
Town of Maynard
Zoning Board of Appeals -  Remote 

Meeting

Thursday, February 27, 2025, 7PM

Paul Scheiner, Chair

Posted by: Bill Nemser, Planning Director

This Agenda is subject to change.

Option 1 (Zoom Video): 

Participate using a computer, click or go to this link: 

https://us02web.zoom.us/j/87931897725?pwd=TjVVNVNnWEJmMmNEazVrY1FoZENvZz09

Meeting ID: 879 3189 7725 Passcode: 515693 

Option 2 (Audio Only): Participate via telephone: +1-646 -558-8656 Meeting ID: 879 3189 

7725 Passcode: 515693 

Questions may be emailed to: OMS@townofmaynard.net 

Agenda and meeting materials can be accessed through the Town website: Maynard, MA | Official 

Website (townofmaynard-ma.gov)

Minutes

ZBA MINUTES 11.25.2024 (UNAPPROVED).DOCX

Public Hearing - 20 Walcott Street

Application filed by owners James Rohr and Rebecca Solomon, 20 Walcott Street, 

Maynard, MA 01754 seeking Special Permit approval to construct additions to the front 

and side of the property which would extend the existing nonconforming northerly front 

setback (25 feet required, +/- 10 feet provided), and easterly front setback (25 feet 

required, +/- 13.3 feet provided). The subject property, 20 Walcott Street, Maynard, MA, 

01754 is a pre-existing nonconforming single-family dwelling on a nonconforming lot (due 

to insufficient frontage, lot area, lot width, front setback, and side setbacks) located in the 

General Residence district.

ZBA2501 - 20 WALCOTT STREET APPLICATION STAMPED.PDF
ZBA2501 - 20 WALCOTT STREET STAFF REPORT.PDF

ZBA Updates And Housekeeping

1,  Need for Vice Chair and two new members.

2.  ZBA Rules and Regulations.

3.  Residential Zoning Group update.

1.

Documents:

2.

Documents:

3.

https://us02web.zoom.us/j/87931897725?pwd=TjVVNVNnWEJmMmNEazVrY1FoZENvZz09
https://www.townofmaynard-ma.gov/
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Minutes of the Zoning Board of Appeals Meeting
November, 25th, 2024 – 7:00 p.m.
Virtual Meeting via Zoom

Maynard Zoning Board of Appeals (ZBA) Meeting and Public Hearing
November 25th, 2024 – 7:00 p.m.

(Held remotely via Zoom)

ZBA Board Members Present: Paul Scheiner – Chair; Page Czepiga – Vice Chair; Leslie Bryant; 
John Courville; Jerry Culbert, Brad Schultz (alternate)

Others Present: Bill Nemser – Planning Director, Wooseok Chang – BP Gas Station, Joanna 
Morales – Auto Repair Shop, 6 Glendale Street

Called to Order at 7:05 p.m. by Chair Paul Scheiner

Brief discussion of minutes of October 21st, 2024 meeting.

Mr. Courville moved to approve the minutes of October 21st, 2024 and was seconded by 
Mr. Culbert

Board voted unanimously in favor by roll call

Determination - 1 Powder Mill Road (BP Gas Station)

The applicant, Wooseok Chang is requesting to amend the existing Special Permit 
allowing overnight commercial vehicle storage by modifying truck return hours at 1 
Powder Mill Road BP Gas Station. The ZBA is determining if the request constitutes 
a major or minor modification to the Applicant's existing Special Permit under 
Section 10.4.5 the Zoning By-Laws. 

Applicant presented a request to modify truck return hours from 7am-8pm to having 
returns be permissible during business hours. 

Mr. Nemser clarified that the board would be determining whether the proposed change 
would constitute a minor or major decision. If the decision was deemed minor it would be 
an administrative change and if it was deemed major the applicant would begin the 
approval process again. There was a brief discussion on what potential business hours could
be and the board agreed to expanding the hours from 7am-8pm to 6am-10pm. The decision
was to provide the applicant with extended hours while capping it at 10pm for the sake of 
nearby residences. 
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Mr. Culbert moved that the board determine that the request of extending the hours to 6am 
to 10pm constitutes a minor modification and was seconded by Ms. Bryant.

The Board voted unanimously in favor by roll call

Planning Updates

1. Data Collection for Zoning Analysis: Mr. Schultz is working on collecting property data 

for zoning analysis and creatig a spreadsheet format compatible with GIS system. He’s 

been working with town employees on collecting data on lot size, frontage, coverage,  

and build date. There was a brief discussion on defining 'coverage' for data collection 

purposes (sheds, pools, etc.). The eventual goal: identify areas where zoning changes 

could improve conformity. Discussion of challenges with setback data due to lack of plot

plans

2. Environmental Impact: Discussion on environmental impact considerations for special 

permits and a need for unified approach across town boards on environmental issues. 

Mr. Culbert proposed creating a checklist for environmental considerations. Mr. Nemser

suggested using master plan goals as reference. Mr. Nemser will draft a checklist. 

3. Update on 40B project: Mr. Nemser stated the town in safe harbor for next year

Ms. Bryant made a motion to close the meeting which was seconded by Mr. Culbert.

The Board voted unanimously in favor by roll call.

Meeting Close: 7:54 p.m.





































