Planning Board Agenda Background
May 24, 2021 Meeting

Background Materials for May 24, 2021
Agenda Items #1 through #10
Persons may join the meeting and/or public hearing using the log in information on the posted
agenda.
Channel 15 Streaming:
The Cable Studio staff have indicated that this meeting will be viewable on Channel 15.
During the meeting, persons who are not joining the meeting, but watching via the online
streaming may submit questions or comments via the Google Form or the dedicated email
address: SHPlanBoard@southhadleyma.gov
Agenda Item #1: Open Comment Period
This 10-minute period is set aside for the public to offer comments on items not on the May 24th
agenda – in accordance with the adopted policy which is posted on the Planning & Conservation
Department page of the Town’s website at the following link:
https://southhadley.org/DocumentCenter/View/8160/Policy-on-Open-Comment-Period---AsAdopted-2021-03-08
ACTION NEEDED: Allow members of the public to offer comments.
Agenda Item #2 – Minutes
The Planning & Conservation staff anticipates emailing a draft of the following minutes for the
Board’s review:
o
o
o
o

April 26th Regular Meeting
May 10th Regular Meeting
May 10th Public Hearing - Rocky’s Hardware
April 26th Public Hearing – Zoning Map Amendments – Revisions to Adopted Minutes

ACTION NEEDED: The Board needs to vote to approve the minutes as submitted or with edits.
Agenda Item #3 – Correspondence
A list of correspondence is attached.
ACTION NEEDED: No action is required.
Agenda Item #4 – Skinnerwoods Condominiums – Performance Guarantee
On December 9, 2019, the Planning Board approved the Special Permit for a 10-unit
condominium development on Amherst Road – the site of the former St. Jacques sand/gravel pit
(see aerial at top of next page). This Special Permit has a number of conditions attached (see the
Special Permit Decision appended to this packet).
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Among the conditions of the Special Permit are that the applicant must provide the following
Performance Guarantees:
o Stormwater Management
o Landscaping
The project engineer has submitted a Form H Plan for endorsement along with other materials
including a request to make some modifications to the Special Permit and a request for a waiver
for installation of sidewalks. At the May 10, 2021 meeting, the Board took the following actions:
1) Waived the requirement for sidewalks
2) Approved the minor modifications regarding the development name and the proposed
“street” name
3) Determined that a Letter of Credit or Cash Deposit would be the only acceptable forms
for the Performance Guarantees
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The plans, related submittal documents, and the modification requests have been posted on the
Planning & Conservation Department page of the Town’s website site under “Project Plans A
through L” in the bottom section of the page in a subsection titled “Amherst Road SP
Skinnerwoods Condominiums - 2021 Submittals” found at the following link:
https://southhadley.org/311/Project-Plans-A-through-L
Performance Guarantees
The Special Permit Decision requires the applicant to provide Performance Guarantees for the
Stormwater Management system and the Landscaping prior to the Board endorsing the Form H
Plan. These guarantees must be in an amount and a form acceptable to the Town.
Amount: The project engineer has provided the project plans – including a Landscaping Plan
which are posted at the following link:
https://southhadley.org/DocumentCenter/View/8452/Amherst-Road---SkinnerwoodsCondominiums-Form-H-Submittal---Plans
The project engineer has also provided the project cost estimates as part of his submittal packet.
According to the project engineer, the cost of the elements are as follows:
o Stormwater Management System:
o Landscaping:

$121,700
$58,905

The estimates seem to omit some aspects. The DPW Director has reviewed the cost estimates
and advised that the prices are in line with industry costs at this time.
Typically, the Board sets the Performance Guarantee at the DPW or Town Engineer estimate
plus 50% to account for increased expenses due to the Town doing the work, cover
Administrative costs of the Town, and inflation.
Based on the DPW Director’s determination that the cost estimates are reasonable, to be
consistent with the Board’s practices, the Performance Guarantees should be set at the following
amounts (50% above the estimates):
o
o

Stormwater Management System:
Landscaping:

$182,550
$88,360

ACTIONS NEEDED: The Board should set the amount of the Performance Guarantees being
required.
Agenda Item #5 – Skinnerwoods – Form H Plan Endorsement
Projects involving the construction or use of more than one building for dwelling purposes on a
single parcel are subject to Article VI of the Town’s Subdivision Regulations (see attachment).
The plan is not subject to a Public Hearing – these projects typically involve Special Permits
which do require a public hearing. In the case of Skinnerwoods, as noted previously, a Special
Permit was granted for this development on December 9, 2019. The project was delayed due to
litigation filed by an abutter.
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Form H Plan Submittals
Accordingly, as noted previously, the project engineer has submitted the required Form H plans.
These plans and the related documentation have been posted on the Planning & Conservation
Department page of the Town’s website site under “Project Plans A through L” in the bottom
section of the page in a subsection titled “Amherst Road SP Skinnerwoods Condominiums 2021 Submittals” found at the following link: https://southhadley.org/311/Project-Plans-Athrough-L
Departmental Review and Comments
The plans have been forwarded to the appropriate departments for their review and comment. As
of May 20, 2021, the following comments have been received:
o Fire District 2 Water Superintendent (2021-04-28 email): I have been in contact with the
applicant, engineer, and contractor. I do not have any issues with the plans or documents.
o Police Chief (2021-04-29 email): I have reviewed and see no concerns or impact on
public safety or traffic safety from this development of 10 units.
o DPW Director (2021-05-19 email): DPW has no comments on this project.
o Public Health Director (2021-05-19 email): The applicant has already met our concerns.
o SHELD Engineer (2021-05-19 email): We have no comments regarding this project.
o Fire District 2 Fire Chief (2021-05-20 email): At this time South Hadley Fire District
No. 2 Fire Department has no questions or concerns regarding this submittal
o Conservation Administrator/Assistant Planner (2021-05-20 email):. The draft Open
Space Restriction says no buildings or structures. It needs to reference the pavilion and
putting green and maximum size for both. Also, one of the plans shows a walkway to the
pavilion and putting green. That needs to be referenced in the Restriction as well. The
current language would prohibit these.
Review Criteria
Section 360-30 provides that the Board has 60 days from date of plan submittal to endorse,
modify, or reject the plan. Article VI of the Subdivision Regulations is “vague” as to the criteria
by which the Board is to make its decision on a Form H submittal (see attached). However, it
suggests that the primary consideration would be whether the plans provide for adequate access
to the various buildings to be used for dwelling purposes and whether the improvements will
conform to the provisions of Articles VII (Design Standards) and Article VIII (Required
Improvements. Regarding the criteria, the submittal included a written statement guaranteeing
that adequate ways furnishing access to all buildings will be provided in accordance with
Articles VII and VIII of these rules and regulations.
ACTIONS NEEDED:
1) Authorize Endorsement of the Form H Plan upon the following occurring:
a. Confirmation from the various departments that they have no objections to the plans
b. Alternatively, the applicant provides revised documents which address any
department comments – such as the definition of the maximum size of the public
pavilion and putting green.
c. Receipt of Performance Guarantees in the form of either a Letter of Credit or Cash
Deposit for the Stormwater Management System and Landscaping requirements
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2) Authorize the Director of Planning & Conservation to sign endorsement of the plans on
behalf of the Board upon receipt of the materials specified under item 1.
Agenda Item #6 – PUBLIC HEARING: McKinley Avenue Duplex
6:45 p.m.
Anthony Wheeler submitted an application for a Special Permit for a new, two-family dwelling
on a lot which appears to be a pre-existing nonconforming lot on McKinley Avenue. The project
site is situated along the south side of McKinley Avenue approximately 151 feet from its
intersection with Newton Street (see aerial photo below). The subject property lies within the

