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Town of Lakeville  

Economic Development Committee 

Tuesday, November 12, 2013 

6:00 PM – Town Offices – Conference Room 

 
 

On November 12, 2013, the Economic Development Committee held a meeting at 7:00 PM at the 

Town Office Building.  The meeting was called to order by Chairman Burke at 7:13 PM.  Members  

present: Aaron Burke, Robert Chestnut, Laurie Driscoll, Mitzi Hollenbeck, John Olivieri, Jessica 

Bradley, Lorraine Carboni, and Sarah Kulakovich.  Sandra Martini-Gamache was absent.  Also 

present:  Linda Grubb, Mike Schroeder, Frank Sterrett, Nelson Pratt, Bill Comeau, and Christine 

Weston, Recording Secretary.  LakeCam was recording the meeting  

 

Approve Meeting Minutes from September 10, 2013, October 1, 2013 
 

Upon a motion made by Mr. Olivieri and seconded by Ms. Hollenbeck, it was 

 

VOTED: To approve the Meeting Minutes of September 10, 2013 as presented. 

In favor 7, Abstain 1, Against 0, Absent 1 

 

Upon a motion made by Mr. Olivieri and seconded by Ms. Hollenbeck, it was 

 

VOTED: To approve the Meeting Minutes of October 1, 2013 as presented. 

In favor 6, Abstain 2, Against 0, Absent 1 

 

Discuss the Results of the Surveys at the Lakeville Arts Festival on October 5, 2013 

 

Ms. Hollenbeck provided an update regarding the survey that was provided at the Lakeville Arts 

Festival.  There were seven (7) questions on the survey, and many people had come to the booth during 

the Festival to communicate their thoughts and take the survey. At this time the results of the survey 

were distributed and discussed with the Committee.  It was conveyed that the majority of support was 

for restaurants in the Town.  The presence at the festival was important, since it let people know that 

the Committee is up and running and trying to help make the Town business friendly.  Chairman Burke 

stated that it is important in making sure that the survey is provided to everyone within the Town by 

mailing it along with the census mailing.  Ms. Hollenbeck noted that basically people support moderate 

business growth, however, they have not stated what they wanted that to be.  A few responses were 

provided on the open ended questions, and the summaries are available to read.  The last question on 

the survey related to potential options such as; were there any types of restrictions that people would 

like to see take place relative to new business.  People indicated that they would like businesses to look 

like traditional New England businesses and were in favor of an aesthetic appearance of businesses.   

 

Mr. Sterrett cautioned the Committee on the question of who should be paying more taxes, since 

residents will say that it should be the commercial side, and the commercial side will say it should be 

the residents.  People do not want to be taxed anymore.  Ms. Hollenbeck noted that the Committee 

does not have the influence to increase or decrease taxes, only to advise the Selectmen on various ways 

to bring businesses to Town and to support business.   The Committee is trying to gather data at this 

time and to understand what types of businesses that the Townspeople would support and would like to 

see in Town, if any.   
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Mr. Sterrett stated that people are a little “gun-shy” about commercial business after what took place 

with Sysco a few years ago.  The townspeople do seem to like the Town remaining rural.  The secret is 

to bring a fair amount of business in, the right kind.  Mr. Olivieri asked if there is another option that 

the Committee should be asking people regarding options to generate revenue for the town.  Mr. 

Sterrett stated that he is acceptable of higher taxes.  Mr. Olivieri stated that if 90% of people 

(residential) in town want higher taxes, then the problem is solved, however, it may be that people 

would rather see higher taxes with commercial growth.  Ms. Hollenbeck explained that this was the 

Committee’s first initial outreach to get a feel for what the townspeople might want to see.  The 

Committee is looking to move forward and show that Lakeville is business friendly.  The Committee is 

trying to find out what the townspeople will support, and where they will support it.  Ms. Kulakovich 

mentioned that many people did not speak about the money aspect.  It was more of what kind of 

community they want to build, what adds value to their life, what has drawn them to the town, and 

what keeps them staying in town.  How to attract more people from outside the town to bring money 

into town.  Providing destinations for them to enjoy.  People did come from far and wide to visit the 

Festival.  Many come to walk the trails, etc.  There is quality in other things.   

