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Background Materials – March 20, 2023– Planning Board Meeting 
Prepared by Anne Capra, Director of Planning and Conservation, 3/17/23 

Cable Access Channel 15 –The Cable Studio has indicated that this meeting will be live 
streamed on Channel 15. 

AGENDA ITEM #1 Open Comment Period 
This 10-minute period is set aside for the public to offer comments on items not on the posted 
agenda, in accordance with the adopted policy, as amended 8/8/22, posted on the Town of 
South Hadley Planning and Conservation Department webpage here: 
https://southhadley.org/DocumentCenter/View/9842/Open-Comment-Period-Policy---As-
Adopted-2022-08-08 
 
Action Needed: Allow members of the public to offer comments to the Board. 
 
AGENDA ITEM #2 Minutes 
Planning and Conservation Coordinator Colleen Canning will forward minutes separately.  
 
Action Needed: Vote to approve the minutes. 
 
AGENDA ITEM #3 Correspondence 
Regular correspondence from this past week is attached, as well as the full correspondence on 
the Short Term Rental Bylaws. 
 
Action Needed: No action needed. 
 
6:30 PM - AGENDA ITEM #4   
Short Term Rental Zoning Bylaw and General Bylaw - Public Hearing Continuation 
Draft Short Term Rental Zoning Bylaw is online here: 
https://southhadley.org/DocumentCenter/View/10134/Short-Term-Rental-Zoning-Bylaw-
DRAFT 
Draft Short Term Rental General Bylaw is online here: 
https://southhadley.org/DocumentCenter/View/10133/Short-Term-Rental-General-Bylaw-
DRAFT 
Proposed Short Term Rentals Summary is online here: 
https://southhadley.org/DocumentCenter/View/10194/Proposed-Short-Term-Rental-Bylaws-
Summary 
 
A public hearing on the proposed zoning and general bylaws was opened on February 6, 2023, 
and continued until 3/20/23 to allow for additional public comment. The 2/6/23 public hearing 

https://southhadley.org/DocumentCenter/View/9842/Open-Comment-Period-Policy---As-Adopted-2022-08-08
https://southhadley.org/DocumentCenter/View/9842/Open-Comment-Period-Policy---As-Adopted-2022-08-08
https://southhadley.org/DocumentCenter/View/10134/Short-Term-Rental-Zoning-Bylaw-DRAFT
https://southhadley.org/DocumentCenter/View/10134/Short-Term-Rental-Zoning-Bylaw-DRAFT
https://southhadley.org/DocumentCenter/View/10133/Short-Term-Rental-General-Bylaw-DRAFT
https://southhadley.org/DocumentCenter/View/10133/Short-Term-Rental-General-Bylaw-DRAFT
https://southhadley.org/DocumentCenter/View/10194/Proposed-Short-Term-Rental-Bylaws-Summary
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minutes have been approved by the Board and are posted online here: 
https://southhadley.org/AgendaCenter/ViewFile/Minutes/_02062023-4929 
The recording of the 2/6/23 public hearing is online here: https://vimeo.com/796732323 
 
Short Term Rentals (STR) in South Hadley are considered any rental of all or part of a dwelling 
unit for 28 consecutive days or less, including home sharing and vacation rentals. Other 
communities may define them for greater or fewer number of days. STRs are sometimes 
referred to as AirBNB or VRBO, however both are rather companies that provide an online 
reservation platform for short term rentals.  Thus, throughout the bylaws and this discussion, 
the term “short term rental” is used as defined above. 
 
Why Regulate Now? 
Municipal staff for the Town of South Hadley have been tracking regulation of short term 
rentals at the state and local level for several years. Massachusetts adopted legislation on 
December 28, 2018, regulating the short term rental industry via "An Act Regulating and 
Insuring Short Term Rentals", which became effective on March 28, 2019. The Act amends MGL 
c.64G to provide regulation of the short term rental industry, which includes hosting platforms 
such as Airbnb. In summary, this legislation requires short term rentals to register with the 
Commonwealth and are subject to state excise tax. In response to the new law, Massachusetts 
towns and cities began adopting bylaws to regulating short term rentals within 
their communities.  
 
Thereafter, the South Hadley Inspection Services/Building Department began looking into the 
presence of short term rentals within South Hadley and to what extent they were regulated. 
South Hadley Zoning Bylaw Chapter 255-16 states that any use not identified within the bylaw 
is prohibited. Short term rental use was not identified in Chapter 255 and therefore determined 
to be prohibited. Thus, in April 2022, former Building Commissioner David Gardner issued cease 
and desist orders to the operators of twelve short term rental operations he had identified. Of 
those twelve, two were able to obtain Special Permits to operate Bed and Breakfast facilities 
because they met the conditions of the zoning bylaw for that use. Mr. Gardner informed the 
Board that he was not aware of any complaints filed against these operations but rather it was 
a matter of zoning compliance that he was seeking to enforce. 

At that time, the Planning Board chose to develop bylaws to regulate short term rentals, 
knowing that they were existing in town and were growing in popularity regionally and 
nationally. By adopting regulations, the community has the ability to dictate where and under 
what conditions these rentals can operate to ensure that they provide only benefits to the 
community and not nuisance. 

As part of that process, research was done to understand how short term rentals were 
regulated in other communities including reviewing bylaws from 18 other towns and cities in 
Massachusetts, review of materials produced by Franklin Regional Council of Governments and 
the American Planning Association, and guidance from Town Counsel Mead, Talerman, and 

https://southhadley.org/AgendaCenter/ViewFile/Minutes/_02062023-4929
https://vimeo.com/796732323
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Costa. In addition, there was coordination between the Board of Health, Building 
Commissioner, and Planning Director to determine how a rental registration and short term 
rental license process would be developed. Out of that research, templates for a general and 
zoning bylaw were brought before the Planning Board for discussion. The draft bylaws subject 
to the Public Hearing on 2/6 are the outcome of those discussions and research. 

 Zoning Bylaw – PROPOSED 
The purpose of a Zoning Bylaw is to regulate the use (activity on a specific parcel of land) within 
each of the twelve zoning districts in South Hadley. Such regulation includes whether or not the 
use is allowed, by what form of zoning permit, if any, and the standards that the use must 
comply with. Zoning permits for STRs are proposed to be either by Site Plan Review or Special 
Permit. Issuance of a zoning permit in no way waives any rental operation from complying with 
all applicable local, state and federal building, fire and other codes and regulations. 
 