Residence A-2 zoning district and not within any special zoning districts. The applicant is
proposing to construct a 2,400 +/-SF residential building consisting of two dwelling units. In the
Residence A-2 zoning district, a two-family dwelling is permitted only by Special Permit. It
should be noted that approval of a Special Permit requires an affirmative vote of at least 4
Planning Board members – the Associate Member may participate in the vote if a Regular
Member is unable to do so.
All application materials (and supporting documentation) are also posted on the Planning &
Conservation Department’s page of the Town’s website www.southhadleyma.gov under ‘Project
Plans’-‘Project Plans M through Z’ https://southhadley.org/316/Project-Plans-M-through-Z in
the section titled ‘McKinley Avenue Proposed Duplex SP- 2021’ located at the bottom of the
page.
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Departmental Comments (through May 20, 2021)
The project application and plans were provided to the various departments. Through May 20,
2021, the following comments had been received:
District One – Water Superintendent (2021-05-11 Email): I have no objections to this project
and have plenty of water to sell.
Police Chief (2021-05-20 Email): No concerns from the police department
DPW Superintendent (2021-05-10 Email): The moratorium on McKinley Ave. is until 2023,
so they would not be able to make road cuts for utility hook ups until the Spring of 2023. We
have no other comments about this project.
District One – Fire Department (2021-05-19 Email): The fire department has no objection to
this project.
Conservation Administrator/Assistant Planner (2021-0\5-20 Email): This project does not
have any Resource Areas regulated under the Wetlands Protection Act or the Chapter 240
Wetlands Bylaw and I have no comments.
SHELD Engineer (2021-05-07 Email): SHELD has no objections or concerns regarding this
project.
Director of Public Health (2021-05-19 Emails): Thanks for the update. I have reviewed the
plans. The only concern would be identifying the soils. We have not been asked yet to be
there when identifying soils/groundwater.
As of May 20, 2021, only the Building Commissioner has not responded to the request for
comments. Comments from the Director of Public Health have been forwarded to the applicant.
Review Criteria – Special Permit
The review criteria for Special Permits are detailed in Section 255-129 of the Zoning Bylaw (a
copy is attached).
Requests to speak:
As of May 20, 2021, no one has signed up to speak.
Google Form Responses and Emails – Comments:
The DPW Director has had some email exchanges with a resident regarding the “street opening”
moratorium on McKinley Avenue.
The public hearing has been properly advertised and noticed for May 24, 2021 at 6:45 p.m. (see
attached public hearing notice). Abutters have been mailed notices of the hearing.
ACTION NEEDED: Hold the public hearing.
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Agenda Item #7 – Decision: McKinley Avenue Duplex
This agenda item is included in the event that the Board closes the public hearing May 24, 2021
and elects to rendering a decision on the Special Permit application. The Board must render a
decision and file such decision with the Town Clerk’s office within 90 days of the public
hearing.
ACTION NEEDED: If the public hearing is closed, the Board will need to make and file a
decision within 90 days.
Agenda Item #8 – Recommendations to Town Meeting
As the Board is aware, the Board was provided two Zoning Map amendments for review and the
Board is putting forth a General Bylaw amendment to repeal and replace the existing Stormwater
Management Bylaw. This agenda item is to review and consider reports outlining the Board’s
review and recommendations regarding these items. Originally, these items were anticipated to
be considered at the Annual Town Meeting. However, the items are not on the June 9, 2021
Annual Town Meeting warrant.
Zoning Map Amendments
The public hearing on the Zoning Map Amendment was held and closed on April 26, 2021.
Chapter 40A, Section 5, MGL provides that
“No vote to adopt any . . . proposed . . . [zoning] by-law or amendment thereto shall be taken
until a report with recommendations by a planning board has been submitted to the town
meeting . . . or twenty-one days after said hearing has elapsed without submission of such
report. After such notice, hearing and report, or after twenty-one days shall have elapsed
after such hearing without submission of such report, a . . . town meeting may adopt, reject,
or amend and adopt any such proposed . . . by-law. If . . . a town meeting fails to vote to
adopt any proposed by-law within six months after the planning board hearing, no action
shall be taken thereon until after a subsequent public hearing is held with notice and report
as provided.”
Since the public hearing was held on April 26, 2021, the statutory time frame for submittal of the
report to Town Meeting was May 17, 2021. However, as discussed at the last meeting, this item
is not on the warrant for the June 9, 2021 Annual Town Meeting.
A draft report for each of the Zoning Map Amendments for the properties situated at Route 202
and Route 33 were provided to the Board for their consideration May 10, 2021. The Board
indicated, given that this matter will not be considered until a Special Town Meeting in August,
September, or October, to delay consideration of the reports until the May 24th Board meeting.
The draft reports are attached as well as posted on the Planning & Conservation Department’s
page of the Town’s website www.southhadleyma.gov in the section “2021-06-09 Annual Town
Meeting” found at the following link: https://southhadley.org/947/Reports-to-Town-Meeting-onZoning-Map-Am
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Stormwater Management Bylaw Repeal & Replace
As the Board is aware, we have been working with a consultant on the rewrite of the Town’s
Stormwater Management Bylaw. A copy of the proposed report is attached for the Board’s
review and revision as appropriate. The proposed article will repeal the existing Chapter 200 in
its entirety and replace it with a new Bylaw. The report details where/how the new bylaw differs
from the existing Stormwater Management Bylaw. As with the Zoning Map Amendments, this
item will not be on the June 9, 2021 Annual Town Meeting warrant but will be deferred until the
Special Town Meeting which may be held in in August, September, or October.
ACTION NEEDED: Review and adopt as presented, or with edits, the reports to Town
Meeting.
Agenda Item #9 - Planning & Conservation Department Report
The Planning & Conservation Department staff will provide a report on the following items:
a. Development Activity
o McKinley Avenue Duplex. Topic of Agenda Items #6 and #7 above.
b. Bylaw and Map Amendments
o To be addressed under agenda item #8 above.
c. Master Plan Update
o As the Board is aware, the Master Plan Update Advisory Committee has recommended
the draft Update to the Planning Board for their review and consideration. The Board met
on January 21, 2021, February 4, 2021, March 4, 2021, March 18, 2021, March 30, 2021,
April 5, 2021 (as part of the Board’s special meeting), April 22, 2021, May 6, 2021, and
May 18, 2021 (approximately 18 hours of discussion) to review the Master Plan Update.
Two additional meetings appear to be necessary to complete the first round of the
Board’s review of the Master Plan Update. Based on responses from the Board members,
the potential meetings dates are:
•
•
•
•
•

June 7
June 22
June 24
June 28
June 29

The Board needs to pick two dates for the special meetings. The first date is to complete
the initial review – Goal 4 of the Implementation Plan. The second date is to review the
comments from the various Boards and Departments.
It is vital that the Board complete this review in June. The amount of time associated with
this intensive review has impaired staff’s ability to undertake other work. For multiple
reasons, it is difficult to envision allocating more than two meetings in June to complete
this review. Staff also recognizes – as I am sure the Board does as well – that the
extensive edits will require considerable staff time to work with the consultant to
complete the edits. The sooner we can wrap up the review, the sooner the staff can go
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over the edits with the consultant and get the revised draft back to the Board and out to
the public for their review and comment.
d. Planning Board Meeting Schedule
As set at the April 26, 2021 meeting, the current adopted schedule for the next 4 months is as
follows:
o
o
o
o
o
o
o

Monday, May 24, 2021
Monday, June 14, 2021
Monday, June 21, 2021 (tentative – if necessary)
Monday, July 19, 2021
Monday, August 16, 2021
Monday, September 13, 2021
Monday, September 27, 2021