 

Review the Revised Economic Development Guide 

 

Chairman Burke asked if everyone had reviewed at the latest draft of the Economic Development 

Guide and had any further comments related to the document.  If not, then the Committee could make 

a motion to accept the document as revised.  

 

Upon a motion made by Ms. Driscoll and seconded by Mr. Chestnut, it was 

 

VOTED: To approve the revised Economic Development Guide. 

                           Unanimous in favor. 

 

It was noted that Chairman Burke will provide this for the Town’s website.  It will also be available 

with the Building Commissioner, and Town Clerk.  Mr. Sterrett suggested having a copy available at 

the Library.  Ms. Grubb asked if it could be sent to all Boards and Commissions in Town.  Chairman 

Burke responded that it could be and added that it is a working document, and people can provide 

suggestions.  Ms. Driscoll suggested that it also be made available to the Chamber of Commerce, 

SEED, and other such organizations.  Ms. Carboni suggested to add the date at the bottom of each page 

and to also number each page.   

 

Discuss Mission/Vision Revision Suggestions 

 

Chairman Burke asked if anyone had had the opportunity to review the Mission Statement.  The 

Committee responded that they had not had the chance to do so. 

 

Upon a motion made by Ms. Carboni and seconded by Ms. Hollenbeck, it was 

 

VOTED: To table discussion on the Mission/Vision Statement until the next meeting of the 

Committee. 

  Unanimous in favor. 
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Discuss the SRPEDD Guide on Economic Development Corporations 

 

Chairman Burke explained that the SRPEDD Guide on Economic Development Corporations is the 

document that defines the different types of economic committees within municipalities.  Though this 

Committee is not a decision making board, it can offer suggestions.  When someone asks, what does 

the Town need; this answers the question.  The first step is to have everyone review this information so 

that they have an idea what the different entities are.  Chairman Burke stated that he will make sure 

this gets into the drop box for everyone to review.   

      

Upon a motion made by Ms. Carboni and seconded by Mr. Olivieri, it was 

 

VOTED: To table the discussion on the SRPEDD Guide on Economic Development 

Corporations until the next meeting of the Committee.   

                            Unanimous in favor. 

 

Schedule next Meeting 

 

The next meeting was scheduled for Tuesday, December 3, 2013 at 7 PM.   Discussion took place 

about when the Committee would have a summit and about forming some sub committees.  It is hoped 

that the results of the business surveys will be in to provide feedback for discussion.  The Committee 

expressed concerns about the timeline of when the survey would take place and other proceedings that 

they would like to be making sure take place.  Chairman Burke assured the Committee that they did 

not want to compromise and make decisions before all the necessary information has been gathered.  

Therefore, the summit may not take place until May or thereabouts.  There is also work that the 

Committee is/will be requesting of the Executive Secretary, and it depends on her workload and when 

she will be able to put the information “online”.   Mr. Olivieri suggested that business cards be 

collected, and then Ms. Craig could send them a link to take the survey.  Ms. Driscoll suggested having 

copies of the resident survey available at the Senior Center.  Mr. Pratt noted, picking up on Mr. 

Sterrett’s questions, that the first question on the survey is very suggestive.   The inference is that 

people will get a higher tax bill, if they don’t support business.  The Committee should make sure that 

they are as transparent as possible.  Chairman Burke stated that the Committee needs to know what the 

people have to say.  He added that there is always an issue with interpreting data.   

 

Ms. Kulakovich stated that there is a design solution for every problem.   Ms. Driscoll asked if the 

question should even be on the survey, since 44 people answered yes to something that the Town 

cannot enforce.  Ms. Kulakovich suggested taking the information and show three (3) solutions of what 

the person wants.  The design is done for the people with the information that they provided.  Plans are 

made which would fit what they want.  The Committee will bring in expertise from other towns or a 

consultant, defend it and offer other options.  This will work as everyone works as a team towards the 

draft, and the results will take shape of what will work.   Regarding question #7, if people want to 

develop parameters, then that can be another discussion that this Committee has with other boards, 

since this Committee is solely advisory.   