Within the proposed zoning bylaw, STRs are classified as either Owner Occupied or Non-Owner 
Occupied. 
 
Owner Occupied STRs are proposed to be allowed as follows: 

• by Site Plan Review in the four Residential zoning districts (RA1, RA2, RB, RC) and the 
Agricultural zoning district;  

• by-right in the four Business zoning districts (BA1, BA, BB, BC); and,  
• prohibited in the Industrial zoning districts. 

 
Non-Owner Occupied STRs are proposed to be allowed as follows: 

• by Special Permit in the Residential, Agricultural and Business Zoning Districts 
• prohibited in the Industrial zoning districts 

 
General Bylaw – PROPOSED 
The purpose of a General Bylaw is to establish regulations that are not legally permitted within 
zoning, and apply generally townwide irrespective of zoning. The primary purpose of the 
General Bylaw is to create a licensing and registration process for all STRs, and a process for 
inspections and complaints. Non-compliance with the stated requirements and standards for 
operation as defined within the General Bylaw will result in suspension or termination of the 
STR license. 
 
The General Bylaw designates the Building Commissioner as both the licensing agent and 
enforcement officer. The limit on the total number of STR licenses in South Hadley shall be 
twenty-five (25). Of the total number of licenses, no more than five (5) shall be non-owner 
occupied. 
 
Action Needed: The Board needs to conduct the public hearing continuance. Close the public 
hearing and begin deliberations on potential changes to the draft bylaws. Take a vote to move 
forward a final version of the zoning and general bylaws for the Annual Town Meeting Warrant. 
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AGENDA ITEMA #5  Planning & Conservation Department Report on Planning Projects 
and Development Updates 
 
EInk Special Permit and Stormwater Management Permit Modification Request, 7 Gaylord 
Street 
https://www.southhadley.org/DocumentCenter/View/10887/Modifications-to-Stormwater-
Outfall-Amendment-Request-3-16-2023 
While undertaking construction of the stormwater management system improvements, they 
discovered that an existing stormwater outfall to Buttery Brook was severely degraded by tree 
roots and therefore needs to be reconstructed. EInk has filed to amend their Order of 
Conditions issued by the Conservation Commission for this work. The public hearing with the 
Commission will be scheduled for April 19th. Relative to the Special Permit and Stormwater 
Management Permit, it is my opinion that this change (reconstruction of an existing stormwater 
outfall and restoration of the river bank) is a de minimis and an improvement over existing 
conditions. Thus, because this work will be permitted through an amended Order of Conditions 
under the jurisdiction of the Conservation Commission, I recommend that there is no need to 
amend the Special Permit or Stormwater Management Plan. I have requested the applicant 
submit the modified plans once approved by the Conservation Commission to me for inclusion 
in the record for the Special Permit and Stormwater Management Plan. 
 
Selectboard Policy on Remote Participation 
The Selectboard has adopted a remote participation policy to clarify how meetings should be 
run if or when fully remote meetings are no longer possible. Under this policy, there must be a 
quorum with a chair (or acting chair) present in person. Any member shall be permitted to 
participate remotely in a meeting if the member’s physical attendance would be unreasonably 
difficult. "Unreasonably difficult" will be left up to the discretion of the chair. The Town Clerk 
has also provided us with an Open Meeting Law advisory overview for remote meetings.  Please 
review both documents so you are familiar with the policy. If you have general questions, I am 
happy to answer them. If you have specific questions, I may direct you to the Town Clerk's 
Office as I consider them the experts on the matter. 
https://www.southhadley.org/DocumentCenter/View/10877/Remote-Participation-Policy---
Adopted-02-21-2023?bidId= 
 
We are still awaiting information from the state regarding allowances for virtual meetings to 
continue beyond March 31, 2023. 
 
Housing Production Plan  
The next Housing Plan Advisory Committee meeting will be on 3/22/23. The committee will be 
discussing draft strategies. I anticipate a draft release of the plan in April. The Planning Board 
will need to hold a public hearing on the draft plan, which I am tentatively scheduling for the 
Planning Board’s 4/24/23. However, due to the Town Meeting schedule and amount of 

https://www.southhadley.org/DocumentCenter/View/10887/Modifications-to-Stormwater-Outfall-Amendment-Request-3-16-2023
https://www.southhadley.org/DocumentCenter/View/10887/Modifications-to-Stormwater-Outfall-Amendment-Request-3-16-2023
https://www.southhadley.org/DocumentCenter/View/10877/Remote-Participation-Policy---Adopted-02-21-2023?bidId=
https://www.southhadley.org/DocumentCenter/View/10877/Remote-Participation-Policy---Adopted-02-21-2023?bidId=
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outreach to be conducted prior to that, it seems more likely and in the best interest of the 
public if we move that back to mid-May after Town Meeting. 
Next Meetings and Posted/Pending Agendas 

3/27 • 25 N Sycamore Knolls  SP- Expansion of a nonconforming structure (link)  
• Review Draft of ADU Bylaw Report to Town Meeting 

 
4/10 • 93 Mountainview St SPR- Home Occupation Dog Groomer (link)  

• Amherst Road Zone Change Citizen Petition (link)  
• 27 Bardwell Street – Library Condo Conversion, Special Permit Extension 

Request 
 

4/20 7pm via Zoom – Planning Board Warrant Articles Info Session, to be presented 
by Director of Planning and Conservation 
 

4/24 MPIC Bylaw Update Review 
Housing Production Plan Public Hearing - TBD 
 

5/8  
 

5/10 Annual Town Meeting 
 

5/22 Week of 5/15 or 5/22 – Schedule joint meeting with Selectboard for Housing 
Production Plan Adoption TBD 
 

 
 
AGENDA ITEM #8  Other New Business (topics which the Chair could not reasonably 
expect to be discussed/considered as of the date of this notice)  
No new business had been submitted to me as of today. 

https://www.southhadley.org/1349/13586/N-Sycamore-Knolls-25---Expansion-of-Nonc?activeLiveTab=widgets
https://www.southhadley.org/1350/Mountainview-St-93---Home-Dog-Groomer
https://www.southhadley.org/1347/Zoning-Map-Amendment-Requests
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March 20, 2023 Planning Board Meeting 
Short Term Rental General and Zoning Bylaw 

Correspondence 
 
Planning Board Member Correspondence 

• February 15 commentary report (attached) provided by Member Nate Therien. 
• Compilation of public comments (attached) heard at the February 6 public hearing 

provided by Associate Member Michael Adelman. 
 

