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DATE:    04/18/24 

TO:  DENISE SMITH, TOWN CLERK   

FROM:  GRACE BROWNELL, ADMINISTRATIVE ASSISTANT; MICHAEL ANTONELLIS, 

 TOWN PLANNER/DIR. LU&IS 

SUBJECT:  ARTICLES SUBMITTED TO 05/02/24 ANNUAL TOWN MEETING WARRANT 

CC:  JOE LAYDON, TOWN MANAGER 

 
 

Included within this memo are Planning Board recommendations on the following articles: 

 

• Article 30 Road Acceptance- Azalea Lane (“JR Estates Subdivision”); 

 

• Article 31 Proposed Amendment to Zoning Bylaws; Addition of Sec. 300-7.7 Inclusion 

of Affordable Housing; 

 

• Article 32 Proposed Amendment to Zoning Bylaws; Addition of Sec. 300-6.8 Solar 

Overlay District; 

 

• Article 33 Proposed Amendment to Zoning Bylaws; Sec. 300-3.1 Table of Principle Uses 

within the Upton Center Business District (UCBD); 

 

• Article 34 Proposed Amendment to Zoning Bylaws; Sec. 300-10.1 Definition; Sec. 300-

3.1 Table of Principle Uses; Sec. 300-6.2 Personal Wireless Service Facilities. 





TOWN OF UPTON, MASSACHUSETTS 

PLANNING BOARD 

DATE: 03/26/24 

TO: DENISE SMITH, TOWN CLERK 

FROM: GRACE BROWNELL, ADMINISTRATIVE ASSISTANT; MICHAEL 

ANTONELLIS, TOWN PLANNER, DIR. LU&IS 

SUBJECT: ARTICLE 31 PROPOSED AMENDMENT TO ZONING BYLAWS; 

ADDITION OF SEC. 300-7.7 INCLUSION OF AFFORDABLE HOUSING 

CC: JOE LAYDON, TOWN MANAGER 

On March 12, 2024, the Planning Board held a public hearing to discuss the proposed modifications to the 

Upton Zoning Bylaws to include the addition of Section 300. 7.7 Inclusion of Affordable Housing for the 

purpose of promoting the inclusion of affordable housing as part of the new residential development.  The 

Board voted (3-1) to recommend favorable action at Annual Town Meeting.  

§ 300-7.7 – Inclusion of Affordable Housing

A. Purpose and intent.  The purpose and intent of this zoning bylaw is to promote the inclusion of

affordable housing as part of the development of housing overall in the Town of Upton.  This is also

known as Inclusionary Zoning.  More specifically:

(1) The purpose of these provisions is to encourage a greater diversity of housing and the development

of new or renovated housing that is affordable to eligible low- and moderate-income households in

perpetuity or so long as allowed by law.  At a minimum, affordable housing produced through this

regulation shall be in compliance with the requirements set forth in MGL c. 40B, § 20 through 23

(as the same may be amended from time to time).

(2) It is intended that the Affordable Housing Units (AHU’s) that result from the application of this

bylaw be considered as Local Action Units (LAU’s), in compliance with the requirements for the

same as specified by the Executive Office of Housing and Livable Communities (EOHLC) or

successor state agency or regulations.

(3) The LAU’s created by this bylaw are intended to add to the town's Subsidized Housing Inventory

(SHI) and contribute to local efforts to meet the state's requirement for affordable housing levels.

Accordingly, these units must meet EOHLC’s Local Incentive Program (LIP) criteria to be suitable

for inclusion and counted in the Town's SHI.