 

Mr. Comeau stated that he was wondering what the perspective really is.  Does the Town really want 

to change at all?  People like Lakeville the way it is, but would like to see more money.  If they wanted 

what was in Mansfield, then they would move to Mansfield.  So do we want to change, or do we like 

the Town as it is, or do we just want more money?  Chairman Burke responded that that is correct to a 

point.  People may not want sizable development, or maybe they do, but they do not want everything 

that comes with that.  Ms. Bradley noted that the Committee would know where to focus its energies, 
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when it learns what the people want.  Ms. Carboni’s coffee shop added character and value, and I 

would rather see more places like that than an empty storefront.  Another objective for this Committee 

might be to figure out ways to attract businesses to the buildings that are presently empty in Town.  

Mr. Comeau agreed.  There are businesses that lift a community and others that just are dropped on a 

community.  If it is a business that has been “dropped” on a community, then everyone has to deal with 

it forever.  Ms. Hollenbeck added that the Committee also wants to get people interested in town wide 

government.   

 

Mr. Olivieri noted that the options were to either start cutting expenses, increase tax revenue as has 

been done with overrides, or increase the amount of taxes coming into the town.  Mr. Pratt mentioned 

that what was interesting was Chairman Marot’s list of available properties.  The Committee should 

identify existing properties that could be developed, before rezoning properties that should remain 

residential.  There are existing properties in Town that are currently zoned business that could have the 

potential for increased revenue.  The Town has a low tax rate, relatively high income and affordability.  

He stated that his tax bill has not gone up dramatically in the past ten (10) years, and he has lived in 

town for 30 years.  Lakeville is a cheap place to live.  Basically everyone moved to Lakeville for a 

reason, although they may disagree on how to develop the Town.  Mr. Sterrett mentioned that a new 

Master Plan needs to be done for the Town.  Mr. Pratt stated that his concern is that Economic 

Development Committee implies development and initiatives to increase development.    

 

Old Business 

 

At 7:37 PM the Economic Advisory Committee met with the Planning Board in the Selectmen’s Office.  

Planning Board Members present:  Chairman James Marot, Sylvester Zienkiewicz, Brian Hoeg, Peter 

Conroy and Donald Bissonnette.  Also present:  Nancy Yeatts, Conservation Agent/Planner.  

 

 Chairman Burke addressed the Planning Board.  He stated that this is a new Committee which is 

trying to gather information regarding the economic needs of the Town.  The Committee met before 

the last Town Meeting in support of zoning changes to several parcels on Bedford Street, however, 

even with the support of the Committee, the rezoning did not pass.  The Committee is now before the 

Planning Board to see if they will relook at the parcels for the purpose of rezoning them.  Chairman 

Marot noted that his Board had voted to make the changes, however, he had spoken up at Town 

Meeting asking that it not be done.  The reason is that all the parcels were grouped together instead of 

considered individually, since there are some parcels that should not be rezoned.  There also needs to 

be an idea of what will be developed in the areas that are being rezoned, so that they are rezoned 

purposefully and not to just add another business that the Town already has half a dozen of.  Further 

details and explanation were provided by Chairman Marot on the properties that had been presented in 

group form at the Town Meeting.  The Planning Board does not have any objection in looking at 

parcels for economic development for the community, however, it is the intent to make sure that the 

energy put into developing the parcels is what would work for the Town.   

 

Chairman Burke stated that there is no energy being spent regarding the hospital site.  The Economic 

Development Committee has discussed that property at length, and based on the cost of the parcel, it 

will not be sold anytime soon or redeveloped with the cost to remediate the property.  The Committee 

will concentrate its energies elsewhere.  The Committee is looking to see what would be the best use 

for the Town, what type of zoning would be appropriate, and then determine how to get there and 

continue to meet with the Planning Board regarding the parcels.  Chairman Marot noted that the 

Town’s Business Zone has seven (7) to eight (8) uses that could be economically viable going into the 

future.  Beyond that, if anyone is looking to change a zoning use, they need to see what services and 



 5 

 

uses would best benefit the community in the area.  If you take a parcel and zone it general business, 

you may open up an area and have another Dunkin Donuts.  Then you are taking away from existing 

business facilities in the community.  The Town has the ability to create a zone that explicitly 

demonstrates a particular use. That then helps to prevent the Town in having to deal with steel metal 

buildings with another used car lot, etc.  Mr. Sterrett has a good point.  We want to develop areas that 

are attractive for people to see when they come into Town.  It needs to be determined what viable 

business with good economic gain would be suitable, then to move forward, market it and let people 

know about it.  It is easy to take any parcel, and then go to Town Meeting to market it.  I am opposed 

to taking parcels and rezoning them without knowing if they will be redeveloped.  There is Industrial 

land up near the High School, but will never be developed as Industrial.  Another factor is the Town 

does not have a Town Planner who would be gathering this information and providing it to all the 

Boards, explaining the law, and helping to promote correct changes in zoning.    You also don’t want 

to do spot zoning.    

