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Agenda 

Note: Items may not be discussed in the order listed or at the specific time estimated. Times are approximate. All 
topics may be subject to deliberation and vote   

 

 

   

 

 

One may watch with the meeting link that can be found at https://www.wayland.ma.us/public-body-meeting-

information-virtual-inperson-and-hybrid. 

 

Pursuant to Chapter 2 of the Acts of 2023, this meeting will be conducted in person and via remote means, in 

accordance with applicable law. This meeting may be recorded which will be made available to the public on 

WayCAM as soon after the meeting as is practicable.   

 

When required by law or allowed by the Chair, persons wishing to provide public comment or otherwise participate 

in the meeting, may do so by in person attendance, or by accessing the meeting remotely, as noted above. We 

request public comment be limited to two minutes per person. 

 
 

7:00 pm 1. Call to Order, Review Agenda for Public 

7:05 pm 2. Announcements and Public Comment 

 

7:15 pm 3. Liquor License Amendments: Discuss and vote to accept liquor license 

amendments (con’t from December 27th, 2023):  

a) Change of Hours: CNC Golf, LLC d/b/a X-Golf Wayland, 66 Andrew Avenue 

b) Change of Corporate Name: Zheng Group Inc. d/b/a Takara Japanese 

Restaurant, 15 Elissa Avenue 

7:25 pm 4. Public Forum on Proposed Zoning Amendments to 193 Commonwealth Road. 

Invite attendance by the Planning Board, Economic Development Committee, and 

George Bachrach, followed by public comment and discussion period. 

8:45 pm 5. 193 Commonwealth: review potential article for proposed zoning amendments; 

discussion and possible vote on the Board’s position for the proposed article  

9:15 pm 6. Vote to approve renewal of 2024 licenses listed below: 

 

 

 

http://www.wayland.ma.us/
https://www.wayland.ma.us/public-body-meeting-information-virtual-inperson-and-hybrid
https://www.wayland.ma.us/public-body-meeting-information-virtual-inperson-and-hybrid
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Business Name Address License Type 

Fresh Food Holdings, 

LLC, d/b/a The Bagel 

Table of Wayland 

21 Andrew Avenue Common Victuallers  

a) Vote to designate the Town Manager as the sole signatory to sign off on all 

2024 approved renewals listed above. 

9:20 pm 7. Minutes  

a) Review and approve the minutes of December 18 and December 27, 2023, if 

available. 

9:25 pm 8. Review Correspondence 

9:30 pm 9. Select Board Members’ reports and concerns 

9:35 pm 10. Topics not reasonably anticipated by the Chair 48 hours in advance, if any 

9:40 pm 11. Adjourn 
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Wayland Zoning Amendment
Site: 193 Commonwealth Rd.

Wayland, MA

District: Business B – Proposed Sub-district B-1

Lot Size: 2.9 acres (127k sf)

Footprint: 32k sf

Total SF: 96k sf

Front Setback: 135’

Side Setback: 25’

Use: Retail Self Storage & Community Space

Energy: Zero-Net Energy, Rooftop Community Solar 
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Retail Self Storage

Customers: 75% residential / 25% small business (expanding families, in-laws, 
home offices, elders downsizing, small business inventory)

Traffic: Low (per International Transportation Engineers Manual)

Noise: Low (internal loading, limited hours)

Taxes: Six figure commercial tax benefit (subject to assessment)

Impact: No traffic, no new students, no municipal service
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Arts Wayland
Public Space: 3,500 sf

Façade: Active space facing Route 30 / Donelans’ parking lot

Use 1: Arts Wayland exhibitions, classes, small concerts
Use 2: Neighborhood meeting space

Ownership: Proposed by Town of Wayland, with Arts Wayland as initial user
(To be determined by Town)

Operation
Of Space: By Arts Wayland

3



Site Plan
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Elevations
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Team

7

Jerry Cohen is a founding partner 
of SSG Development and the 
founder of SF Properties. A 
graduate of Brown University and 
Northwestern’s Kellogg School of 
Management, he is the former Vice 
Chairman of Mass Development 
and currently serves on the boards 
of Tufts Medicine and the American 
Jewish Committee 

George Bachrach is an attorney, 
former state senator, and former 
President of the Environmental 
League of MA. He is the co-founder 
of The Civic Action Project, 
training the next generation of civic 
leaders.