e. Planning & Conservation Department Grant Activity
o MassWorks Project - Plans for the Lyman, Newton, Fulton, and Dayton Street
improvements to be funded by the $2.7 million MassWorks grant. The summary of the
plan sheets is posted on the Planning & Conservation Department page of the Town’s
website at the following link:
https://southhadley.org/DocumentCenter/View/8359/Lyman-Street-Route-33MassWorks-Improvements---Summary-Prelim-Design-Plans-March-2021
This project is scheduled to be put to bid in June with construction to begin in July – at
the latest. Staff has met with residents as requested by them to review issues raised by the
resident. Staff have also worked with the consultants and representatives of the
Woodlawn Plaza to ensure that any utility connections or driveway changes associated
with the redevelopment project are incorporated into the project plans.
o Local Rapid Recovery Planning – During the period May 17 through May 28, 2021, staff
are participating in a series of focus group meetings on the Local Recovery Planning
project funded by a grant from the Commonwealth. While the project focuses on the
Village Commons area, Anne Capra has encouraged the consultant to think broadly and
consider strategies and recovery efforts as they might apply to commercial areas and
businesses across South Hadley. A copy of the invitation was provided to the Planning
Board members and included on the Town’s website’s “News & Announcements” page
https://southhadley.org/CivicAlerts.aspx?AID=544
Agenda Item #10 – Other New Business
I have included this agenda item for Board members to bring up new items (for discussion and
future consideration) that are not on the agenda and which the Chair could not reasonably expect
to be discussed/considered as of the date which the agenda was posted.
Additionally, this is an opportunity for the representatives on various committees and the PVPC
Commissioner/Alternate Commissioner to make reports to the Board. The reports should be less
than 3 minutes each.
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SOUTH HADLEY PLANNING BOARD
LIST OF CORRESPONDENCES
May 11-20, 2021
Comments from Town Departments on Pending Projects
• Email received May 11, 2021 from Jeff Cyr, Fire District 1 Water, indicating no object to
the proposed special permit to develop a duplex on McKinley Ave.
• Email received May 19, 2021 from Chris Bouchard, DPW Director, indicating no
comments regarding the Skinnerwoods Form H submittal.
• Email received May 19, 2021 from Jason Houle, Fire District 1, identifying no objection
to the proposed special permit to develop a duplex on McKinley Ave.
• Email received May 19, 2021 from Sharon Hart, Director of Public Health, identifying
that her concerns had been met regarding the Skinnerwoods Form H Plan submittal
• Email received May 20, 2021 from Todd Calkins, Fire District 2, indicating no concerns
with the Skinnerwoods Form H Plan submittal.
• Email received May 20, 2021 from Jennifer Gundersen, Chief of Police, identifying no
concerns for the proposed special permit to develop a duplex on McKinley Ave.
• Email received May 20, 2021 from Anne Capra, Conservation Administrator/Planner,
identifying the proposed special permit to construct a duplex on McKinley Ave was
outside of Conservation Commission jurisdiction.
• Email received May 20, 2021 from Anne Capra, Conservation Administrator/Planner,
with comments on the Conservation Restriction associated with the Skinnerwoods Form
H submittal
Google Forms-May24, 2021 Planning Board Regular Meeting and Public Hearings
No forms have been submitted as of May 20, 2021
Legal Notices
Amherst
• Notices received May 19, 2021 from the Amherst Planning Board for public hearings on
June 2, 2021 to consider: 1) a site plan to replace HVAC system with addition of padmounted generator and chiller at the Emily Dickinson Museum located at 280 Main and
20 Triangle Streets ; and 2) a special permit to allow a non-conforming building to be
structurally altered at 11-13 East Pleasant Street
Chicopee
• Notice received May 20, 2021 from the Chicopee Planning Board for a public hearing on
June 3, 2021 to consider a Zone Change from Business A to Residential B at 287
Chicopee Street to eliminate spot zoning.
Granby
Hadley
Holyoke
Publications
• Zoning Practice May 2021-Issue Number 5 Practice Community Engagement
1

BRAD HUTCHISON, Chair
DIANE SUPCZAK-MULVANEY, Vice-Chair
JOANNA BROWN, Clerk
NATE THERIEN, Member
MICHAEL DAVIS, Member
MICHAEL ADELMAN, Associate Member

RICHARD HARRIS, Director of Planning & Conservation
rharris@southhadleyma.gov

TOWN OF SOUTH HADLEY
PLANNING BOARD
NOTICE OF PUBLIC HEARING – TO BE CONDUCTED VIRTUALLY/ONLINE
The South Hadley Planning Board, in accordance with the provisions of Chapter 40-A, Section 11,
Massachusetts General Laws as modified by Chapter 53 of the Special Acts of 2020 and the Governor’s
Executive Orders pertaining to public gatherings during the COVID 19 State of Emergency, will hold a
virtual public hearing on Monday May 24, 2021 at 6:45 p.m. to discuss the application of Anthony Joseph
Wheeler, 15 Gableview Lane, Southwick, MA 01077; for a Special Permit to construct a two-family
dwelling pursuant to Section 255-19 of the Town’s Zoning Bylaw. The public hearing will be conducted
virtually/online using the Zoom Webinar platform and persons may join the meeting by either joining
Zoom Webinar or by phone. At present, the log in information is as follows:
URL to join: https://us02web.zoom.us/j/81331108104?pwd=eWQvd1JTN3JpWS83NDM1dTNBU2ZYZz09
Or join by phone: US: +1(301)715-8592
Webinar ID: 813 3110 8104 Passcode: 038447

However, interested persons should review the agenda for the meeting which will be posted on the
Town’s website no later than Thursday May 20, 2021 for any updated log in information for the meeting.
The subject property is located along the south side of McKinley Avenue and is identified on Assessor’s
Map #27 Parcel #179. The property is located in the Residence A-2 zoning district.
Plans and the application (and supporting documentation) are on file in the Planning & Conservation
Department Office (Room U6) in Town Hall. The plans and application (and supporting documentation)
are also posted on the Planning & Conservation Department’s page of the Town’s website
www.southhadleyma.gov under ‘Project Plans’-‘Project Plans M through Z’ under section ‘McKinley
Avenue Proposed Duplex SP- 2021’ located at the bottom of the page. Any person interested in, or
wishing to be heard, regarding this application should appear/join the hearing at the time and in the
manner designated.
Joanna Brown, Clerk
South Hadley Planning Board
Publication: Friday, April 30, 2021
Friday, May 7, 2021

§ 360-27. General.
A plan for more than one building for dwelling purposes per lot must
be submitted by the applicant to the Planning Board for consent.
§ 360-28. Submission.
A. The applicant shall submit nine prints of his plan and application
Form H (see appendix1), to the Planning Board, together with all
other information and documentation, such as plans, reports,
maps and cross-sections, as required in these rules and
regulations. The applicant shall, simultaneously, file one print
with the Board of Health along with other necessary information
and documentation.
B. At the time of submission, a fee, in accordance with the Fee
Schedule (see appendix2), shall be paid by the applicant to cover
the cost of handling and reviewing; any additional expenses for
advertising, plans, surveys or inspections in excess of this amount
shall also be paid by the applicant.
C. The applicant shall submit the plan for more than one building for
dwelling purposes per lot to the Planning Board office during
working hours, or to the Planning Board either by delivery at a
regular or special meeting of said Board, or by delivery or
registered mail, postage prepaid, in care of the Town Clerk. In
either case, written notice (a copy of Form H) shall be filed, by
delivery or registered mail postage prepaid, with the Town Clerk,
stating the date of submission for such approval. If the notice is
given by delivery, the Town Clerk, if requested, shall give a
written receipt thereof.
D. Receipt by the Planning Board or date of mailing of such notice,
plans and such documentation as may be required in these rules
and regulations shall constitute the effective date of submission.
§ 360-29. Contents.
A. The plan for more than one building for dwelling purposes per lot
shall be prepared by a registered civil engineer and/or land
surveyor and shall be clearly and legibly drawn in black
waterproof ink on tracing cloth or Mylar. The plan shall be at a
scale of one inch equals 40 feet, unless otherwise specified by the
1. Editor's Note: The appendixes are available in the Town offices and on the Town website:
www.southhadley.org.
2. Editor's Note: The appendixes are available in the Town offices and on the Town website:
www.southhadley.org.
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Planning Board, and of a sheet size not to exceed 24 inches
by 36 inches in outside dimensions. If multiple sheets are used,
they shall be accompanied by an index sheet showing the entire
tract of land, and all plans, layouts, profiles, cross-sections and
application shall constitute the plan.
B. The plan shall contain the following information:
(1) The name of the development, boundaries, zoning district,
true North arrow, date, scale, legend and title "More Than
One Building For Dwelling Purposes Per Lot."
(2) The names and addresses of the owners of record, the
applicant and the registered civil engineer and/or land
surveyor and official seal(s).
(3) Existing and proposed lines of streets, rights-of-way, lots,
easements and any public or common areas within and
adjacent to such tract.
(4) Location, names and present widths of adjacent streets,
approaching or within reasonable proximity to the
development.
(5) The location, dimensions and purpose of all existing or
proposed easements, within and abutting the development.
(6) Location of natural waterways and water bodies within and
adjacent to the development.
(7) Significant site features such as existing stone walls, fences,
buildings, swamps, floodplains, large trees and rock
outcroppings.
(8) Sufficient data to determine readily the location, direction,
width and length of every street and way line, lot line and
boundary line, and to establish these lines on the ground.
(9) Location of all permanent monuments and benchmarks,
properly identified as to whether existing or proposed.
Bounds are required at all intersections of street lines, angle
points and changes in curvature of street lines.
(10) Suitable space to record the action of the Planning Board and
the signatures of the members of the Board.
(11) A locus plan of the tract at a scale of one inch equals 400 feet
showing the exterior lines of proposed streets in the
development and their exact location in relation to two or
:2
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more existing streets, and of such accuracy to register as
close as possible with the one-inch-equals-four-hundred-feet
Town street map.
(12) A sketch plan of the applicant's contiguous unsubdivided
land, showing possible or contemplated development and
street layout.
(13) Where a storm drainage line discharges into a brook, stream
or drainage area, a profile will be shown of the brook, stream
or drainage area to determine condition and proposed
method of stabilization.
(14) A topographic plan of the entire development at two-foot
contour intervals showing existing (solid line) and proposed
(broken line) topography, with proposed spot elevations at
pertinent points to show the proposed finished grading of the
development.
(15) A street layout plan on a separate sheet, 36 inches by 24
inches in size, for each street in the development, showing
exterior lines, roadway lines, curblines, walks, parking areas,
intersection angles, points of tangency, and radii of curves.
Also included on the street layout plan shall be location, size,
type of construction, elevation, and invert of all pipes and
conduits of the:
(a) Water supply system, including wells, pumps, valves,
stubs, gates, hydrants, and similar equipment;
(b) Storm drainage system, including manholes, catch basins
and appurtenant structures;
(c) Sanitary sewerage system, including manholes, pumps,
septic tanks and appurtenant equipment;
(d) Electrical supply equipment, including transformers,
primary and secondary cables, lighting fixtures and other
electrical equipment;
(e) Other underground utility systems in the right-of-way,
such as gas, telephone and cable TV facilities.
(16) A profile plan on the same sheet located directly below and
coordinated with the street layout plan indicating existing
profiles on the exterior lines (using lightweight lines) and
proposed profile on the center line (using heavyweight lines)
of each proposed street, at a maximum stationing of fifty-foot
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intervals and at a horizontal scale of one inch equals 40 feet
and a vertical scale of one inch equals four feet. All elevations
shall refer to Town datum.
(a) Profiles shall show existing and proposed street grades,
rates of gradient in percentages, ground elevations at
center line of each fifty-foot station, and intersecting
streets and ways shall be clearly indicated.
(b) The profile plan shall show vertical location of existing
and proposed storm drainage and sanitary sewer lines,
slopes of all storm and sanitary sewer lines, invert and
rim elevations of each manhole or catch basin. Such
structures are to be properly identified by number. (For
identification purposes, if necessary, water distribution
system shall be in blue, sanitary sewer system in red, and
storm drainage system in orange colors.)
(17) A typical cross-section for the full width of the proposed
street shall be shown in accordance with the "Typical CrossSection" illustrated in the appendix,3 showing foundation
material, wearing surface, crown and width of traveled way,
curbing, grass strips, sidewalks, utility locations, etc.
(18) Construction details for catch basins, manholes, endwalls,
etc.
(19) Proposed layout and design of any and all parks, pools, or
similar community improvements, including all water,
drainage and electrical layouts, if any, designed to service
such community improvements.
(20) Where applicable, the plan of the proposed development
shall be subject to the additional requirements set forth under
§ 360-22.
§ 360-30. Approval, modification or disapproval.
A. Within 60 days from the date of submission, the Planning Board
shall approve, modify and approve, or disapprove the plan for
more than one building for dwelling purposes per lot. The action
of the Planning Board in respect to such plan shall be by vote,
copies of which shall be certified and filed with the Town Clerk
and sent by registered or certified mail to the applicant. If the