 

Ms. Grubb stated that the Master Plan Implementation Committee (MPIC) started the last warrant 

article for Town Meeting.  Chairman Marot stated that his main concern was that they were presented 

as a single article, and some parcels were good to develop, but others were not.  There needs to be 

better thought and control on what is done to make sure that it is benefitting the Town.  Mr. Olivieri 

asked what Chairman Marot felt about some of the parcels.  Chairman Marot responded that he was in 

favor of the parcel across from Joe’s Gas and other parcels that abut them.  Mr. Zienkiewicz stated that 

he had attended the MPIC meetings and did not think that the list that was developed was a good list, 

since there are many parcels that are too small and too wet and cannot be developed.  Also, people like 

stores close to each other and not located in various zones here and there.  There are also a lot of non-

conforming lots and areas that need to be made into one zone.  Mr. Pratt stated that he was glad that 

Chairman Marot stepped up about the parcels and made sure that they did not all get voted for approval 

to change.  Mr. Pratt added that he has been through a number of things that are mistakes that were 

approved that the Town now has to live with, or don’t live with.  The economic development and 

planning in Town is very lacking.  Chairman Burke agreed that there needs to be a process.  Mr. Hoeg 

stated that the Master Plan was developed by the people, and they said they wanted businesses in those 

locations.   

 

Ms. Hollenbeck stated that things have changed since the Master Plan was done, and now the 

Economic Development Committee simply wants to know how to move this forward.  Ms. Grubb 

mentioned that she was a member of the last Master Plan Committee.  It is meant to be a guide.  It is 

not embedded in stone.   The Town is overdue for another Master Plan.  That Committee should be 

formed and that done before anything else is done.  Chairman Marot stated that the Open Space 

Committee and Conservation Committee also have an impact on these changes, not just the Planning 

Board.  The Town needs a Planner with the experience to help out the Town who knows the laws.  The 

Town does have to figure out ways to promote areas.  The hospital should be torn down, and that will 

take someone with a lot of money, and National Development cannot do that.  A portion of that 

property might be able to be developed, however, I don’t have the time or expertise to know what it 

needs and to do the work that that would take.  I am not aware of all that is involved.  I need that 

professional to help me.  I do think that we can develop some strategies and develop parcels.   

 

Mr. Zienkiewicz noted that the water main was not available before, but as of two (2) years ago, you 

can tie into the 16 inch water main going up Route 18.  This is a new resource that did not exist before.  

The Town though cannot afford to run main water lines.  Mr. Olivieri asked if Chairman Marot would 

entertain putting the parcels back on the warrant.  Chairman Marot responded that the Planning Board 

would look at the parcels individually, not as one.  It is not spot zoning. The parcels are separated as 
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they exist.  There should be individual hearings held on the individual parcels.  Consideration needs to 

be on what the land offers, getting the water to the site.  Mr. Hoeg clarified, the individual groups of 

the parcels.  He added that there are also vacant parcels on Main Street, so just rezoning does not 

guarantee that business will move in. 

 

Mr. Sterrett stated that what he feels is missing with the 31 parcels, is the needs assessment.  If you 

want to sell me, then make your case and prove that there is a need for the change.  This Economic 

Development Committee did a survey at the Arts Festival, and rural was heard frequently.  What was 

heard should be shared with the Planning Board.  Chairman Burke stated that his Committee would 

like to have another meeting in the future to share the results of the surveys being done.   

