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Article K. New Stonebridge Resolution Expenditure of Funds 
Proposed by: Board of Selectmen 

Affirm the 2020 Annual Town Meeting vote to borrow $450,000 to finish the design work and perform 

the construction of the Potter/Stonebridge Road Bridge Design and Construction. 

Background Information:  At the 2020 Annual Town Meeting, the Town approved the FY2021 

Omnibus Budget that included one line item to appropriate $450,000 to finish the design and carry out the 

construction of the Potter/Stonebridge Road Bridge repairs.  Previously, the 2019 Annual Town Meeting 

had voted to appropriate $100,000 for the design of bridge repairs.  

At the 2020 Annual Town Meeting, a question was raised whether the bridge, constructed in 1957 

following diversion of the Sudbury River in the wake of devastating Hurricane Diane, is in Wayland, 

whether Wayland was responsible for any part of the costs and whether Wayland should pay for any of 

the bridge repairs. Town Meeting was informed of the existence of an October 5, 2018 Intermunicipal 

Agreement between Framingham and Wayland to share the repair costs of the bridge.  Town Counsel 

stated that intermunicipal agreements are permitted by law and are binding.  A motion to reduce the 

appropriation for the bridge repair to $0 failed by a vote of 128-128.  The FY2021 Omnibus budget, 

including funding of the bridge, passed 149-11.  

After the 2020 Annual Town Meeting, residents raised the question with the Board of Selectmen as to 

whether any portion of the Potter/Stonebridge Road Bridge is in Wayland and whether Wayland should 

pay for any of the repairs?   

Over the past several months, unassailable evidence has come to light that the bridge, for years believed 

to be half in Framingham and half in Wayland, in fact is entirely in Framingham. The remaining issue is 

not whether Wayland owns any part of the bridge, it does not, but whether Wayland should contribute 

$450,000 to restore it. 

After the 2020 Annual Town Meeting, residents pointed out to the Board of Selectmen that the Town 

likely, in their opinion, has legal grounds for invalidating the Intermunicipal Agreement because the 

signatories in 2018 were unaware that the bridge is not located in Wayland. 

FINANCE COMMITTEE COMMENTS:   
This project repairs the Potter/Stonebridge Road Bridge situated in the City of Framingham on Potter 

Road; from Wayland on the east, the bridge is approached via Stonebridge Road.  The bridge was 

constructed in 1957 and is in need of repair. The previously approved structural repair work will extend 

the existing bridge life and avoid more significant reconstruction costs in the future.  

 

The federal government created the National Bridge Inspection Standards (NBIS) in 1968 which 

established requirements for the inspection of all bridges including frequency, personnel qualifications, 

inspection reports, and inspection procedure. Bridge F-07-039 Potter/Stonebridge Road over Sudbury 

River is rated a 5/Fair on a nine-point scale for its deck condition and superstructure condition and 6 for 

its substructure condition.  Framingham transportation measured the average weekday daily traffic to be 

3,500 vehicles of which 150 are trucks on Potter Road, primarily occurring during morning and evening 

rush hours. 
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On October 5th, 2018, the City of Framingham and the Town of Wayland signed an agreement regarding 

equal allocation of costs for the design and repair of the bridge that expires in 2023. The agreement 

anticipated that there could be a change in circumstance that result from fund availability or approvals. 

The agreement has a cancellation provision that calls out that the offending town be responsible for all 

costs for termination, including, but not limited to, all costs necessary to restore the Bridge to a safe and 

functional condition.  The construction work has not been started. 

 

The 2018 agreement specifically calls out the F-07-039 per state classification of the bridge (a 

Massachusetts Department of Transportation naming convention).  The F signifies that the Bridge 

department number is Framingham.  If the Bridge was in Wayland, it would have had a W department 

number. The longitude and latitude (42.338667, -71.39495983) for the bridge per Mass DOT are squarely 

in the middle of the existing bridge in the City of Framingham. 

 

In 1956, Chapter 562 authorized the construction of an alternate bridge by both Wayland and 

Framingham.  The resulting drawings directly associated with the bridge were stamped on August 19, 

1957, by Richard T. Mackey Chief Engineer.  The drawing shows the relocation of the Sudbury River and 

Wayland Town line in its original location. Because the River was purposefully rerouted, the 1957 

drawing of the Town line did not change. The drawing, which has been available since 1957 and at the 

time when Wayland and Framingham signed their agreement in 2018, is the best and most current 

delineation of the State’s interpretation of the Wayland Town line and the bridge, as designed/proposed. 

The stamped drawing reveals that the entire bridge and repair are within the City of Framingham. 

Stamped drawings also depict the drainage for the bridge and associated approach within the Wayland 

Town line. The 1956 authorization called out that Framingham and Wayland shall retain ownership and 

maintenance of the Bridge and appurtenances to the limit of their respective municipal boundaries post-

construction.   
 

In 2019, Annual Town Meeting approved $100,000 toward design of the proposed repairs, despite a 

question raised as to bridge ownership. In the 2019 ATM warrant, the Finance Committee requested 

funding the project from free cash as part of its capital budget based on information it received from the 

DPW that said “The DPW is seeking funding in FY2020 to design the rehabilitation of the Stonebridge 

Road Bridge. The responsibility for the bridge is split between the Town and City of Framingham, and 

the requested funding is for Wayland's portion. All project costs will be split between Wayland and 

Framingham.” 

 

In May 2020, Annual Town meeting approved $450,000 towards design and construction of the repairs 

for the bridge.  At that Town meeting, some residents asked whether the Town truly bore responsibility 

for the bridge costs or, rather, were they the sole responsibility for Framingham? In subsequent months 

they argued that the Town of Wayland and the City of Framingham had made a mutual mistake; they 

argued that both parties had mistakenly presumed that the town line crossed the middle of the bridge, 

thereby splitting the ownership and responsibilities for repair of the bridge. They further argued that 

because of the mutual mistake, the contract could be voided, and that the Town unknowingly approved a 

project it had no responsibility to pay for. 

 

In 2020, after Annual Town Meeting approved the proposed project, the Board of Selectmen requested 

further investigation by Town Department of Public Work’s staff and outside legal services. On June 9, 

2021, the Town’s surveyor produced an annotated GIS mapping that showed the Town line from a 1957 

highway layout. The map revealed that the bridge crossing the Sudbury River was entirely within the City 

of Framingham.  The map also showed two stone bounds east of the bridge depicting the Wayland town 

line, confirming that no part of the bridge is in Wayland. 
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In February 2021 the Board of Selectmen requested that a surveyor. answer the question as to the location 

of the Town line between the municipalities. They reported that documented legal history was poor and 

that the Sudbury River was re-routed to flow under the new bridge. They communicated that it was not a 

simple legal matter and that there was no formal evidence that the town line was adjusted. 

 

Because the changes to the Sudbury River purposefully changed the boundary of the Sudbury River to 

accommodate the 1956 authorization, “under the rule or doctrine of avulsion, which is followed by the 

great majority of jurisdictions, when a sudden or drastic change occurs in the boundary of a navigable 

body of water, then the boundaries of the abutting litoral land do not change. The boundaries will remain 

wherever they were just prior to the avulsion1.” This is different when the boundaries change because of 

natural processes, “where there is well-settled authority for the proposition that littoral (shoreline) 

boundaries are not fixed, because natural processes of accretion or erosion change them.2” 

 

In its September 17, 2021, opinion letter requested by the Board of Selectmen, Town Counsel KP Law 

confirmed that the bridge is in Framingham, while noting in a footnote that a “bridge does not commence 

at the location of the abutment, and there are features of the bridge, e.g., ramp, rip rap, and other 

structures, that may be located in Wayland. A formal survey would be required to confirm this.” 

However, no such confirmation has occurred to date. Lastly, KP Law verified that the Town had a right, 

irrespective of the location of the Town line to appropriate funds and reconstruct the bridge because it 

substantially benefits the Town of Wayland.  KP Law did not comment on whether Wayland had a legal 

basis for voiding the agreement because the parties were unaware that the bridge is in Framingham. 

