
 
TOWN OF WEST NEWBURY  

PLANNING BOARD 
Tuesday September 5th, 2023 7:00 p.m. 

AGENDA 
For Remote Participation (see below) 

 
 

1. Housing Opportunities Initiative Forum – Review and Discussion of Potential Scenarios for Housing 
Development and Alternative Zoning Approaches (Dodson & Flinker)  
 

2. 8:15 PM - Public Hearing – Continued from August 15, 2023 – 87 Crane Neck Street – Special Permit for a 
Reduced Frontage Lot  
 

3. 8:15 PM - Public Hearing – Continued from August 15, 2023 – 87 Crane Neck Street – Special Permit for 
Common Driveway  
 

4. Proposed Accessory Dwelling Units and Nonconforming Uses Bylaws Discussion  
 

5. Planners Report  
 

6. General Business: 
 Minutes – July 18, 2023; August 1, 2023; Others, if any.  
 Correspondence  
 Administrative Details 
 Placement of Items for Future Planning Board Agendas  
 Items not Reasonably Anticipated by the Chair 48 Hours in Advance of a Meeting 

The Planning Board reserves the right to take Agenda items out of order
 

 
Addendum to Meeting Notice Regarding Remote Participation  
Pursuant to Chapter 2 of the Acts of 2023 that includes extending certain COVID - 19 measures adopted during the state 
of emergency, this meeting of the West Newbury Planning Board will be conducted via remote participation to the 
greatest extent possible. Members of the public who wish to view and/or listen to the meeting may do so using Zoom, 
by calling the telephone number or using the VideoLink listed below: 
 
Zoom Meeting Instructions: 
Phone: 1+(646) 558-8656 
VideoLink: https://us06web.zoom.us/j/82606183719?pwd=WThhQWd0Mk9tbXZ2VytDK1NSTUlYZz09  
Meeting ID: 826 0618 3719 
Passcode: 913858 
 
No in-person attendance of members of the public will be permitted, but every effort will be made to ensure that the 
public can adequately access the proceedings in real time, via technological means. In the event that we are unable to 
do so, despite best efforts, we will post on the Town of West Newbury website an audio or video recording, transcript, 
or other comprehensive record of proceedings as soon as practicable after the meeting. 

https://us06web.zoom.us/j/82606183719?pwd=WThhQWd0Mk9tbXZ2VytDK1NSTUlYZz09
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PROPOSED ACCESSORY DWELLING UNIT BYLAW 

New Section 4.2.4  

 

To see if the Town will vote to amend the Zoning Bylaw of the Town of West Newbury, 
Massachusetts by striking the language below in italics and shown as struck through and adding 
the language in bold and underlined as follows, and further to authorize the Town Clerk to 
make any non-substantive, ministerial changes to numbering and formatting to ensure 
consistency with the remainder of the Zoning Bylaw, or take any action relative thereto: 
 

Section 2. Definitions  
 
ACCESSORY DWELLING UNIT - a self-contained housing unit, inclusive of sleeping, 
cooking and sanitary facilities on the same lot as a principal dwelling, subject to otherwise 
applicable dimensional and parking requirements, that: (i) maintains a separate entrance, either 
directly from the outside or through an entry hall or corridor shared with the principal dwelling 
sufficient to meet the requirements of the state building code for safe egress; (ii) is not larger in 
floor area than 1/2 the floor area of the principal dwelling or 900 square feet, whichever is smaller 
 
DWELLING UNIT -Keep as is in current definition One (1) or more rooms with cooking, living, 
sanitary and sleeping facilities arranged for the use of one (1) or more persons living together as a single 
housekeeping unit. 

or change to  A single unit providing complete, independent living facilities for one or more persons, 
including permanent provision for living, sleeping, eating, cooking and sanitation. 

SINGLE-FAMILY DWELLING - A building designed or used exclusively as a residence 
and including only one dwelling unit. 
 
TWO FAMILY DWELLING  A building designed or used exclusively as a residence and 
including two dwelling units 

 

Section 4.2.4. Accessory Dwelling Unit subject to and incompliance with the following: 
 

a. Purpose.   