 

Ms. Kulakovich stated that it seems that everyone is doing a great job, and there is information coming 

back of what is felt that is not being done correctly.   Everyone is aware of the fact that the economy 

tanked and in Boston it can be seen whole streets that have gone vacant.  This Committee is for trying 

to see how it can make it easier for people to rent spaces that are available throughout the Town and 

that might be a way to bring people back.  We can get ready for when things change, and the economy 

changes.  I think we have not really done so much wrong.  Chairman Marot stated that more effort is 

needed, as is now being done, and the efforts of the Committee are appreciated.  These are good 

meetings and discussions to have, and it is encouraged that it continues as things proceed forward.  

Chairman Marot then thanked the Committee for taking the time to attend and speak with the Planning 

Board this evening.  The Planning Board intends putting its best foot forward to bring some parcels to 

the next Town Meeting, provided that there are benefits that the Town can gain by rezoning the 

parcels.   

 

At 8:34 PM the Joint Meeting ended and the Economic Development Committee returned to the 

Conference Room. 

 

Ms. Kulakovich stated that she will send the key points to Chairman Burke about what she felt that the 

Committee needs to do from what was discussed at the Planning Board Meeting.  Ms. Yeatts entered 

the room and asked the Committee to not give up on the Lakeville Hospital parcel.  She stated that 

when she was a Selectman, meetings took place with our State Legislators regarding the site.  While 

there is no money for National Development to do anything with the site, there is State money 

available, which should be considered.  If National Development provided an easement to the Town,  

the Town might be able to obtain money to do some initial infrastructure work.  It is not much, but it 

would help.  Steve Canessa put it all together.  Ms. Hollenbeck asked who would scour for the grant 

money.  Mr. Olivieri responded that this is usually done by grant writers and Town Planners, but right 

now it is the Town Administrator.  Chairman Burke stated that National Development has pretty much 

said that the site is not a priority for them.  He will follow up with the Town Administrator on the 

matter.  Mr. Sterrett mentioned that some of the people with Citizens for the Citizens for Responsible 

Growth had worked out some plans, however, the people from National Development did not speak or 

return calls to that Committee.  Chairman Burke noted that the property will require much clean up.  

Ms. Grubb stated that she would hate it if the hospital site is just put aside.  She asked if a survey had 

been done for vacant and existing businesses within the Town.  Chairman Burke responded that the 

Committee does have a list of businesses.  The Committee is still in the informational stage and is not 

in a position to make decisions at this point.  The Committee will need to speak with the Planning 

Board and create a channel of communication so when the Committee does have something to share, it 

can be conveyed to the folks in Town.  Vacant businesses are a new angle that the Committee needs to 

gather information about.    
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New Business 

             

Mr. Olivieri stated that the Planning Board had said that they would work on the proposal to rezone the 

parcels on Bedford Street that were presented at the last Town Meeting, therefore, the Economic 

Development Committee should draft a letter to the Planning Board requesting them to revisit the 

parcels and hold public hearings.  If the Planning Board does not do this, then it can be done by 

petition with 100 people providing their signatures.  Ms. Grubb noted that there are some real serious 

problems with some of the lots, and it would not be rationale to go with all of them.  The Committee 

needs to become familiar with the lots that are under consideration to be rezoned.  Some lots are not 

even worth thinking about.  The Committee needs to have a serious bylaw set into place that is not 

indecisive.  A concrete reason is necessary to rezone the parcels, and the possibility that someone can 

build on them.  The Town has sold land in this town and later the buyer finds out that they cannot do 

anything with it, and then the Town has to give permission to do something that the Town would 

otherwise not want, due to a hardship.    

 

Upon a motion made by Mr. Olivieri and seconded by Ms. Carboni, it was 

 

VOTED: To send a letter to the Planning Board asking them to start holding public 

hearings (in the appropriate time frame) regarding the parcels that would be 

viable for rezoning on the properties that were up for consideration at the last 

Town Meeting. 

                              Unanimous in favor 

 

Chairman Burke stated that the Committee should meet with the Open Space Committee and the 

Conservation Commission to make sure that their vision for the Town is heard as well.  Everyone 

needs to be on the same page with the parcels and what should or can take place. 

     

Adjournment  
 

Upon a motion made by Mr. Chestnut and seconded by Ms. Kulakovich, it was 

 

  VOTED: To adjourn the Economic Development Committee Meeting at 9:40 PM.  

Unanimous in favor. 