Public Correspondence 
• February 3 letter (attached) from Linda Sachs, Woodbridge Street. 
• February 5 email (attached) from Kayla Taylor, 31 N Main Street. 
• February 6 email (attached) form Marianne Millard, Alvord Street, with articles 

(attached) from CNBC (https://www.cnbc.com/2023/02/03/airbnb-will-soon-push-all-
vacationers-and-hosts-to-verify-identity.html) and the Daily Hampshire Gazette 
(https://www.gazettenet.com/Letter-to-the-editor-49775714). 

• February 6 email (attached) from Carol Constant, Morgan Street. 
• February 7 email (attached) from Hattie Finkle, 450 Amherst Road. 

 
News Articles 

• Business Insider article (attached) received February 6 from Martha Terry, Brainerd 
Street. (https://www.businessinsider.com/cities-fighting-airbnbs-with-regulations-for-
short-termrentals-2022-5) 
 
 

https://www.cnbc.com/2023/02/03/airbnb-will-soon-push-all-vacationers-and-hosts-to-verify-identity.html
https://www.cnbc.com/2023/02/03/airbnb-will-soon-push-all-vacationers-and-hosts-to-verify-identity.html
https://www.gazettenet.com/Letter-to-the-editor-49775714
https://www.businessinsider.com/cities-fighting-airbnbs-with-regulations-for-short-termrentals-2022-5
https://www.businessinsider.com/cities-fighting-airbnbs-with-regulations-for-short-termrentals-2022-5


Short-Term Rentals:  General and Zoning Bylaws 
Nate Therien 2/15/23 

 
As a foundational principle, legislation should fully enable personal liberty as much as possible while 
limiting impacts on the personal liberty of others and supporting the general interest.  In this 
conception, protection of personal liberty is in fact a means of supporting the general interest because it 
empowers each of us; and setting carefully constructed limits on personal liberty in the general interest 
is a means of supporting the personal interests of everyone, in that inescapably, all individuals share an 
interest in the common good. 
 
The General and Zoning Bylaws for regulation of Short-Term Rentals that the Planning Board is 
proposing for approval by Town Meeting are framed with this foundational principle in mind. The 
current drafts of the bylaws do much to balance the interest of home owners wishing to rent part or all 
of their homes on a short term basis and the interests of abutters and the Town at large. I think, 
however, some revisions suggested by comments made during the first Public Hearing would be helpful.  
I want to propose these here, and also  to touch on the issue of administrative costs because it was 
repeatedly raised during the Public Hearing.   
 
But first I want to address directly why we should go to the trouble of enabling Short Term Rentals in the 
first place. 
 
Why Allow Short Term Rentals? 
 
The draft bylaws seek to enable a property use that current bylaws forbid, a use that we now know was 
being exercised in town previously without leading to complaints, but also without any regard for 
potential harm to others or the general public.  The draft bylaws would enable this use while serving to 
protect other interests, those of potential renters, abutters and the Town itself. 
 
My view is that forbidding this use outright harms individual homeowners who have a legitimate 
interest in gaining revenue from their property.  We should not ban this use without exhausting the 
means of allowing it within a framework that limits harm to others.  Property owners seeking to rent 
part or all of their home on a short term basis may need the extra income to meet the mortgage, to pay 
for necessary maintenance, to offset medical bills, or simply to take a vacation.  Their reasons are not 
our concern.  It must be noted that a total restriction on STR is a real limitation on liberty that harms 
people.   
 
It should be noted, too, that a bylaw that only allows STR of rooms that are within a residence 
simultaneously occupied by the owner, forbidding people from renting out their entire home on a short 
term basis, would be discriminatory: it unjustly and unnecessarily limits this use (and this opportunity 
for revenue) to persons with larger houses. 
 
I would also reiterate comments made by some members of the public, specifically that allowing STR 
could benefit others in Town not just homeowners seeking to rent out short term.  For example, STR  
could bring new restaurant and business customers, new attendees to cultural and other recreational 
events (whether sponsored by the Town,  the College or individuals), the parents and siblings of 
students at the College and guest lecturers (who often give public talks).  They could also benefit 
residents with smaller homes whose friends and relatives cannot find appropriate accommodation in 
Town due to the lack of hotels.  It could even be argued that allowing property owners to generate 



additional revenue from their property on an occasional basis not only provides them the means to 
maintain and possibly improve their homes, but an additional incentive to do so.  This would arguably 
benefit the Town at large and help maintain property values generally.  
 
Finally, it should be noted that Massachusetts General Law provides for taxation of income generated by 
STR.  An excise tax goes to Boston, but additional taxes can be levied by hosting municipalities.  While 
not substantial, we know nearby towns have reported revenues gained from STR.   
 
The Need for Regulation 
 
While the ways property owners would use the income generated by STR are not our concern, how they 
use the right to do so and how that exercise might adversely impact abutters and the Town in general 
certainly is.  We should regulate the use responsibly and wisely, with an eye to potential harm. 
 
The PB carefully considered potential harm when drafting the bylaws, and included provisions intended 
to safeguard against these harms.  In doing so, it took into account the nature of the  
Town, the likely market for STR in Town, the experiences of other Towns.  I would like to note that 
reports of harms caused by STR often come from localities very different from South Hadley in that they 
are major tourist or business destinations, and so create a larger demand for STR, more renters, and 
even different kinds of renters.  It should be noted, too, that many negative reports come  from 
localities whose bylaws do not include the provisions included in the draft bylaws proposed for South 
Hadley.  In fact, some of these localities are currently adopting these provisions.   
 
I would like to review here ways the proposed bylaws would guard against various harms, many of 
which were identified by residents at the recent public hearing.   I have focused a bit on short term 
rentals of whole residences when owners are not present during the rental term because many 
members of the public seem to view them as potentially more harmful, assuming the co-residence of 
owners would be protective.  I would also like to suggest some additional protective provisions that 
might address issues raised during the Public Hearing. 
 
