Planning Board Agenda Background
May 10, 2021 Meeting

Background Materials for May 10, 2021
Agenda Items #1 through #11
We wish to acknowledge the invaluable service to the community and to the Planning Board
which Melissa O’Brien provided during her long tenure on the Planning Board.
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 10th
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 12th Regular Meeting
April 26th Public Hearing – Rocky’s Hardware SPR
April 26th Public Hearing – Zoning Map Amendments
March 30th Special Meeting – 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 – Replacement of Illuminated Sign at 504 Granby Road
Sign Techniques Inc. has submitted a request for installation and illumination of a replacement
sign for Ron’s Precision Automotive at 504 Granby Road. The subject property is at the
southwest corner of the intersection of Granby Road and Conti Drive (see aerial photo at top of
next page):
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The subject property apparently lies is in the
Business A-1 zoning district.
The materials submitted for this request have
been posted on the Town’s website at the
Planning & Conservation Department web
page under “Proposed Projects - Signs” titled
“Granby Road (504) – Ron’s Precision
Automotive - 2021” at the following link:
https://southhadley.org/976/ProposedProjects-Signs
The original request as posted on the website
was to replace the nonilluminated wall sign
with an illuminated sign as well as replacing
the existing illuminated free-standing sign.
However, the applicant has indicated that their
client wishes to drop the illuminated wall sign
(it will be replaced with a nonilluminated wall
sign) and merely request replacement of the
illuminated free-standing sign with a new
illuminated free-standing sign.
The existing sign as captured from Google Streetview:
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Approval of the illumination of the signs is subject to Section 255-85G of the codified Zoning
Bylaw which provides that,
No illuminated signs shall be permitted unless first approved by the Planning Board. Prior to
approving an illuminated sign, the Planning Board must make a determination that the sign
will not be adverse to the character of the surrounding neighborhood or the community. The
Planning Board shall notify, by mail, abutters of the date, time, and place of the Planning
Board meeting at which the request for an illuminated sign is to be considered.
(1) Exception. Traffic control and directional signs by municipal, state and federal
agencies shall be excepted from this requirement.
(2) Adverse to surrounding neighborhood or community. Signs which illuminate more
than what is necessary to convey the message or name being promoted or create glare
which may impact motorists are generally considered to have an adverse impact on the
community. Such adverse impact arises from excessive light pollution. Therefore, in
determining whether to approve the illumination of a sign, the Planning Board shall:
(a) Consider and minimize the illumination impact of the signage illumination on the
surrounding properties; and
(b) Only approve internally illuminated signs where only the lettering or logo of the
enterprise or message being promoted are illuminated; and
(c) Ensure that the illuminated sign does not illuminate adjoining or nearby
residential properties or pose a danger to motorists on adjoining or nearby roadways
which might arise from glare from the illumination source; and
(d) Not approve exposed or illuminated neon signs; and
(e) Require that illumination sources not illuminate the background or field of a sign
except to the extent that the background or field (due to the shape of the sign area) is
clearly a logo of the company or enterprise being advertised.
Pursuant to the Zoning Bylaw, the abutters have been notified of the meeting.
ACTION NEEDED: Determine if the illumination of the sign as proposed meets the Section
255-85G illumination standards.
Agenda Item #5 – Skinnerwoods Condominiums
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.
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
Request for Modifications:
The requests are relatively minor. In the Board’s decision, the name of the development is listed
as “Skinner Woods Condominiums”. Similarly, the accessway is listed as “Skinner Woods
Drive”.
The applicant requests that the development name be “Skinnerwoods Condominiums” and the
accessway be named “Skinnerwoods Way”.
Request for Waiver:
The applicant is requesting waiver of the requirement to install a sidewalk. This issue was
discussed during the public hearing and is addressed in condition #18 of the Special Permit
decision:
“18. Sidewalks. During the course of the public hearing, there were questions and
discussion about sidewalks. The applicant did not propose a sidewalk in the plan and
accounted for the absence of a sidewalk in developing the Stormwater Runoff
calculations. Neither the Planning Board nor the public in their comments objected to the
absence of a sidewalk internal to the development during the public hearing by. Further,
the present Board does not object to the lack of a sidewalk given the extensive open
space, absence of sidewalks along Route 116, and the inability of this roadway being
extended to accommodate additional development. However, there was not a request for
a waiver included in the application and such a request should be considered at the time
of a Form H Plan submittal. Accordingly, unless the Board grants a waiver as part of the
Form H Plan Endorsement Review, pursuant to Section 360-40A of the Subdivision

4

Planning Board Agenda Background
May 10, 2021 Meeting

Regulations, a sidewalk shall be installed on one side of the proposed roadway extending
from Amherst Road to the location of the proposed Bike Rack.”