 

It should be noted that the estimated total cost of the bridge repair at $900,000 was prepared several years 

ago. Those costs have undoubtedly increased. 

 

There are potential disadvantages with not proceeding with this project:  

 

 The Town has already spent $100,000 on the bridge repair design. However, even if Wayland 

pulls out of the agreement, Framingham can still use this design. 

 Of the 3,500 vehicles estimated to use this road per day, a portion originate from Wayland, and 

this could affect Wayland resident’s commute.  Of the 400 trucks that use Potter Road per day, a 

portion of them destined to or from Wayland. This has environmental and cost implications 

because of longer commute distances.  

 The Town of Framingham could decide to not proceed forward with repairs and the Department 

of Transportation could impose weight restrictions on the bridge.  This could impair bus and truck 

traffic such as westbound school busses cross the bridge to turn around. Trucks may need to use 

Pelham Island Road as a way to bypass the use of Stonebridge bridge. 

 The Town of Framingham could decide to enforce the agreement and the Town would be 

responsible for associated costs for defending itself.   

 Wayland might need easements in the future from Framingham to support their connection to the 

MWRA as a resource for Town Water.  Not cooperating with Framingham could jeopardize the 

relationship between the municipalities. 

 

 

The potential costs associated with the risk of not completing the project are: 

                                                           
1Troubled Waters: Coastal Avulsion, A State Survey by Ari Sillman JD 2021:  Lorusso v. Acapesket Imp. Ass’n, Inc., 
No. 314-S, 1989 WL 1183738, at *6 (Mass. Land Ct. Mar. 24, 1989) 
2 Troubled Waters: Coastal Avulsion, A State Survey by Ari Sillman JD 2021: White v. Hartigan, 982 N.E.2d 1115, 
1122 (Mass. 2013) 
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Potential need to redo design (50%) $50,000 

Cost for 100 trucks to drive approximately 5 miles extra  per day during weekdays per year $58,000 

Risk of Framingham enforcing the agreement $100,000 

Assignment of at least 20% of the ownership of the bridge to Wayland 90,000 

Risk of Framingham assigning fees for MWRA access per year per year $50,000 

Total Potential costs associated with risk of not proceeding (Year 1) $348,000 

Total Potential costs associated with risk of not proceeding (Year 2-5) $592,000 

 

 

The Board of Selectmen recommends Blank. Vote:   

 

ARGUMENTS IN FAVOR:   

● The potential costs for not repairing the bridge could affect Wayland services like school bus 

transportation and snow removal.   

● There are indirect costs associated with the rerouting of traffic that would add to commute times 

and have an environmental impact of increased emissions. 

● Other neighborhoods could have increased traffic including Pelham Island Road. 

● A 2018 Intermunicipal Agreement between the Town of Wayland and the City of Framingham to 

share costs to repair the bridge was signed, with the intent to make such repairs before July 1, 

2022. 

● Town Counsel has issued an opinion that the Town may legally expend funds even if the bridge is 

determined to not be in Wayland.  

 

ARGUMENTS OPPOSED:   

● The October 5, 2018, Intermunicipal Agreement between the City of Framingham and the Town 

of Wayland in which the parties agreed to share the costs of repairing the bridge but both sides 

were unaware that the Town line had not moved from its original location and that both sides 

were mutually unaware that they were not necessarily required to allocate the ownership of 

maintenance responsibility 50/50. 

● $450,000 (and possibly more once the true cost is known) is simply too much to buy 

Framingham’s good will. 

● The town of Wayland should not have to pay for infrastructure repairs not located within the 

boundaries of the Town. 

● The entire bridge and repair is within the City of Framingham, therefore Framingham should bear 

full responsibility for all repair costs. 

● Some might say it is financially irresponsible to proceed because Town Meeting does not have an 

up-to-date cost estimate, inasmuch as the estimate was prepared several years ago in non-

inflationary times. 

● Framingham will likely repair the bridge without Wayland’s financial support. 

 

 

RECOMMENDATION:  The Finance Committee recommends Blank. Vote:   

 

QUANTUM OF VOTE:  Majority. 

 

For more information about this article, contact Acting Town Administrator Stephen Crane at 

scrane@wayland.ma.us 

  

mailto:scrane@wayland.ma.us
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Article NN. Rescind Appropriation for Framingham Bridge 
Proposed by: Petitioners Article     Estimated Cost: 

To determine whether the Town will vote to rescind the $450,000 appropriated under the capital budget 

of article 9 of the 2020 Annual Town Meeting warrant for design/construction of the so-called 

Potter/Stonebridge Road bridge, which proponents believe lies wholly within the boundaries of the City 

of Framingham.  

Proposer’s Comments: This article aims to correct a mistake made by Wayland and Framingham 

officials in assuming that the bridge built by the state in 1957 connecting Stonebridge Road in Wayland 

and Potter Road in Framingham lays partially in each town, and therefore bridge repairs are a joint 

responsibility. Wayland Town Meeting in 2021, accordingly, appropriated $450,000 for such repairs, 

after a tie vote to eliminate the measure failed. In fact, voluminous evidence has since been discovered to 

add to that existing in 2021, including concrete bounds showing the town line on the Wayland side of the 

bridge, demonstrating the bridge is entirely in Framingham and therefore Framingham’s responsibility to 

maintain. Contract law provides that when both parties make a factual mistake the agreement is voidable. 

This article rescinds the appropriation to support the Intermunicipal Agreement between the 

municipalities to jointly fund the currently needed repairs, effectively canceling the agreement. 

 

FINANCE COMMITTEE COMMENTS:  This project repairs the Potter/Stonebridge Road Bridge 

situated in the City of Framingham on Potter Road; from Wayland on the east, the bridge is approached 

via Stonebridge Road.  The bridge was constructed in 1957 and is in need of repair. The previously 

approved structural repair work will extend the existing bridge life and avoid more significant 

reconstruction costs in the future.  

 

The federal government created the National Bridge Inspection Standards (NBIS) in 1968 which 

established requirements for the inspection of all bridges including frequency, personnel qualifications, 

inspection reports, and inspection procedure. Bridge F-07-039 Potter/Stonebridge Road over Sudbury 

River is rated a 5/Fair on a nine-point scale for its deck condition and superstructure condition and 6 for 

its substructure condition.  Framingham transportation measured the average weekday daily traffic to be 

3,500 vehicles of which 150 are trucks on Potter Road, primarily occurring during morning and evening 

rush hours. 

 

On October 5th, 2018, the City of Framingham and the Town of Wayland signed an agreement regarding 

equal allocation of costs for the design and repair of the bridge that expires in 2023. The agreement 

anticipated that there could be a change in circumstance that result from fund availability or approvals. 

The agreement has a cancellation provision that calls out that the offending town be responsible for all 

costs for termination, including, but not limited to, all costs necessary to restore the Bridge to a safe and 

functional condition.  The construction work has not been started. 

 

The 2018 agreement specifically calls out the F-07-039 per state classification of the bridge (a 

Massachusetts Department of Transportation naming convention).  The F signifies that the Bridge 

department number is Framingham.  If the Bridge was in Wayland, it would have had a W department 

number. The longitude and latitude (42.338667, -71.39495983) for the bridge per Mass DOT are squarely 

in the middle of the existing bridge in the City of Framingham. 

 

In 1956, Chapter 562 authorized the construction of an alternate bridge by both Wayland and 

Framingham.  The resulting drawings directly associated with the bridge were stamped on August 19, 

1957, by Richard T. Mackey Chief Engineer.  The drawing shows the relocation of the Sudbury River and 



 

 

Wayland Town line in its original location. Because the River was purposefully rerouted, the 1957 

drawing of the Town line did not change. The drawing, which has been available since 1957 and at the 

time when Wayland and Framingham signed their agreement in 2018, is the best and most current 

delineation of the State’s interpretation of the Wayland Town line and the bridge, as designed/proposed. 

The stamped drawing reveals that the entire bridge and repair are within the City of Framingham. 