Contact welcomed:
George Bachrach
gab321@comcast.net



MEMORANDUM:  
 

 

To:  Wayland Select Board 
From:  George Bachrach 
Date: 12/29/23 
Re:   Spot Zoning cases  
 

 

Below are a series of court cases from our attorney Brian Levey, clearly defining spot 
zoning.  In brief, the courts give “every presumption in favor of the bylaw” and have 
overwhelmingly rejected spot zoning challenges.  
 

1. Challenges to Zoning Amendments Due to Spot Zoning Severely Restricted. 
a. Every presumption is to be made in favor of the bylaw, and its 

enforcement will not be refused unless it is shown beyond a reasonable 
doubt that it conflicts with the Constitution or the enabling statute.” Caires 
v. Bldg. Commr. of Hingham, 323 Mass, 589, 594-595 (1949). (Emphasis 
added.) 

  
2. Spot Zoning Contemplates Benefit Accruing Only to Property Owner. 

a. Spot zoning found “where a zoning change is designed solely for the 
economic benefit of the owner of the property receiving special 
treatment….” Bd. of Appeals of Hanover v, Housing Appeals Comm., 363 
Mass. 339, 362 (1973). (Emphasis added.) 

b. “Spot zoning does not occur unless it is shown that a parcel has been 
singled out from similar surrounding parcels ‘all for the economic benefit of 
the owner of that lot.’” W.R. Grace & Co.-Conn. v. Cambridge City 
Council, 56 Mass. App. Ct. 559, 570 (2002). (Emphasis added.) 

  
3. No Spot Zoning Where Municipality Benefits. 

a. Spot zoning not found where the amendment “serves to increase the 
town’s taxbase and… increase the availability of retail services and 
employment opportunities….” Rando v. Town of N. Attleborough, 44 
Mass. App. Ct. 603, 606 (1998). 

b. “Where, as here, ‘[zoning] amendments have a substantive relationship to 
the promotion of the public welfare, the amendments are not, by definition, 
spot zoning, irrespective of the subjective purposes of the 
sponsors.’” Saade v. Milton, 91 Mass. App. Ct. 1115 (2017). (Emphasis 
added.) 

  
4. Lots on Zoning District Boundary Less Susceptible to Successful Challenge. 

a. “Lots proposed for rezoning, which are located on the border of two 
districts, are probably difficult to successfully 
challenge.”  Bobrowski, Handbook of Massachusetts Land Use and 
Planning Law, § 3.04[C] 4th Ed. 2018. (Emphasis added.) 



b. No spot zoning found where “[t]he locus… serves as a buffer strip 
between the more restrictively zoned residential area to the north 
and the less restrictively zoned business and industry area to the 
south.” Martin v. Rockland, 1 Mass. App. Ct. 167, 170 (1973). 

  
5. Larger Lot Size Less Susceptible to Successful Challenge. 

a. “Where the size of the rezoned parcel was more than two acres 19 or 
21 spot-zoning decisions…were held for the municipality.” 
Bobrowski, id. at § 3.04[C]. (Emphasis added.) 

 



 

To:  Select Board  

From:  Kelsi Power-Spirlet, Management Analyst  

Date:  December 29, 2022 

Re:  2024 Remaining Non-Liquor License Renewals   

The following is the list of licenses that are ready for approval for 2024. 

VOTE: TO APPROVE THE 2024 RENEWAL OF THE FOLLOWING LICENSES AS 
PRESENTED IN THE DECEMBER 29, 2023 MEMORANDUM TO THE SELECT 
BOARD PENDING RECEIPT OF ALL RENEWAL PAPERWORK; (WHERE 
APPLICABLE); UPDATED INSURANCE INFORMATION (WHERE APPLICABLE); 
ANY OUTSTANDING TAXES AND/OR FEE PAYMENTS (WHERE APPLICABLE); 
AND ANY OUTSTANDING INSPECTIONS (WHERE APPLICABLE). 

  
VOTE:  VOTE THE QUESTION OF DESIGNATING MICHAEL MCCALL, TOWN MANAGER, 

AS THE SOLE SIGNATORY TO SIGN OFF ON ALL 2024 APPROVED RENEWALS 
LISTED IN THE DECEMBER 29, 2023 MEMORANDUM.  

