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Daniel D. Klasnick 
Licensed in Massachusetts, New Hampshire and New York 
Desk: (781) 873-0021 - Mobile: (774) 249-2814 
dklasnick@dkt-legal.com 

August 31, 2021 

Town of Essex 
Zoning Board of Appeals 
Essex Town Hall 
30 Martin Street 
Essex, Massachusetts 01929 

Re: Application for Variance – TowerNorth Development LLC 
Proposed Free Standing Monopole Tower to be located at 
73 Eastern Avenue and 65 Eastern Avenue 

Dear Board Members: 

As requested at the August 4, 2021 meeting, TowerNorth Development LLC (“TowerNorth”) 
and with support from Cellco Partnership d/b/a Verizon Wireless (“Verizon Wireless”) has undertaken 
to evaluate the property at 32 Haskell Court and area properties in common ownership as suitable 
alternatives to 73 Eastern Avenue in the Town of Essex for the installation, maintenance and operation 
of a telecommunications tower facility. 

The provided materials pertain to the assessment of the suitability of the Haskell Court area 
properties to address Verizon Wireless’ network requirements, suitability for development of a 
telecommunications tower facility and efforts to confirm with the property owner the ability to enter 
into a lease.    

• Exhibit 1 – Radio Frequency Engineer Site Assessment
• Exhibit 2 – TowerNorth Site Assessment
• Exhibit 3 – Affidavit of David Ford

Should you require any additional information, please don’t hesitate to contact me.  Thank you 
very much for your cooperation.   

Very truly yours, 

_______________________________ 
By: Daniel D. Klasnick 

Attorney at Law 



EXHIBIT 1 

RADIO FREQUENCY ENGINEER 

SITE ASSESSMENT 



  
 

C Squared Systems, LLC 
65 Dartmouth Drive 
Auburn, NH 03032 

Phone: (603) 644 2800 
support@csquaredsystems.com 

 
 

 
August 31, 2021 
 
Town of Essex, MA 
Zoning Board of Appeals 
30 Martin Street 
Essex, MA 01929 
 

SUBJECT: 73 EASTERN AVENUE TELECOMMUNICATIONS TOWER 
RF ASSESSMENT OF THE MILLS PROPERTY 

   

Members of the Zoning Board of Appeals: 

During the August 4, 2021 public meeting, the Board had requested that the applicant provide additional information related to 
alternative sites that have been investigated, in particular the Mills Property. To address this alternative property from a radio 
frequency standpoint, Centerline provided a table of six locations on the Mills Property for review with respect to Verizon’s 
network needs.  The table below reflects the information provided along with a column of RF comments to summarize the 
assessment of each location.  Also attached is a set of corresponding maps for comparison of these alternate locations with the 
proposed facility at 73 Eastern Avenue. 

Candidate Lat Long
Height 
Assessed

Elevation RF Comments

Mills-A 42.6287 -70.7531 150' 27'

located 0.56 mi E of proposed site, would be shadowed by hill that the proposed site is 
on preventing it from covering the busy stretch of Rt. 133 near the Essex River which is 
Verizon's primary objective.  Coverage from this alternate location would benefit 
extreme eastern Essex and west Gloucester. 

Mills-B 42.6273 -70.7532 150' 32'

located 0.58 mi E of proposed site, would be shadowed by hill that the proposed site is 
on preventing it from covering the busy stretch of Rt. 133 near the Essex River which is 
Verizon's primary objective.  Coverage from this alternate location would benefit 
extreme eastern Essex and west Gloucester. 

Mills-C 42.6278 -70.7546 150' 41'

located 0.5 mi E of proposed site, would be shadowed by hill that the proposed site is on 
preventing it from covering the busy stretch of Rt. 133 near the Essex River which is 
Verizon's primary objective.  Coverage from this alternate location would benefit 
extreme eastern Essex and west Gloucester. 

Mills-D 42.6275 -70.7569 150' 35'

located 0.39 mi E of proposed site, would be shadowed by hill that the proposed site is 
on preventing it from covering the busy stretch of Rt. 133 near the Essex River which is 
Verizon's primary objective.  Coverage from this alternate location would benefit 
extreme eastern Essex and west Gloucester. 