3. Editor's Note: The appendixes are available in the Town offices and on the Town website:
www.southhadley.org.
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Planning Board modifies or disapproves such plan, it shall state
with its vote the reasons for its actions.
B. If the consent of the Planning Board is granted, it shall be deemed
conditional until such time as the applicant submits a written
statement guaranteeing that adequate ways furnishing access to
all buildings will be provided in accordance with Articles VII and
VIII of these rules and regulations. Final consent shall be
endorsed on the original drawing of the final plan by the
signatures of a majority of the Planning Board.
C. In the event that ways are not constructed in accordance with the
applicant's written guarantee, then the Planning Board, on its
own motion, shall have the power to modify, amend or rescind its
approval of a plan. Written notice of any such action will be
transmitted to the Selectmen and Building Commissioner for
appropriate disposition.
D. Final consent does not constitute the laying out or acceptance by
the Town of any way or other public improvement shown on the
plan.
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§ 255-129. Standards for special permits.
A. Except in the case of a special permit for changing a
nonconforming use or structure, which is governed by § 255-7B,
the SPGA must make written findings on the following mandatory
standards, requiring that a proposed use will:
(1) Comply with all applicable land use district, overlay district,
and other specific requirements of this and other bylaws and
regulations, and be consistent with the purpose and intent of
this bylaw and of the land use district in which it is located;
(2) Be suitable to the surrounding neighborhood and the "Land
Use Area" in which it is located. Land Use Areas are identified
and described in the section of South Hadley's Master Plan
entitled "Land Use Area Vision Statements" (pages 1-10
through 1-19). In making this determination, the Planning
Board shall take into consideration any guidance provided by
the land use goals articulated in South Hadley's Master Plan,
goals articulated in South Hadley's open space and recreation
plan, and input from relevant boards, Town officials, and the
public;
(3) Be compatible with existing uses and uses allowed by right in
the neighborhood, Land Use Area, and zoning district;
(4) Be compatible with the existing character of the
neighborhood and Land Use Area, and/or zoning district.
"Character" shall be understood to include prevalent patterns
of: site design; setbacks from property lines; amount and
location of parking; amount, type, location and quality of open
spaces and landscaped areas; amount, type, and location of
impervious surfaces; distances and relationships between
buildings; density of building(s) relative to land area; building
massing; architectural style and detailing; materials;
buffering from adjacent uses; traffic volume and timing;
noise; odors; and light.
(5) Be suitable for the property on which it is proposed,
considering the property's, scenic, cultural and historic
significance, and its ability to be buffered or screened from
neighboring properties and public roads.
(6) Provide safe access for fire, police, and other emergency
vehicles.
(7) Provide adequate water, drainage and waste disposal systems
without causing significant harm to any natural water system
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§ 255-129

§ 255-129

or overloading any public water, drainage, or sewer system,
or any other municipal facility.
(8) Not cause significant traffic congestion, impair pedestrian or
bicycle safety, or overload existing roads, sidewalks and
trails, considering their current width, surfacing, and
condition, and any improvements proposed to be made to
them by the applicant.
(9) Not result in excessive air, water, noise, or light pollution, or
create any other public or private nuisance;
(10) Not degrade the scenic, rural, or historic character of the
Town with structures or other lot features which are deemed
visually objectionable in light of prevailing community as
reflected in the goals articulated in South Hadley's Master
Plan;
(11) Be consistent with the South Hadley Master Plan, provided
that the Comprehensive Plan provides legally sufficient
guidance and that the applicable provision of the Master Plan
is not inconsistent with any specific provision of this bylaw;
(12) Comply with
§ 255-148.

applicable

criteria

for

site

plans

under

B. In addition, the SPGA may include in its written findings, where
applicable, consideration of any or all of the following criteria to
be satisfied by the proposed use, building or structure:
(1) For projects involving the removal of existing housing, not
adversely affect the availability of affordable housing in the
Town;
(2) Not have an overall off-site impact that is significantly greater
than the overall off-site impact that would be caused by full
development of the property with uses permitted by right,
considering relevant environmental, social, visual, and
economic impacts;
(3) The adequacy and configuration of off-street parking and
loading areas, including their nuisance impact on adjoining
properties and on properties generally in the district;
(4) Harmony of signs and exterior lighting, if any, with
surrounding properties;
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(5) The location of the site, and proposed buildings or structures
thereon, with respect to floodplains and floodways of rivers or
streams;
(6) The absence of any other characteristic of the proposed use
that will be hazardous, harmful, offensive or will otherwise
adversely affect the environment or the value of the
neighborhood or the community; or
(7) Provisions for energy conservation, for the use of renewable
energy sources, and for protection of solar access.
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Report to Town Meeting
Planning Board Report on Zoning Map Amendments Requested by 33 Granby Road, LLC
for 280 and 286 Granby Road
ARTICLE: To see if the Town will vote to amend in the Zoning Map by changing the
designation of a 2.17-acre tract of land consisting of four parcels situated on the southeast corner
of Granby Road (Route 202) and Willimansett Street (Route 33) and known as 280 and 286
Granby Road and identified on Tax Assessor’s Map #15 as Parcels #122, #123, #124, and #125
from the present zoning designation of Residence A-1 to Business A, or take any other action
relative thereto.
All as set forth in the Report of the Planning Board Report dated May 24, 2021 (subject to
possible further revision prior to the Town Meeting) which is incorporated herein and available
at the Office of the Planning & Conservation Department and on the Planning & Conservation
Department page of the Town’s website at the following link:
https://southhadley.org/947/Reports-to-Town-Meeting-on-Zoning-Map-Am
PUBLIC HEARING: The Planning Board conducted a public hearing on this request on
Monday April 26, 2021 (a copy of the minutes of the hearing are appended to this report)
according to the provisions of M.G.L. Chapter 40A, Section 5, and the Governor’s Executive
Orders pertaining to public gatherings during the COVID 19 State of Emergency.
During the public hearing and considering this report, the Planning Board considered this request
concurrently with the similar request made by 33 Granby Road LLC/James Channing on behalf
of Victor and Jeannine O’Brien regarding a tract consisting of 3 parcels contiguous to this
subject property.
REPORT: 33 Granby Rd, LLC requested a change in the zoning designation of the subject
property (see map below). The applicant presented a narrative in support of their request as well
as the similar request for the 3 adjoining
parcels – see attachment A which is also posted
on the Planning & Conservation Department
page of the Town’s website at the following
link:

