HGS DINING LLC 
 
1. The licensed premises are as shown on the attached plans, being a designated 

portion of the 1st and 2nd floors of the building and an outdoor dining area. 

2. Use of the outdoor dining area shown on the attached plan requires the 
licensee enter into a license agreement with the Select Board setting forth the 
terms and conditions for use of such outdoor area for dining and consumption 
of wine and malt beverages. 

3. Wine and malt beverages must be purchased with food on the premises and 
consumed within the designated eating area and cannot be sold or consumed 
outside the licensed premises. 

4. The outdoor dining area will be fully enclosed with a clearly defined entrance 
and exit 

5. All employees serving wine and malt beverages shall be 18 years or older and 
TIPS (Training and Intervention Procedures for Servers of Alcohol) certified.  
Pursuant to the licensee’s policy, employees under 21 years who are serving 
wine and malt beverages shall be directly supervised by a manager, assistant 
manager or store clerk who is at least 21 years old. 

6. Wine and malt beverages shall be stored in the space so noted on the attached 
plan.  There shall be a video monitoring system covering the premises that can 
be monitored by the manager, assistant manager or store clerk. 

7. All deliveries of wine and malt beverages shall occur during normal business 
hours only, Monday through Friday. 

8. All Fire Department requirements shall be met and a Fire Safety Certificate 
issued by the Fire Chief prior to wine and malt beverages being served. 

9. Wine and malt beverages may be served with food between 10 A.M. and 
Midnight, Monday through Sunday.  In the event the establishment is going to 
be open after 10 P.M., the Chief of Police will be notified. 

10. There shall be no more than 49 persons, including employees, within the 
licensed premises on the second floor of the building at any given time.  
Seating capacity for entire licenses premises shall not exceed 150 persons. 

11. With the issuance of this license, the BYOB license issued in conjunction with 
licensee’s Entertainment license will no longer be valid. 







Dates relevant to all Boards and Committees

Select Board Meetings Su Mo Tu We Th Fr Sa OCT
 1

Finance Committee Meetings 2 3 4 5 6 7 8

 9 10 11 12 13 14 15

CPIC Meetings 16 17 18 19 20 21 22

23 24 25 26 27 28 29

30 31

Su Mo Tu We Th Fr Sa AUG Su Mo Tu We Th Fr Sa NOV
1 2 3 4 5 6 1 2 3 4 5

7 8 9 10 11 12 13 6 7 8 9 10 11 12

14 15 16 17 18 19 20 13 14 15 16 17 18 19

21 22 23 24 25 26 27 20 21 22 23 24 25 26

28 29 30 31 27 28 29 30

Su Mo Tu We Th Fr Sa SEP Su Mo Tu We Th Fr Sa DEC
1 2 3 1 2 3

4 5 6 7 8 9 10 4 5 6 7 8 9 10

11 12 13 14 15 16 17 11 12 13 14 15 16 17

18 19 20 21 22 23 24 18 19 20 21 22 23 24

25 26 27 28 29 30 25 26 27 28 29 30 31

2022

CPIC meets to establish calendar

by 9/1 CPIC distributes app forms

9/6 SB signs Fall TM warrant

9/6 State Primary Election

9/28 All Boards Meeting

12/1 Budgets due back to FinDir by 4 p.m.

12/8 Budgets distributed to FC and SB?

12/20 CPIC presents cap plan to SB

12/30 All budget Qs (from Board Chairs) due 

         to FinDir 

10/1 Fall Town Meeting

10/14 CPIC and CPC Submittals due 

10/27 FY24 Budget Documents distributed

11/8 State Election

FY24 Budget Calendar



Cre
Ent
er 
Yea
r in Cal
endJan
uar

Su Mo Tu We Th Fr Sa JAN Su Mo Tu We Th Fr Sa APR
1 2 3 4 5 6 7 1

8 9 10 11 12 13 14 2 3 4 5 6 7 8

15 16 17 18 19 20 21 9 10 11 12 13 14 15

22 23 24 25 26 27 28 16 17 18 19 20 21 22

29 30 31 23 24 25 26 27 28 29

30

Feb
ruar Su Mo Tu We Th Fr Sa FEB Su Mo Tu We Th Fr Sa MAY

1 2 3 4 1 2 3 4 5 6

5 6 7 8 9 10 11 7 8 9 10 11 12 13

12 13 14 15 16 17 18 14 15 16 17 18 19 20

19 20 21 22 23 24 25 21 22 23 24 25 26 27

26 27 28 28 29 30 31

Mar
ch Su Mo Tu We Th Fr Sa MAR Su Mo Tu We Th Fr Sa JUN

1 2 3 4 1 2 3

5 6 7 8 9 10 11 4 5 6 7 8 9 10

12 13 14 15 16 17 18 11 12 13 14 15 16 17

19 20 21 22 23 24 25 18 19 20 21 22 23 24

26 27 28 29 30 31 25 26 27 28 29 30

TIP:
Need a different year? Enter your preferred 

calendar year in cell B2.2023
1/5 Budget Qs sent to Depts

1/18 Budget answers due back to FinDir

1/20 Budget answers distributed

2/6 Last day to submit financial articles

*Confirm SB off-cycle school vacay wk

*Confirm SB off-cycle school vacay wk

5/6 Annual Town Meeting

5/9 Annual Town Election

FY24 Budget Calendar
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