Mills-E 42.6264 -70.7605 150' 13'

located 0.28 mi E of proposed site, would be shadowed by hill that the proposed site is 
on preventing it from covering the busy stretch of Rt. 133 near the Essex River which is 
Verizon's primary objective.  Coverage from this alternate location would benefit 
extreme eastern Essex and west Gloucester. 

Mills-F 42.6251 -70.759 150' 24'

located 0.39 mi E of proposed site, would be shadowed by hill that the proposed site is 
on preventing it from covering the busy stretch of Rt. 133 near the Essex River which is 
Verizon's primary objective.  Coverage from this alternate location would benefit 
extreme eastern Essex and west Gloucester.  

 

Sincerely, 

 

 
Keith Vellante 
RF Engineer 
C Squared Systems, LLC 
Contractor to Verizon Wireless 

mailto:support@csquaredsystems.co


Attachment X:

Essex Rt 133 - Area Topography Map (Mills Alternates)
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Site Data

Site: Essex Rt 133 MA

Lat: 42-37-45.44 N

Long: 70-45-51.15 W

CL: 146' AGL

GE: 46' AMSL

Symbol Key

 
Existing Site

Proposed Site

 

175 feet

200 feet

Alternate Site#################################################



Attachment A: 

Essex Rt 133 - Existing/Approved 700 & 2100 MHz LTE Coverage 

Site: Essex Rt 133 MA 
Lat: 42-37-45.44 N 
Long: 70-45-51.15 W 
CL: 146' AGL 
GE: 46' AMSL 

Plot Information 

700 MHz & 2100 MHz LTE 
RSRP 
700 MHz FCC License: 
WQJQ689 

2100 MHz FCC License: 
WQGB350, WQGA900 

Symbol Key 

• Existing Site

• Proposed Site

Covera2e Key 

□ 2100 MHz> -95 dBm

□ 700 MHz> -95 dBm

D Less than -95 dBm

verizon✓
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700 MHz > -95 dBm

Coverage Key

Site Data

Plot Information

2100 MHz > -95 dBm

Less than -95 dBm

 
Existing Site

Proposed Site

 Alternate Site

 

Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Coverage with Alternate Site (Mills-A)

700 MHz & 2100 MHz LTE RSRP

700 MHz FCC License:

 WQJQ689

2100 MHz FCC License:

WQGB350, WQGA900

Site: Mills-A

Lat: 42-37-43.3 N

Long: 70-45-11.2 W

CL: 146' AGL
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Coverage with Alternate Site (Mills-B)

700 MHz & 2100 MHz LTE RSRP

700 MHz FCC License:

 WQJQ689

2100 MHz FCC License:

WQGB350, WQGA900

Site: Mills-B

Lat: 42-37-38.3 N

Long: 70-45-11.5 W

CL: 146' AGL
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Coverage with Alternate Site (Mills-C)

700 MHz & 2100 MHz LTE RSRP

700 MHz FCC License:

 WQJQ689

2100 MHz FCC License:

WQGB350, WQGA900

Site: Mills-C

Lat: 42-37-40.1 N

Long: 70-45-16.6 W

CL: 146' AGL
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Coverage with Alternate Site (Mills-D)

700 MHz & 2100 MHz LTE RSRP

700 MHz FCC License:

 WQJQ689

2100 MHz FCC License:

WQGB350, WQGA900

Site: Mills-D

Lat: 42-37-39.0 N

Long: 70-45-24.8 W

CL: 146' AGL
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Coverage with Alternate Site (Mills-E)

700 MHz & 2100 MHz LTE RSRP

700 MHz FCC License:

 WQJQ689

2100 MHz FCC License:

WQGB350, WQGA900

Site: Mills-E

Lat: 42-37-35.0 N

Long: 70-45-37.8 W

CL: 146' AGL
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Coverage with Alternate Site (Mills-F)