 
The following Common Victuallers licenses for 2024: 

 

Fresh Food Holdings, LLC, d/b/a 
The Bagel Table of Wayland 

21 Andrew Avenue Common Victuallers  
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DRAFT Meeting Minutes 
Select Board Meeting 

Monday, December 18, 2023 at 7:00 p.m.  
Wayland Town Building, Council on Aging Room / Hybrid 

41 Cochituate Road, Wayland, MA 01778 
 

Present:  Thomas J. Fay, Adam G. Gutbezahl and William D. Whitney. 

Present, participated remotely: Carol B. Martin. 

Absent: Anne Brensley. 

Personnel present: Town Manager Michael McCall 

A1. Call to Order, Review Agenda for Public:  At 7:01 p.m., pursuant to Chapter 2 of the Public Acts of 2023, 
W. Whitney called the meeting of the Select Board to order when a quorum was present. W. Whitney announced 
each member by full name and announced that C. Martin would participate remotely. W. Whitney announced that 
the meeting would be conducted in person and via remote means and that the public could also participate 
remotely via teleconference. W. Whitney announced that the meeting may be live-broadcast and recorded for re-
broadcast. W. Whitney reviewed the agenda. 

A2. Announcements and Public Comment: M. McCall provided the Board with an update on the Town’s 
response to a recent weather event which caused fallen trees and disrupted power.  

Russell Ashton, Lake Shore Drive, member of the Wayland Housing Authority encouraged the Board to partner 
with the state to pursue affordable housing options. 

Jacob Tharpe, Mathews Drive, joined via teleconference and expressed opposition to the development of 193 
Commonwealth Road and cautioned the Board about spot-zoning. 

Yookyung Jung, Commonwealth Road joined via teleconference and expressed opposition to the development of 
193 Commonwealth Road citing aesthetic, traffic and noise concerns.  

Sandra Dassoni, 23 French Ave, joined via teleconference and expressed opposition to the development of 193 
Commonwealth Road citing safety, traffic and environmental concerns. 

A3. Swearing in of New Firefighters: invite attendance by Fire Chief Neil McPherson:

  Michael Boyes – Lieutenant/ EMT – P  

  Dean Casali – Captain/EMS – B  

  Patrick Walkinshaw – Lieutenant/EMT – P  

  Douglas Williams – Captain/EMT – B

Fire Chief McPherson acknowledged the recent retirement of Captain Greg Halfpenny and Captain Bob Dorey 
from the Wayland Fire Department. The Board and Chief McPherson thanked G. Halfpenny and B. Dorey for 
their service.  

Chief McPherson welcomed M. Boyes, D. Casali, P. Walkinshaw and D. Williams. Chief McPherson reviewed 
each firefighter/paramedics’ previous experience and qualifications to be appointed to his respective role. Town 
Clerk Trudy Reid administered the Oath of Office to M. Boyes, D. Casali, P. Walkinshaw and D. Williams. 
Following administration of the oath and pinning of badges, the Board congratulated the firefighters/ paramedics. 



A4. Licensing: Vote to approve renewal of 2024 licenses listed below:  

Business Name                   Address      License Type          

Wayland Auto Repairs & Sales, d/b/a 
Wayland Car Clinic 

356 Boston Post Road Used Car Class II  

a) Vote to designate the Town Manager as the sole signatory to sign off on all 2024 approved renewals 
listed above.  

T. Fay moved, seconded by A. Gutbezahl, to approve the renewal of 2024 Used Car Class II license for Wayland 
Auto Repairs & Sales, d/b/a Wayland Car Clinic at 356 Boston Post Road and designate Town Manager as the 
sole signatory to sign off on the renewal. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Martin and W. Whitney. 
NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

A13. Consent Calendar: a) Review and vote to approve listed items b) Discuss, consider, and potentially 
act on items removed from Consent, if any: 

1. Vote to approve the applications of the following wine vendors to sell wine at the 2024 Russell’s Winter 
Farmer’s Markets and Farm Fiber Days, conditional upon the completion and receipt of all necessary 
paperwork (where applicable) and appropriate fees (where applicable).  

a. Vote the question of approving the application to allow wine sampling and the sale of wine (to 
be consumed off-site) at the Winter Farmers’ Market at Russell’s Garden Center, 397 Boston 
Post, for Blisspoint Meadery, Jeff Venuti, Manager, on February 3 and March 2, 2024.  