(4) The application of these affordable housing provisions is intended to consider other important

zoning objectives, such as those given in section 300-1.1 Purpose of these Zoning By-laws

Specifically, to encourage the most appropriate use of land throughout the Town, to preserve the

cultural, historical and agricultural heritage of the community, to increase the amenities of the

Town, and to reduce the hazard from fire by regulating the location and use of buildings and the

area of open space around them, all as authorized by, but not limited to, the provisions of the

Zoning Act, MGL c. 40A, as amended, Section 2A of 1975 Mass. Acts 808, and by Article 89 of

the Amendments to the Constitution of the Commonwealth of Massachusetts.
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DATE: 

TO: DENISE SMITH, TOWN CLERK 

FROM: GRACE BROWNELL, ADMINISTRATIVE ASSISTANT; MICHAEL 

ANTONELLIS, TOWN PLANNER, DIR. LU&IS 

SUBJECT: ARTICLE 32 PROPOSED AMENDMENT TO ZONING BYLAWS; 

ADDITION OF SEC. 300-6.8 SOLAR OVERLAY DISTRICT  

CC: JOE LAYDON, TOWN MANAGER 

On March 12, 2024 the Planning Board held a public hearing to discuss the proposed modifications 

to the Upton Zoning Bylaws to include the amendment to the Zoning Map and the addition of 

Section 300-6.7 Solar Overlay District to allow for the sitting of Large-Scale Ground-Mounted 

Photovoltaic Installations (LGSPI) in appropriate locations within the Solar Overlay District and 

impose reasonable restrictions on such installations. The Board voted (4-0) to recommend 

favorable action at Annual Town Meeting: 

1. Zoning Map Amendment

Amend the Zoning Map of Upton, Massachusetts, referenced in Section 300-2.2 of the 

Zoning By-laws, to add the Solar Overlay District as shown on the Map entitled “Solar 

Overlay District” dated March 11, 2024 and on file with the Town Clerk. 

2. Amend Section 300-2.1 by adding the following

J. Overlay District – Solar Overlay District

3. Amend Section 300-3.1 Table of Principal Uses as follows with new language indicated

by underline 

38  Large-scale ground-mounted solar photovoltaic installations with rated nameplate 

capacity of 250 kW DC to 500 kW DC and that occupy from 40,000 square feet to 80,000 

square feet of surface area (see § 300-6.6 for additional regulations) (see Note 10) (see 

Section 300-6.8 for the use in the Solar Overlay District) 

39 Large-scale ground-mounted solar photovoltaic installations with rated nameplate 

capacity greater than 500 kW DC or that occupy more than 80,000 square feet of surface area 
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DATE:     04/09/24 

TO:   DENISE SMITH, TOWN CLERK   

FROM:   GRACE BROWNELL, ADMINISTRATIVE ASSISTANT 

SUBJECT: ARTICLE 34 PROPOSED AMENDMENT TO ZONING BYLAWS 

SEC. 300-10.1 DEFINITION; SEC. 300-3.1 TABLE OF PRINCIPLE 

USES; SEC. 300-6.2 PERSONAL WIRELESS SERVICE FACILITES 

CC:   JOE LAYDON, TOWN MANAGER 

On March 12, 2024, the Planning Board held a public hearing to discuss the proposed amendments 

to the Upton Zoning Bylaws Sec. 300-10.1 Definitions; Sec. 300-3.2 Accessory Uses and 

Structures; Sec. 300-6.2 Personal Wireless Service Facility. The bylaw amendment seeks to 

change terminology of the Section Title for 300-6.2 currently titled Wireless Data Transfer 

Facility; Add new definitions relative to new uses identified within Sec. 300-6.2 per this 

amendment; and add new uses identified in Sec. 3000-6.2 within the list of accessory uses and 

structures, most notably the introduction of “small wireless facility” as a use or structure, which 

will be required to obtain a Special Permit. After discussion of the proposed amendment the 

hearing was closed on March 26, 2024. The Board voted (4-1) to recommend favorable action at 

Annual Town Meeting, per the condition that the language is modified to reflect that the uses  

outlined herein are to be governed by the Special Permit process, per Sec. 300-9-3. 

(2/3rds vote required)/ Planning Board. 

 

WARRANT ARTICLE LANGUAGE 

To see if the Town will vote to amend the Town of Upton Zoning By-laws Section 300-10.1 

Definitions, 300-3.2 Accessory uses and structures, and Section 300-6.2 Wireless Data Transfer 

Facilities to regulate small wireless facilities and make related changes as follows, with additions 

indicated by underline and deletions indicated by strike through, or take any other action relative 

thereto: 

 

  




