Therefore, the applicant is requesting a waiver at this time. The Board should determine whether
or not to grant the waiver. If no waiver is granted, the applicant would need to make further
revisions to the plans (at a minimum, revision to the typical cross section and incorporate Sheet
S-1 into Sheet 6).
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.
Form: Unlike a Subdivision Performance Guarantee, the Planning Board may specify the form
of the guarantee (under the Subdivision Control Law, the applicant may choose the form from 3
options specified by the Law). The only other “Flexible Development” in South Hadley is
Moutainbrook subdivision. For the Special Permit Performance Guarantee for Mountainbrook
Subdivision, the Board specified a Letter of Credit as the acceptable form. A Covenant
Agreement cannot achieve the purpose set for the Special Permit Performance Guarantee –
especially for Stormwater Management.
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 stormwater system includes the gravel base but
not the berm or the base coat of asphalt – such omissions would appear to result in less
stormwater making it into the system. Landscaping estimate in particular is a bit confusing as it
notes that the estimate for the trees does not include installation and one should assume a 50%
mark up for labor, but no such mark-up is shown – just a 20% contingency.
These estimates have been provided to the Town’s DPW Superintendent to verify the
reasonableness of the estimates.
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.
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Plan Review and Endorsement
The plans have been forwarded to the appropriate departments for their review and comment.
Section 360-30 provides that the Board has 60 days from date of plan submittal to endorse,
modify, or reject the plan. Endorsement will be placed on the May 24, 2021 Planning Board
agenda.
ACTIONS NEEDED: There are multiple actions needed by the Board:
1) The Board should approve the minor revisions regarding the development name and
street name.
2) The Board needs to determine whether or not to grant the sidewalk waiver.
3) At a minimum, the Board needs to specify the form of the Performance Guarantees to be
allowed – I think one guarantee coupled with an appropriately written Performance
Guarantee agreement which spells out the conditions stated in the Special Permit
Decision regarding releases would be sufficient.
4) If a response is received from the DPW Superintendent in sufficient time, the Board
should set the amount of the Performance Guarantees being required.
Agenda Item #6 – PUBLIC HEARING: Rocky’s Hardware
6:45 p.m.
South Hadley Plaza, LLC submitted applications for Site Plan Review and Stormwater
Management Permit for a new, free-standing retail facility on a portion of the 9.2-acre site
known as Woodlawn Plaza. The project site is situated along the east side of Newton Street and
north of Lyman Street (see aerial photo below). The proposed facility is in the Business A-1
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zoning district. The site also lies within the Newton Street Smart Growth District; however, the
applicant is not seeking approval under the Smart Growth District but under the underlying
zoning.
The applicant is proposing to construct a 12,620 SF commercial building, and associated
3,569 SF garden center. It should be noted that the retail store is allowed by right subject only to
Site Plan Review. This would include the proposed Garden Center and outside display areas.
All application materials are posted on the Planning & Conservation Department page of the
Town’s website found at the following link: https://southhadley.org/1090/Newton-Street-501--SPR-Rockys-Hardware
Brief Chronology:
Application Submittal: March 25, 2021
Revisions/Responses Submitted: April 22, 2021, April 26, 2021, May 6, 2021
Public Hearings: April 26, 2021 and May 6, 2021
Departmental Meeting with applicant: April 21, 2021
New materials have been inserted/referenced beginning on page 10 of this Background Packet.
Departmental Comments (through April 22, 2021)
The project application and plans were provided to the various departments. Through April 22,
2021, the following comments had been received:
District One – Water Superintendent (2021-03-30 Email):
Thanks for sending along the information. This is a complex situation for the water dept. I
have the following comments:
1. The existing water line will need to be significantly modified in order to be located
within the “Rocky’s plaza” property line.