Annual Licensing for STR 
 
No dwelling unit or part of a unit can be rented without receiving a business permit from the Town Clerk 
and permits from the Director of Public Health and the Building Commissioner ensuring compliance with 
health, safety and construction standards.  In addition, under the proposed general bylaw short term 
rental of a whole dwelling unit or part of a unit is not allowed without a license from the Building 
Commissioner.  Only the owner of the residence being rented (in whole or in part) is eligible to apply for 
a license, and the bylaw holds the owner responsible for the observation of the terms of the license, 
including payment of fines for violations. The permit must be renewed annually and can be suspended 
or cancelled if conditions are not met.  These conditions include requirements regarding trash and snow  
disposal, provision for off-street parking, occupation limits, a ban on signage, etc.  Importantly, the 
permit also requires compliance with the Town’s nuisance bylaw.  These provisions will incentivize 
people renting out STR to ensure that those they rent to are fully aware of Town laws, including the laws 
against excessive noise.  Indeed, it will likely shape how owners choose their tenants.   
 
Suggested additions:  

• The bylaw should outline the process by which a violation is signaled by the Commissioner and 
the point at which daily violation fines begin.   



• I am not certain it is wise to specify the amount of a violation fee in the bylaw—it seems it may 
change over time for good reasons and that setting a specific amount should be left to the 
Commissioner.  But I do wonder if $100/day, as currently specified, is too little, as has been 
argued by some members of the public.   

• The bylaw should specify that grounds for non-renewal or suspension of a license may include 
reports of citizen complaints to the Police Department regarding violation of the nuisance laws, 
as confirmed by the Department.  The current wording suggests a more limited sense of what 
constitutes an actionable violation by referring to the Commissioner’s obligation to “inspect” 
the residence upon reception of a complaint:  this wording implies that only structural, safety or 
health regulation violations are contemplated for enforcement. 

• The bylaw should explicitly require that licensees provide tenants clear instructions regarding 
their obligation to comply with all Town ordinances, specially referencing and describing the 
nuisance ordinance.  (Such warnings commonly form part of rental agreements on STR 
platforms, such as Airbnb, so meeting this requirement would place no undue burden on the 
licensee and should be easily enforceable.)    
 

Capping of total numbers of STR, with lower cap on STR of whole residences 
 
Recognizing that STR have the potential to burden or disrupt neighborhoods and the Town at large, 
despite careful regulation, and that the regulation envisioned to enable the liberty of homeowners 
without harming others might itself place new and uncertain burdens on Town administration, the 
Planning Board chose to use the General Bylaw to cap the total number of STR licenses allowed in any 
given year.  The Board also sought to avoid the potential for negative consequences on the availability of 
affordable housing in town, especially rental housing. The Board’s thinking was that a total of 25 licenses 
per year would allow the Town to gauge what was possible and desirable without risking harm, given 
the regulations proposed.  The 25 limit was set in part based on the Board’s knowledge that there were 
fully 12 “illegal” STR in operation before they were discovered and subjected to cease and desist orders 
from the Building Commissioner, and that none of these had engendered complaints.   
 
The Board recognizes that short term rentals of entire homes, while undoubtedly providing benefits to 
homeowners, could have a greater impact on the availability of affordable housing than short term 
rentals of parts of houses.  So, the Board decided that licenses for such short term rentals should be 
more strictly capped—no more than 5 of the total 25 licenses allowed in any given year should be for 
entire residences. 
 
Seeking to avoid impacting the availability of housing, and especially affordable housing, the Board used 
the General Bylaw to forbid STR of any deed-restricted affordable housing. 
 
Suggested Additions 

• Given concerns regarding the possibility that even the recommended caps on licenses will not 
prevent the harmful effects that might follow if multiple dwelling units were bought up by single 
persons or partnerships then rented out as STR as large businesses, it might be helpful to 
include a provision that would limit the total number of STR licenses granted any single person 
or partnership to two, with the provision that one of the two licenses would need to be for a 
rental that was owner occupied.  

  
 
 



 
Zone specific restrictions (including requirements for public hearings and consultation with abutters) 
 
The proposed Zoning Bylaw stipulates conditions that would apply to all STR in residential zones.  It also 
provides that in residential and business zones short term rental of whole dwelling units without co-
residence of owners requires granting of a Special Permit from the Planning Board.  Continuation of this 
permit is contingent on renewal of the annual license granted by the Building Commissioner, providing a 
check on the potential harmful impacts.  The Permit would also lapse if the property were sold, which 
would require a new review of the application. The proposed zoning bylaw also requires that in 
residential zones the short-term rental of parts of dwelling units, even with the owner co-resident must 
undergo Site Plan Review by the Planning Board.  The process for awarding either a Special Permit or 
conducting Site Plan Review, includes notification of abutters and a public hearing, as advocated by 
several residents at the recent Public Hearing.   
 
Suggestions for Additions 

• The proposed zoning bylaw would allow short term rental of parts of dwelling units in business 
zones by right (so without review by the Planning Board), even though in residential zones a Site 
Plan Review is required.  At the recent Public Hearing, it was suggested that Site Plan Review 
should be required in business zones because business zones sometimes abut residential zones. 
For this reason and because Site Plan Review is required for Home Occupation II in Business 
Districts A and B, it seems consistent to also require Site Plan Review for STR of parts of dwelling 
units in all business districts. 

 
 
Costs of Administration 
 
The General and Zoning Bylaws on STR are proposed with the intention of allowing a legitimate use of 
property while protecting against harm. To this end, they include provisions for careful regulation.  
Administration of these regulations will entail some administrative costs, as several members of the 
public have noted.   The administration of duly enacted bylaws is not the responsibility of the Planning 
Board, but rests with the Select Board and the Town Administration, and ultimately Town Meeting.  Still, 
the Board should note that there are means of meeting the costs of administering the regulations it 
proposes:  under MGL, the Select Board can levy taxes on income derived from STR; with input from the 
Building Commissioner, the Town can charge fees for STR licenses; it can also set fines for violations of 
the terms of these licenses.   



Town of South Hadley
Planning Board

Public Hearing on Short Term Rental Bylaw Proposals

On February 6, 2023, the Planning Board of South Hadley conducted a Public Hearing to
communicate and receive information with interested parties on the proposed General and
Zoning Bylaws related to Short Term Rentals.

