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PLANNING BOARD      •       TOWN HALL 
Manchester-by-the-Sea, Massachusetts   01944-1399 

Telephone (978) 526-6405        FAX (978) 526-2001 

 
  

 MINUTES OF THE PLANNING BOARD 

           

May 18, 2022  6:30 p.m.  Virtual Meeting 

   

  

MEMBERS PRESENT: Ron Mastrogiacomo, Chair, Sarah Creighton, Mary Foley, Chris 

Olney, Gary Gilbert, , and Laura Tenny  

MEMBERS NOT PRESENT: Christina Delisio 

STAFF PRESENT: Town Planner, Sue Brown, Alan Wilson, Moderator  

 
The following minutes were approved by vote of the Planning Board on July 11, 2022 

 
The chair called the meeting to order at 6:30 with a roll call vote.  
 
The chair read the public notice into the record and called for a motion to continue the 
deliberation portion of the public hearing for zoning changes .  The motion carried on roll 
call vote 7-0.  The chair turned the meeting over to vice chair Creighton. 
 
 Moved to authorize Sue, Chris, and Sarah to design a postcard to go to all postal 
customers.  Ron moved, Chris seconded.  The motion passed 6-0.   
 
The board discussed changes to the definition of allowed boarders and other slight 
modifications..  
 
Moved to allow Sarah and Chris to consolidate and enter the administrative changes to the 
motions and submit them as final provided the final versions are available to the full board by 
Sunday May 22 pm.  
 
Chris moved and Ron seconded the following:   Motion to move these to final articles and 

motions with amendments with the intension to move to Town Meeting with a final version to be 

voted at the next meeting:  

• Articles:   1 (section 1-4), May 18 version   

• Articles 3 (removed the articles going to General Bylaws) – add language “provide Article 

XX is approved to amend General Bylaws on related topics”  or other  



• Article 4 – (Renumbering)  

• Article 6 (section 6) need to delete the note in line 36 and 98 and add view shed 

language  

• Article  8:  Adult Entertainment with    lines 29, 33 –change board of appeals to PB 

 The motion passed 6-0 

 

Chris moved and Ron seconded a Motion to add  language in yellow to Section 12.5.2 Criteria 

(page 3):  

1. Social, economic, or community needs which are served by the proposal; if 

appropriate  

 Insert after 5 and renumber:   Preservation, enhancement, or creation of existing and 

proposed scenic viewsheds for the enjoyment of the general public .  

 to Section 12.5.4 Conditions: 

8.  Requirement for surety bonds or other security for the performance of any conditions 

attached to the special permit, if appropriate 

12.5.5  Referral.  When appropriate, The Board of Appeals, Select Board and Planning 

Board, when serving as the SPGA, shall refer a special permit application to the Board of 

Health, Conservation Commission, and the Department of Public Works for written 

comments and recommendations before taking final action on said special permit 

application.  Referral to staff members of these departments, boards, or comittees for 

comments shall be required in all instances. 

The motion passed 6-0. 

 

Sara asked if there are any objections to Mark Bobrowski’s edits listed below and heard no 

objections :  

• Admin and procedures: 

• 12.5.2  and 12.5.2.1 – should be 6.3 not 6.2 

• 12.5.6 – delete **** 

• 12.5.6 – Should begin “Unless otherwise provided by rule or regulation of the SPGA …” 

• 12.6.3 – Substitute the following: 

•  12.6.3       Procedure.  The planning board shall hold a public hearing for consideration 

of an application of site plan approval.  Said hearing shall be conducted in accordance 

with the procedures set forth in M.G.L. c. 40A, § 11 for special permits.  The written 



decision of the PB shall be filed with the Town Clerk within 90 days of the close of the 

public hearing.  Failure to file the decision within 90 days of the close of the public 

hearing shall be constructive approval of the site plan application. 

• 12.6.7  - add this second sentence:  “A majority of the Planning Board, as constituted, 

shall be required for site plan approval.” 

 

Chris moved and Laura seconded to Move to advance amended draft Article 5 (section 12) to 

final warrant and associated motions.   The motion passed 6-0 

 

The board discussed whether section 7.6 Abandonment or Non-Use should stay as drafted.  It 

was agreed that this should stay in for now.  

 

Chris moved and Laura seconded a motion to strike the following shown in red from the May 13 
version 
  

7.7 RECONSTRUCTION AFTER CATASTROPHE OR VOLUNTARY 
DEMOLITION 
  
Any nonconforming structure, other than a nonconforming single- or two- family 
dwelling governed by Section 7.5, may be reconstructed after a catastrophe or after 
voluntary demolition in accordance with the following provisions. 
 

 And to  add the following language shown in yellow to  7.2 NONCONFORMING USES 

• The Zoning Board of Appeals may award a special permit to change a nonconforming use 

in accordance with this Section only if it determines that such change or extension shall 

not be substantially more detrimental than the existing nonconforming use to the 

neighborhood.   In its determination that the proposed use is less detrimental, the 

Zoning Board shall consider the standards listed in Section 6.3 of this By-law that are 

appropriate. 

Voted 5-1 

 

Chris moved and Laura seconded a motion to advance the Residential Conservation Section a 
written in the May 13 version 

• Strike line 14, 15 
• Edit lines 33 and 34  

 

It was voted 6-0 



 

 

Motion to advance the Residential Conservation Section a written in the May 13 version 

• Strike line 14, 15 
• Edit lines 33 and 34  

 

 

It was agreed to advance the Senior Housing as written in the May 13 version and Sarah and 
Chris to address the LCD issue.     

 

Chris moved and Gary seconded the Motion to advance the ADU bylaw as written in the May 17 
version.    

Discussion:   

Sue asked that the ADU limit of 2 bedrooms in the special permit be removed because 
some families need more than two bedrooms.   Laura indicated that the May17 version 
did not include the 2 bedrooms.  

Gary indicted that he feels that a 2 Bedroom limit is strategic for helping to get people 
comfortable with that.  

Voted 6-0 

 

The General Bylaw section was discussed.   

 
 
Olney moved to continue the deliberation comment portion of the public hearing.  Tenny 

seconded.  The motion passed on roll call vote.  

 

Motion to adjourn.  Motion passed unanimously.  

 



 



 



 



 

 



 