TOWN OF MAYNARD

Zoning Board of Appeals: Staff Report
195 Main Street · Maynard, MA 01754

Tel: 978-897-1302 · www.townofmaynard-ma.gov

ZBA2501: 20 Walcott Street – Staff Report for ZBA Meeting of 02.27.25
1

I. Project Information

Application # ZBA2501

Project Location 20 Walcott Street

Property Owner James Rohr & Rebecca Solomon

Applicant James Rohr & Rebecca Solomon

Type of Request Special Permit

Zoning GR

Date App. Received January 27, 2025

II. Project Description

The subject property, 20 Walcott Street, Maynard, MA, 01754 is a pre-existing 
nonconforming single-family dwelling on a nonconforming lot (due to insufficient frontage, lot 
area, lot width, front setback, and side setbacks) located in the General Residence (GR) district.

The applicants seek Special Permit approval to construct additions to the front and side of
the property which would extend the existing nonconforming northerly front setback (25 feet 
required, +/- 10 feet provided), and easterly front setback (25 feet required, +/- 13.3 feet 
provided). The proposed plan also includes demolition of the existing detached garage, which 
would result in the elimination of the south side setback nonconformity (15 feet required, 1.7 feet
provided (accessory structure), 21.6 feet proposed) and bring that side of the property into 
compliance with setback regulations.

III. Procedural History

1. Pursuant to Massachusetts General Law Chapter 40A, Section 10, an application for a 
Special Permit from the Maynard Zoning By-laws was submitted by the above-referenced 
owner and filed with the Zoning Board of Appeals (ZBA) on January 27, 2025.

2. The Special Permit application was accompanied by a plan and survey.

3. A public hearing on the Special Permit application was scheduled for February 27, 2025. The
Legal Notice was placed in a paper of local circulation and sent via certified mail to 
interested parties on Feb. 13, 2025 and Feb. 20, 2025.

4. The application documentation and other submitted material were reviewed by Town Staff.

IV. Regulatory Framework

a. State Statute

M.G.L. Chapter 40A, implemented locally by Section 10.4.2 of the Maynard Protective 
Zoning By-Law (ZBL), states that to grant a Special Permit, the Board must make a finding that 
the adverse effects of the proposed use will not outweigh its beneficial impacts to the Town or 
the neighborhood, in view of the characteristics of the site, and of the proposal in relation to that 
site. In addition to any specific factors that may be set forth in the ZBL, the determination shall 
include consideration of each of the following:

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

2. Traffic flow and safety, including parking and loading.

3. Adequacy of utilities and other public services.
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4. Neighborhood character and social structures.

5. Impacts on the natural environment.

6. Potential fiscal impact, including impact on town services, tax base, and employment.

b. Recent Court Interpretations and Rulings

This application is for a Special Permit (as opposed to a Variance). Town Counsel in 
coordination with the Building Commissioner, has advised that in situations where an existing 
non-conformity is extended or increased by a proposal, a Special Permit is the appropriate 
mechanism for approvals. Applications proposing the creation of an entirely new non-conformity
shall continue to utilize the Variance process for approval requests. The proposed improvements 
fall within this category.

V. Staff Analysis

a. Dimensional Requirements and Proposed Conditions

If granted, the applicant’s request would allow renovations to the property that would extend the 
existing nonconformities as follows (highlighted):

Table 1. Dimensional Requirement and Proposed Conditions

Required Existing Proposed

Min. Lot Area 7,000 sqft. +/- 3,929 sqft Unchanged

Max. Building Coverage 40% 25.2% 21.8%

Setback Side West 15 feet 13.6 feet Unchanged

Setback Side South 15 feet 1.7 feet (accessory structure) 21.6 feet

Setback Front (Walcott St.) 25 feet 13.4 feet Unchanged

Setback Front (Lewis St.) 25 feet 10 feet Unchanged

Setback Rear 25 feet n/a (corner lot) n/a

b. Internal Review

Building Commissioner No objection
Conservation Agent No comment.
Health Director No comment.
Town Engineer No comment.
Police No comment.
Fire No comment.

VI. Action Required

1. If the adverse effects of the proposed use will not outweigh its beneficial impacts to 
the Town or the neighborhood, in view of the characteristics of the site, and of the 
proposal in relation to that site. The determination shall include consideration of each 
of the following:
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a. Social, economic, or 
community needs. 

b. Traffic/parking.

c. Adequacy of public services.

d. Neighborhood character.

e. Impacts on the environment.

f. Fiscal impact.

Describe how each criterion is considered

2. Identification of any project site-specific conditions of approval(s) deemed 
appropriate to address as a condition of approval by the board. These may include
but are not limited to:  

• Renewal times

• Hours

• Traffic

• Noise

• Lighting

• Screening

• Aesthetics

• Odors/fumes

• Signage

• Activity specifically prohibited

3. Board Vote:

a. finding that the above-referenced criteria has been met by the ZBA’s 
determination as described.

b. granting a Special Permit for constructing additions to the front and side of the 
property which would extend the existing nonconforming northerly front setback 
(25 feet required, +/- 10 feet provided), and easterly front setback (25 feet 
required, +/- 13.3 feet provided).

VII. General Conditions

a. Recording of Decision and Approved Plans:

The Applicant shall file this decision with the Middlesex South District Registry of Deeds (or
Land Court if registered land) and a copy of the decision stamped with the recording 
information (Book/Page or Land Court document number) shall be provided to the Building 
Department. 

b. Appeals

Appeals shall be made within twenty (20) days after the date of filing this decision in the 
Office of the Town Clerk directly to a court of competent jurisdiction in accordance with the 
provisions of M.G.L., Chapter 40A, Section 17.