The meeting was announced to the public through the Town of South Hadley’s website, at
previous meetings of the Planning Board, Public Notice publication in the Town Reminder
newspaper, and the published agendas of the Planning Board. These meeting notices and
information to attend the meeting also contained the information to access the meeting via
Channel 15, and to participate electronically via Zoom.

The Public Hearing began at approximately 7:00pm. Chairman Brad Hutchison asked Planning
Director Anne Capra to provide the public with background information about the proposed
Bylaws and their possible adoption at the Annual Town Meeting in May, 2023. Ms Capra used a
slide presentation and reviewed the background of the Short Term Rental proposals, the Building
Commissioner’s past actions, and earlier Planning Board actions and discussions.

At 7:30, the Planning Board Chairman, Brad Hutchison, opened the Public Hearing for citizen
questions and comments. Approximately 40 persons in addition to the Planning Board and staff
attended the Public Hearing in portions or in its entirety. 17 persons chose to speak. Their
comments are summarized below.

Note:
O/O = Short Term Rental owned and operated with on-site resident.
Non-O/O = Short Term Rental not owned and operated by a resident living on site.

Michael Lynch, 20 Riverlodge Rd:
a. Questioned provision for a non-O/O and requested more information.
b. Requested more detail on the process to request a Special Permit.

Martha Terry, 25 Brainard St:
a. Wondered why STRs had different hurdles for approval than existing BnBs.
b. Objected to the use of “reasonable amount of time” for investigation and possible citation for

issues with a Short Term Rental, and requested inclusion of a specific number of days.
c. Questioned the ‘by-right’ inclusion of STRs in Industrial Zones.
d. Questioned the costs of administration and enforcement; wondered what the appropriate fees

should be to remove costs from the Town and assure these are borne by the STR operators.
e. Objected to the proposal that non-O/O STRs not require an on site resident to assure control

and an immediate point of contact.
f. Feels O/O STR provides neighbors a known person with whom to address issues.
g. Suggested a limit on number of guests.
h. Suggested limits on the total number of rental days per annum.

Brett Murphy, 5 Dove Hill:
a. Believed a requirement that a fire sprinkler system was onerous.



b. Believes each STR may have unique needs for safety regulation.
c. Wished for clarification that STR regulation was a two step process - approval of a Special

Permit or Site Plan Review, then a license by building and fire officials.

Ashleigh Murphy, 5 Dove Hill:
a. Support STRs, noting use of an in-law apartment as a STR was reasonable.

Ira Brezinsky,  93 Woodbridge St:
a. Supports STRs by right in all residential areas.
b. Believes there is no need to limit the number of STRs, either O/O or non-O/O; the market

will direct the number of units available.  Compared the Uber model is similar to the STR
model.

c. Expressed desire to limit the degree of regulation.
d. Believes a liberal STR bylaw could soften South Hadley’s reputation about business and

generate collateral business in the town.

Lynn Williams, 15 College View Heights:
a. Asked for explanation of  O/O signage requirements for STRs.
b. Requested explanation of the self certification checklist on annual license.
c. Wanted clarification of building official inspection access during a rental.
d. Proposes more clarity on material necessary to kept for a 3 year record.

Linda Sachs, 193 Woodbridge St:
a. Strongly opposed to non-O/O STRs
b. Believes regulation of O/O should be strengthen.
c. Proposed fee for STR license is too low; all costs of STR administration and regulation

should borne by the O/Os.
d. Create a specific process for complaints by neighbors and include a registry of reported

complaints.
e. Believes STR regulation should forbid removal of trrees and shrubs, and not permit

additional paving for added parking.

Ann Stockton, 325 Hadley Rd:
a. Neither in favor or opposed to STR, but is opposed to non-O/Os.
b. Suggested starting with a limit of 15 O/Os with no Non-O/Os
c. Noted the Town’s Building Officials resources are not sufficient to regulate all forms of

development in the town, citing a flexible development recently found not to have adhered to
its plans.

Kevin Taugher, 42 Woodlawn St:
a. Neither for or against STRs but hopes it can be done wisely.
b. Believes records of guest information similar to that at a hotel should collected.
c. Require inspection of premises by Building Official to identify problems before operation.
d. Must allow immediate inspection for cause of a complaint.
e. Should require notice to abutters.
f. Should require additional fees for water, sewer and trash services.



g. Wants more clarity of what constitutes a resident presence during an O/O rental.

Linda Young, 15 Westbrook Rd:
a. Opposed to non-O/O STR
b. Feels 15 licenses is adequate.
c. Believes 14 days is a sufficient rental duration.

David King, 6 Oakley Dr:
a. Feels the proposal balances the interests of the STR operator and those of the community.
b. Believes in less regulation of licensees.
c. Feels market will define the demand for O/Os in South Hadley.
d. Feels non-O/Os offer risk to the community.
e. Questions license requirements for floor plans, room diagrams and an affidavit.

Selene Weber, 17 N Sycamore Knolls:
a. Expects good experiences offer an opportunity for South Hadley to develop a new class of

business and to foster additional stimulus to other business by guest spending.
b. South Hadley already has BnB operations.
c. Believes to potential for disturbance of neighbors by unruly STR guests is limited, as hosts

do vetting on the on-line rental platform.
d. Non-O/Os would not have appeal to investors, and O/Os probably would provide only

limited supplemental income due to the nature of the community.

Robert Salthouse, 20 The Knolls:
a. Feels non-O/O are his concern, due to detachment from the town.
b. Feels STRs will impact LTRs negatively.
c. Is concerned about the affects of STRs on affordable housing in South Hadley.

Carol Constant, 100 Morgan St:
a. How will STRs affect peace, quiet, safety and stability of neighborhoods?
b. Will they enhance property values?
c. Believes STRs could provide supplemental income to resident operator but not as an

investment.

Bobbi Salthouse, 20 The Knolls:
a. Opined non-O/O will have negative impact potential on neighbors.
b. Expect specific impacts related to noise, traffic, safety and neighborhood stability.
c. Believes owners of non-O/O TSRs have no interest in a neighborhood and their motive is

solely financial.
d. Cited an article in ‘Business Insider’ detailing impacts of STRs on communities.