1

https://southhadley.org/DocumentCenter/View/8349/Granby-Road-Carol-Ann-Dr-Rte-33Zoning-Map-Amendment-Request-Narrative
To provide the context of how the two Zoning Map amendment requests physically relate, below
is a composite aerial photo depicting highlighting all 7 parcels encompassed by the two Zoning
Map requests. The four parcels addressed by this first request are highlighted in yellow while the
three parcels addressed by the second request are highlighted in blue.

The applicant also submitted a concept plan and a rendering to illustrate potential development
of the properties encompassed by the two Zoning Map requests. The concept plan and the aerial
rendering are presented at the top of the next page and also posted on the Planning &
Conservation Department page of the Town’s website at the noted links:

2

Concept Plan: https://southhadley.org/DocumentCenter/View/8350/Granby-Road-Carol-Ann-DrRte-33-Zoning-Map-Amendment-Request-Concept-Plan

Aerial Rendering: https://southhadley.org/DocumentCenter/View/8367/2021-04-26-GranbyRoad-Carol-Ann-Drive-Willimansett-Street-Zoning-Map-Amendments-Requests---RenderingReceived-2021-04-22
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Public Hearing Discussion. During the public hearing, the applicant representative noted that
they are seeking to have the zoning changed to allow for business development.
A number of concerns were raised by the public during the hearing and via emails/letters
submitted prior to the hearing. Among the concerns voiced were:
o
o
o
o
o

The request would constitute spot zoning.
There are already too many gas stations – South Hadley does not need any more.
Traffic at the intersection is already a problem.
Development will make traffic in the area and at this intersection worse.
Safety risks associated with gas stations in close proximity to an elementary school (i.e.,
chemicals, etc.)

It was noted that the Town is has been working on updating the 2010 Master Plan and a Route
202/Route 33 Corridor Study and neither of these planning efforts have been completed.
Route 202/Route 33 Corridor Study: The Route 202/Route 33 Corridor Study encompasses the
portion of Route 202 from this intersection to Granby and the portion of Route 33 from this
intersection to Chicopee. Thus, this subject property is encompassed by the Route 202/Route 33
Corridor Study. The objective of the study is to “develop a framework for successful
development of the corridor in coordination with the properties which lie close to but beyond the
corridor in Granby and Chicopee”. This study was anticipated to be completed by this time.
HOWEVER, the COVID-19 pandemic precluded having “in-person” public engagement
sessions and it was determined that the Study Report is to remain a draft until such time as an
“in-person” public engagement session could be held to solicit public comment to finalize the
study recommendations. Accordingly, this pending study raised questions as to whether
consideration of these zoning map amendment requests is premature – comments were made
suggesting that any zoning map changes in the area should be delayed until after the study is
completed and then changes should be responsive to the study results.
2010 Master Plan. The 2020 Master Plan Update has not been completed as it is undergoing
Planning Board review. Therefore, the 2010 Master Plan remains the Town’s adopted Master
Plan.
This portion of the Route 202 Corridor is described in the 2010 Master Plan as follows:
“Route 202 from the Route 33 intersection to the Granby Town Line is a mixture of
residential and commercial properties with some “institutional” uses. Particular
4

challenges facing this corridor include:
o Generally, this area transitions from residential near Route 33 and becomes
mixed with commercial as the corridor moves north. Maintaining mixed use
(developing both residential and commercial properties) is preferable. However,
for the commercial section(s), as stated for all other commercial areas in Town,
there should be continuous efforts as owners renovate or change the property to
make this thoroughfare more green and walkable, with attractive landscaping,
signage, pedestrian features, and less prominent parking. A design review process
would facilitate this. 08/30/2010 Adopted 1-16 Land Use and Community Design
o As noted for other areas with commercial features, mixed-use development should
be promoted wherever possible using the flexible development method (or a
similar strategy). From the Route 202/33 intersection north, more dense multifamily housing developments should be considered provided the traffic impacts
associated with such a development have been clearly outlined and mitigation
measures have been put in place. In this context, multi-family housing may be
developed using the flexible development method (or similar strategy) that
prioritizes usable open space, greenery, landscaping, walkability and overall
visual appeal.
o The Route 33/Route 202 intersection is a key commercial focus area for the
community. As the School Building Committee’s plans to develop a new
elementary school move towards fruition, the likelihood increases that the Plains
School property could be redeveloped and expand this commercial focus area.
Planning for the redevelopment of this area should be undertaken as part of a
broader and focused examination of each of the community’s commercial focus
areas in a proactive manner as discussed elsewhere in this chapter.” (Land Use
& Community Design; Pages 1-15 and 1-16)
This portion of the Route 33 Corridor is described in the 2010 Master Plan as follows:
“Route 33 from Route 202 to the Chicopee Line is a mixture of residential, retail, and
commercial land uses. This area is transitional between the more intense commercial
uses in Chicopee and the more residential character which dominates Lyman Street
north of Route 202. Particular characteristics and considerations relevant to this
corridor include:
o Standards should be developed so that changes to the South Hadley Square
Shopping Center (Big Y complex on Willimansett St.) make the plaza more green,
landscaped and safe for pedestrians. Ideally, any changes would be subject to a
design review process that encouraged improved and creative design,
landscaping, layouts, façade treatments, and signage that promotes walking and
5

o

o

o

o
o

o

o

o

create common green space. Any new development, whether mixed-use or a
single-use large retailer, should be done with these principles in mind.
To further the “pedestrian friendly” development of the South Hadley Square
Shopping Center, businesses that rely heavily on “quick in and out” vehicular
traffic in a manner which impairs the pedestrian flows should be discouraged.
Efforts should be made to connect the South Hadley Square Shopping Center with
the Shadowbrook Estates development and Buttery Brook Park. The entire area
should be safe, walkable and connected.
Properties on Route 33 that are subject to the professional business permit
process should follow the same practice as described above. Over time, these
properties should be beautified, restored, landscaped and made more walkable
with attractive signage and more discreet parking. A design review process
should be employed.
Encourage adaptive reuse of the existing structures when converting residential
properties to a professional business or other nonresidential use.
As part of the mixed-use component, denser affordable/multi-family housing could
be developed via the flexible development method (or a similar strategy) in and
near this complex.
The site of the state highway maintenance facility located near the Big Y shopping
complex is considered a key site in the community’s economic development
strategy. As discussed in Chapter 2, Economic Development, the state highway
maintenance facility should be moved and the site redeveloped, in conjunction
with the further development of the Big Y Shopping Center and the adjoining
undeveloped commercial properties.
Planning for the development/redevelopment of this commercial focus area
should be undertaken as part of the strategic planning process proposed for the
community’s five commercial focus areas.
The entryway from Chicopee should be visually improved with new signage,
landscaping, lighting, and streetscape treatments to make it more welcoming.”
(Land Use & Community Design; Pages 1-15 and 1-16)

The 2010 Master Plan identified five centers of commercial activity which should be subject of
some strategic planning. This list included “Route 202 @ Route 33 (focused on, but not solely
occupied by, the Plains Elementary School site)”. The Route 202/Route 33 Corridor Study is the
planning process developed to further the recommendations in the 2010 Master Plan.
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Zoning in the Area. While a portion of the site is Business A and there are several small sites
nearby also zoning Business A and a rather large Business C zoning district lies south of the
subject properties, the existing zoning in the area appears to be predominately Residence A-1
(see excerpt of zoning map below):

