TOWN OF WESTFORD
DEVELOPMENT REVIEW BOARD MINUTES
Minutes for January 27, 2025
Approved on March 24, 2025

BOARD MEMBERS PRESENT: Matt Wamsganz (Chair), Peter Armata, Bill Cleary, Andrew Collier, Francois
Ross (Vice-Chair), Jesse Labreque,

BOARD MEMBERS ABSENT: Dennis Angiono

ALSO PRESENT: Harmony Cism (DRB Coordinator, Zoning Administrator), Callie Hamdy (Minute Clerk),
Dan Strobridge, Louella Strobridge, Sally Czapski, Jonathan Czapski, Glenn Rogers, Garrett Bartlett, Jim
Bushey, Lona Bushey, Max Tyler, Tom Thibault, Ross Hughes, Jenny Hughes, Nick Nichols, Darryl
Montague, Chapin Kaynor, Ron Frey

The meeting began at 7:00 pm

AMENDMENTS TO THE AGENDA
There were no amendments to the agenda.

CONTINUED PUBLIC HEARING: SITE PLAN/CONDITIONAL USE AND SUBDIVISION AMENDMENT.
Applicants: Daniel and Louella Strobridge. Pettingill Road (approx. 82.46 acres), Rural 10, Water
Resource Overlay and Flood Hazard Overlay.

The proposal includes the following requests:
a) After-the-Fact Conditional Use review to operate a campground with four or more campsites.
b) Subdivision Amendment to re-merge two lots that were previously subdivided.

Louella and Dan Strobridge were present and gave a rundown of the property. They want to keep the
property looking as much like a farm as possible.

Since last time, the Fire Chief had visited the property. The Fire Chief is not recommending the current
access due to inability to get an emergency vehicle to a majority of the campsites. Bill asked Garrett
what his requirements for access would be. Garrett explained that he would like to get emergency
vehicles in and out in case of an emergency. Only one of the campsites meet his requirements, the other
campsites are served by grass paths and fields that he thinks could get very muddy. Francois asked if he
thought the access for an ambulance is the same. Garrett said yes, the ground simply cannot support
the vehicles in certain weather conditions. The Strobridges did have one emergency incident at a
campsite on the back half of the property. He was only able to get the fire truck back there because the
ground was firm because of drought. Bill asked how we would respond to a forest fire/brush fire.
Garrett explained we have some brush equipment on the trucks but would have to contact the state and
mutual aid for that. However, a brush fire is very different than a campsite fire. How he would fight a
structure fire and how he would fight a wildfire are different tactics. The closest municipality with a
“mini” pumper that might be able to reach those areas is in Georgia. Peter doesn’t think the intention
was to be able to get fire trucks back to the campsites as they’re just field access.



Matt explained he is empathetic on both issues: the landowners and the fire department. Can we ask
them to upgrade those roads to hold a fire truck? It is a difficult quandary. Francois questioned where
the legal line is. Matt wondered if we did not require access for emergency vehicles and if somebody has
an emergency we can’t properly get to, what is the legal ramification? Especially because the fire chief
has already recommended against that. Bill was not worried about the small structures burning down
but had concerns about if things turned into a brush fire our ability to mitigate. Francois was concerned
about setting a precedent and about the town’s liability. Jesse asked if some of the ponds on the
property be used for firefighting? Could you put in a dry hydrant?

Darryl Montague commented that two of the campsites are right beside his lawn. He thinks the town
has too many regulations. He understands the fire/ambulance concern but felt that could happen to
anybody. If it is not bothering the neighbors, why does anybody else care? Jenny Hughes and Nick
Nichols, also neighbors of the Strobridges, expressed their support for the campground. Matt explained
that this is not questioning people’s character and intent, the DRB likes the use of the land. The DRB
administers the regulations but does not write them and are beholden to the regulations as written.

Matt explained the board needs to figure out how to navigate such a business because there is nothing
specific to campgrounds in our regulations and things are unclear. The lack of information they can go
on is a struggle, especially when it talks about roads to campsites. Bill explained that the DRB is a quasi-
judicial board, and they have the right to make these decisions. Francois asked the applicants and
neighbors for patience, to allow them some time to make this decision. They do not take it lightly.

Andrew asked Garrett if there is an opportunity if a 911 call comes in to this location to have a set
mutual aid apparatus? Garrett explained yes, if a specific address comes across, they can also highlight it
to contact those mutual departments. Andrew asked Garrett if that is something he would consider a
middle ground for the fire department? Garrett would have to think on that.