Stamped drawings also depict the drainage for the bridge and associated approach within the Wayland 

Town line. The 1956 authorization called out that Framingham and Wayland shall retain ownership and 

maintenance of the Bridge and appurtenances to the limit of their respective municipal boundaries post-

construction.   
 

In 2019, Annual Town Meeting approved $100,000 toward design of the proposed repairs, despite a 

question raised as to bridge ownership. In the 2019 ATM warrant, the Finance Committee requested 

funding the project from free cash as part of its capital budget based on information it received from the 

DPW that said “The DPW is seeking funding in FY2020 to design the rehabilitation of the Stonebridge 

Road Bridge. The responsibility for the bridge is split between the Town and City of Framingham, and 

the requested funding is for Wayland's portion. All project costs will be split between Wayland and 

Framingham.” 

 

In May 2020, Annual Town meeting approved $450,000 towards design and construction of the repairs 

for the bridge.  At that Town meeting, some residents asked whether the Town truly bore responsibility 

for the bridge costs or, rather, were they the sole responsibility for Framingham? In subsequent months 

they argued that the Town of Wayland and the City of Framingham had made a mutual mistake; they 

argued that both parties had mistakenly presumed that the town line crossed the middle of the bridge, 

thereby splitting the ownership and responsibilities for repair of the bridge. They further argued that 

because of the mutual mistake, the contract could be voided, and that the Town unknowingly approved a 

project it had no responsibility to pay for. 

 

In 2020, after Annual Town Meeting approved the proposed project, the Board of Selectmen requested 

further investigation by Town Department of Public Work’s staff and outside legal services. On June 9, 

2021, the Town’s surveyor produced an annotated GIS mapping that showed the Town line from a 1957 

highway layout. The map revealed that the bridge crossing the Sudbury River was entirely within the City 

of Framingham.  The map also showed two stone bounds east of the bridge depicting the Wayland town 

line, confirming that no part of the bridge is in Wayland. 

 

In February 2021 the Board of Selectmen requested that a surveyor. answer the question as to the location 

of the Town line between the municipalities. They reported that documented legal history was poor and 

that the Sudbury River was re-routed to flow under the new bridge. They communicated that it was not a 

simple legal matter and that there was no formal evidence that the town line was adjusted. 

 

Because the changes to the Sudbury River purposefully changed the boundary of the Sudbury River to 

accommodate the 1956 authorization, “under the rule or doctrine of avulsion, which is followed by the 

great majority of jurisdictions, when a sudden or drastic change occurs in the boundary of a navigable 

body of water, then the boundaries of the abutting litoral land do not change. The boundaries will remain 

wherever they were just prior to the avulsion1.” This is different when the boundaries change because of 

natural processes, “where there is well-settled authority for the proposition that littoral (shoreline) 

boundaries are not fixed, because natural processes of accretion or erosion change them.2” 

                                                           
1Troubled Waters: Coastal Avulsion, A State Survey by Ari Sillman JD 2021:  Lorusso v. Acapesket Imp. Ass’n, Inc., 
No. 314-S, 1989 WL 1183738, at *6 (Mass. Land Ct. Mar. 24, 1989) 
2 Troubled Waters: Coastal Avulsion, A State Survey by Ari Sillman JD 2021: White v. Hartigan, 982 N.E.2d 1115, 
1122 (Mass. 2013) 



 

 

 

In its September 17, 2021, opinion letter requested by the Board of Selectmen, Town Counsel KP Law 

confirmed that the bridge is in Framingham, while noting in a footnote that a “bridge does not commence 

at the location of the abutment, and there are features of the bridge, e.g., ramp, rip rap, and other 

structures, that may be located in Wayland. A formal survey would be required to confirm this.” 

However, no such confirmation has occurred to date. Lastly, KP Law verified that the Town had a right, 

irrespective of the location of the Town line to appropriate funds and reconstruct the bridge because it 

substantially benefits the Town of Wayland.  KP Law did not comment on whether Wayland had a legal 

basis for voiding the agreement because the parties were unaware that the bridge is in Framingham. 

 

It should be noted that the estimated total cost of the bridge repair at $900,000 was prepared several years 

ago. Those costs have undoubtedly increased. 

 

There are potential disadvantages with not proceeding with this project:  

 

 The Town has already spent $100,000 on the bridge repair design. However, even if Wayland 

pulls out of the agreement, Framingham can still use this design. 

 Of the 3,500 vehicles estimated to use this road per day, a portion originate from Wayland, and 

this could affect Wayland resident’s commute.  Of the 400 trucks that use Potter Road per day, a 

portion of them destined to or from Wayland. This has environmental and cost implications 

because of longer commute distances.  

 The Town of Framingham could decide to not proceed forward with repairs and the Department 

of Transportation could impose weight restrictions on the bridge.  This could impair bus and truck 

traffic such as westbound school busses cross the bridge to turn around. Trucks may need to use 

Pelham Island Road as a way to bypass the use of Stonebridge bridge. 

 The Town of Framingham could decide to enforce the agreement and the Town would be 

responsible for associated costs for defending itself.   

 Wayland might need easements in the future from Framingham to support their connection to the 

MWRA as a resource for Town Water.  Not cooperating with Framingham could jeopardize the 

relationship between the municipalities. 

 

 

The potential costs associated with the risk of not completing the project are: 

 

Potential need to redo design (50%) $50,000 

Cost for 100 trucks to drive approximately 5 miles extra  per day during weekdays per 

year 

$58,000 

Risk of Framingham enforcing the agreement $100,000 

Assignment of at least 20% of the ownership of the bridge to Wayland 90,000 

Risk of Framingham assigning fees for MWRA access per year per year $50,000 

Total Potential costs associated with risk of not proceeding (Year 1) $348,000 

Total Potential costs associated with risk of not proceeding (Year 2-5) $592,000 

 

 

The Board of Selectmen recommends Blank. Vote:   



 

 

 

 

ARGUMENTS IN FAVOR:   

● The October 5, 2018, Intermunicipal Agreement between the City of Framingham and the Town 

of Wayland in which the parties agreed to share the costs of repairing the bridge but both sides 

were unaware that the Town line had not moved from its original location and that both sides 

were mutually unaware that they were not necessarily required to allocate the ownership of 

maintenance responsibility 50/50. 

● $450,000 (and possibly more once the true cost is known) is simply too much to buy 

Framingham’s good will. 

● The town of Wayland should not have to pay for infrastructure repairs not located within the 

boundaries of the Town. 

● The entire bridge and repair is within the City of Framingham, therefore Framingham should bear 

full responsibility for all repair costs. 

● Some might say it is financially irresponsible to proceed because Town Meeting does not have an 

up-to-date cost estimate, inasmuch as the estimate was prepared several years ago in non-

inflationary times. 

● Framingham will likely repair the bridge without Wayland’s financial support. 

 

ARGUMENTS OPPOSED:   

● The potential costs for not repairing the bridge could affect Wayland services like school bus 

transportation and snow removal.   

● There are indirect costs associated with the rerouting of traffic that would add to commute times 

and have an environmental impact of increased emissions. 

● Other neighborhoods could have increased traffic including Pelham Island Road. 

● A 2018 Intermunicipal Agreement between the Town of Wayland and the City of Framingham to 

share costs to repair the bridge was signed, with the intent to make such repairs before July 1, 

2022. 

● Town Counsel has issued an opinion that the Town may legally expend funds even if the bridge is 

determined to not be in Wayland.  

 

RECOMMENDATION:  The Finance Committee recommends Blank. Vote:   

 

QUANTUM OF VOTE:  Majority. 