700 MHz & 2100 MHz LTE RSRP

700 MHz FCC License:

 WQJQ689

2100 MHz FCC License:

WQGB350, WQGA900

Site: Mills-F

Lat: 42-37-30.4 N

Long: 70-45-32.4 W

CL: 146' AGL



Attachment C: 

Essex Rt 133 - Existing/Approved 700 MHz L TE Sector Footprints 

Site Data 

Site: Essex Rt 133 MA 
Lat: 42-37-45.44 N 
Long: 70-45-51.15 W 
CL: 146' AGL 
GE: 46' AMSL 

Plot Information 
700MHzLTE 
Best Server by RSRP 
FCC License: WQJQ689 
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Sector Footprints with Alternate Site (Mills-A) 
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Sector Footprints
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Sector Footprints with Alternate Site (Mills-B) 
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Sector Footprints with Alternate Site (Mills-C) 
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Best Server by RSRP

FCC License: WQJQ689

Mills C

Surrounding Sectors

Essex 2 Alpha
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Sector Footprints

Site: Mills-C

Lat: 42-37-40.1 N

Long: 70-45-16.6 W
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Sector Footprints with Alternate Site (Mills-D) 

Symbol Key

Site Data

Plot Information
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Proposed Site

 Alternate Site

 

700 MHz LTE

Best Server by RSRP

FCC License: WQJQ689

Mills D

Surrounding Sectors

Essex 2 Alpha

Manchester Alpha

Sector Footprints

Site: Mills-D

Lat: 42-37-39.0 N

Long: 70-45-24.8 W

CL: 146' AGL
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Sector Footprints with Alternate Site (Mills-E) 

Symbol Key
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 Alternate Site

 

700 MHz LTE

Best Server by RSRP

FCC License: WQJQ689

Mills E

Surrounding Sectors

Essex 2 Alpha
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Sector Footprints

Site: Mills-E

Lat: 42-37-35.0 N

Long: 70-45-37.8 W

CL: 146' AGL
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Attachment X:

Essex Rt 133 - 700 & 2100 MHz LTE Sector Footprints with Alternate Site (Mills-F) 
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Proposed Site
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Best Server by RSRP

FCC License: WQJQ689
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Surrounding Sectors

Essex 2 Alpha

Manchester Alpha

Sector Footprints

Site: Mills-F

Lat: 42-37-30.4 N

Long: 70-45-32.4 W

CL: 146' AGL
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TOWERNORTH SITE ASSESSMENT  



Elisabeth Rutkowski 
Site Development Manager 
direct dial: 401.533.1679 
LRutkowski@clinellc.com 

 

August 30, 2021 
 
 
 
Town of Essex 
Zoning Board of Appeals 
Essex Town Hall 
30 Martin Street 
Essex, MA 01929 
 
RE: Application of TowerNorth Development, LLC (“TowerNorth”) for Variances for a  

Proposed Free Standing Monopole Tower to be located at 73 Eastern Avenue and 65 
Eastern Avenue for access and utility route (the “Site”) – Written response to viability of 32 
Haskell Court.  
 

Dear Members of the Zoning Board of Appeals: 
 
On behalf of TowerNorth with respect to the above-referenced application (the “Application”), below is 
TowerNorth’s response to the request of the Zoning Board of Appeals (the “Board”) and Zoning Board of 
Appeals Counsel (Board’s Counsel) at the August 4, 2021 public meeting to further investigate the 
viability of 32 Haskell Court.  
 
The same analysis of a 150’ tower was completed for several locations on the “Mills” property as we 
conducted and presented at the August 4, 2021 public meeting for the previously suggested alternatives. 
In addition to the Board request of 32 Haskell Court (Lot 137-025), we also assessed the other abutting 
lots in common ownership located in Essex being Lot 159 Eastern Ave (Lot 138-019) and 0 Haskell 
Court (137-024).   
 