This section authorizing the provision of Accessory Dwelling Units is intended 
to: 

o Increase the number of small dwelling units available in the Town; 

Robin Stein
This will need to be done for the final version. 

Town Planner
What language are we striking since this is a new bylaw?

Town Planner
This is Section 3A definition (in part) – as recommended by Town Counsel.

Town Planner
If changed – strike through old and bold and underline new

Town Planner
This term . is not used herein – should it added to definitions or should it be left undefined? If added – bold and underline.
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o Increase the diversity of housing that may serve the needs of the current 
and future population of the Town including, but not limited to, young 
adults and senior citizens;  

o Provide homeowners with a means of obtaining rental income; and  

o Encourage a more economic and efficient use of the Town's housing supply 
while respecting the residential character of West Newbury’s 
neighborhoods. 

 
b. Use and Dimensional Regulations 

 

 i. The Building Inspector may issue a Building Permit authorizing the 
installation and use of an Accessory Dwelling Unit within an existing or new 
owner-occupied, Single-Family Dwelling, or in an existing or new structure 
accessory to an owner-occupied Single-Family Dwelling, whether attached or 
detached, provided that it satisfies the requirements of this Section 4.2.4. and 
dimensional (Intensity of Use) requirements of Section 5.  

(1) The Accessory Dwelling Unit will be a complete, separate Dwelling 
Unit.( with no more than two bedrooms)  

  (2) The Floor Area of an Accessory Dwelling Unit shall be no greater 
than nine hundred (900) square feet and shall never be enlarged beyond the 
nine hundred (900) square feet allowed by this Bylaw without a Special 
Permit from the Planning Board Per 4.2.4.c.  

(3) There shall be no more than one Accessory Dwelling Unit on a Lot. 

(4) The owners(s) of the principal Single-family Dwelling must continue to 
occupy at least one of the Dwelling Units as their primary residence, except for 
temporary absences per 4.2.4.b.iii. 

(5) Any new separate outside entrance serving an Accessory Dwelling 
Unit shall be clearly secondary to the entrance of the principal Single-family 
Dwelling. 

  (6) No new curb cuts shall be allowed for an Accessory Dwelling Unit. 

(7)Adequate off-street parking shall be provided for the Accessory Dwelling 
Unit 

(8) The Accessory Dwelling Unit is intended to be an accessory use and the 
Accessory Dwelling Unit, the principal Single-family Dwelling and the Lot 
shall be held by the same owner.    
 

Town Planner
Town Counsel notes the two bedroom restriction may be subject to challenge by the AG.  In her opinion, it is better to just limit the overall size of the unit which we have done)

Town Planner
This language and section 4.2.4.c. may require a separate vote.  Town Counsel will confirm.
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ii. Prior to issuance of a Building Permit, the owner must submit an 
affidavit   to the Building Inspector stating that they will occupy one of the 
dwelling units on the Lot as their primary residence. 

iii. A temporary absence of six months each year will not constitute a 
violation of this bylaw. 

iv. When a Lot with an Accessory Dwelling Unit is sold, the new owner, if they 
wish to continue use of the Accessory Dwelling Unit, must within sixty (60) 
days of the sale, submit an affidavit to the Building Inspector stating that 
they will occupy one of the dwelling units on the Lot as their primary 
residence.   

 

c. Special Permit 
 

  i. Accessory Dwelling Units measuring in excess of 900 square feet of 
floor area or seeking relief from other criteria in Section 6.2.2. may be 
allowed, subject to a Special Permit from the Planning Board per section 
11.2. of the West Newbury Zoning Bylaws provided that:. 

(1) the lot is at least two times the minimum lot size required for the 
district; 

(2) the Accessory Dwelling Unit is set back from side and rear lot 
lines by a minimum of fifty (50) feet; and  

(3)  if detached, the Accessory Dwelling Unit is utilizing an existing 
structure that is larger than nine hundred (900) square feet. 