 

 

For more information about this article, contact Tom Sciacca at tsciacca@comcast.net 

 

 

 



 

 

Article O. Loker Grass Field Construction     
Proposed by: Board of Selectmen/Recreation Commission  Estimated Cost: $2,500,000 

To determine whether the Town of Wayland (“Town”) will vote to: 

To determine whether the Town will vote to: 

 a) Appropriate a sum of money of not more than $2,500,000 to be expended under the direction of the 

Permanent Municipal Building Committee for designing, permitting, engineering and constructing a 

multi-purpose natural grass athletic playing field at the Loker Conservation & Recreation Area including 

playing surfaces, lighting, drainage, landscaping, recreational amenities, access and parking areas; and 

any and all other costs incidental or related thereto;  

b) Provide for said appropriation by borrowing, taxation, transfer from unappropriated funds, transfer 

from available funds appropriated for other purposes, or otherwise, provided not more than $189,160.59 

of the funds appropriated shall be transferred from the Recreation Stabilization Fund;  

c) Authorize the Town Treasurer, with the approval of the Board of Selectmen, to borrow up to said sum 

in accordance with Massachusetts General Laws Chapter 44, section 7 and 8 and any other enabling 

authority, and issue bonds or notes of the Town therefor; and  

d) Authorize any premium received by the Town upon the sale of any bonds or notes approved by this 

vote, less any such premium applied to the payment of the costs of issuance of such bonds or notes, may 

be applied to the payment of costs approved hereunder in accordance with Massachusetts General Laws 

Chapter 44, section 20, thereby reducing by a like amount the amount authorized to be borrowed to pay 

such costs 

Proposer’s Comments (if needed, 150-word limit per Town Code): 

Since 2000, Wayland has invested over $2,000,000 in the purchase and design of the Loker site. The land 

is deeded specifically for recreational use and continues to lie vacant for over 20 years. Recreation studied 

and pursued over a dozen other suitable options to alleviate the over-usage of its grass fields and Loker 

was deemed most suitable for a field. The addition of this field will alleviate the overuse of fields by 

allowing for the rest and rehabilitation of existing recreation fields that need repair. Existing conditions of 

Wayland grass fields are deteriorating and deficient. Rehabilitation would ensure safer playing fields for 

all Town residents. The addition of a field with lighting will become increasingly more important since 

Wayland Public Schools shifted school start times later in the day. Access to outdoor recreation is 

valuable to both individuals and the Wayland community at large, now more than ever.  

FINANCE COMMITTEE COMMENTS:   
 

This article would authorize up to $2.5 million for construction of a natural grass field at the Loker 

Conservation & Recreation area.  The Loker Grass Field project includes the permitting, engineering, and 

construction of a multi-purpose natural grass athletic playing field at the Loker Conservation & 

Recreation Area (414 Commonwealth Road), at the northeast corner of the intersection of Route 30 

(Commonwealth Road) and Rice Road in Wayland (map included in Appendix A).  The project would 

include grass playing surfaces, lighting, drainage, landscaping, recreational amenities and equipment, 

spectator areas, access and parking areas and trailheads for use by the community. This project will 

provide an outdoor land-based recreation venue for passive and active recreation. It is estimated that 

thousands of participants and or residents would use a field at Loker each year for sports, camps, 



 

 

community events and trail access. The project would provide better parking and access to the abutting 

conservation trails and new plantings could be used to better protect and preserve the natural, wetlands 

and historical features of the property. 

The Recreation Commission has stated the need for additional athletic fields in Wayland for many years 

and several studies that have been undertaken since 2010 have documented this need. The Town cannot 

currently meet demand at our present field capacity, has been unable to find fields in other towns with 

capacity to rent, and, as a result, may need to turn kids away from youth sports. Studies have provided 

data regarding both the insufficiency in the number of fields and overuse of the existing fields (see the 

following: Wayland Town Master Plan from June 2010; report by Gale Associates, Inc., dated July 15, 

2010 (the "Gale Report"); Town of Wayland Open Space & Recreation Plan from 2016; and Wayland 

Town wide Recreation Facilities Plan by Weston & Sampson in January 2018). All of these studies and 

the need for additional athletic fields were reiterated and reinforced during a public forum held on August 

30, 2021, by the Board of Selectmen. 

This project would serve the needs for youth athletics as well as the community at large. It is estimated 

that more than 6,000 children, adults, and seniors use Wayland Recreation sites annually.  It is also 

expected that public school student enrollment and Wayland's senior population will both grow over the 

next decade and this additional field will help serve burgeoning needs. Reports indicate that there is 

currently a deficit of seven to ten-field grass fields in Town.  The proposed Loker grass field could reduce 

the deficit and provide a field that could be used later in the day to accommodate students’ later school 

days.   

The field would be built on an area that the Town purchased for $1.7 million in 2000. At a Special Town 

Meeting in November 2017, the Town approved design funds for a turf field project, of which $154,000 

was expended.  At Annual Town Meeting in 2004, 8.37 acres of the vacant 28.20 acres of property was 

delineated for recreational use, the remainder for conservation land. This project would result in a multi-

purpose natural grass athletic venue on the parcel designated for recreation.  

The location of the project, the former Dow Chemical facility, was cleaned up approximately twenty 

years ago according to the required standards at that time. In 2019, the Board of Selectmen contracted 

with CMG Environmental, Inc. to conduct a third-party independent environmental review to assess any 

potential hazards when comparing present-day standards to those in place at the time of the cleanup. A 

representative of CMG Environmental, Inc. attended a Board of Selectmen meeting in February 2020 to 

present the findings, and stated they had no hesitation allowing his own family members to play on a turf 

field at this location. 

On October 3, 2021, STM voted first in favor of Article 1, for a three-year moratorium on 

synthetic/artificial turf fields (353-77) and then (327-120) in favor of Article 2, specifically to spend up to 

$125,000 to design a grass field at the Loker site. The site was previously designed as a synthetic turf 

field, but not approved by voters (the proposed turf field did not obtain the 2/3rd threshold needed to 

approve the project at 2019 or 2021 ATMs despite voter approval of the use of excluded debt for the 

project at the polls in the April 2019 election). Design for the natural grass field is expected to be 

complete and the project put out to bid to determine the costs before the 2022 Annual Town Meeting.  

TIMELINE 

1) Design & Development - Underway, October 2021 to May 2022 

2) Bid & Contract - To be completed by May 2022 

3) Permitting - To be completed in 2022 



 

 

4) Build - if approved at 2022 ATM, the field would be built between May and September 2022 

5) Grow - Grass roots establish for minimum of 2 growing seasons until Spring 2023 

6) Open for Play - Possible play in late summer/early fall 2023 

7) Operate and Maintain - Loker field will allow restoration/rehabilitation of an existing field in 

2023 - 2024 

8) +1 Additional field footprint will be effectively added to the total field inventory by Spring 

2025. 

 

FUNDING 

$118,000 Parking Area and Trail head improvements, with already approved CPA Funds 

$189,160 possible transfer from the Recreation Stabilization Fund (requires 2/3), up to $200,000 possible 

transfer from Recreation Field Revolving Fund Total TBD: Any balance of the low bid that is otherwise 

not funded by CPA, Stabilization Funds, or Recreation Funds would be requested from 2022 ATM (Total 

less -$507,160.59) 

 

The Board of Selectmen recommends Blank. Vote:   

 

ARGUMENTS IN FAVOR:   

 A vote in favor of this article will accelerate the addition of a new playing field in Wayland; a 

need that has been requested by the Recreation Commission and many residents and has been 

substantiated by the reports noted above.  

 The Loker Recreation area has been studied and planned for many years.   Moving ahead with 

this project would be a step in the direction of putting to use an asset on which the Town has 

spent significant monies over the past two decades and for a use that is consistent with its 

designation as a recreation area.  

 Constructing a natural grass field at this location should satisfy many in Wayland who supported 

the development of a new athletic field but expressed concerns with artificial turf.  

 A new athletic field at this location will enhance the overall Loker Recreation area; not only will 

it provide a much-needed athletic field, but it may also make the property more appealing and 

accessible to those using the Conservation trails. 

 Because it is a natural grass field, the proposed project is notably less costly than recent years’ 

proposals for synthetic turf fields.  

 

ARGUMENTS OPPOSED:   

 Development of an athletic field at the Loker Recreation area is seen by some as an expensive 

place to develop a new athletic facility for the Town; rather, the Town should explore other areas 

that may be developed with similar or additional facilities before spending the funds to develop 

this site.  

 Neighbors have stated concerns with an athletic field at this site due to increased traffic and the 

potential to add lights over the field for evening athletic events. 