 LOT 137-025 (32 Haskell Court)  
 
This parcel was part of our original Application (Exhibit 11) as an alternative location we 

attempted to pursue as we had deemed this location not feasible for lack of owner interest and did not 
include our analysis in our submission to the Board. This lot contains approximately 29+/- acres has a 
residential dwelling and abuts Ebben Creek to the west.  Wetlands, rivers/streams, flood zones and 
NHESP Natural Communities are noted mostly on the west running with Ebben Creek and also through 
center of the parcel to the east property line.  We identified two possible locations on this lot. We also 
note, access to parcel is from Haskell Court.  A portion of Haskell Court appears to be a private road.  It is 
unclear at this time if relief would be needed for frontage. 

 
Mills-E | Exhibit Mills-E1:  Approximately ¼ mile east of proposed Site.  A tower at 

this location can meet the wetland and property line setback if placed at or near location shown.  
However, a variance would still be needed for the 2 miles tower and 500’ residence setbacks.  
The closest residence, 29 Haskell Court would be approximately 345’.  Being in close proximity 
to the riverfront, we anticipate the same issues of visibility. We would also anticipate a more 
rigorous NEPA (National Environmental Policy Act) review for the tower being located on a 
parcel that has identified NHESP Natural Communities to ensure compliance and finding of no 
adverse effects of any natural resources under federal protection were identified.    
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Mills-F | Exhibit Mills-F1:  Approximately 0.39 miles east of the proposed Site. A tower 

at this location can meet the wetland and property line setback if placed at or near location shown.  
However, a variance would still be needed for the2 miles tower and 500’ residence setbacks.  The 
closest residence, (70 Grove Street) would be approximately 330’.  A more rigorous NEPA 
(National Environmental Policy Act) review would be anticipated at this location too because of 
the identified NHESP Natural Communities needing to confirm no adverse effects of any 
federally protected natural resources. Because of the location of the wetlands on the parcel, tower 
access and utilities would need to cross the existing river/stream. Wetland disturbance is allowed 
up to 5,000 sq ft provided that the impacted wetlands is replicated somewhere else on the 
property. 
 
MILLS-A:  LOT 138-019 (159 EASTERN AVENUE) | Exhibit Mills-A1,  
 
Undeveloped lot consisting of 6.9 acres with an existing trail that runs from Eastern Avenue back 

to abutting lot 137-024 in common ownership.  Approximately 0.56 mile east of proposed site and 0.11 
miles from the Gloucester town line. Wetlands are noted on the east half of parcel and along the south 
property line along with a stream/river also running along the south property line.  Variances will be 
needed for the 2 mile tower setback, 500' residence setback, 125% tower height property line setback.  
The 150' wetland setback can be met if tower was at or in close proximity to coordinates of 42.6287, -
70.75306.  This is also in the approximate location of existing trail and would have to relocate.  Closest 
residence would be approximately 217' (153 Eastern Ave.) and about 100' to closest property line (also 
153 Eastern Ave).  Any shift of the tower location toward the south on the property would require an 
application and approval from the Conservation Commission for work within 200’ of stream/river.  

 
LOT 137-024 (0 Haskell Court)  
 
This was one of the candidates included in our previous assessment identified by Isotrope 

Wireless as the Haskell Parcel.  We had not provided the Board with the finding of our analysis as this 
was ruled out for property being not available to lease.  This is undeveloped and contains approximately 
50+/- acres.  Wetlands, rivers/streams and flood zones are noted in various locations, but we did identify 
three locations that could possibly accommodate the tower and fenced equipment area.  The portion of 
Haskell Court running with this lot that is used for access appears to be a private road and it is unclear at 
this time if relief would be needed for frontage.   

 
Mills-B | Exhibit Mills-B1:  Approximately 0.58 miles east of the proposed Site and 

0.07 miles from the Gloucester town line. A tower at this location can meet wetland, property line 
and residence setbacks but will require a variance for the 2 miles tower setback.  We can make 
use of the existing trail (possible improvements may be needed) through 159 Eastern Avenue in 
common ownership for access and utilities.  This would require crossing the existing river/stream 
identified above.  Wetland disturbance is allowed up to 5,000 sq ft provided that the impacted 
wetlands is replicated somewhere else on the property. 

