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Norfolk, ss.

To any of the Constables of the Town of Dover in said County, Greetings;

	In the name of the Commonwealth of Massachusetts you are hereby required to notify and warn the inhabitants of the Town of Dover, qualified as the Constitution requires to vote in elections and in Town affairs, to meet in the Alan Mudge Auditorium at the Dover-Sherborn Regional High School in said Town on Monday, the 15th day of September, 2014, at seven o'clock in the evening then and there to act on the following articles, to wit:

(Selectmen)  To see if the Town will vote to authorize the Board of Selectmen to acquire by purchase, exercise of first refusal option under Massachusetts General Laws Chapter 61A or otherwise, for general municipal purposes, on such terms and conditions as the Selectmen may determine, the fee in a parcel of land located at 46 Springdale Avenue shown on the Assessors maps as Parcel 11-049, and containing approximately 27.2 acres of land, known as the Snyder Property; and to see what sum of money the Town will raise and appropriate, appropriate by transfer from available funds, transfer, or borrow, or any combination of these methods, for the purpose of acquiring the Snyder Property; or take any other action relative thereto. 
This article requires a two-thirds vote of the Special Town Meeting.

(Selectmen)  To see what sum of money the Town will raise and appropriate, or appropriate by transfer from available funds, or any combination of these methods, to fund an ad-hoc committee to be appointed by the Board of Selectmen to study the possible uses for the Snyder Property, if such property is acquired by the Town; or take any other action relative thereto.
	And you are directed to serve this warrant by (1) posting attested copies thereof on each of the bulletin boards erected in the Town House, at the Post Office, and in no less than three (3) other Public places where bills and notices are usually posted; and (2) mailing a copy thereof to or leaving same at the residence of every registered voter fourteen (14) days at least before the time of holding said Meeting.

Hereof fail not and make due return of the Warrant with your doings thereon to the Town Clerk at or before the time of the Meeting.
	
ARTICLES OF THE WARRANT
SPECIAL TOWN MEETING SEPTEMBER 15, 2014

Given under our hands this 6th day of August, 2014.
5

Last week you should have all received official notice of a Special Town Meeting on Monday, September 15, 2014.  (See page 2 of this Summary for its content). This summary will serve as background and discussion in lieu of the traditional Blue Book usually developed and distributed prior to a Town Meeting.
This Special Town Meeting has been called for two purposes: 
· To determine if the citizens of  the Town of Dover wish the Town to acquire the property at 46 Springdale Ave described below for $5,550,000, while avoiding the development of a Massachusetts General Law  (“MGL”) Ch.40B affordable multi-housing 40-unit condominium complex on the property and, 
· if so, to authorize $25,000 to fund an ad hoc committee also described below to study future use of the property. 
To acquire the property, a 2/3 vote of approval at the Special Town Meeting and a majority vote of approval ballot vote on Election Day November 4 are required.
Background
On April 4, 2014 the Board of Selectmen received a Notice pursuant to MGL  Ch.61A that a 27.2-acre parcel located at 46 Springdale Avenue (the “Property”) and owned by James F. Snyder,  was under a Purchase and Sale Agreement to Northland Residential Corp. for a Ch.40B (affordable housing) project consisting of 40+ townhouse units. Twenty-four of the 27.2 acres are classified as Ch.61A agricultural land which is receives a tax abatement from  local real estate taxes, and the remaining acreage is a house lot with a house, pool, caretaker’s cottage and barn.  Because of the tax abatement the Town was entitled to a right-of-first refusal. In accordance with State law which specifies the timing of this process and provides little if any flexibility in purchase negotiations, the Town had 120 days to notify the owner whether or not it intended to exercise its right-of-first refusal and acquire the Property. 