Carl Weber, 17 N Sycamore Knolls:
a. Believes proposal needs more input discussion before consideration at Town Meeting.
b. Noted there had not been complaints about STRs in past years.
c. Questioned why there is a burden on STR not imposed on long term rentals.



d. Believes STR is not a financially lucrative operation in South Hadley as in other locales, and
STR attractiveness is limited to Fall leaf, college events like graduation and visits to South
Hadley resident.

Rick Winfield, 1 Dickinson Farm Rd:
a. Detailed negative experience with a former group home converted to ‘AirBnB’ and used for

DJ parties.
b. Cited noise, trash, public urination, parking and traffic issues in former STR operation

(Non-O/O) requiring police action.
c. Proposed prior notice to abutters as desirable license requirement change to proposal.
d. Proposed a 14 rental limit.

Sheila Moos, 629 Granby Rd:
a. Having operated both STR and LTR, feels STR is preferable.
b. As owner, have engaged their neighbors in their plans.
c. Cited Northampton’s single step on-line registration process as a simple process for setting

up their business.

Tunde Gyorgy, 14 Hadley St:
a. Cited personal experience as ‘BnB’ operator.
b. Stated property is not lucrative despite numerous rentals.
c. Invests much more effort into maintenance and guest services for a STR than former

operation as a LTR.
d. Uses on-line rental platform as ‘vetting’ mechanism for guests.
e. Acknowledged some risks presented by STRs to upset property values.

****  Some areas for possible further deliberation by the Planning Board: ****

1. What is the desirability of allowing O/O and non-O/Os, in addition to Bed and Breakfasts, in
proposed Bylaws.

2. Are non-O/O STRs a benefit to the community?
3. What is the appropriate maximum number of O/Os to allow; or should the Town of South

Hadley ‘allow the market to decide’?
4. What is the exact process for gaining community approval of a STR?
5. What is the process for securing regulatory approval?
6. Clear explanation of the definition of ‘resident’ in the case of a O/O STR?
7. What fees are required to establish a STR? Is this a case for a new applicant fee?
8. Will regulatory fees cover the fees for inspection and permitting?
9. Should the town require notice of a proposed STR to abutters?
10. Should surcharges apply for municipal services like trash, water, sewer, etc
11. What steps does a neighbor pursue to remedy an issue with use of a STR?
12. Who maintains the registry of approved STRs?



13. Is it clear the permit is granted for a specific period which expires unless renewed by the
STR owner.

14. What is the required log of information to be maintained by the STR operator.



	 	 	 	 	 	 193	Woodbridge	Street	
	 	 	 	 	 	 South	Hadley,	MA	01075	
	 	 	 	 	 	 lsachsnyc@earthlink.net		
February	3,	2023	
	
Anne	Capra	
Director	of	Planning	and	Conservation	
Town	of	South	Hadley,	MA	01075	 	 	 	 	 	 	
	
	
Dear	Ms.	Capra:	
	
I	am	writing	to	comment	on	the	proposed	Short	Term	Rental	Zoning	Bylaw	and	
General	Bylaw.	
	
Please	share	this	document	with	the	Planning	Commission.		
	
I	am	not	an	attorney	and	apologize	in	advance	if	my	comments	do	not	incorporate	
knowledge	of	existing	municipal	and	state	laws	or	if	I	have	misunderstood	the	
draft	Bylaws.		
	
Please	understand	that	I	am	writing	from	the	perspective	of	a	homeowner,	living	
and	enjoying	a	home	on	a	peaceful,	somewhat	rural	road.	I	also	write,	not	just	out	
of	selfish	concern,	but	on	behalf	of	the	huge	silent	majority	of	homeowners	who	
will	never	be	STR	operators	but	may	be	forced	to	live	next	to	a	STR	property.		
	
I	am	very	concerned	that	these	proposed	bylaws	fall	short	when	it	comes	to:	
	

1. Protecting	the	quality	of	life	within	existing	residential	neighborhoods.	
2. Protecting	the	values	of	neighboring	properties	
3. Protecting	the	rights	of	homeowners	to	the	quiet	and	peaceful	enjoyment	

of	their	homes	and	properties.		
	
The	12/15/2022	Draft	Bylaws	Summary	prominently	states:	
 
“The presence of STRs in communities can pose great benefits as well as 
challenges.” 
 



This	statement	evinces	an	inappropriate	bias	and	it	seems	to	have	no	basis	in	
facts.	At	least	none	are	stated.		What	are	the	“great	benefits”	aside	from	
enormous	financial	gain	for	a	handful	of	STR	operators?		
 
Short	Term	Rentals	have	the	potential	to	completely	change	the	character	of	a	
neighborhood	and	to	destroy	the	quality	of	life	for	contiguous	property	owners	
and	others	in	the	neighborhood	who	are	not	using	their	properties	as	STR	
businesses.	What	happens	if	a	STR	becomes	like	a	noisy	out-of-control	fraternity	
house?	
	
Because	the	Short	Term	Rental	business	is	a	business	and	has	the	potential	to	be	
quite	lucrative	for	operators,	it	must	be	the	operators	who	bear	all	costs	
associated	with	licensing,	regulation,	and	enforcement.		Otherwise,	you	are	
essentially	asking	the	town,	its	taxpayers	and	an	operator’s	neighbors	to	subsidize	
their	business.			Failure	to	recoup	all	costs	is	a	subsidy.		
	
I	respectfully	request	the	following	changes/additions	be	made	to	these	draft	
Bylaws:	
	

1. There	must	be	a	special	license	for	the	STR	business,	not	just	a	general	
business	license	and	that	license	fee	should	be	large	enough	to	recoup	all	
administrative	costs	associated	with	issuing	the	license.	

	
2. No	individual	should	be	allowed	to	operate	more	than	one	STR.	

	
3. You	must	have	a	mechanism	for	establishing	the	duration	of	a	violation.		

Since	the	draft	General	Bylaw	only	says	that	a	Code	Official	will	inspect	
within	a	“reasonable	amount	of	time,”	there	is	no	current	method	for	
establishing	the	duration	of	a	violation	and	thereby	assessing	an	
appropriate	fine.	The	Bylaws	should	allow	photographs	and	video	to	
become	accepted	evidence	of	violations.		

	
4. Fines	for	violations	must	be	higher	than	$100	per	day,	otherwise	the	fine	is	

simply	the	cost	of	doing	business.	
	