Appropriate Zoning. There was discussion as to the “appropriate” zoning for the subject
property. The majority of the Planning Board has indicated that use of this property as singlefamily as allowed by right under the Zoning Bylaw, does not seem appropriate. However, there
is significant concern as to the variety of uses which the current “business” zoning districts
7

would allow and the lack of design controls to ensure commercial development would be
keeping in character with the surrounding area. There were comments made by the public that
the Town does not need more gas stations; however, the Board understands that restriction of
competition is not an appropriate purpose for use of the Zoning Bylaw. But the Board is
concerned that the nature of the subject property suggests that development with a high turn over
of traffic could pose significant public safety concerns – a legitimate and appropriate
consideration for use of the zoning power.
South Hadley has four (4) “business” zoning districts:
o
o
o
o

Business A-1
Business A
Business B
Business C

All four districts allow the following business uses subject to Site Plan Review:
o Retail sales
o Personal, business, and professional services
Offices
o Training or educational institutions operated for profit
o Professional business (as provided in Article VII)
o Restaurants
Of particular consideration relative to the comments and concerns regarding “high traffic” uses,
the Business A-1, Business A, and Business B zoning districts allow the following by Special
Permit:
o
o
o
o
o
o

Drive-in services
Gasoline filling stations
Automotive repair and services
New and secondhand car dealers
Flea markets
Commercial kennels

The Business C zoning district expressly limits the “drive through” businesses to banks and
pharmacies and only allows such uses by Special Permit. It does not allow, even by Special
Permit, the following uses which are allowed by Special Permit in the other 3 “business”
districts:
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o
o
o
o
o

Gasoline filling stations
Automotive repair and services
New and secondhand car dealers
Flea markets
Commercial kennels

While the Business C zoning district might, on the surface, appear to be an appropriate district,
Business C zoning district is not intended to address zoning issues such as those posed by the
subject property. For example, one of the purposes of the Business C zoning district is ”to direct
large-lot businesses and auto-oriented uses to the appropriate location”.
Accordingly, the Director of Planning & Conservation expressed concern that the Town’s
Zoning Bylaw does not appear to have an “appropriate” zoning classification for this area. The
Board is in general agreement with the Director’s assessment. Thus, the Route 202/Route 33
corridor draft study suggests some new zoning district(s).
RECOMMENDATION: The Planning Board, at their May 10, 2021 meeting considered the
request. While the Board did not make a specific recommendation regarding the pending request,
they did make the following findings/recommendations:
1) Spot zoning should not be approved. As shown in the above text or maps herein, there is
a small portion of the subject property zoned Business A. There are also small parcels in
the area (across the roadways) also zoned Business A. A large area of Business C lies
southerly of the subject property. Whether changing the zoning as requested to Business
A or to Business C would constitute “spot zoning” is debatable.
2) Changing the zoning of the subject property to a non-residential zoning may (or may not)
be appropriate given the adjacent and nearby zoning and some of the adjacent uses.
3) Changing of the zoning on properties in this area should be undertaken as part of a
planned approach – not haphazard – possibly as a result of the pending study of this
corridor.
4) At best, changing of the zoning on the subject properties is “premature” and should wait
for completion of the Route 202/Route 33 Corridor Study. Since this study is anticipated
to be completed in 2021, the Planning Board anticipates providing Town Meeting with
Zoning Bylaw proposals for their consideration at the Annual Town Meeting in 2022 to
address the zoning of these and other parcels in the corridor.
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Report to Town Meeting – Article PB-B
Planning Board Report on Zoning Map Amendments Requested by 33 Granby Road
LLC/James Channing on behalf of Victor and Jeannine O’Brien for 0.438-acre tract of
land situated at the end of Carol Ann Drive
ARTICLE: To see if the Town will vote to amend in the Zoning Map by changing the
designation of a 0.438-acre tract of land consisting of three parcels situated at the end of Carol
Ann Drive and off the south side of Granby Road (aka Route 202) and east side of Willimansett
Street (aka Route 33) and identified on Tax Assessor’s Map #15 as Parcels #113, #175, and #176
from the present zoning designation of Residence A-1 to Business A, or take any other action
relative thereto.
All as set forth in the Report of the Planning Board Report dated May 24, 2021 (subject to
possible further revision prior to the Town Meeting) which is incorporated herein and available
at the Office of the Planning & Conservation Department and on the Planning & Conservation
Department page of the Town’s website at the following link:
https://southhadley.org/947/Reports-to-Town-Meeting-on-Zoning-Map-Am
PUBLIC HEARING: The Planning Board conducted a public hearing on this request on
Monday April 26, 2021 (a copy of the minutes of the hearing are appended to this report)
according to the provisions of M.G.L. Chapter 40A, Section 5, and the Governor’s Executive
Orders pertaining to public gatherings during the COVID 19 State of Emergency.
During the public hearing and considering this report, the Planning Board considered this request
concurrently with the similar request made by 33 Granby Road LLC regarding a 2.17-acre tract
consisting of 4 parcels contiguous to this subject property.
REPORT: 33 Granby Road LLC/James Channing on behalf of Victor and Jeannine O’Brien
requested a change in the zoning designation of the subject property (see map below). The
applicant presented a narrative in support of
their request as well as the similar request for
the 4 adjoining parcels – see attachment A
which is also posted on the Planning &
Conservation Department page of the Town’s
website at the following link:

1

https://southhadley.org/DocumentCenter/View/8349/Granby-Road-Carol-Ann-Dr-Rte-33Zoning-Map-Amendment-Request-Narrative
To provide the context of how the two Zoning Map amendment requests physically relate, below
is a composite aerial photo depicting highlighting all 7 parcels encompassed by the two Zoning
Map requests. The four parcels addressed by the first request are highlighted in yellow while the
three parcels addressed by the second request are highlighted in blue.

The applicant also submitted a concept plan and a rendering to illustrate potential development
of the properties encompassed by the two Zoning Map requests. The concept plan and the aerial
rendering are presented at the top of the next page and also posted on the Planning &
Conservation Department page of the Town’s website at the noted links:

2

Concept Plan: https://southhadley.org/DocumentCenter/View/8350/Granby-Road-Carol-Ann-DrRte-33-Zoning-Map-Amendment-Request-Concept-Plan

Aerial Rendering: https://southhadley.org/DocumentCenter/View/8367/2021-04-26-GranbyRoad-Carol-Ann-Drive-Willimansett-Street-Zoning-Map-Amendments-Requests---RenderingReceived-2021-04-22
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Public Hearing Discussion. During the public hearing, the applicant representative noted that
they are seeking to have the zoning changed to allow for business development.
A number of concerns were raised by the public during the hearing and via emails/letters
submitted prior to the hearing. Among the concerns voiced were:
o
o
o
o
o

The request would constitute spot zoning.
There are already too many gas stations – South Hadley does not need any more.
Traffic at the intersection is already a problem.
Development will make traffic in the area and at this intersection worse.
Safety risks associated with gas stations in close proximity to an elementary school (i.e.,
chemicals, etc.)