 
 

Town Planner
Town Counsel Recommends this instead of:An owner of a Lot containing an Accessory Dwelling Unit who is to be absent for a period of less than one year may rent the owner's unit as well as the second unit during the temporary absence provided:Written notice thereof shall be made to the Building Inspector on a form prescribed by the Building Inspector.The owner shall be resident on the property for at least one year prior to and between such temporary absences. 

Robin Stein
I recommend including a standard for approval. 

Town Planner
Are these reasonable standards,  does the board agree, are there others?

Town Planner
Town Counsel is checking to see if this section needs to be voted under a different warrant article as it involves a Special Permit – the 3A law notes that adus allowed by right require only a simple majority.
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Housing Opportunities Initiative (MBTA Community Multi-Family Zoning District) 
Dodson & Flinker have been working on Scenarios for Housing Development and alternative approaches 
to zoning for potential multi-family districts along Main Street to share at September 5 PB meeting. 
 
I received three responses to letters sent to Main Street property owners. Two of three respondents 
indicated a potential interest in developing their properties.  The third had no immediate interest in a 
change to the property.    
 
 
ADU and Non-Conforming Bylaw Changes 
The draft ADU and Non-Conforming Bylaws were reviewed by Town Counsel.  A revised draft of the ADU 
Bylaw with comments on outstanding items has been circulated to the Board.  The recommended 
changes to the Non-Conforming Bylaw were ministerial and the revised bylaw has been posted. 
 
The Public Hearing on the proposed Bylaws is advertised for September 19th.  
 
 
Housing Production Plan 
MVPC working with Consensus Building Institute (CBI) will host a virtual sub-regional meeting of similar 
communities tentatively in September.  The meeting will include full group discussions as well as 
breakout groups for the individual communities.  The following month, they will host an in-person 
meeting for West Newbury in the Annex.  
 
 
Land Management and Planning Forum 
This meeting is being rescheduled to November to allow for more extensive planning.   
 
 
Solar Site Feasibility Screening Study Report 
Constant B2Q submitted their report on August 7th.  It was distributed to the Board and the Select Board 
discussed the report at its August 21 meeting.  There are no immediate next steps anticipated at this 
time. 
 
 
113 Corridor Improvement Study 
The Consultant Team has mapped existing conditions.  Town staff are reviewing. Consultant Team will 
look to present draft recommendations at Fall Land Planning and Management Forum.  
 
 
Evergreen Farm – Ash Street 
The CPC granted an eligibility determination ($175,000) to Essex County Greenbelt (ECG) at its August 17 
meeting for the purchase of a Conservation Restriction on approximately 14 acres – primarily the 
majority of the active farmland.  ECG is working with a private buyer, the Town, and State to purchase 
and preserve the majority of the site, while allowing some development. 

• 14 Acres CR - Private Buyer 
• 4 Acres Unrestricted (includes house and barn) - Private Buyer 
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• 18 Acres to MassWildlife – owner of abutting Crane Pond Wildlife Mngt Area) 
The Open Space Committee has submitted a request for an Article for CPA Funds for the Special Fall 
Town Meeting 
 
 
DPW - Department Restructuring 
The restructuring of the DPW would allow the duties of the Director to be distributed to other 
employees, many of whom are already fulfilling those obligations as part of their work.  
The largest byproduct of the restructuring would be the elimination of the Director position in favor of 
four Division heads reporting directly to the Town Manager: 

• Administration, Procurement, and Contracting  
• Highway  
• Buildings and Grounds  
• Programs and Projects 

 
The restructuring is intended to be cost neutral and to begin implementation by late fall/early winter. 
 
Given that Katelyn will be taking on substantial new responsibilities it is expected that the Town will seek 
a new Administrator for the Planning Board among others. 
 
 
Stormwater Management Permits 
The Board of Health issued its first Stormwater Management Permit under the new regulations to 154 
Middle Street. The project disturbed 1 1/3 acre for a 4-bedroom single family home. In addition to 
construction site stormwater management requirements, Best Management Practices (BMP’s) required 
for long term stormwater management include a driveway stone infiltration trench and subsurface roof 
recharge chambers.  BOH Agent reported that he felt the process was efficient and effective. 
 
An application has been received for 87 Crane Neck Street.  
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