 Some people believe that the high slopes and uneven level of land is the wrong piece of land to 

develop a rectangular regulation size field. A better use would be a baseball diamond. 

 Residents have said that the access road is too narrow and is there is no lighting at night making it 

difficult for emergency vehicle access. 

 The Conservation Commission has said that the proposed design does not meet the DEP 

groundwater separation criteria. 

 The removal of trees on the north side of the field will destroy a Vernal Pool on the north side of 

the property because the fauna that breed in the Vernal Pool live in the wooded area provided by 



 

 

those trees. As proposed, the project will dramatically change the landscape of the property. To 

build the field, the Town will remove over 260 trees.  

 

RECOMMENDATION:  The Finance Committee recommends Blank. Vote:   

 

QUANTUM OF VOTE:  Majority. 

 

 

For more information about this article, contact Katherine Brenna at kbrenna@wayland.ma.us 
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DATE:  February 16, 2022 

TO:  Planning Board 

FROM: Sarkis Sarkisian, Town Planner 

RE:  Draft Outdoor Dining Planning Board Report  

 
The COVID-19 pandemic created many challenges for the restaurant industry. Almost 
4,000 restaurants statewide closed since the pandemic started, according to the 
Massachusetts Restaurant Association. During this period the Governor provided 
Municipal Relief Legislation measures and millions of dollars in funding to help 
restaurants, including the use of public streets for outdoor dining. 
 
The legislation also gave the Board of Selectmen (BOS) the authority to grant 
temporary permission to allow Temporary Outdoor Dining (TOD). The BOS together 
with the Town Administration staff developed a process and application for approval of 
TOD’s, and several Wayland restaurants took advantage of this program. The TOD 
licenses that were issued helped these restaurants survive and allowed our residents to 
support them during a critical time.  
 
The BOS extended the temporary licenses for outdoor dining through April 1, 2022, 
which is in line with the State’s expiration date for the COVID-19 relief act for outdoor 
dining. 
 
Several restaurant owners have expressed great interest in continuing to have the 
ability to provide outdoor dining and have communicated to the BOS and town 
administration staff it is essential to remain viable. Many residents have enjoyed 
outdoor seating and would like to see it continue permanently, adding to the vibrancy of 
the community. 

 
Unfortunately Wayland’s zoning bylaws restrict outdoor dining in areas of town where 
some of these restaurants are located. The Bylaws also have several inconsistencies 

 



 

 

 

and contradictions that need to be addressed. If a current restaurant is located in one of 
those districts it requires going to several boards for approval. The only area in the 
Wayland Zoning with a clear path for approval for outdoor dining is in Town 
Center/Mixed Used Overlay District (MUOD) by Special Permit and Site Plan Approval. 
The proposed amendment will allow restaurant outdoor dining as an acceptable use 
and will stream line the process for review by the Planning Board.  
 
The proposed bylaw addresses the following: 
 

 Allow outdoor dining in all Business districts by site Plan Approval. 
 

 The Planning Board shall administer the Site Plan Approval process for all 
outdoor dining. 

 

 The Planning Board may allow outdoor dining by site plan approval outside a 
building at a currently lawfully-existing restaurant in any zoning district subject to 
safeguards and limitations as the Planning board may impose through site plan 
approval. 
 

 Encourages other restaurants to pursue this option. 
 
The Planning Board will also take into consideration comments from the public and 
regulatory reviews by the following: 
 

 Board of Health/ Health Department 

 Possibly Wastewater Management District Commission(Route 20) 

 Building Commissioner 

 Fire Chief 

 Police Chief 

 Possibly Conservation Commission/Conservation Administrator 

 The Design Review Board’s advisory opinion for new construction and 
commercial signs 

 Board of Selectmen for amendment of liquor license 
 
The Planning Board has also developed draft design guidelines and regulations for 
outdoor dining listing items that will be reviewed with a site plan application during the 
public hearing process. 
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DATE:  February 22, 2022 

TO:  Planning Board 

FROM: Sarkis Sarkisian, Town Planner 

RE:  Draft Conservation Cluster Bylaw Amendments Planning Board Report  

 
The Planning Board over the past 12 years have approved 10 conservation cluster 
developments. The purpose and intent of the conservation cluster bylaw is to permit 
more economical and efficient use of land than may be accomplished through standard 
subdivision development by protecting the existing character of the landscape and 
preserving open space areas for conservation and recreation. The bylaw has been very 
successful. It has protected over 50 acres of land, preserved 4 historic structures and 
provided 5 units of affordable housing. 
 
We have also made several amendments to the bylaw in 2012 and in 2016 to address 
land use patterns. 
 
The purpose of the proposed Conservation Cluster Bylaw Amendments is to clarify the 
number of building lots that could be created in a tract without a special permit through 
a conventional subdivision in full conformity with the dimensional requirements of the 
Zoning Bylaw and the Planning Board’s Subdivision Rules and Regulations. The Bylaw 
amendment proposes to remove a section in the Bylaw that allows lots to be obtained 
through a land use calculation. 
 
The proposed bylaw also proposes new language that defines “open land” and requires 
that the open land maintain a minimum lot shape factor not greater than 50. This 
amendment will address the Board’s concerns with the shape of the open space that it 
approves. The board last year updated its rules and regulations with this proposed 
language so that now our rules and regulations will mirror our zoning bylaws. Below is 
an illustration of the lot shape factor. 
 

 



 

 

 

 
 

 
 

 
Lastly, the bylaw will remove the section addressing a development in a tract of land that is 
located in two or more residential districts, the entire tract, for all purposes of this, shall be 
considered as lying entirely within the district having the largest area and frontage 
requirements, except that if 75% or more of the total area shown on the plan as building 
lots lies within one residential district, all of the land shall be considered as lying within that 
district. The development will now have to prove the number of lots through the current 
zoning residential districts. 
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BOARD OF SELECTMEN 
  THOMAS J. FAY 
  ADAM G. GUTBEZAHL 
  CHERRY C. KARLSON 
  CAROL B. MARTIN 
  DAVID V. WATKINS 

DRAFT Meeting Minutes 
BOARD OF SELECTMEN 

Wednesday, February 9, 2022 
3:30 p.m.  

Wayland Town Building: via Zoom  
41 Cochituate Road, Wayland, MA 

Present by Remote Participation: Thomas J. Fay, Cherry C. Karlson, Carol B. Martin, David V. 
Watkins. Absent: Adam G. Gutbezahl 

Also present via teleconference: Acting Town Administrator Stephen Crane, Assistant Town 
Administrator John Bugbee 

1. Call to Order, Review Agenda for Public: At 3:30 p.m., T. Fay called the meeting of the Board of 
Selectmen to order when a quorum was present and reviewed the agenda for the public as well as ways 
in which the public could view and participate. T. Fay announced each member by full name and that 
members would participate remotely. 

A2. Vote the question of approving the change order request (COR-003) of RJV Construction 
Corp. for radio communication and control upgrades at the wastewater treatment facility and 
associated pump stations. J. Bugbee reviewed the purpose of the change order request, the benefits of 
the upgrades and that the change order would be funded by the MassWorks grant.  

C. Karlson moved, seconded by C. Martin, to authorize the Acting Town Administrator to sign the 
change order as shown on the Consent Calendar. Roll Call Vote: YEA: T. Fay, C. Karlson, C. Martin, D. 
Watkins. NAY: None. ABSENT: A. Gutbezahl. ABSTAIN: None. Adopted 4-0. 

A3. Executive Session: I. Pursuant to Massachusetts General Laws, Chapter 30A, Section 21 (a) 
(3), to discuss strategy with respect to litigation related to David Bernstein v. Planning Board;  

At 3:36 p.m., Chair T. Fay moved, seconded by C. Karlson, that the Board of Selectmen enter into 
Executive Session: Pursuant to Massachusetts General Laws, Chapter 30A, Section 21 (a) (3), to discuss 
strategy with respect to litigation related to David Bernstein v. Planning Board of Wayland. 