Francois motioned the close the hearing. Jesse seconded. Motion passed 6-0.

PUBLIC HEARING: SITE PLAN/CONDITIONAL USE AND SUBDIVISION AMENDMENT.
Applicants: Jonathan and Sally Czapski. Whitsunday Lane off Rogers Road (approx. 49.14 acres), Rural 10
and Water Resource Overlay.

The proposal includes the following requests:

a) Conditional Use review to operate a community facility

b) Conditional Use review to operate a campground with four or more campsites.

c) Subdivision Amendment to amend/add building envelope locations on a previously approved
subdivision plat.

Jonathan Czapski was present and gave a summary of the project. They are looking at doing one off
events such as birthdays and weddings at their business and want to amend the campground building
envelope so they can put another campsite in. They were not aware that if structures were over 100
square feet it was considered a permanent structure so are looking to amend that.

Matt mentioned that the Site Plan was not very legible and that the DRB was having a difficult time
reading it. Matt went through the staff report. Bill asked where they could put the additional campsite
on Lot 2 without interfering with the WRO. He was not able to visualize where that would be. Harmony



explained it would just have to be not in the setback and not in the WRO. Francois recalled there is a lot
of WRO on this particular property.

The regulations require a certain number of parking spaces per capacity of a community facility. Roughly
that would indicate 36 parking spaces, but Matt also read that they are talking about buses or having a
van to carry people to and from. The question becomes can bussing be approved and lesser parking
spaces approved? Yes, that was able to be done. Bill asked where people would be bussed from. The
Czapskis answered the Burlington area. The Czapskis also noted that some of the campsites have
driveways where people can drive up, but some of them are walking only. There is a driveway to the car
park area and an existing driveway to their house.

Mr. Frey, an adjoining landowner, was present. He uses a portion of his property as a wildlife habitat
improvement area. He questioned whether having a facility like this will interrupt the wildlife corridor
that runs from Old Stage Road to the outskirts of Essex. The noise and activity in his opinion would have
a significant impact on the wildlife use of his property. Matt responded that the development has
already occurred, and the road the existing residence is already there. The request is for non-
permanent events to come in and put up a tent, cater, portalets, everything taken away etc.

Chapin Kaynor, an abutting property owner, was present. He is also disappointed in the breaking of the
wildlife corridor but admires the Czapskis because they have taken a challenging property and made
something very charming out of it. He is impressed by how they have done it with care and are using
composing and batteries. His largest concern is that although that is a ledge, the reason the original
subdivision plans had a septic system design that close to the brook is because that was the only place
with compatible soils. He was also curious about the environmental impact of potential pesticide use.

Glenn Rogers was present. He commented that he has a small Christmas Tree operation and
understands a bit about the traffic situation. He complimented the Czapskis in reference to their
apparent installation of a “wasted” portalet that separates the wastewater from the defecation/solids.
They have done a nice job on their website, and he encouraged people to take a look at it.

Harmony had also gotten an email from Czapski neighbors, Frank and Carol Hassler. They had
mentioned similar points that had been brought up. The Hasslers have an Air B&B and are concerned
about their clients being disturbed by the noise of an event space. The Czapskis are more than % of a
mile from the Hasslers.

Francois motioned to go into deliberative session at 9:15pm, invite Max Tyler, DRB Alternate, to the
meeting and pause the hearing until they come into deliberative session. Bill seconded. Motion passed
6-0.

Jesse Motioned to Come out of Deliberative Session. Francois Seconded. Motion passed 6-0.

Francois motioned to resume the Czapski hearing. Jesse Seconded. Motion passed 6-0. Bill motioned to
close the Czapski hearing, Jesse Seconded. Motion passed 6-0.

Citizens to Be Heard, Announcements & Other Business
DRB Alternate Appointment
Max Tyler, the new DRB Alternate, was present.



Updates to Westford Land Use & Development Regulations
The PC had been talking about updates and will be discussing the site plan review needed for a structure
over 1000 square feet with potentially increasing that. They will also be discussing campgrounds.

Minutes
Francois motioned to approve the minutes of November 25, 2024 as amended. Jesse seconded. Motion
passed 6-0.

Adjourned 10:00 p.m.

Submitted by,
Harmony Cism, DRB Coordinator Callie Hamdy, Minute Clerk



