
 

The listing of matters are those reasonably anticipated by the chair which may be discussed at 
the meeting.  Not all items listed may in fact be discussed and other items not listed may also be 
brought up for discussion to the extent permitted by law. 

 

  
TOWN OF HARVARD   
ZONING BOARD OF APPEALS AGENDA 
WEDNESDAY JULY 12, 2023 @ 7:00pm  
Pursuant to Chapter 2 of the Acts of 2023, An Act Making Appropriations for the Fiscal Year 2023 to 
Provide for Supplementing Certain Existing Appropriations and for Certain Other Activities and Projects, 
and signed into law on March 29, 2023, this meeting will be conducted via remote participation. 
Interested individuals can listen in and participate by phone and/or online by following the link and phone 
number below. 
 
THVolGovt Pro is inviting you to a scheduled Zoom meeting. 
Join Zoom Meeting 
https://us02web.zoom.us/j/86494798915?pwd=bmRvKytLdVlDOWtXTVFKcHJFUXhxZz09 
 
Meeting ID: 864 9479 8915 
Passcode: 966805 
One tap mobile 
+19294362866,,86494798915# US (New York) 
+13017158592,,86494798915# US (Washington DC) 
Dial by your location 
• +1 929 436 2866 US (New York) 
• +1 301 715 8592 US (Washington DC) 
• +1 305 224 1968 US 
• +1 309 205 3325 US 
Meeting ID: 864 9479 8915 
 
Find your local number: https://us02web.zoom.us/u/kdBYKSaeIE 
 
7:00pm Continuation of Special Permit Hearing – William Ference at 247 Littleton County Road,      

§125-3C Non-conforming structures other than one – and two-family dwellings and 
§125-3D Non-conforming uses, for Modification of a Special Permit. 

 
 

7:15pm  Continuation of Special Permit Hearing – Latham at 200 Still River Road,  
§125-3B Non-conforming one- and two-family dwellings, and §135-25 Special rule 
applicable to one- and two-family dwellings.  

 
 
New Business:   a) Approve Minutes from MAY 10, 2023 & JUNE 14, 2023 
                              b) Approve Invoice (none this month) 

              c) Request to modify initiating ZBA meeting night starting in October 2023 
d) Cellco Partnership d/b/a/ Verizon decision from December 30, 2020 – (Robinson +   
Cole) 

 e) Final inspection passed on the final unit at Craftsman Village (# 19, 3 Cortland Way) 
 f) Cautionary Letter from ZBA to Condo Association at Pine Hill Village 
 g) Update on 40-B at Old Mill Rd. 
    
 
 

NEXT SCHEDULED MEETING: 
                                          WEDNESDAY, AUGUST 12, 2023                                     AS 

https://us02web.zoom.us/j/86494798915?pwd=bmRvKytLdVlDOWtXTVFKcHJFUXhxZz09
https://us02web.zoom.us/u/kdBYKSaeIE




 
Harvard Zoning Board of Appeals 

Special Permit Modification 
Nature and Justification 

Bill Ference 
247 Littleton County Road 

 
 

The property at 247 Littleton County Road (“the property”), also known as Friendly Crossways, was 
issued a Special Permit by the ZBA on April 22, 2022, recorded at the WSRD in book 68247 page 319, 
allowing the continued non-conforming use as an events venue and allowing the construction of a 
commercial kitchen and tent platform.   
 
The construction of the kitchen is critical to the property’s operation and is required by the Board of Health 
in order to prepare food onsite.  Whereas the proposed kitchen addition falls within Zone I of the property’s 
existing Public Water System (PWS) and whereas construction is not permitted within a PWS Zone I, the 
applicant seeks to de-certify the PWS.  In order to approve the de-certification, MassDEP has requested 
that the Applicant amend the Special Permit text to limit the usage of the property to below the threshold 
for a PWS, defined as a system that “regularly serves an average of at least 25 individuals daily at least 
60 days of the year.”1 

  
The proponent is petitioning the ZBA to amend the text of the referenced Special Permit as follows: 
 

To section “Decision (iv)”: 
 

Existing Text: 
“increasing the number of events held at the Locus to 130 per year, including the service 
of alcoholic beverages and entertainment, subject to the following conditions.” 
 