2. The entire plaza currently is fed from a meter pit on the left side of the Lyman street
entrance. This includes domestic and fire service.
3. There is no indication of a fire service for the new building?
4. The previously approved housing will be on a separate parcel within the plaza
according to the plans. There is an indication of a “proposed property line”. Has that
parcel been separated?
5. There is also indication that the existing water line will be going directly through the
new housing project.
6. If the new proposed housing project is a separate parcel, how will that building be fed
and metered? Typically, every parcel has its own water service and there is no
indication of frontage along Lyman St.
7. I met with the Fire Dept and there are concerns regarding Fire Hydrant locations and
associated flows with the water mains
The water department has no objection to the proposed project but has concerns about the
future of the housing project. It might be best to visit the site once this gets closer.
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Police Chief (2021-04-05 Email):
Thank you for the update. I would have no concerns about this move, from a public safety
perspective.
DPW Superintendent (2021-04-05 Email):
John and myself have reviewed the submitted plans, DPW has no concerns with this project.
DPW Wastewater Compliance Coordinator (2021-04-06 Email):
I have no concerns with the submission.
Building Commissioner (2021-04-08 Email):
I have no concerns with the site plan at this time.
District One – Fire Department (2021-04-06 Email to Project Engineer):
1. Can you run the turning radius for our Tower Truck through the parking lot? I have
concerns over the new islands and our ability to navigate around them. You should
have the truck information from the apartment building project.
2. Where will the FDC be located? We require a fire hydrant within 50ft of the
connection.
3. The dumpster must be 10ft from the building. Plans show next to loading area in rear.
4. What is a "Speed Table"?
District One – Fire Department (2021-04-16 Email):
Our concerns are over the locations of the islands and turning radius for our apparatus.
1. I would like to see a plan overlaying our tower truck turning radius.
2. We also need to know where the FDC for the sprinkler system will be located. There
must be a fire hydrant located within 50ft of the FDC.
3. We also need to know the size of the LP gas tank for the refilling station.
Conservation Administrator/Assistant Planner (2021-04-12 Email):
I have reviewed the plans and the project is outside of Conservation Commission jurisdiction
and will not require permitting under Chapter 240 Wetlands Bylaw or the Massachusetts
Wetlands Protection Act.
Questions/comments for the Planning Board's consideration:
1. Was an inspection of the existing detention basin completed to determine its current
condition to assess whether or not it is operating at its full design capacity? I
understand the basin was constructed in the 1990s. The information submitted with
the application does not appear to discuss operation and maintenance of the basin
over the past decades. Redevelopment of the site and existing infrastructure should
confirm the systems are functioning as designed to accommodate the planned
redevelopment.
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SHELD Engineer (2021-04-21 Email):
The electrical design shown is fine from a conceptual viewpoint, the actual design will
include integration with the adjacent proposed apartment complex.
1. We will work with the designers/owners to incorporate a fiber optic (Fibersonic)
system installation.
2. With the recent passage of the MA Climate Bill, it is
o Disappointing to note that this new building will still be burning fossil fuel
(natural gas) on-site
o Disappointing to note that there are no provisions for any EV charging with the
new parking areas
Director of Public Health (2021-04-21 Emails):
Okay...looks good to me.
1. Stormwater needs to drain within 72-hours, but it looks like they have less going into
the detention basin; taking away impervious surface (28 spots).
2. Underground units (2) ...have they determined location? Don't see it on the plan and
where is groundwater located?
3. Is there a tracking pad and water on site available?
A virtual meeting was held with the project engineers, the Park at Woodlawn Housing
development project engineer, the District One Water Superintendent, Lt Houle from District
One Fire Department, and the Director of Planning & Conservation on April 21, 2021 to review
the water and fire department issues. Generally, it appears issues were resolved:
1) The propane tank will be 2,000 gallons and be properly spaced (25 feet) from the
building
2) Locations of fire hydrants and FDC were identified for both the Rockys Hardware and
the Park at Woodlawn. The latter will need to finalize their Fire Hydrant location to the
satisfaction of the Fire Department but that does not seem to be an issue.
