
 

Jeffrey M. Cohen – Candidate for Planning Board 

Incumbent & Caucus Nominee  

 

Events: 

No events scheduled at this time 

Contact information:  

Phone: 781-275-3058 

Email:  

bedfordcohens@aol.com  

 No website or Facebook page 

 

Candidate Questions 

The Bedford Citizen has posed the following questions to Candidate Cohen. His answers are below, and his 

final candidate statement will appear on Monday, March 9. 

What is the biggest challenge facing the Planning Board? 

I believe the biggest challenge currently facing the Planning Board is balancing the high level of proposed 

development permitting with moving forward on critical implementation measures identified in the 

Comprehensive Plan. Both issues are high priority and there are also major special projects that Planning is 

involved with such as a transportation demand management initiative, a (pending) study of the eastern 

Great Road commercial area and more. All of these matters require considerable effort on the part of a 

Planning Department staff comprised of only three people, Planning Director, Glenn Garber, Assistant 

Planner, Catherine Perry and Administrative Assistant, Cathy Silvestrone. They do an outstanding job 

researching the issues at hand in great detail, whether development permitting-related or crafting Zoning 

Bylaw amendments for the Board’s consideration in response to implementation measures set forth in the 

Comprehensive Plan. Considering the increase in development permitting being brought to the Planning 

Department’s attention, special projects and the Planning Board’s desire to propose comprehensive 

Zoning Bylaw amendments at the 2015 Special Town Meeting and beyond to reinvigorate the town’s 

Industrial Districts, the Planning Board’s and Planning Department’s plates will be overflowing between 

now and November…and beyond. 

Editor’s Note: Because of the background detail about how Site Plan Reviews ‘work’ Candidate Cohen used 

more than 300 words to answer his second question. 

What would you change about the site plan review process and the authority of the town for 

enforcement of orders of conditions that result from most site plan reviews? 
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I’d like to first clarify that orders of conditions are not applicable to the site plan review process. An Order 
of Conditions is a permit obtained from the Conservation Commission for working in wetland areas and 
buffer zones. 

Before responding to the question, I’d like to offer information about site plan reviews to help peop le 
understand the process and its limitations. 

Site plan review is not addressed in the State Zoning Act. It’s a home rule administrative power that arose 
over the past 60-years out of necessity primarily to provide municipalities some measure of control over 
by-right use developments. SPR is typically placed in a municipal zoning bylaw because it’s the logical place 
to put it, but it should not be confused with the considerably more robust authority offered by zoning 
special permits for conditionally permitted uses. 

Site plan review is essentially a written advisory recommendation from the Planning Board to the 
Inspector of Buildings, related to the issuance of a building permit, that a project’s site plan is technically 
feasible and appropriate for its location. To arrive at the best possible design for the development, the 
Planning Board considers, among other things, pedestrian and vehicular access to and egress from the site, 
parking, landscaping & screening, drainage, traffic, roadway construction, signage and lighting. If the Board 
is satisfied that its concerns have been addressed, it will approve the site plan and submit its 
recommendations to the Building Inspector, who will then issue a building permit for the project. By 
contrast, a special permit is a formal legal decision that is recorded at the Registry of Deeds and which in 
general offers a sturdier legal platform for requiring major changes, off-site improvements or even 
outright denial. 

The State Appeals Court has defined the powers of site plan review boards (paraphrasing): 1) Reject a plan 
that doesn’t provide adequate information as required by the bylaw; 2) Impose reasonable conditions in 
order to further the purposes of the zoning bylaw; and 3) “Reject site plans that are considered so 
intrusive on the needs of the public in one regulated aspect or another that rejection by the board would 
be tenable”1 (no reasonable conditions could be devised to satisfy problems). It’s interesting to note that 
the extraordinary circumstances under Item 3 have not yet been seen by an appellate court. 

Enforcement rests with the Inspector of Buildings, who may either deny issuance of the building permit if 
the developer hasn’t adequately addressed the Board’s recommendations, or, in more extreme cases, 
withhold a Certificate of Occupancy. 

I believe the site plan review process set forth in Section 7.5 of the Bedford Zoning Bylaw lays the 
groundwork for a very thorough review of a development’s site plan. It covers all of the elements a review 
board is tasked to consider under this administrative process. I would not recommend more stringent 
design standards, nor would I recommend changes to the process or enforcement authority at this time. 
However, if anyone has suggestions to the contrary, I’m sure the Planning Board would welcome 
discussing them at a future meeting. 

1 Prudential Insurance Co. of America v. Board of Appeals of Westwood, 23 Mass. App. Ct. 278, 283-294 n.9 
(1986) 

Candidate Statement 

Three years ago I mentioned issues that prompted my initial interest to serve on the Planning Board, primarily 

focusing on economic revitalization; lessening the residential tax burden by bringing businesses back to 

Bedford; revitalizing the industrial districts in Town; and updating the Zoning Bylaws to affect those changes. 



The Comprehensive Plan re-write was just beginning so I saw that as an opportunity to play a role in affecting 

changes that could make a difference. 

After joining the board, I was encouraged to see action being taken on ideas expressed in Comprehensive Plan 

workshops even before the plan was completed. The hiring of Alyssa Sandoval as the Town’s Economic 

Development Coordinator is an example of one such action. This proactive behavior strengthened my belief 

that changes could be made to help improve the business climate in Bedford and that the Planning Board had 

a role in facilitating them. 

The Comprehensive Plan isn’t sitting on a shelf collecting dust. Zoning Bylaw amendments were approved at 

Special Town meeting last November in response to actions noted in the plan, and much more work is in 

progress to bring other amendments to Special Town Meeting in the Fall and in the years to come. 

Economic revitalization is still important to me, but economic development isn’t the only issue I wish to 

address on the PB over the next three years.  

Getting around town can be challenging at times. My wife, Laurie and I love to walk, but there are places we’d 

like to go that we can’t get to because the route isn’t safe. Town Meeting approved funding for Bicycle and 

Pedestrian Master Plans, which are currently in the works. Improving connectivity around town for 

pedestrians and cyclists and providing safer routes to our schools for students are important priorities for me. 

I’d like to see the Board revisit the Depot Area Mixed Use Overlay District to develop a clearer vision of what 

mixed use should look like in the depot area. We need to balance what’s acceptable to the neighborhood with 

what’s economically viable for property owners. I believe that through extensive public outreach, collectively, 

we’re up to the challenge.  

The Comprehensive Plan defines the next ten years as the Era of Redevelopment. Residential redevelopment 

will involve sub-dividing large parcels. I believe it’s important to encourage housing that will meet the needs of 

underserved demographic groups and market sectors. The Board will be discussing establishing cottage-form 

housing in appropriate locations; smaller homes on smaller lots while preserving open space on the site to 

create a village form and aesthetic. This type of housing can potentially provide empty-nester or retirement 

housing or be adapted to provide housing for younger households. The RFP the Town is preparing for the 

Coast Guard housing site on Pine Hill Road with input from the Planning Board and others will encourage a 

cottage-type physical form of housing, and I am very excited to see the Town’s vision take form. 

 

I’m interested to learn more about your’ planning and development concerns, so please feel free to contact 

me and share your thoughts. 

Lastly, I respectfully ask for your vote at Town Election on March 14 to support me in my bid to continue to 

serve Bedford residents as a Planning Board member. 

Thank you 