 
Mills-C | Exhibit Mills-C1:  Approximately 0.5 miles east of the proposed Site and 0.15 

miles from the Gloucester line. A tower at this location would be the same as Mills-B directly 
above, variance for the 2 miles tower setback would be required, all other zoning setbacks could 
be met.  We would also use the existing trail for access and utilities.  Again, crossing the existing 
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river/stream and would require replication of impacted wetlands at another location on the 
property for any wetland disturbance up to 5,000 sq ft.     

Mills-D | Exhibit Mills-D1:  Approximately 0.39 miles east of the proposed Site and 
0.24 miles from the Gloucester line. A variance would be needed for the 2 mile tower setback 
here too.  The tower would need to be at or near the location identified to meet the 500’ 
residential setback to the Mills residence at 32 Haskell Court and maintain a 200’ distance from 
the stream/river to avoid needing an application and approval from the Conservation 
Commission. 

CONCLUSION 

First, as stated in the RF material and at the public meetings by both C Squared and Verizon, 
shifting the tower east would not meet the primary Downtown portion of Verizon’s coverage objective.  
This is due to topography of the area, more specifically the hill on the west side of Ebben Creek.  The 
Mills parcels and all locations assessed above are east of the hill. This will be further detailed along with 
coverage information in a separate response from C Squared Radio Frequency Engineer Keith Vellante. 

Second, while we have spoken to Elizabeth Mills at the Boards request and provided her with a 
written business term proposal (Exhibit G), at this time we do not have any input on any of the above 
locations or her lease terms.   

We do not consider any of the above locations on the Mills properties to be feasible alternatives 
to the proposed Site, among other things stated above specific to each location, they do not meet the 
coverage objective and are not available (owner willing to lease).  Again, we believe a 150’ monopole 
style tower at the proposed Site is the only feasible location to address gaps in coverage and capacity in 
this area of Essex.  We look forward to presenting and discussing this information at the upcoming public 
meeting on September 1, 2021 with the goal of completing the public meeting process.   

Very truly yours, 

TowerNorth Development, LLC 

_____________________________ 
Elisabeth Rutkowski 



CAI Property Card   
Town of Essex, MA

GENERAL PROPERTY INFORMATION BUILDING EXTERIOR

LOCATION: 32 HASKELL CT BUILDING STYLE: CONTEMPORARY
ACRES: 2900 AC YEAR BUILT: 1968

PARCEL ID: 137-25 BUILDING INTERIOR
LAND USE CODE: 017 # OF ROOMS: 0

OWNER: MILLS, DANIEL QUINN TR # OF STORIES: 1

MAILING ADDRESS: P O BOX 927

                                    ESSEX, MA 01929

PATRIOT ACCOUNT #: 501

ZONING: 

SALE INFORMATION

SALE DATE: 20140528
BOOK & PAGE: 33299-472

SALE PRICE: $1

PRINCIPAL BUILDING AREAS

BLD AREA: 9,638
RES AREA: 9,638

# OF PRINCIPAL BUILDINGS: 1

ASSESSED VALUES
BUILDING: $1,124,700

LAND: $423,915 

OTHER: $0

TOTAL: $1,548,615

Property Information - Essex, MA
2/9/2021

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report.
Page 1 of 1



EXHIBIT MILLS  - E1

Centerline User
Callout
32 Haskell Court Mills-E: location of tower to meet 150' wetland setback

Centerline User
Oval

Centerline User
Polygonal Line

Centerline User
Callout
Private portion of Haskell Court



EXHIBIT  MILL - F1

Centerline User
Callout
32 Haskell Court Mills-F: location to meet 150' wetland setback and property line setback

Centerline User
Polygonal Line

Centerline User
Callout
Private portion of Haskell Court

Centerline User
Oval

Centerline User
Polygonal Line

Centerline User
Callout
Mills-F:  Proposed access and utilities would require crossing of stream/river