3) The speed table will likely need to be removed from the plan due to the concerns of the
Fire Department.
4) A new water line will likely need to be provided off Lyman Street to satisfy the Water
Department’s requirements regarding meter pits.
The public hearing has been advertised and posted for April 26, 2021 at 6:30 p.m. (see the
attached notice). Abutters have been notified of the public hearing notice.
Applicant Responses (April 22, 2021):
The applicant’s consultant has provided a letter of response to the departmental comments
including a truck turning plan, and revised site plan sheets with modification for the water line,
dumpster location and hydrant. This response is posted on the Planning & Conservation
Department page of the Town’s website found at the following link (in the section entitled
“Newton Street (501) - SPR Rocky's Hardware - Supplemental Materials 2021-04-22”):
https://southhadley.org/1090/Newton-Street-501---SPR-Rockys-Hardware
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Supplemental Submission – Traffic Generation Assessment (2021-04-26):
The applicant submitted a traffic generation assessment prior to the April 26, 2021 Public
Hearing. This assessment is posted on the Planning & Conservation Department page of the
Town’s website and can be found at the following link:
https://southhadley.org/DocumentCenter/View/8371/Newton-Street-501---SPR---New-RockysHardware---Traffic-Generation-Assessment-2021-04-26
Departmental Comments on supplemental submittals (through May 6, 2021)
The response and revised materials were distributed to the departments which submitted
comments (Director of Public Health, SHELD Engineer, District One Water Superintendent,
District One Fire Department, and Conservation Administrator/Assistant Planner). The following
responses were received:
o Director of Public Health responded (2021-04-22 Email) that the response satisfies her
concerns.
o Conservation Administrator/Assistant Planner responded (2021-04-29 Email) that the
changes to the stormwater system (2 new WQ treatment units, and the O&M Plan for the
entire stormwater system on site addresses her comments satisfactorily.
o Fire District One – Fire Department responded (2021-04-29 Email) that after the meeting
it was agreed that the FDC will be located on the front right-hand corner of the building,
and a hydrant will be located within 50ft. The speed hump will also be eliminated. All
other concerns were addressed as in their written response.
o Fire District One – Water Department responded (2021-05-04 Email) that they were all
set at this point. But they also noted that a site visit will likely be required at some point.
o SHELD Engineer responded (2021-05-04 Email) that “the responses are somewhat
disappointing, and I’m not sure they address the spirit of my comments in reducing
greenhouse gas emissions.” The email noted the following:
• Their response is that they are using gas since that is what the prior building used.
If the prior building used coal, would that mean the new building would use coal
also? It appears that the new building will be increasing the amount of GHG at a
time that the state is trying to reduce them. Unfortunately, SHELD does not have
any regulatory jurisdiction for this issue.
• Regarding the lack of any EV charging stations for the new parking area, the
response “The proponent may consider EV charging stations at the time of
construction, depending on cost and accessibility at that time.” seems less than
encouraging. Again, SHELD does not have any regulatory jurisdiction for this
issue.
In subsequent emails in regard to incentives which SHELD offers for commercial
developments to address the issues raised by the SHELD Engineer, the following was
provided:
• At the last MLB, a new program was authorized called Green Heat Loans. These
zero interest loans would be for residential customers to convert from fossil fuel
heating systems to heat pump systems. We are working with a local lender to
finalize the details before we roll it out to the public. We also offer heat
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•
•

•
•

•

pump/mini split rebates for units that meet certain efficiency standards. We also
offer a $500 rebate towards the purchase of heat pump hot water heaters.
Also approved at the MLB meeting is a new rebate of $200 if the electric service
needs to be upgraded due to an EV charger or “electrification” of the heating
system.
For new construction, we really don’t have any programs since the lifetime costs
are probably less using heat pumps/mini splits than traditional heating sources.
And with the goal of reducing GHG emissions, the best way of achieving that is
to not burn more fossil fuels from new structures.
For commercial EV charging stations, SHELD offers a $5000 rebate. There is
also a MA grant program (MassEVIP) that will pay 80% of the purchase and
installation costs of a public access charging station.