It was noted that the Town is has been working on updating the 2010 Master Plan and a Route
202/Route 33 Corridor Study and neither of these planning efforts have been completed.
Route 202/Route 33 Corridor Study: The Route 202/Route 33 Corridor Study encompasses the
portion of Route 202 from this intersection to Granby and the portion of Route 33 from this
intersection to Chicopee. Thus, this subject property is encompassed by the Route 202/Route 33
Corridor Study. The objective of the study is to “develop a framework for successful
development of the corridor in coordination with the properties which lie close to but beyond the
corridor in Granby and Chicopee”. This study was anticipated to be completed by this time.
HOWEVER, the COVID-19 pandemic precluded having “in-person” public engagement
sessions and it was determined that the Study Report is to remain a draft until such time as an
“in-person” public engagement session could be held to solicit public comment to finalize the
study recommendations. Accordingly, this pending study raised questions as to whether
consideration of these zoning map amendment requests is premature – comments were made
suggesting that any zoning map changes in the area should be delayed until after the study is
completed and then changes should be responsive to the study results.
2010 Master Plan. The 2020 Master Plan Update has not been completed as it is undergoing
Planning Board review. Therefore, the 2010 Master Plan remains the Town’s adopted Master
Plan.
This portion of the Route 202 Corridor is described in the 2010 Master Plan as follows:
“Route 202 from the Route 33 intersection to the Granby Town Line is a mixture of
residential and commercial properties with some “institutional” uses. Particular
challenges facing this corridor include:
4

o Generally, this area transitions from residential near Route 33 and becomes
mixed with commercial as the corridor moves north. Maintaining mixed use
(developing both residential and commercial properties) is preferable. However,
for the commercial section(s), as stated for all other commercial areas in Town,
there should be continuous efforts as owners renovate or change the property to
make this thoroughfare more green and walkable, with attractive landscaping,
signage, pedestrian features, and less prominent parking. A design review process
would facilitate this. 08/30/2010 Adopted 1-16 Land Use and Community Design
o As noted for other areas with commercial features, mixed-use development should
be promoted wherever possible using the flexible development method (or a
similar strategy). From the Route 202/33 intersection north, more dense multifamily housing developments should be considered provided the traffic impacts
associated with such a development have been clearly outlined and mitigation
measures have been put in place. In this context, multi-family housing may be
developed using the flexible development method (or similar strategy) that
prioritizes usable open space, greenery, landscaping, walkability and overall
visual appeal.
o The Route 33/Route 202 intersection is a key commercial focus area for the
community. As the School Building Committee’s plans to develop a new
elementary school move towards fruition, the likelihood increases that the Plains
School property could be redeveloped and expand this commercial focus area.
Planning for the redevelopment of this area should be undertaken as part of a
broader and focused examination of each of the community’s commercial focus
areas in a proactive manner as discussed elsewhere in this chapter.” (Land Use
& Community Design; Pages 1-15 and 1-16)
This portion of the Route 33 Corridor is described in the 2010 Master Plan as follows:
“Route 33 from Route 202 to the Chicopee Line is a mixture of residential, retail, and
commercial land uses. This area is transitional between the more intense commercial
uses in Chicopee and the more residential character which dominates Lyman Street
north of Route 202. Particular characteristics and considerations relevant to this
corridor include:
o Standards should be developed so that changes to the South Hadley Square
Shopping Center (Big Y complex on Willimansett St.) make the plaza more green,
landscaped and safe for pedestrians. Ideally, any changes would be subject to a
design review process that encouraged improved and creative design,
landscaping, layouts, façade treatments, and signage that promotes walking and
5

o

o

o

o
o

o

o

o

create common green space. Any new development, whether mixed-use or a
single-use large retailer, should be done with these principles in mind.
To further the “pedestrian friendly” development of the South Hadley Square
Shopping Center, businesses that rely heavily on “quick in and out” vehicular
traffic in a manner which impairs the pedestrian flows should be discouraged.
Efforts should be made to connect the South Hadley Square Shopping Center with
the Shadowbrook Estates development and Buttery Brook Park. The entire area
should be safe, walkable and connected.
Properties on Route 33 that are subject to the professional business permit
process should follow the same practice as described above. Over time, these
properties should be beautified, restored, landscaped and made more walkable
with attractive signage and more discreet parking. A design review process
should be employed.
Encourage adaptive reuse of the existing structures when converting residential
properties to a professional business or other nonresidential use.
As part of the mixed-use component, denser affordable/multi-family housing could
be developed via the flexible development method (or a similar strategy) in and
near this complex.
The site of the state highway maintenance facility located near the Big Y shopping
complex is considered a key site in the community’s economic development
strategy. As discussed in Chapter 2, Economic Development, the state highway
maintenance facility should be moved and the site redeveloped, in conjunction
with the further development of the Big Y Shopping Center and the adjoining
undeveloped commercial properties.
Planning for the development/redevelopment of this commercial focus area
should be undertaken as part of the strategic planning process proposed for the
community’s five commercial focus areas.
The entryway from Chicopee should be visually improved with new signage,
landscaping, lighting, and streetscape treatments to make it more welcoming.”
(Land Use & Community Design; Pages 1-15 and 1-16)

The 2010 Master Plan identified five centers of commercial activity which should be subject of
some strategic planning. This list included “Route 202 @ Route 33 (focused on, but not solely
occupied by, the Plains Elementary School site)”. The Route 202/Route 33 Corridor Study is the
planning process developed to further the recommendations in the 2010 Master Plan.
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Zoning in the Area. While a portion of the site is Business A and there are several small sites
nearby also zoning Business A and a rather large Business C zoning district lies south of the
subject properties, the existing zoning in the area appears to be predominately Residence A-1
(see excerpt of zoning map below):

Appropriate Zoning. There was discussion as to the “appropriate” zoning for the subject
property. The majority of the Planning Board has indicated that use of this property as singlefamily as allowed by right under the Zoning Bylaw, does not seem appropriate. However, there
is significant concern as to the variety of uses which the current “business” zoning districts
7

would allow and the lack of design controls to ensure commercial development would be
keeping in character with the surrounding area. There were comments made by the public that
the Town does not need more gas stations; however, the Board understands that restriction of
competition is not an appropriate purpose for use of the Zoning Bylaw. But the Board is
concerned that the nature of the subject property suggests that development with a high turn over
of traffic could pose significant public safety concerns – a legitimate and appropriate
consideration for use of the zoning power.
South Hadley has four (4) “business” zoning districts:
o
o
o
o

Business A-1
Business A
Business B
Business C

All four districts allow the following business uses subject to Site Plan Review:
o Retail sales
o Personal, business, and professional services
Offices
o Training or educational institutions operated for profit
o Professional business (as provided in Article VII)
o Restaurants
Of particular consideration relative to the comments and concerns regarding “high traffic” uses,
the Business A-1, Business A, and Business B zoning districts allow the following by Special
Permit:
o
o
o
o
o
o

Drive-in services
Gasoline filling stations
Automotive repair and services
New and secondhand car dealers
Flea markets
Commercial kennels

The Business C zoning district expressly limits the “drive through” businesses to banks and
pharmacies and only allows such uses by Special Permit. It does not allow, even by Special
Permit, the following uses which are allowed by Special Permit in the other 3 “business”
districts:
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o
o
o
o
o

Gasoline filling stations
Automotive repair and services
New and secondhand car dealers
Flea markets
Commercial kennels