b. Vote the question of approving the application to allow wine sampling and the sale of wine (to 
be consumed off-site) at the Winter Farmers’ Market at Russell’s Garden Center, 397 Boston 
Post, for Agronomy Farm Vineyard, Marissa O’Connor, Manager, on January 13, January 27, 
February 10, February 24, and March 9, 2024. 

c. Vote the question of approving the application to allow wine sampling and the sale of wine (to 
be consumed off-site) at the Winter Farmers’ Market at Russell’s Garden Center, 397 Boston 
Post, for 1634 Meadery, Dan Clapp, Manager, on January 13, January 27, February 10, and 
February 24, 2024. 

d. Vote the question of approving the application to allow wine sampling and the sale of wine (to 
be consumed off-site) at the Winter Farmers’ Market at Russell’s Garden Center, 397 Boston 
Post, for Aaronapp Cellars, Noel Powell, Manager, on January 6, January 20, February 3, 
February 17 and March 2, 2024. 

e. Vote the question of approving the application to allow wine sampling and the sale of wine (to 
be consumed off-site) at the Winter Farmers’ Market at Russell’s Garden Center, 397 Boston 
Post, for House Bear Brewing, Beth Borges, Manager, on January 6, January 20, February 17 and 
March 9, 2024. 

f. Vote the question of approving the application to allow wine sampling and the sale of wine (to 
be consumed off-site) at Russell’s Farm Fiber Days at Russell’s Garden Center, 397 Boston Post, 
for Aaronapp Cellars, Noel Powell, Manager, on January 21 and March 3, 2024. 

2. Vote the question of accepting a grant from the Arthur Ashley Williams Foundation, for Recreation 
Department program support of the Hannah Williams Playground Summer Event Series, in the amount 
of $2,500.00. 

3. Vote the question of accepting a grant from The Clifford Group, for the Recreation and Fire 
departments for the purposes of purchasing one Automated External Defibrillator (AED), in the amount 
of $1,750.00. 

4. Vote the question of approving Town Manager, Michael McCall, as signatory for approving the contract 
for Installation of Zetron Station Alert Software from L.W. Bills Company (of Georgetown, MA), for the 
purposes of installing station alerting software at Fire Station #2 and at the Public Safety Building in the 
amount of $125,515.10.  



5. Vote the question of approving Town Manager, Michael McCall, as signatory for approving the contract 
for Town and Transfer Station Recycling from Casella Waste Systems, Inc. (of Auburn, MA), for the 
purposes of collection, transportation, receipt, processing and disposal of solid waste, recyclables or 
compostable materials in the amount of $110.00 per ton. 

T. Fay moved, seconded by A. Gutbezahl, to approve the Consent Calendar. In discussion, C. Martin noted a $10 
per ton discrepancy in the Consent Calendar item #5 which differed from the contract. T. Fay withdrew the 
motion. T. Fay moved, seconded by A. Gutbezahl, to approve the Consent Calendar as it appears in the packet, 
and with the amendment of item #5 to include “$110.00 per ton”, as the contract reads. Roll Call Vote: YEA: T. 
Fay, A. Gutbezahl, C. Martin and W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 
4-0-0. 

A14. Minutes: a) Review and approve the minutes of December 4 and December 6, 2023: No action was 
taken on the minutes as the drafts were not in the packet.  

A15. Review Correspondence:  The Board acknowledged the correspondence in the packet. 

A6. Appointments to Committees: Vote to confirm appointment of the following volunteers: 

Appointing Committee  Board/Committee                   Appointee         Term End Date 

Conservation Commission 
Route 20 South Landfill 
Visioning Committee 

Acima Cherian November 1, 2025 

A. Cherian, Aqueduct Road, joined the meeting via teleconference and reviewed their interest and qualifications 
to serve on the Route 20 South Landfill Visioning Committee.  