The Board of Selectmen voted at its July 21, 2014 meeting to exercise this right contingent upon Town Meeting and Town Election approval. During the 120-day period, due diligence (appraisal, title, survey, environmental review, wetland delineation, and ecological inventory) was performed by the Board of Selectmen, Planning Board, Conservation Commission, Board of Health, and the Open Space Committee. The Selectmen regularly discussed this opportunity at their meetings beginning on April 17, and on June 26 all the committees presented their findings. 
All reports and presentations by the committees and consultants, maps, and all legal documents are available on the Town of Dover website (http://www.doverma.org/46-springdale ).  There is also an FAQ document that addresses the questions asked by your fellow citizens over the past four months. The BOS meetings were all televised and are available to watch on http://www.dsctv.com. The Selectmen would like to thank those of you who have already participated in the process through your attendance at BOS meetings, and your outreach to us and the other board & committee members who have so conscientiously performed the due diligence process. 
We strongly urge all of you to spend some time reviewing these resources and communicate with any of the Town committee members involved in the due diligence process should you have questions, concerns or recommendations. 
Alternatives
If the Town votes NO at the Special Town Meeting on September 15, the Town cannot acquire the property and the process ends. The property acquisition will not appear on the ballot and there will be no Special Town Election on November 4 (please note: the State Election will be held on November 4 independently and irrespective of whether or not a Special Town Election on this ballot question is held).  Mr. Snyder can proceed to sell the property to Northland Residential. Northland has developed and presented plans described on the website to build 40+ townhouses, of which 25% will be affordable per MGL Ch.40B, commonly referred to as the Comprehensive Permit Law. This law allows the developer to supersede Dover’s zoning by-laws.  The developers at The Meadows and Dover Farms, both  in the center of Town, used Ch.40B to supersede the Town’s by-laws to build those developments. Because 10% of Dover’s housing units are not affordable, State law dictates that Dover does not have the right to deny this development. However, through the Dover Zoning Board of Appeals, the Town can negotiate with the developer to mitigate some of the deleterious impact (e.g., increased traffic, destruction of open space, wetlands degradation, habitat destruction, septic concerns, and water quality and quantity issues) but ultimately the Town has limited control of the development. The process is described in the website FAQs. 

If the Town votes YES at the Special Town Meeting to acquire the property AND approves the debt-financing ballot question at the Town Election on November 4, Dover will acquire the Property and its ultimate use will be in the hands of Dover’s citizens. The BOS would then create an ad-hoc committee to study long-term use of the property. The committee would include representatives from all relevant Boards (Planning Board, Open Space, Conservation Commission, Board of Health, Council on Aging, Long-Range Planning, Warrant Committee, and Park and Recreation) and broad representation from Dover’s citizens. The committee’s charge would be to explore ANY and ALL options for full or partial use of the acreage and/or buildings, from leaving the Ch.61A 24 acres as full or partial open space, to selling all or part of the property for a different development, to senior and/or affordable housing, to recreational needs such as playing fields and recreational trails, to holding for Dover’s future use as there is no inventory of available town-owned land near town center, etc.  The funds being requested (up to $25,000 only to be used as necessary) would insure that the committee has the resources to obtain professional and expert advice where necessary. Regardless of the committee’s recommendation(s), a decision on the ultimate use of the property will be made by Dover’s citizens through our Town Meeting process, which has served our Town well over the decades. 

The revenues, costs and tax impact associated with this Ch.40B development or purchase by the Town will be discussed at the Special Town Meeting. The major cost item will be a projected increase of school-aged children. Revenues will be one-time building fees and on-going tax revenue once developed. A recommendation will also be made on the terms of financing the 
Town purchase through short-term debt. Short-term debt is recommended until a long-term plan for the property is approved at a future Town Meeting after the ad hoc committee has done its due diligence in exploring all options.
We have received many questions and comments concerning our negotiation of the timeline and price. The timeline is proscribed by State law and Ch.61A requires that our offer have the same economic value as the Purchase & Sale Agreement between Mr. Snyder and Northland Residential. In addition, even though only part of the Property is under Ch.61A, the Property legally consists of only one parcel so its purchase cannot be split between the house lot and back open acreage until after Dover acquires the entire parcel from Mr. Snyder. As this entire situation is regulated by State law, we are compelled to follow the law and work with Town Counsel to ensure compliance.

The potential acquisition of this Property is one of the most important issues facing the town in the past decade. We urge you to express your viewpoint by attending the BOS meeting on September 3 dedicated to this issue, which will include public discussion and information sharing.  Please attend and be heard at the Special Town Meeting on September 15 and, finally, the process is not complete (assuming a positive 2/3 vote on September 15) until there is a positive majority vote at the November 4 Town Election.

The Dover Board of Selectmen

Carol Lisbon, Chair
Jim Dawley
Robyn Hunter




Message from the Dover Warrant Committee:
The Warrant Committee has met numerous times over the past few months to further explore, analyze and discuss the information made available related to the possible acquisition of the 46 Springdale property.  The Warrant Committee has endeavored to consider the pros and cons of all aspects of such an acquisition: from the impact of the town’s not acquiring the property to the potential use options, as presented, of the property should the town acquire it, among many other aspects.  Particular attention has been paid to explore the possible financial impacts to the town, both, if the property is not acquired by the town and if it is.  The Warrant Committee expects to present its recommendation to the town at the Board of Selectmen meeting on September 3.
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