While the Business C zoning district might, on the surface, appear to be an appropriate district,
Business C zoning district is not intended to address zoning issues such as those posed by the
subject property. For example, one of the purposes of the Business C zoning district is ”to direct
large-lot businesses and auto-oriented uses to the appropriate location”.
Accordingly, the Director of Planning & Conservation expressed concern that the Town’s
Zoning Bylaw does not appear to have an “appropriate” zoning classification for this area. The
Board is in general agreement with the Director’s assessment. Thus, the Route 202/Route 33
corridor draft study suggests some new zoning district(s).
RECOMMENDATION: The Planning Board, at their May 10, 2021 meeting considered the
request. While the Board did not make a specific recommendation regarding the pending request,
they did make the following findings/recommendations:
1) Spot zoning should not be approved. As shown in the above text or maps herein, there is
a small portion of the subject property zoned Business A. There are also small parcels in
the area (across the roadways) also zoned Business A. A large area of Business C lies
southerly of the subject property. Whether changing the zoning as requested to Business
A or to Business C would constitute “spot zoning” is debatable.
2) Changing the zoning of the subject property to a non-residential zoning may (or may not)
be appropriate given the adjacent and nearby zoning and some of the adjacent uses.
3) Changing of the zoning on properties in this area should be undertaken as part of a
planned approach – not haphazard – possibly as a result of the pending study of this
corridor.
4) At best, changing of the zoning on the subject properties is “premature” and should wait
for completion of the Route 202/Route 33 Corridor Study. Since this study is anticipated
to be completed in 2021, the Planning Board anticipates providing Town Meeting with
Zoning Bylaw proposals for their consideration at the Annual Town Meeting in 2022 to
address the zoning of these and other parcels in the corridor.
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APPENDIX ___
Report of Planning Board on Proposed Article Making Revision to the Stormwater Management
Bylaw in Regard to Compliance with the Town of South Hadley’s 2016 Massachusetts Small MS4
General Permit for the Control of Stormwater Runoff and Illicit Connections and Discharges
from New and Redevelopment Projects
(Article PB-C)
Section 200 Stormwater Management
Article PB-1. To see if Town Meeting will vote to repeal Chapter 200 (Stormwater Management Bylaw)
in its entirety as presently written and replace said Chapter 200 with a new Stormwater Management
Bylaw to bring the Town’s bylaws in compliance with the requirements of the 2016 Massachusetts
Small MS4 General Permit for the control of stormwater runoff and illicit connections and discharges
from new and redevelopment projects, as further articulated in the Planning Board’s Report to Town
Meeting (Appendix__), or take any other action relative thereto.
OBJECTIVE: The proposed bylaw seeks to improve the design of stormwater management systems by
utilizing current precipitation data in stormwater design modeling, allow for the use of Low Impact
Development practices, prohibit illicit connections and discharges to the municipal storm sewer, and
bring the bylaw into compliance with the Massachusetts Small Municipal Storm Sewer System (MS4)
Permit requirements.
EXISTING PROVISIONS: The existing Chapter 200 Stormwater Management Bylaw is provided in
Attachment ____.
SUMMARY: The proposed replacement of Chapter 200 with the annotated changes brings the bylaw
into compliance with the Massachusetts Small Municipal Storm Sewer System (MS4) Permit
requirements.
BACKGROUND: As required by the original Massachusetts MS4 Permit issued in 2008, South Hadley
adopted Chapter 200 at Town Meeting in January 2017. The Massachusetts MS4 Permit was reissued in
2016, and included new standards and requirements for the local regulation of stormwater management,
erosion and sedimentation control, and illicit connections and discharges. Thus, the proposed
replacement of Chapter 200, as annotated, addresses these new standards and requirements and brings
South Hadley into compliance with current Massachusetts MS4 Permit requirements.
RELATIONSHIP TO 2010 MASTER PLAN: The Master Plan is silent on the Massachusetts MS4
Permit however it does promote sustainable development and environmental protection broadly. Given
that nonpoint source pollution from stormwater runoff remains the leading source of water pollution
nationwide, improving local regulations to address this pollutant more comprehensively is consistent
with the intent of the Master Plan. Further, South Hadley’s recent Municipal Vulnerabilities
Preparedness (MVP) Plan (2020), and the updated Open Space and Recreation Plan (2019) present the
anticipated effects of climate change on South Hadley and make recommendations for addressing them.
Foremost within these recommendations are the utilization of current precipitation data in modeling for
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stormwater management systems, and the use of Low Impact Development and green infrastructure best
management practices. The proposed changes to Chapter 200 implement these recommendations.
PUBLIC HEARING: The Planning Board conducted a public hearing on this Article on __________.
RECOMMENDATION: The Planning Board, at their ______ meeting, voted _____ to recommend
adoption of this Article as presented. The Planning Board, at their ___ meeting, voted _____ to approve
this report.
ANNOTATED PROVISIONS: An annotated version of the existing provisions is provided in
Attachment ____. Letters and words proposed to be deleted are identified with strike through markings,
while letters or words proposed for insertion are identified in red, underlined.
The numerous changes made in Chapter 200 Stormwater Management Bylaw are as follows:
Article I Purpose and Authority
200-1 Purpose.
• Added regulation of illicit discharges to the Municipal Separate Storm Sewer System (MS4);
and,
• Added “protection” of groundwater aquifers.
Added 200-X Authority.
• Added statement about adoption of bylaw under authority granted by the Home Rule
Amendment of the Massachusetts Constitution.
Article II Definitions
200-3 Terms defined.
• Revised definition of Best Management Practices (BMPs) for structural and non-structural
practices;
• Added “Erosion Control” definition;
• Revised definition of “Hydrology Model”;
• Added “Illicit Connection” definition”;
• Added “Illicit Discharge” definition;
• Added “Low Impact Development (LID) Technique” definition;
• Added “Municipal Separate Storm Sewer System (MS4)” definition; and,
• Added “Redevelopment” definition.
Article III Applicability
200-4 Compliance required.
• Added reference to existing threshold of one acre or greater of disturbance in 200-4(A);
• Added “applicable to any discharges to the municipal separate storm sewer systems”; and,
• Added prohibited activities including illicit discharges, illicit connections, and obstruction or
interference with flow to MS4 without prior approval.
200-5 Exemptions.
• Added projects with permit(s) applied for prior to effective date of this bylaw;
• Added municipal roadway maintenance with an approved Stormwater Pollution Prevention Plan;
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•
•

Added flows from firefighting activities; and,
Added non-stormwater discharges or flows, i.e., water line flushing and discharge from potable
water source, etc.

200-6 Stormwater design manual.
• Added inclusion of Low Impact Development Best Management Practices; and,
• Added requirement for all BMPs meet performance standards described in the Massachusetts
Small Municipal Storm Sewer Systems (MS4) permit for new development and redevelopment
projects.
200-7 Erosion and sediment control guidelines.
• Added requirement for all erosion and sedimentation control plans be consistent with the
requirements of the Massachusetts Small Municipal Storm Sewer Systems (MS4) permit for new
development and redevelopment projects.
Article IV Permit Procedures and Requirements
200-10 Review and approval of permits or waivers.
• Added procedures for review and approval are to be consistent with other land development
permits issued by the Planning Board, i.e., site plan review, special permit, or definitive
subdivision plans;
• Replaced reference to “Town Engineer” with “Director of Planning and Conservation or their
designee” herein and throughout the bylaw; and,
• Added threshold of 10% of proposed plans revised as threshold for notification of project
changes.
200-11 Criteria for review of permit applications.
• Added criteria requiring compliance with the Massachusetts MS4 Permit for stormwater system
design;
• Added criteria requiring compliance with the Massachusetts MS4 Permit for erosion and
sedimentation control; and,
• Added the use of Low Impact Development design concepts.
200-12 Planning Board actions.
• Added “Town of South Hadley’s” before “water resources” for clarification on action of the
Board.
200-13 Inspections.
• Added inspection of erosion and sedimentation controls prior to site clearing;
• Added inspection of excavation for stormwater structures prior to construction;
• Added submittal of as-built plans as a requirement of this bylaw.
Article V Stormwater Management and Erosion and Sediment Control Plan
200-16 Contents.
• Added reference to the Massachusetts MS4 Permit requirements;
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•
•
•
•
•
•
•
•

Added submittal of an existing conditions plan prepared by a Registered Land Surveyor,
including property lines;
Added submittal of proposed conditions plan, including locations of proposed Low Impact
Development and green infrastructure best management practices;
Added reference to whether the site is in a watershed that drains to an impaired water;
Added requirement that seasonal high ground water be determined by a Licensed Soil Evaluator;
Added NOAA Atlas 14 Precipitation Frequency Estimates as the data source of performing
drainage calculations;
Added additional reference to the “Stormwater Design Manual” for sizing calculations;
Added description of how proposed project with accommodate anticipated changes in climate
change; and,
Added elements to the erosion and sediment control plan requirements, consistent with the
Massachusetts MS4 Permit requirements.

Article VI Performance Standards
200-17 Purpose.
• Added redevelopment sites, in addition to new development.
200-18 Minimum control requirements.
• Added reference to the Massachusetts MS4 Permit.
200-19 Stormwater management measures.
• Added preference for Low Impact Development strategies over conventional collect and convey
systems;
• Added infiltration for the one-inch volume of rainfall on impervious surfaces; and,
• Added reference to Stormwater Design Manual and Massachusetts MS4 Permit.
200-20 Specific design criteria.
• Added pretreatment for stormwater discharges to drywells;
• Added standards for infiltration systems;
• Added reference to the Massachusetts MS4 Permit and Stormwater Design Manual; and,
• Added design standards for sites within watersheds to impaired waters, consistent with the
Massachusetts MS4 Permit.
Article VII Design Requirements for Erosion and Sediment Control Plan
200-21 Requirements.
• Added controls to be installed prior to land clearing, and during construction; and,
• Removed requirements that do not pertain to erosion and sediment control.
Article VIII Maintenance
200-22 Operation, maintenance and inspection agreement.
• Added reference to Stormwater Design Manual.
Article X Enforcement and Penalties
200-25 Enforcement authority.
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•

Deleted “Planning Board” as enforcement authority and added “Department of Public Works
Superintendent”.

200-27 Notice of violation.
• Added requirement of statement eliminating illicit connections or discharges.
200-28 Stop work orders.
• Deleted “Planning Board” and added “Department of Public Works Superintendent”.
ADDED Article XI Illicit Discharges
ADDED 200-33 Illicit discharges to MS4 system.
• Added provisions to require elimination of illegal discharges to the MS4 system.
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