T. Fay moved, seconded by C. Martin, to confirm the appointment of A. Cherian to the Route 20 South Landfill 
Visioning Committee for a term ending November 1, 2025. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Martin 
and W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

A5. Appointments to Committees: Interview, discuss and potential vote to appoint: 

Board/Committee                                                      Appointee                         Term End Date 

Human Rights, Diversity, Equity, and Inclusion 
Committee (HRDEIC) (Non-Voting Member) 

Maya Raj June 30, 2026 

A. Gutbezahl moved, seconded by T. Fay, to appoint M. Raj as a non-voting member to the Human Rights, 
Diversity, Equity, and Inclusion Committee for a term ending June 30, 2026. Roll Call Vote: YEA: T. Fay, A. 
Gutbezahl, C. Martin and W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

A12. Town Manager Report: b) Launcher Way Update:  M. McCall reported that the Planning Board 
withdrew its appeal without prejudice on the matter before by the Zoning Board of Appeals (ZBA) on December 
12. 

A7. FY 2025 Budget Presentation by Town Manager and Finance Director, invite attendance of the 
Finance Committee to participate in a joint meeting with the Select Board:  Members of the Finance 
Committee joined the meeting in person from its previously convened meeting.  Town Manager M. McCall and 
Finance Director, B. Keveny shared a slide deck to review the Town/School/ Unclassified Operating Budgets for 
FY 2025.  B. Keveny described the budget process and summarized that the goals were to provide level-service 
budget, complete open capital projects and to resolve all open collective bargaining agreements which expired on 
June 30, 2023.  

B. Keveny reviewed the Town’s budgetary goals, challenges, available revenue, trends and new growth. B. Keveny 
reviewed the FY 2025 operating budget totalled $106 million dollars, a $5.2 million dollar increase over last year 
which represented a five percent increase. B. Keveny noted that a change in FY 2025 would be the addition of a 
new capital stabilization fund, funded by taxation. B. Keveny and M. McCall reviewed the funding to include full-
day kindergarten in the School Department budget which could increase Chapter 70 funding in future fiscal years. 
B. Keveny reviewed the projection for the next five years which included the need for a potential override between 
2027 and 2029. M. McCall described the effort made to maintain a level-service budget to try to avoid future 
overrides.  B. Keveny, M. McCall, the Board and Finance Committee discussed the budget presentation.  



A. Gutbezahl requested a nominal budget be included for Human Rights, Diversity, Equity and Inclusion 
initiatives. C. Martin suggested the departments assess the appropriateness of fees for local receipts. The Finance 
Committee left the meeting.  

A11. 212 Cochituate: Discuss and consider options for use of town-owned land: At 9:15 p.m., A. Gutbezahl 
recused himself and left the room. A. Gutbezahl had previously reported that he has recused himself from all 
discussion related to 212 Cochituate Road property, because his employer was representing an individual who has 
expressed interest in the property. A. Gutbezahl announced that the individual was no longer interested in the 
property, and he would continue to recuse himself through the calendar year. 

T. Fay noted that the most recent owner failed to pay taxes on the property and as such the Town took the vacant 
parcel and now would need to determine the highest and best use of the three-acre property. T. Fay referred to a 
memorandum in the packet that advised the Board to transfer the property to the Municipal Affordable Housing 
Trust Fund Board (MAHTFB). The MAHTFB would sub-divide the property into two lots and issue a request 
for proposal to sell the two lots. The MAHTFB requests to sell one lot at market price and the second to a non-
profit development of a shared living community.  

Brian Boggia, Executive Director of Wayland Housing Authority joined the meeting in person and expressed 
support and need for a shared living community in Wayland.  

The Board discussed the future of the property as a group home and/or affordable housing. M. McCall suggested 
the Town consult with legal counsel. C. Martin recommended the Board determine where the balance funds 
would be held.  It was the sense of the Board to authorize the Town Manager to contact abutters to determine if 
abutting land could be combined with the property to form a conservation cluster. 

Katherine Provost of the Wayland Housing Partnership participated from the audience and noted that the request 
before the Board aligned with Wayland’s Housing Production Plan.  

John Thomas, Old Connecticut Path, suggested the Board consult with the state agencies.  

At 9:35 p.m. A. Gutbezahl rejoined the meeting.  