Proposed Amended Text: 
“limiting the number of events with 25 or more guests served at the Locus to 59 or fewer 
per year, including the service of alcoholic beverages and entertainment, subject to the 
following conditions..." 

 
To section “A. Conditions”: 
 

Text Addition: 
“If the Applicant ever seeks to hold more than 60 events with an average of 25 guests or 
more per year, the Applicant will register the property's well as a Public Water System 
(PWS) through the MassDEP.  With a PWS, the property will be allowed to host up to 130 
events per year of any size." 

 
We believe the proposed text amendment is de minimis.  On behalf of the proponent, we respectfully 
request the ZBA amend the text of the referenced Special Permit as requested and ask that all materials 
associated with the original filing be accepted by reference.  
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HARVARD ZONING BOARD OF APPEALS 1 
MEETING MINUTES 2 

June 14th, 2023 3 
 4 
Chair Christopher Tracey called the meeting to order, virtually in accordance with legislation S. 2475, an 5 
act relative to extending certain COVID-19 measures adopted during the Covid Pandemic state of 6 
emergency and under M.G.L. 40A and Code of the Town of Harvard Chapter 125.  7 
  8 
Members Present: Chris Tracey, Michael Lawton, Steve Moeser, Barbara Romero (associate member) 9 
 10 
Others Present: Frank O’Connor, Bruce Ringwall, Michelle Tuck, Alex Latham 11 
 12 
 13 
Special Permit Hearing – Michael & Lauren Derse, 32 Massachusetts Ave: 7:00pm 14 

*See full details on page 3 through page 4* 15 
 16 
 17 
Continuation of Special Permit Hearing – William Ference at 247 Littleton County Road: 7:30pm 18 
Request for a continuance for the next meeting (July 12th 2023 at 7:00pm) 19 
 20 

Motion: Chris Tracy called for a motion for a continuance of the Special Permit for the next 21 
meeting on July 12th 2023 at 7:00pm. 22 
Seconded by Steve Moeser 23 
Voted yes by: Chris Tracey, Steve Moeser, Michael Lawton 24 
Approved unanimously  25 

 26 
 27 
Continuation of Special Permit Hearing – Latham at 200 Still River Road 8:00pm 28 
§125-3B Non-conforming one- and two-family dwellings, and §135-25 Special rule applicable to one- and 29 
two-family dwellings. 30 
Alex Latham requested a continuance for the Special Permit Hearing to take place in July 2023. 31 
 32 

Motion: Steve Moeser called for a motion for a continuance of the Special Permit for the next 33 
meeting on July 12th 2023 at 7:15pm. 34 
Seconded by Steve Moeser 35 
Voted yes by: Chris Tracey, Steve Moeser, Michael Lawton 36 
Approved unanimously  37 

 38 
 39 
 40 
Minutes 41 
Motion: Steve Moeser made the motion to approve the minutes from March 22nd 2023 42 
Seconded by Michael Lawton 43 
Voted yes by: Chris Tracey, Steve Moeser, Michael Lawton 44 
Approved unanimously  45 
 46 
 47 
 48 
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Decisions 49 
Extension of Pine Hill still needs to be drafted.  Steve Moeser believes this one is all in order with no 50 
issues.  Chris Tracey looked at the draft but wants to revisit this to fully discuss the project before 51 
approving.   52 
 53 
Chris Tracey updated the Board about “Trail Ridge” and that he was informed that the previously 54 
scheduled trials did not occur and that it has been extended by the court to take place in the Spring or 55 
Summer of 2024.   56 
 57 
Chris Tracey will sign off on the following: 58 

• Rainier Park at 7 Peninsula Road 59 
• Nickerson at 13 Clinton Shore Drive 60 
• 90 Warren Avenue 61 