5. Establish	a	Rental	Registry	so	that	the	South	Hadley	Police	Department	and	
residents	can	track	nuisance	calls	and	all	complaints	and	violations	against	
an	operator.	

	
6. Establish	a	clear	and	easy	path	for	neighbors	to	bring	concerns,	complaints	

and	violations	to	the	attention	of	appropriate	officials.	
	

7. Establish	clear	lines	of	responsibility	when	trash	and	snow	removal	
“narratives”	mentioned	in	the	draft	Zoning	bylaw	are	not	followed.		For	
example,	what	happens	if	trash	is	put	out	the	day	after	collection?	Are	the	
trash	cans	and	recycling	bins	just	going	to	sit	there	for	days	or	two	weeks?		
What	if	trash	starts	blowing	around	everywhere?	Trash	can	make	a	
neighborhood	look	and	feel	awful.	Will	neighbors	be	expected	to	clean	this	
up?		Or	will	they	have	to	wait	for	the	Code	Official	to	appear	within	a	
“reasonable	amount	of	time?”		

	
8. Prohibit	the	killing	of	any	trees	or	the	paving	of	ground	for	the	purposes	of	

establishing	increased	parking	for	the	STR	operator’s	business.	Doing	either	
–	killing	trees	or	covering	the	ground	with	pavement/	concrete	violates	the	
spirit	if	not	the	letter	of	South	Hadley’s	updated	Master	Plan,	damages	the	
environment,		changes	the	character	of	a	street,	causes	temperatures	to	
increase	in	the	immediate	area,	makes	a	street	less	lovely	and	potentially	
harms	wildlife.	Why	should	all	these	harms	be	permitted	for	the	financial	
gain	of	a	few	individuals?		

	
Thank	you	for	hearing	me	out.	
	
Yours	truly,	
	
Linda	Sachs	
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Colleen Canning <ccanning@southhadleyma.gov>

Fwd: Short Term Rental Proposed bylaw
Colleen Canning <ccanning@southhadleyma.gov> Mon, Feb 6, 2023 at 1:59 PM
To: Colleen Canning <ccanning@southhadleyma.gov>

From: Kayla Taylor <817ktaylor@gmail.com>
Date: Sun, Feb 5, 2023 at 3:40 PM
Subject: Short Term Rental Proposed bylaw
To: <acapra@southhadleyma.gov>

Hi Anne,

﻿I am writing in response to the proposed by law regarding Short Term Rentals (STR). While I appreciate that the town is
considering allowing STRs, I strongly disagree with the cap on total STRs and the reasoning for the cap regulation.

By not allowing STRs currently, the town is already essentially telling our out of town guests that we don’t welcome them;
that’s why they have to stay in Holyoke, Chicopee, Easthampton, or Northampton. All of these towns listed, unsurprisingly,
already have booming local economies with dining and shopping options that far outweigh ours, both in quality and
choice. This fact is worth noting as not only are we not welcoming out of town guests, we’re actually giving them reasons
to not choose our town for anything outside of the reason they have to be in town in the first place.

Now, by choosing to allow STRs, but capping the amount of STRs, we’re telling out of town guests; “sure you can stay
here but you have to be wealthy enough to afford it.“ Once you cap something, you’re battling with supply and demand;
less supply, and a presumed decent demand during certain times of the year = increased rental price.

It’s not a secret that our town isn’t some hidden gem, vacation destination. Anyone who would seek out a short term rental
here, is doing so with a purpose, and I am confident that has nothing to do with a bachelorette weekend or to host a
neighborhood house party. Given this, I am stuck on the reason to regulate on the proposed by law being listed as
“preserving residential neighborhoods and quality of life”. To me that sounds like an excuse to cherry pick who you allow
in what neighborhood and in my opinion quite elitist; given I’d bet no one is looking to rent a house on School Street; even
if it was offered up on Air BnB. We already have noise ordinances, trash ordinances and can easily update parking
ordinances if it were to honestly be to preserve residential neighborhoods.

Do you truly expect 25+ owner occupied homes to suddenly pop up on Air BnB? And will they be highly concentrated in
one neighborhood, that it will cause such chaos and need to be this controlled? I urge you to allow STRs and see how it
comes to fruition prior to proceeding with a cap. Let’s tell our out of town guests that we really DO! welcome them, all of
them; not dependent on their wealth.

Thank you for your time.

Kayla Taylor
31 N Main Street

Sent from my iPhone
--



2/6/23, 2:02 PM southhadleyma.gov Mail - Fwd: In full support of South Hadley's proposed STR Bylaws

https://mail.google.com/mail/u/0/?ik=fbb2dcef91&view=pt&search=all&permmsgid=msg-a%3Ar4638384928062954819&dsqt=1&simpl=msg-a%3Ar46… 1/2

Colleen Canning <ccanning@southhadleyma.gov>

Fwd: In full support of South Hadley's proposed STR Bylaws
Colleen Canning <ccanning@southhadleyma.gov> Mon, Feb 6, 2023 at 2:02 PM
To: Colleen Canning <ccanning@southhadleyma.gov>

---------- Forwarded message ---------
From: Mariann Millard <mariannmillard@yahoo.com>
Date: Mon, Feb 6, 2023 at 11:46 AM
Subject: In full support of South Hadley's proposed STR Bylaws
To: Anne Capra <acapra@southhadleyma.gov>

Dear Ms. Capra,

I'm writing this email to state my full support of South Hadley adopting its Proposed Short Term
Rentals General Bylaw and Zoning Bylaw.

After a comprehensive review of the proposed bylaws, I believe that it makes sense for the town
and its residents to be in favor of adopting the bylaws for the following reasons:

It will help to eliminate the number of illegal STR that has taken place in town by allowing a
set number of legal licenses to operate.
It will help to lessen the time & expense burden of the Building Commissioner to continually
ferret out the illegal licenses, based on the assumption that those previously operating
illegally will willingly and cooperatively apply for a license, and abide by the bylaw rules.
It will help recognize that South Hadley cannot remain in the 19th and 20th centuries, by
holding on to a non-realistic and harmful view that current economic realities for residents
don't exist in the 21st century. South Hadley already suffers from an unfortunate reputation of
being non-business-user-friendly. By denying residents an opportunity to individually profit,
and by extension, the town, from a well-regulated business of STR continues to promote this
unfriendly business culture, to the detriment of all. 