A8. 2024 Annual Town Meeting (ATM): a) Vote to open the Annual Town Meeting Warrant from 
Tuesday, December 19, 2023 at 8:30 am through Tuesday, January 16, 2024 at 4:30 pm b) Discussion and 
possible vote to set time and place of ATM:  

A. Gutbezahl moved, seconded by T. Fay, to open the Annual Town Meeting Warrant from Tuesday, December 
19, 2023 at 8:30 a.m. through Tuesday, January 16, 2024 at 4:30 p.m. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, 
C. Martin and W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

A. Gutbezahl moved, seconded by C. Martin, that the Select Board establish that the 2024 Annual Town Meeting 
be held at 6:45 p.m. at the Wayland High School Field House. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. 
Martin and W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

c) Discussion and possible vote to insert standard articles into Warrant: 

1) Recognize Citizens and Employees  

2) Pay Previous Fiscal Year Unpaid Bills  

3) Current Year Transfers  

4) Other post-employment benefits (OPEB)  

5) Enterprise Fund Budgets  

6) FY 2025 Omnibus Budget  

7) Fiscal Year 2025 Revolving Fund 
Expenditure Limits  

8) Update Personnel Bylaws and Wage & 
Classification Plan 

9) Fund Union Agreements  

10) Surface Water Quality Committee Budget  

11) Accept Gifts of Land  

12) Capital Stabilization Fund Appropriation  

13) Choose Town Officers  

14) Hear Reports  

15) Sell or Trade Vehicles and Equipment

A. Gutbezahl moved, seconded by C. Martin, to insert the standard articles listed on the agenda to the 2024 
Annual Town Meeting Warrant. In discussion, C. Martin asked about the distinction between submitting and 
sponsoring Article 6. FY 2025 Omnibus Budget. M. McCall cited Town code Section 36-6 requires that no article, 
other than one submitted by the Moderator, Town Clerk, or the requisite number of petitioners, shall be inserted 



in the warrant for any Town meeting unless so voted by a board, commission, committee, or other governmental 
body and therefore recommended the Board vote to insert the Omnibus article into the warrant. C. Martin 
suggested revisions to the language on the request forms. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Martin 
and W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

a) Discussion of possible additional warrant articles including, but not limited to, the following:  

 Article to authorize the creation of a Capital Planning Committee:  M. McCall stated that a 
Capital Planning Committee could be beneficial to Wayland and suggested a member draft an article 
to that effect. C. Martin volunteered to create a draft for the Board’s review.  

 Articles submitted by the Energy and Climate Committee (ECC): W. Whitney reported that the 
ECC had previously recommended the Board insert three potential Annual Town meeting warrant 
articles: to opt-in to Specialized Building Code, to extend the Power Purchase Agreement (PPA) 
duration for the Loker Elementary School solar project, and to authorize the Town to negotiate a 
PPA for the Council on Aging/Community Center Building for solar.  

 Article submitted by the Planning Board regarding zoning related to the MBTA 
Communities Act: W. Whitney suggested a placeholder article request be included.  

 Article regarding possible rezoning of 193 Commonwealth Road: W. Whitney stated that he had 
a conversation with the Chair of the Economic Development Committee (EDC) who had advised 
the Board to consider inserting an article related to the re-zoning of 193 Commonwealth Road. It 
was acknowledged that if the Board did not act to insert the article, it could be submitted by 
petitioners. T. Fay acknowledged concerns with the development and with setting precedent. A. 
Gutbezahl concurred. T. Fay noted that there was not currently any request before the Board related 
to the property or the zoning. C. Martin stated that it was the Planning Board’s role to prepare 
zoning bylaw changes. 

 T. Fay noted that there may be an additional zoning article to create an overlay related to potential 
housing developments at the Town Center. M. McCall noted it could be covered under the MBTA 
Communities Act. 

 C. Martin suggested the Board plan for an article related to the 212 Cochituate Property.  

 C. Martin reported that the Senior Tax Relief Committee recommended that the Board budget for 
costs related to the Senior "Circuit Breaker" Tax Credit match in lieu of a warrant article.  C. Martin 
added that she heard that the state recently increased the amount to which Wayland matches. M. 
McCall would confirm if action was needed and the estimated costs. 

 C. Martin suggested a warrant article to automatically close out capital projects after a pre-determined 
amount of time to release the funds back into the budget. C. Martin invited the Board’s discussion on 
the matter. M. McCall would investigate the request. 

 The Board decided to host a public forum on Wednesday, January 3, 2024, related to zoning at 193 
Commonwealth Road and would invite the Planning Board, EDC and project proponents. T. Fay 
suggested a press-release. 

 C. Martin suggested revisions to Town Code related to the opening and closing of the Annual Town 
Meeting warrant, which would require a warrant article. 