CAI Property Card   
Town of Essex, MA

GENERAL PROPERTY INFORMATION BUILDING EXTERIOR

LOCATION: 159 EASTERN AVE BUILDING STYLE: 
ACRES: 690 AC YEAR BUILT: 

PARCEL ID: 138-19 BUILDING INTERIOR
LAND USE CODE: 017 # OF ROOMS: 

OWNER: MILLS DANIEL QUINN TR # OF STORIES: 

MAILING ADDRESS: 32 HASKELL CT - PO BOX 927

                                    ESSEX, MA 01929

PATRIOT ACCOUNT #: 597

ZONING: RS2

SALE INFORMATION

SALE DATE: 20140528
BOOK & PAGE: 33299-472

SALE PRICE: $1

PRINCIPAL BUILDING AREAS

BLD AREA: 0
RES AREA: 0

# OF PRINCIPAL BUILDINGS: 

ASSESSED VALUES
BUILDING: $0

LAND: $16,598 

OTHER: $0

TOTAL: $16,598

Property Information - Essex, MA
8/29/2021

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report.
Page 1 of 1



EXHIBIT  MILLS A1 (159 EASTERN AVENUE)

Centerline User
Callout
Lot 138-019 Mills-A:  location of 150' tower to meet wetland setback



CAI Property Card   
Town of Essex, MA

GENERAL PROPERTY INFORMATION BUILDING EXTERIOR

LOCATION: 0 HASKELL CT BUILDING STYLE: 
ACRES: 5240 AC YEAR BUILT: 

PARCEL ID: 137-24 BUILDING INTERIOR
LAND USE CODE: 717 # OF ROOMS: 

OWNER: MILLS, DANIEL QUINN TR # OF STORIES: 

MAILING ADDRESS: 32 HASKELL CT - PO BOX 927

                                    ESSEX, MA 01929

PATRIOT ACCOUNT #: 502

ZONING: SFR

SALE INFORMATION

SALE DATE: 20140529
BOOK & PAGE: 33299-472

SALE PRICE: $1

PRINCIPAL BUILDING AREAS

BLD AREA: 0
RES AREA: 0

# OF PRINCIPAL BUILDINGS: 

ASSESSED VALUES
BUILDING: $0

LAND: $5,135 

OTHER: $0

TOTAL: $5,135

Property Information - Essex, MA
8/29/2021

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report.
Page 1 of 1



EXHIBIT MILLS - B1 (0 HASKELL COURT)

Centerline User
Callout
Lot 137-024 Mills-B:  location of 150' tower to meet wetland setback

Centerline User
Line

Centerline User
Line

Centerline User
Callout
Mills-B:  Proposed access and utilities would require crossing of stream/river

Centerline User
Polygonal Line

Centerline User
Callout
Private road portion of Haskell Court



EXHIBIT MILLS - C1 (0 HASKELL COURT)

Centerline User
Callout
Lot 137-024 Mills-C: location of 150' tower to meet wetland setback

Centerline User
Line

Centerline User
Line

Centerline User
Callout
Mills-C: Proposed access and utilities would require crossing of stream/river

Centerline User
Polygonal Line

Centerline User
Callout
Private road portion of Haskell Court

Centerline User
Line



EXHIBIT MILLS - D1 (0 HASKELL COURT)

Centerline User
Polygonal Line

Centerline User
Callout
Lot 137-024 Mill-D: location of tower to meet 500' residential setback (outside circle) and 200' distance of river/stream for Conservation (inner circle)

Centerline User
Callout
Private road portion of Haskell Court.

Centerline User
Oval

Centerline User
Oval

Centerline User
Polygonal Line



TowerNorth Development, LLC • 750 W Center Street, Floor 3, West Bridgewater, MA 02379

Elisabeth Rutkowski
Site Development Manager
direct dial: 401.533.1679
LRutkowski@clinellc.com



TowerNorth Development, LLC • 750 W Center Street, Floor 3, West Bridgewater, MA 02379

Elisabeth Rutkowski
Site Development Manager
direct dial: 401.533.1679
LRutkowski@clinellc.com
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AFFIDAVIT OF DAVID FORD 
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