The proposed bylaws are well-crafted upfront to address and implement all needed guardrails
against abuse, e.g. noise and land pollution, which includes license suspension. Town officials
have a keen vested interest to make STR work well in town for everyone and I believe that their
proposed bylaws achieve this goal.

It should also be noted that Airbnb, a company focused on short-term rentals, will put in place a
new booking rule, which is designed to be of benefit to both its hosts and guests, and in the
process, to the surrounding neighbors, etc.:

https://www.cnbc.com/2023/02/03/airbnb-will-soon-push-all-vacationers-and-hosts-to-verify-
identity.html

A summary from the CNBC article can be found here:

Come Spring 2023, Airbnb  will require all users booking reservations on its platform to verify their
identity to book a reservation, further expanding a program that asks for credentials like a photo of
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https://mail.google.com/mail/u/0/?ik=fbb2dcef91&view=pt&search=all&permmsgid=msg-a%3Ar4638384928062954819&dsqt=1&simpl=msg-a%3Ar46… 2/2

a valid government-issued ID or a legal name and address.

With the growing popularity of STR, it makes economic and community sense for South Hadley to
support and adopt the proposed bylaws for the immediate protection and benefit of its residents
and visitors.

Best,

Mariann Millard
South Hadley resident
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Colleen Canning <ccanning@southhadleyma.gov>

public comment
Carol Constant <cpconstant@gmail.com> Mon, Feb 6, 2023 at 7:18 PM
To: Colleen Canning <ccanning@southhadleyma.gov>

Hi Colleen,

I am so sorry, I cannot seem to log in to the public hearing tonight.

My comment is that in the short term rental system, AirBNB etc, owners rate renters and renters rate wonders.  This
system is meant to keep everybody on their best behavior.  If there is a bad owner or a bad renter it goes on their record
for future rentals.

Thanks!!

--
Carol Constant
413-222-1761

Not everyone who grows old will have dementia, but there are people living in our communities who do. People living with
dementia might be our neighbors or friends, in the grocery store, shops, restaurants, or sitting next to us in worship. A
dementia friendly community is one that is informed, understanding, and supportive to those living with dementia and their
caregivers. 



Colleen Canning <ccanning@southhadleyma.gov>

2/6/23 Planning Board meeting
Harriet Finkel <hattie.finkel@gmail.com> Tue, Feb 7, 2023 at 1:32 PM
To: Anne Capra <acapra@southhadleyma.gov>, ccanning@southhadleyma.gov

Good Afternoon.

I am quite frustrated as I had attended last night's Planning Board meeting vis Zoom and, though I had my hand up, was not chosen to
speak. I truly feel Colleen was unable to see me- why I do not know. I am including the comments I intended to make last night in this
communication as a result.

As a Town Meeting member, I have had many conversations with friends and neighbors regarding the article proposing Short Term
Rental  regulations in South Hadley. I find there is general support for owner occupied STRs. People I talked to felt that they are a good
way for homeowners to generate extra income while providing a valuable service. 

However, I found there is great opposition to non-owner occupied STRs. Residents are very concerned that living in proximity to such a
facility could damage existing home values, neighborhood culture, and quality of life. I myself would never invest in a property near
such an enterprise. 

If the proposed article included a provision to allow non-owner occupied STRs, I would have to vote no on the article at the May Town
Meeting.

Yours very truly, Hattie Finkel, 450 Amherst Road

*Please forward this communication to all Planning Board members as soon as possible and include these comments in last night's
Planning Board minutes. Thank you
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SOUTH HADLEY PLANNING BOARD 
LIST OF CORRESPONDENCES 

MARCH 20, 2023 REGULAR MEETING 
 

Letters & Memos 
• February 7 email (attached) from Martha Terry, Brainard Street, regarding mobile homes.  

 
 
Legal Notices 
Amherst 

•  
Chicopee  

• Notice received from the Chicopee Planning Board for hearing on April 6 to consider the 
following: 1) Site Plan Waiver to increase an outdoor storage yard at 301 Griffith Road; 
and 2) Zone Change from Garden Industrial Unit Development to Industrial at Burnett 
Rd. 

Granby 
• Notice of Special Permit approval from the Granby Planning Board for a pet care/pet 

related business at 220 West State Street. 
Hadley 

•  
Holyoke 

•  



3/17/23, 4:43 PM southhadleyma.gov Mail - Fwd: for the planning board

https://mail.google.com/mail/u/0/?ik=fbb2dcef91&view=pt&search=all&permmsgid=msg-a:r-3500594181246052148&dsqt=1&simpl=msg-a:r-35005941… 1/1

Colleen Canning <ccanning@southhadleyma.gov>

Fwd: for the planning board
Colleen Canning <ccanning@southhadleyma.gov> Fri, Mar 17, 2023 at 4:33 PM
To: Colleen Canning <ccanning@southhadleyma.gov>

---------- Forwarded message ---------
From: Martha Terry <marthaterry25@gmail.com>
Date: Tue, Mar 14, 2023 at 8:33 PM
Subject: for the planning board
To: Anne Capra <acapra@southhadleyma.gov>

Hi Anne

I was sent this, and I would like you to forward this to the planning board.  It gives a good definition of and a
photo of a mobile home,  and mobile homes  right now are included in the Accessory Dwelling Unit proposed by
law.

Thank you.  

mterry

A mobile home (also known as a house trailer, park home, trailer, or trailer home) is
a prefabricated structure, built in a factory on a permanently attached chassis before being transported to site
(either by being towed or on a trailer). Used as permanent homes, or for holiday or temporary accommodation,
they are often left permanently or semi-permanently in one place, but can be moved, and may be required to
move from time to time for legal reasons.
Mobile homes share the same historic origins as travel trailers, but today the two are very different, with travel
trailers being used primarily as temporary or vacation homes. Behind the cosmetic work fitted at installation to
hide the base, mobile homes have strong trailer frames, axles, wheels, and tow-hitches.

mailto:marthaterry25@gmail.com
mailto:acapra@southhadleyma.gov
https://en.wikipedia.org/wiki/Prefabrication
https://en.wikipedia.org/wiki/Home
https://en.wikipedia.org/wiki/Home
https://en.wikipedia.org/wiki/Travel_trailers
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