A9. Discussion of the MBTA Communities forum held on December 11, 2023:  The Board acknowledged the 
work by the Town Planner and Planning Board to comply with the Massachusetts Multi-Family Zoning Requirement 
for MBTA Communities. T. Fay reiterated that an additional zoning article may be needed. C. Martin noted that some 
twenty-five acre parcels were identified at the forum that may meet the requirements. 

A10. WayCam: Discussion and possible vote on supplemental funding for FY 2024: W. Whitney reviewed 
the request for funding submitted by Jim Mullane, Executive Director of WayCAM to support government 
streaming activities. W. Whitney reported that the School Committee expressed support to fund its share of the 



request provided that the Town also agreed to fund its share, which was presumed to be greater. A. Gutbezahl 
confirmed that while it has become an industry best-practice to record and live-stream public meetings, doing so 
is not required by state law. C. Martin noted the need to determine a flat cost versus a membership fee. 

C. Martin moved, seconded by T. Fay, to approve a supplemental funding of $15,000 for FY 2024 only to 
WayCam. A. Gutbezahl amended the motion, seconded by T. Fay, to authorize the Town Manager to determine a 
funding source for the expense at a maximum of $15,000. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Martin 
and W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

A16. Select Board Members’ reports and concerns: C. Martin reported that the Community Preservation 
Committee (CPC) met and reviewed eleven fund requests totaling $2.1 million dollars which exceeded the 
approximately $750,000 dollars that would be available to allocate to new projects. C. Martin provided an update 
related to the emergency connection to the Massachusetts Water Resources Authority (MWRA) water supply. W. 
Whitney requested M. McCall provide the Board with an update on the St. Ann’s development.  

A17. Topics not reasonably anticipated by the Chair 48 hours in advance, if any: There were none. 

A18. Executive Session: a) Pursuant to Massachusetts General Laws, Chapter 30A, Section 21 (a) (7) to 
review and approve the executive session minutes of December 4, 2023 with the intent to hold said 
minutes. b) Pursuant to Massachusetts General Laws, Chapter 30A, Section 21 (a) (3) to discuss strategy 

with respect to collective bargaining with:  International Association of Firefighters, AFL-CIO Local 

1978  New England Police Benevolent Association, Local 176  Wayland Department of Public Works 

Association, Teamsters Local 170  American Federation of State, County and Municipal Employees, 

Wayland Local 690 – 1 & 2  Wayland Library Staff Association MET, AFT, AFL-CIO: 

At 10:22 p.m., W. Whitney moved, seconded by A. Gutbezahl, that the Select Board enter into Executive Session 
Pursuant to Massachusetts General Laws, Chapter 30A, Section 21 (a) (7) to review and approve the executive 
session minutes of December 4, 2023 with the intent to hold said minutes. b) Pursuant to Massachusetts General 
Laws, Chapter 30A, Section 21 (a) (3) to discuss strategy with respect to collective bargaining with: • International 
Association of Firefighters, AFL-CIO Local 1978 • New England Police Benevolent Association, Local 176 • 
Wayland Department of Public Works Association, Teamsters Local 170 • American Federation of State, County 
and Municipal Employees, Wayland Local 690 – 1 & 2 • Wayland Library Staff Association MET, AFT, AFL-
CIO. 

The Chair declared that a public discussion of these matters may have detrimental effect on the litigating, 
negotiating and/or bargaining position of the Town. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Martin and 
W. Whitney. NAY: None. ABSENT: A. Brensley. ABSTAIN: None. Approved 4-0-0. 

W. Whitney invited attendance by Town Manager M. McCall and announced that the Board would not reconvene 
in open session and no other public business would be conducted at the meeting. 

A19. Adjourn: At 10:23 p.m., the Board entered into Executive Session and would adjourn from executive 
session. 