 62 
Frank O’Connor updated about the 40B at the corner of Mill Road: 63 
Bruce Ringwall is working with the property owner and told Frank that the owners will need more time 64 
and have not submitted their draft. 65 
 66 
Adjournment 67 
Motion: Steve Moeser made the motion to adjourn at 8:23pm 68 
Seconded by Michael Lawton 69 
Voted yes by: Chris Tracey, Steve Moeser, Michael Lawton 70 
 71 
 72 
 73 
 74 
 75 
 76 
 77 
 78 
 79 
 80 
 81 
 82 
 83 
 84 
 85 
 86 
 87 
 88 
 89 
 90 
 91 
 92 
 93 
 94 
 95 
 96 
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Harvard Zoning Board of Appeals  97 
 98 
Special Permit Minutes 99 
 100 
June 14th 2023: Meeting called to order at 7:00pm 101 
 102 
Michael & Lauren Derse, 32 Massachusetts Ave 103 
 104 
Special Permit Hearing –– Additions to a preexisting, non-conforming structure. §§125-3 &125-46 and 105 
to Construct an Accessory Dwelling §125-18.1 & §125-30B with an elevator§125-57E. 106 
Bruce Ringwall started his presentation with a summary of the current property’s background before 107 
describing the plans listed on the special permit.   The structure was built in 1907 and currently uses 108 
both town water and town sewer.  The structure on the property is currently 6025 square feet in total.  109 
The property owners are looking to expand upon the size of the structure by building a dwelling that is 110 
handicap accessible for the second floor that includes an elevator.  These plans also include tearing 111 
down the current garage and building the proposed three-car garage and additions both connected 112 
(mud room) and above the garage (in-law dwelling).  This will bring the total square footage of the 113 
structure to 7,990 feet (about a 32% increase from the original 6025 square feet). The property meets all 114 
the proposed setbacks, but is 12% over on the allowed enlargement.  Driveway expansion would have a 115 
stone filtration fence to help reduce any runoff that could lead to unintended pollution to the local 116 
groundwater. 117 
 118 
Michelle Tuck (Tuck and Tuck Architects in Bolton) shared a diagram for both the existing floor plan and 119 
the proposed floor plan.   In the proposed plans, Michelle Tuck started showing the plan to add a 120 
mudroom addition to connect to the new three-car garage.  The garage would have small ramp to the 121 
mud room where the user can easily access the proposed elevator from the basement. On the first floor, 122 
a balcony and the in-law space were added (separate but still connected).  While the plans would create 123 
two individual dwellings on the property, Michelle Tuck explained that the architectural plans to in 124 
account both the town bylaws as well as the family’s realistic familial expectations that privacy would 125 
not be a pertinent issue. 126 
 127 
Chris Tracey had a concern about meeting the criteria of the bylaw regarding separate entrances and if 128 
communal garage parking and new back entrance will appropriately adhere to the bylaw.  129 
 130 
(At 7:30, Chris Tracy made the following motion to quickly issue a continuance for the 7:30 Special Permit 131 
Hearing so the Board could continue discussions on the current 7:00pm Special Permit Hearing) 132 
 133 
Motion: Chris Tracy called for a motion to continue the permit hearing until 7:35pm. 134 
Seconded by Steve Moeser 135 
Voted yes by: Chris Tracey, Steve Moeser, Michael Lawton 136 
Approved unanimously  137 
 138 
The meeting reconvened and the board addressed the following concerns:  139 
• Michael Lawton wanted to know if the bylaw (specifically) required the separate entrances for each 140 

party.  141 
• Chris Tracey questioned if the Zoning Board of Appeals was the appropriate board or if the Planning 142 

Board was the correct avenue to take but was then clarified by Bruce Ringwall on the intent of the 143 
special permit. 144 
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• Steve Moeser had a concern about the number of bedrooms the property will have when finished 145 
and the strain it could have on current sewage plans.  Bruce Ringwall clarified that there would only 146 
be one added bedroom (along with additional kitchen). The additional requirements for the kitchen 147 
dwelling was a possible concern. 148 

 149 
Micelle Tuck continued the presentation with a 3-D outdoor visual of the proposed plan.   150 
In-law space will have a cathedral style ceiling and no attic/storage space.  The board had no other 151 
questions or concerns with this section of the presentation. 152 
 153 
Motion: Steve Moeser made the motion to close the evidentiary portion of the hearing. 154 
Seconded by Michael Lawton 155 
Voted yes by: Chris Tracey, Steve Moeser, Michael Lawton 156 
Approved unanimously  157 
 158 
Motion: Michael Lawton made the motion to grant the special permit for the new structure as defined 159 
in the plans and the information submitted with the condition that the building permit can only be 160 
issued subject to the Sewer Commission approving the increased flow to the existing town sewer system 161 
that will be generated from the plans submitted. 162 
Seconded by Steve Moeser   163 
Voted yes by: Chris Tracey, Steve Moeser, Michael Lawton 164 
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