T. Fay declared that a public discussion of these matters may have a detrimental effect on the litigating, 
negotiating, or bargaining position of the Town. Roll Call Vote: YEA: T. Fay, C. Karlson, C. Martin, D. 
Watkins. NAY: None. ABSENT: A. Gutbezahl. ABSTAIN: None. Adopted 4-0. 

Chair, T. Fay invited attendance by Acting Town Administrator Stephen Crane, Assistant Town 
Administrator, J. Bugbee. The Board would adjourn from the executive session with no other public 
business to be held in open session. 

A4. Adjourn:  The Board adjourned from Executive Session at 4:37 p.m. 

Items included in the packet for the Board of Selectmen Meeting of February 9, 2022:

1. Revised agenda, revises the previous agenda posted 2/7/22 at 2:03 p.m.  

Items Distributed For Information and Use By the Board during the Meeting of February 9, 
2022 Otherwise Not Included In The Packet (Handouts): 

1. Consent Calendar: 1. Change Order request (COR-003) of RJV Construction Corp. for radio 
communication and control upgrades at the wastewater treatment facility and associated 
pump stations. 

 

about:blank


TOWN OF WAYLAND 
41 COCHITUATE ROAD 

WAYLAND, MASSACHUSETTS  01778 

 

 
 

STEPHEN CRANE 
ACTING TOWN ADMINISTRATOR 
 TEL. (508) 358-3620 
 www.wayland.ma.us 

 

BOARD OF SELECTMEN 
  THOMAS J. FAY 
  ADAM G. GUTBEZAHL 
  CHERRY C. KARLSON 
  CAROL B. MARTIN 
  DAVID V. WATKINS 

DRAFT Meeting Minutes 
BOARD OF SELECTMEN 

Monday, February 7, 2022 
7:00 p.m.  

Wayland Town Building: Council on Aging Room  
41 Cochituate Road, Wayland, MA 

Present: Thomas J. Fay, Cherry C. Karlson, Carol B. Martin, David V. Watkins 

Attendance by Remote Participation: Adam G. Gutbezahl 

Also Present: Acting Town Administrator Stephen Crane, Assistant Town Administrator John Bugbee, C. 
Costello, Management Analyst 

A1. Call to Order, Review the Agenda for Public: At 7:00 p.m., T. Fay called the meeting of the Board of 
Selectmen to order when a quorum was present and reviewed the agenda for the public as well as ways in 
which the public could view and participate. T. Fay announced each member by full name and that A. 
Gutbezahl would participate remotely.  

A2. Announcements and Public Comment: There were no announcements from the Board.  

Paul Dale, Grace Road, associate member of the Energy & Climate Committee, joined the meeting in person, 
but commented on his own behalf. He informed the Board that there was a petition with 189 signatures to 
support a new Sustainability Manager role and he emphasized its urgency.  He quoted a statement from State 
Senator Barrett regarding the need for local action.  

George Harris, Holiday Road, joined by teleconference to share his concerns regarding transparency related 
to the Public Records Law and Open Meeting Law. G. Harris reported that he and other residents have 
requested records but the requests were denied. G. Harris recommended that Board ensure that the acting 
Town Administrator is fully conversant with the public records law. 

Bill Sterling, Morse Road, joined by teleconference to thank the Board for its work to finalize negotiations 
with Twenty Wayland LLC which would allow design work to begin for a Council on Aging/Community 
Center.   

A3. Committee Appointments: Interview, discuss and potential vote to appoint:  
  Committee                                                            Appointee                Term End Date 

Municipal Affordable Housing Trust Fund Committee Laura Kaplan June 30, 2022 

L. Kaplan, School Street, joined the meeting via video-teleconference and expressed her intent to join the 
Municipal Affordable Housing Trust Fund Committee and reviewed her related background. The Board 
interviewed L. Kaplan. 

C. Karlson moved, seconded by C. Martin, that the Board vote to appoint L. Kaplan to the Municipal 
Affordable Housing Trust Fund Committee for a term ending June 30, 2022. In discussion, C. Karlson noted 
that the term was an abbreviated one, to fill a vacancy. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. 
Karlson, C. Martin, D. Watkins. NAY: None. ABSENT: None. ABSTAIN: None. Adopted 5-0. 

A4. Liquor License Hearing for The Villa Inc., for a transfer of the existing All Alcoholic Beverage 
License Held by The Villa Inc. to Villa Restaurant Opco, LLC to remain at the existing premises 124 
East Plain Street, Wayland, MA 01778 

At 7:20 p.m., T. Fay declared open the hearing for the purpose of considering the application submitted by 
The Villa Inc. for transfer of the existing annual liquor license to serve and sell All Alcoholic beverages on the 

about:blank


2 

 

 

premises at 124 East Plain Street, Wayland, MA, 01778 to Villa Restaurant Opco, LLC. T. Fay read the legal 
notice published in the Town Crier on January 27, 2022.  T. Fay described the hearing process to include a 
statement from the applicant, questions from the Board, public comment and the close of the hearing. T. Fay 
invited the applicant to describe the application.  

Trish Farnsworth, counsel representing the applicant, Alex Tamargo both joined the meeting in person, and 
reviewed the request for a liquor license transfer. A. Tamargo described the intent of the application and that 
the transfer of ownership was contingent on the transfer of the liquor license. The Board discussed the 
applicable laws the regulations as well as the required certifications and employee training. C. Karlson 
provided some guidance regarding expectations with compliance checks. C. Costello, Management Analyst 
joined the meeting to confirm receipt of a written recommendation from Police Chief Gibbons on the 
matter. There was no public comment. At 7:31 p.m., T. Fay closed the hearing.  

C. Karlson moved, seconded by C. Martin, that the Board vote to transfer the existing All Alcoholic 
beverages Held by The Villa Inc. to Villa Restaurant Opco, LLC to remain at the existing premises 124 East 
Plain Street, Wayland, MA 01778. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Karlson, C. Martin, D. 
Watkins. NAY: None. ABSENT: None. ABSTAIN: None. Adopted 5-0. 

A5. Town Administrator update a. PFAS6 b. Alta at River’s Edge c. COA/CC d. FY23 Budget update 
e. Selectmen/TA office Phone Auto Attendant 

A5.a. Per- and Polyfluoroalkyl Substances (PFAS6): S. Crane reported that there was another delay in the 
shipment of the resin for the short-term remediation which extended the completion date to late-February. S. 
Crane also described the project as complex and that there were some leaks in the pipes that needed to be 
addressed.  

A5.c. Council on Aging/ Community Center (COA/CC): S. Crane noted that a working group had been 
established and a site walk occurred with the architect. S. Crane reported there was a strong opportunity to 
renovate the existing building and the architect was working to move the project forward and provide a cost 
estimate ahead of Annual Town Meeting. 

A5.d. FY23 Budget update: S. Crane reported that the initial review of the preliminary cherry sheets for local 
and state aid budgets were favorable, and he would consult with the Finance Director and Superintendent of 
Schools.   

A5.e. Selectmen/TA Office Phone Auto Attendant: S. Crane reported that the Information Technology 
Department had established an auto-attendant for the phone lines in the Town Administrator’s Office to allow 
residents to more efficiently reach the specific department needed. 

A5.b. Alta at River’s Edge: Town Planner, S. Sarkisian joined by video-teleconference and provided an 
update on the next steps for the Alta at River’s Edge project. S. Sarkisian reported that he had delivered as-
built plans for the infrastructure that the Town was responsible for constructing to Alta at River’s Edge with a 
certified letter. S. Sarkisian reported the infrastructure for which Alta at River’s Edge was responsible was not 
yet complete. S. Sarkisian reported on the status of MassWorks grant and the progress on the operation and 
maintenance plans. 

A11. Consent: review and vote to approve:   

1. Vote the question of designating and approving signing authority to Stephen Crane, Acting Town 
Administrator on items listed below.  

2. Vote the question of approving and signing the weekly payroll and expense warrants. 

3. Vote the question of approving the FY22 Firefighter Safety Equipment Grant contract. 

4. Vote the question of approving Broomstones Curling Club’s request to extend their hours to sell alcoholic 
beverages from 12:00am-1:00am on February 11 and 12. 