Items included in the packet for the Select Board Meeting of December 18, 2023:  

1. Revised Agenda I posted on 12/01/2023 at 12:20 p.m. revises agenda posted 11/30/2023 at 3:49 p.m. 
2. Memorandum: To: Select Board From: Kelsi Power-Spirlet, Management Analyst Date: December 15, 

2023 Re: 2024 Liquor License Renewals & Remaining Non-Liquor License Renewals 
3. Human Rights, Diversity, Equity, and Inclusion Committee Application Materials: M. Raj, dated 

November 15, 2023 
4. Route 20 South Landfill Visioning Committee (R20SLVC) c/o Conservation Commission Application 

Materials A. Cherian, dated December 12, 2023 
5. Memorandum To: Select Board and Finance Committee Cc: Department Managers Residents of 

Wayland From: Michael McCall, Town Manager Date: December 18, 2023 Re: Fiscal 2025 
Recommended Town Budget 

6. Memorandum To: All Boards, Committees, Commissions, Departments and Staff From: Select Board 
Date: December 18, 2023 Re: 2024 Annual Town Meeting and Annual Election 

7. Table: 2024 Annual Town Meeting Article List 



8. ATM Warrant Article Request Form: Recognize Citizens & Employees for Particular Service to Town 
9. ATM Warrant Article Request Form:  Pay Previous Fiscal Years Unpaid Bills 
10. ATM Warrant Article Request Form:  Current Year Transfers  
11. ATM Warrant Article Request Form:  OPEB Funding 
12. ATM Warrant Article Request Form:  Enterprise Fund Budgets 
13. ATM Warrant Article Request Form:  Fiscal Year 2025 Omnibus Budget 
14. ATM Warrant Article Request Form:  Fiscal Year 2025 Revolving Fund Expenditure Limits 
15. ATM Warrant Article Request Form:  Update Personnel Bylaws and Wage & Classification Plan 
16. ATM Warrant Article Request Form:  Fund Union Agreements 
17. ATM Warrant Article Request Form:  Surface Water Quality Committee Budget 
18. ATM Warrant Article Request Form:  Accept Gifts of Land  
19. ATM Warrant Article Request Form:  Capital Stabilization Fund Appropriation 
20. ATM Warrant Article Request Form:  Choose Town Officers 
21. ATM Warrant Article Request Form:  Hear Reports 
22. ATM Warrant Article Request Form:  Sell or Trade Vehicles and Equipment 
23. Memorandum: To Select Board From: Wayland Housing Partnership, Wayland Municipal Affordable 

Housing Trust Fund, Wayland Housing Authority re: Shared living at 212 Cochituate Road, Date: 
December 12, 2023 

24. Letter: To: Town Manager McCall From: B. Boggia, Executive Director of Wayland Housing Authority 
re: 212 Cochituate Road, dated December 11, 2023 with GIS Map dated February 15, 2023 and 
attachments. 

Items distributed for information and use by the board during the meeting of December 18, 2023 
otherwise not included in the packet (Handouts):  

1. Slide Deck: FY 2025 Budget presentation. B. Keveny, dated December 18, 2023 

Correspondence to Select Board from: 

1. Environmental Resources Management dated November 29, 2023 re: PIP Correspondence 
2. Chief Jack Pilecki, Wellesley Police Department to Select Board dated November 30, 2023 re: 

Commendation of Ed Burman 
3. Dave Bernstein dated December 1, 2023 re: my support for Ed Burman as Chief of Police 
4. Barry Rothschild, Chair of the Trust Fund Commission dated December 6, 2023 re: Trust Fund 

Commission Seat Vacancy 
5. Jack Dunk dated December 6, 2023 re: I would like the town of Wayland to stop renewing the 

Comcast/Xfinity and Verizon FiOS franchise licenses and start examining the feasibility of establishing 
its own community fiber optic broadband ISP network 

6. Joseph Strazzulla dated December 7, 2023 re: Opposition to 193 Commonwealth Zoning 
7. Mary Ann Borkowksi dated December 7, 2023 re: Domestic Abuse/Coercive Control Workshop 

sponsored by Wayland’s Human Rights, Diversity, Equity and Inclusion Committee (HRDEI) 
8. Patrick J. Shearns, Sr. Manager, Comcast dated December 11, 2023 re: Programming Advisory 
9. Middlesex Superior Court dated December 11, 2023 re: Superior Court Department Civil Action No. 

2381CV03083 
10. Rebecca Stanizzi dated December 11, 2023 re: Public Comment / EDC Comment to MBTA 

Communities Forum 
11. Kathryn DeCristofaro, Capital Program Manager, MSBA dated December 13, 2023 re: MSBA/Wayland - 

Claypit Hill School 2023 Core Program SOI Status 
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