5. Vote the question of approving the Contract NO. 18-2003 Task Order NO. 12-Amendment #2 Old 
Sudbury Bridge Road Bridge Rehabilitation Engineering Services. 
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6. Vote the question of approving the Sedgemeadow Road Water Main Replacement Project IFB# 21-2019 
Change Order #1. 

7. Vote the question of approving invoice #135265 with KP Law for legal services through January 26, 2022. 

8. Vote the question of approving invoice #135264 with KP Law for legal services through January 26, 2022 
in the amount of $3,266.27 

9. Vote the question of approving a Common Victualler license for Villa Restaurant Opco, LLC at 124 East 
Plain Street, Wayland, MA 01778. 

10. Vote the question of approving an Entertainment License for Villa Restaurant Opco, LLC at 124 East 
Plain Street, Wayland, MA 01778. 

11. Vote the question of approving the Master Service Training Agreement with Kristen Martin for lifeguard 
training services to the Town of Wayland Recreation Department. 

12. Vote the question of approving the Inter-Municipal Agreement between Towns of Wayland, Bedford, 
Natick and Sudbury for the purpose of purchasing COVID-19 Rapid Test Kits at a reduced price per the 
State Contract number SP41 – Category 10 

C. Karlson moved, seconded by D. Watkins, to approve the Consent Calendar. In discussion, C. Martin asked 
for clarification on funding for Item #5, Item #6 and Item #11. The Board’s roll call vote was tabled until 
after the liquor license hearing in agenda item A3 related to consent items #9 and #10. Roll Call Vote: YEA: 
T. Fay, A. Gutbezahl, C. Karlson, C. Martin, D. Watkins. NAY: None. ABSENT: None. ABSTAIN: None. 
Adopted 5-0. 

A6. 2022 Annual Town Meeting (ATM): a. Identify articles for potential Abbreviated Presentation 
Procedure b. Discuss Potential Debt Exclusion Ballot Questions; request the Finance Committee to 
make a debt exclusion presentation c. Discuss and Potential Vote to Insert and take a Position on 
Warrant Articles; refer to the list of articles in the Board’s packet. d. Meet with the Planning Board on 
proposed articles (per ATM schedule):  

A6.a. Identify articles for potential Abbreviated Presentation Procedure:  C. Karlson reviewed the 
warrant articles which were historically considered under the Abbreviated Presentation Procedure. The Board 
discussed its intent move Articles A through I, U, V, W, X, Y, BB, and CC with the abbreviated presentation 
procedure at 2022 Annual Town Meeting. [Refer to Article List in the Board packet.] 

A6.b. Discuss Potential Debt Exclusion Ballot Questions; request the Finance Committee to make a 
debt exclusion presentation: T. Fay reviewed the Board’s previous discussion to consider debt exclusion 
ballot questions related to the Article S: Loker Field and Article R: COA/CC. There was a discussion regarding 
the need for the Board to consult with the Finance Committee and Finance Director.  

A6.c. Discuss and Potential Vote to Insert and take a Position on Warrant Articles; refer to the list of 
articles in the Board’s packet: Gretchen Schuler, Old Connecticut Path, Chair of the Community 
Preservation Committee (CPC) and Chair of the Historic District Commission, joined the meeting in person 
and reviewed the warrant articles proposed to be funded by the Community Preservation Act (CPA) with the 
Board. G. Schuler also reviewed Article FF: Local Historic District Bylaw Amendment, submitted by the 
Historic District Commission, which would amend how notices are published. C. Karlson recommended 
consultation with Town Counsel. G. Schuler would consult with the Community Preservation Coalition 
regarding the Board’s questions.  

A6.d. Meet with the Planning Board on proposed articles (per ATM schedule): 
Dan Hill, Bow Road, member of the Planning Board joined the meeting via video-teleconference and 
reviewed two warrant articles, Article L. Outdoor Seating Bylaw and Article Z. Conservation Cluster Bylaw, 
which he described its intent was to close a loophole and currently existed as a regulation, but not as a bylaw. 

A6.c. Discuss and Potential Vote to Insert and take a Position on Warrant Articles; refer to the list of 
articles in the Board’s packet: (revisited): C. Martin reviewed the proposed revisions to Town Code 
related to Article T. Bylaw Chapter 19-3. The Board discussed the draft and made some revisions. The Board 
discussed when to transmit the articles to the Finance Committee for comment and that the Finance 
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Committee would prepare a budget report and make a presentation on debt exclusions. The Board discussed 
the role of the Finance Committee with respect to preparing the warrant and warrant articles that had no 
fiscal implications. S. Crane suggested including a statement of intent.   

C. Martin moved, seconded by D. Watkins, the Board to insert and support Article HH: Housing: 89 Oxbow 
Fire Sprinkler System. C. Martin withdrew the initial motion. C. Martin moved, seconded by D. Watkins, that 
the Board support Article HH: 89 Oxbow Condo Trust Community Housing: Fire Sprinkler System. In 
discussion, the Board noted that there was outstanding information from the CPC and opted to wait to vote.  
C. Martin withdrew the motion. 

C. Martin moved, seconded by D. Watkins, the Board of Selectmen support Article GG: Historic: Library 
Document Conservation. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Karlson, C. Martin, D. Watkins. 
NAY: None. ABSENT: None ABSTAIN: None. Adopted 5-0. 

C. Karlson moved, seconded by D. Watkins, that the Board insert U1: Wastewater Capital Budget Request. In 
discussion, C. Karlson noted the intent was to remove the article from the warrant. Roll Call Vote: YEA: 
None. NAY: T. Fay, A. Gutbezahl, C. Karlson, C. Martin, D. Watkins. ABSENT: None. ABSTAIN: Motion 
failed. 0-5. 

Each Board member provided status updates on the warrant articles to which they are a liaison. C. Karlson 
reported that the Housing Trust requested that the Board consider a land transfer to the Board. T. Fay 
suggested the Board discuss the articles again at the next meeting. 

A7. Twenty Wayland Settlement a. Discuss next steps, including separating parcel 16 and any other 
related parcels as required by the Settlement Agreement, and potential vote: At, 9:52 p.m. C. Martin left 
the meeting for four minutes. T. Fay reported that the Town has reached a settlement agreement with Twenty 
Wayland LLC, and there was no longer a need for Town Meeting to take action on parcel #15, because the 
Conservation Commission voted to accept that parcel in 2017. T. Fay noted that there was a need for the 
Board to discuss parcel #16.  T. Fay reviewed recent consultation with Town Counsel and the surveyor 
regarding parcel #16, with a proposal for Conservation Commission to accept the land and create an 
easement.   S. Crane noted that the work to be done was to figure out the easements and other aspects of the 
conveyance.  

A8. Town Manager Recruitment: a. Update on the status of the Special Act b. Discussion of timing of 
the RFP for a Search Firm to Assist with Town Manager Recruitment c. Discussion of process, 
including the use of a Screening Committee: T. Fay reported that he was informed by the Chief of Staff of 
Senator Rausch’s Office regarding House Bill No. 4315 (the Town Manager Act) that was soon expected to be 
ready for signature by the Governor. The Board discussed using a search firm to assist with Town Manager 
recruitment upon the approval of the Special Act. The Board discussed the selection process. T. Fay and C. 
Karlson expressed support the establishment of a screening committee for the Town Manager position. D. 
Watkins did not agree, he felt that the responsibility to publically evaluate the candidates and their 
qualifications was that of the Board. C. Martin and A. Gutbezahl also suggested using a public forum to garner 
input from residents to define the qualifications of a Town Manager. C. Karlson suggested that the recruiter 
moderate such a forum. T. Fay noted the drafting of an RFP ahead of the anticipated legislation was the next 
step. J. Bugbee would revise previous search firm RFPs to include selection criteria and evaluation questions 
for the Board to review. 

A9. Open Meeting Law Complaint: discussion of complaint received February 2, 2022 from resident 
George Harris: The Board discussed the recently filed Open Meeting Law complaint and the need to consult 
with Town Counsel ahead of the deadline to respond. The Board agreed to allow T. Fay to request more time 
if needed.  

A10. Minutes – review and vote to approve the minutes of January 18, 2022 and January 24, 2022:  

C. Karlson moved, seconded by C. Martin, to approve the minutes of January 18, 2022 and January 24, 2022, 
as amended. In discussion, C. Karlson noted there were two meetings on January 18, 2022. Roll Call Vote: 
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YEA: T. Fay, A. Gutbezahl, C. Karlson, C. Martin, D. Watkins. NAY: None. ABSENT: None. ABSTAIN: 
None. Adopted 5-0-0. 

A12. Correspondence: The Board reviewed the correspondence in the packet.   

A13. Selectmen’s Reports and Concerns:  A. Gutbezahl reported that the Energy & Climate Committee 
recently voted to recommend that the Town budget include a full-time sustainability director and would like to 
advise the Board on such. A. Gutbezahl updated the Board on the status of the Music Festival. A. Gutbezahl 
reported the Human Rights, Diversity, Equity and Inclusion Committee (HRDEI) Committee chair, D. King 
resigned as chair but intends to remain on the committee, and he requested the Board discuss the composition 
of the HRDEI Committee. T. Fay echoed A. Gutbezahl’s comments regarding D. King and that the Board 
would meet with the HRDEIC on February 28, 2022. C. Karlson asked for the Board to discuss liaison roles at 
a future meeting and to communicate with the BoPW regarding the Kleinfelder’s initial presentation regarding 
a potential MWRA connection. T. Fay reported that he had been working with Boards, Commissions and 
Committees regarding Governance Guidelines. D. Watkins suggested the Board review the concept of 
working groups. T. Fay recommended that residents and various boards, committees and commissions be 
patient with staff as the Town transitions to a new Town Administration.  

A14. Topics Not Reasonably Anticipated by the Chair 48 Hours In Advance, If Any: There were none. 

A15. Executive Session: I. Pursuant to Massachusetts General Laws, Chapter 30A, Section 21 (a) (2), 
(3), and (6) to review and approve the executive session minutes of January 18, 2022 and January 24, 
2022 Approve and Hold: Executive Session minutes of January 18, 2022 and January 24, 2022 

At 11:00 p.m., Chair T. Fay moved, seconded by A. Gutbezahl, that the Board of Selectmen enter into 
Executive Session: Pursuant to Massachusetts General Laws, Chapter 30A, Section 21 (a) (2), (3), and (6) to 
review and approve the executive session minutes of January 18, 2022 and January 24, 2022 with the intent to 
approve and hold said executive session minutes. 

T. Fay declared that a public discussion of these matters may have a detrimental effect on the litigating, 
negotiating, or bargaining position of the Town. Roll Call Vote: YEA: T. Fay, A. Gutbezahl, C. Karlson, C. 
Martin, D. Watkins. NAY: None. ABSENT: None. ABSTAIN: None. Adopted 5-0. 

Chair, T. Fay invited attendance by Acting Town Administrator Stephen Crane, Assistant Town 
Administrator, J. Bugbee. The Board would adjourn from the executive session with no other public business 
to be held in open session. 

A16. Adjourn:  The Board adjourned from Executive Session at 11:05 p.m. 

Items included in the packet and updated during the Board of Selectmen Meeting of February 7, 
2022:

1. Agenda for meeting of the Board of Selectmen, February 7, 2022 7:00 p.m. with Consent Calendar, 
posted 2/3/2022 3:48 p.m. 

2. Application for Municipal Affordable Housing Trust Fund Committee: L. Kaplan 
3. Application: Commonwealth of Massachusetts Alcoholic Beverages Control Commission, Licensing 

Authority Certification re: Transfer of License for Villa Restaurant Opco LLC, dated January 18, 2022. 
4. Draft: Article List 2022 Annual Town Meeting, edited January 26, 2022.  
5. Draft: ATM Article Request Form: Loker Recreation Field (Grass) 
6. Settlement Agreement: Twenty Wayland, LLC. and Town of Wayland, dated January 20, 2022 with 

exhibits and executed 
7. Letter: To: S. Crane, Town Administrator (via email) and Dr. Omar Easy, Superintendent of Schools 

(via email) cc: Brian Keveny, Finance Director Thomas Fay, Chairperson, Board of Selectmen Chris 
Ryan, Chairperson, School Committee From: Bill Steinberg (Finance Committee Chair), Pam Roman 
(Finance Committee Vice-Chair), Cc: Members of the Finance Committee: Abner Bruno, Steve Correia, 
Mike Hoyle and Kelly Lappin RE: FY2023 Proposed Operating Budget, Date: January 26, 2022 
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8. Letter: From: Wayland Recreation Commission, To: Board, re: Request for debt exclusion ballot 
question, dated January 10, 2021 with attached Warrant Article Request Form: Loker Grass Field.  

9. Letter: From Vertex, Inc. Re: Public Meeting – Public Involvement Site Meeting Availability of Draft 
Release Abatement Measure Completion Report for Public Comment River’s Edge 484 – 490 Boston 
Post Road Wayland, Massachusetts 01778 MassDEP Release Tracking Numbers (RTNs) 3-34474 & 3-
36013, January 27, 2022 

10. Fact Sheet: From US President Joe Biden, re: Build.gov, Building A Better America. Competitive 
Infrastructure Funding Opportunities for Local Governments 

11. Hancock Associates Plans re: Twenty Wayland, LLC. Parcel 16 at Wayland Town Center, dated October 
4, 2021 

12. Form 1075: Notice of Activity and Use Limitation: Book 27793 Page 141-165, MassDEP AUL Opinion 
Form, re: 400-440 Boston Post Road and attached exhibits, legal description and opinion, and MassDEP 
opinion form dated October 21, 1997 

13. Form 1075: Notice of Activity and Use Limitation: Book 30045 Page 131-132: re: 400-440 Boston Post 
Road and attached exhibits, legal description and opinion form dated  April 2, 1999 

14. Open Meeting Law Complaint and Complaint Form, submitted by G. Harris dated February 2, 2022 
with exhibits. 

15. Town Administrator Performance Evaluation Composite and related emails for review period 
September 1, 2019 - August 30, 2020 

16. Letter: From: Mass Cultural Council’s Local Cultural Council To: L. Miller, re: Standard Contract, scope 
of services:  Contractor Authorized Signatory Listing dated: January 28, 2022 

17. Wayland Sign Policy regarding Display of Signs on Public Land dated January 23, 2022 version 1.0  

Items Distributed For Information and Use By the Board during the Meeting of February 7, 2022 
Otherwise Not Included In The Packet (Handouts): 

18. Draft: Proposed Code Revisions: § 19-3 Finance Committee: Recommendations and Reports  
19. Article EE. Establishment of a Capital Improvement Planning Committee 
20. Article FF. Local Historic District Bylaw Amendment 
21. Article GG. Historic: Library Document Conservation  
22. Article HH. Fire Sprinkler System at 89 Oxbow Condo Trust – Community Housing  
23. Draft: Article JJ. 27 Sherman Bridge Road – Open Space Acquisition  
24. Current Code: § 19-3 Finance Committee: Recommendations and Reports 
25. Draft: Proposed Code Revisions: § 19-3 Finance Committee: Recommendations and Reports  
26. Draft: Red Line Version: Article Y. Community Preservation Act – Set Asides 
27. Revised Agenda, revises previous agenda posted 2/3/22 3:48 p.m. 
28. Draft: Minutes of January 18, 2022 7:00 pm 
29. Draft: Minutes of January 24, 2022 7:00 pm 
30. Draft motion to go into Executive Session, related to David Bernstein v. Planning Board of Wayland; 

Correspondence: 
1. Second Revised Public Records Request from George Harris to Louise Miller on December 15, 2021 

2. Letter: From: Mass Cultural Council’s Local Cultural Council To: L. Miller, re: Standard Contract, scope 
of services:  Contractor Authorized Signatory Listing dated: January 28, 2022 
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