The cost of a dual port commercial charger is about $6,500, and installation can
cost another $6,000. There are also optional warranty/service agreements, and
optional communication packages. Without any grants it’s hard for businesses to
make it worth their effort, especially for existing buildings/locations where there
is the extra cost of excavating/patching/etc. It looks like the new COA will have a
dual port charger installed (100% of the cost is covered by EVIP grants for
municipal entities, and SHELD will help fund the communication costs).
For PV panels on commercial accounts, SHELD will treat it as another generator,
and purchase all the PV output, in much the same way as we do for the MHC site.
Since SHELD provides nearly carbon-free energy, PV systems do not really
decrease the amount of GHG emissions. That is why converting from oil/gas
heat/hot water systems to electric heat pumps is much more effective in reducing
GHG since no fossil fuels are burned.

Applicant Supplemental Submittals (2021-05-06):
The applicant’s consultant provided additional responses to the departmental concerns in the
form of plan revisions which appear to reflect the departments’ comments and provides a
proposed stockade fence along the proposed access drive for sound attenuation to the rear of the
property. These additional submittals are posted
on the Planning & Conservation Department page of the Town’s website found at the following
link (in the section entitled “Newton Street (501) - SPR Rocky's Hardware - Supplemental
Materials 2021-05-06”): https://southhadley.org/1090/Newton-Street-501---SPR-RockysHardware
These materials have been submitted to the District One Fire Department for confirmation that
they have addressed their concerns.
Review Criteria – Site Plan Review
The review criteria for Site Plan Review are detailed in Section 255-148 of the Zoning Bylaw (a
copy is attached).
Standards for Approval – Stormwater Management Permit
Standards for approval of a Stormwater Management Permit are found in Chapter 200 of the
Town’s Bylaws. Section 200-11 provides that to grant a Stormwater Management Permit, “the
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Planning Board must . . . find that the stormwater management and erosion and sediment control
plan submitted with the permit application meets the following criteria:
A. The stormwater management and erosion and sediment control plan are consistent with
the purposes and objectives of this bylaw in Article I;
B. Provisions for stormwater management meet the performance standards described in
Article VI;
C. Provisions for erosion and sediment control meet the design requirements in Article VII.”
Requests to speak:
As of May 6, 2021, no one has signed up to speak.
Google Form Responses and Emails – Comments:
One new letter and one new email have been received as of May 6, 2021. These have been
forwarded to the Planning Board members and to the project engineer.
On a related note, Conservation Administrator/Assistant Planner Anne Capra talked with the
Police Chief regarding the comments made about the "unaccounted for" late night truck idling in
the back corner of the parking lot which may be related to illicit activity and/or trucks making
this an unofficial rest stop. The Police Chief indicated she will have patrols move through there
at night.
ACTION NEEDED: Hold the public hearing.
Agenda Item #7 – Decision: Rocky’s Hardware
This agenda item is included in the event that the Board closes the public hearing May 6, 2021
and elects to rendering a decision on the Site Plan Review and Stormwater Management Permit
applications. The Board must render a decision within 90 days of the public hearing and shall file
its written decision with the Town Clerk's office.
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
The public hearing 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.”
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Since the public hearing was held on April 26, 2021, the statutory time frame for submittal of the
report to Town Meeting is May 17, 2021. A draft report will be provided for the Board’s
consideration on Monday. However, it should be noted that the statute does not preclude the
Planning Board from submittal of a report at a later date – it just provides that Town Meeting
must wait that 21-day period before acting in absence of a report. Since Town Meeting will not
occur until June 9, 2021, the Board will not be under pressure to approve the report on May 10th
if the members feel they would like more time to review and consider the written report.
The Town Administrator has also indicated that no Bylaw amendments will be on the June 9,
2021 Town Meeting. This further relieves the Board of pressure to “hurriedly” adopt a report on
this matter. Bylaw amendments are anticipated to be held for consideration at a Special Town
Meeting which may occur in August, September, or later. If the Town Meeting does not consider
the requests before October 25, 2021, the Planning Board will need to hold a new public hearing.
Based on the Board’s direction at the April 26, 2021 meeting, the Report will indicate that the
Board feels that the requests are premature at best. This is based on the following:
1) The Route 202/Route 33 corridor study has not been finalized and that study is intended
to provide guidance for zoning and development of this corridor.
2) The subject properties may not be best suited for single-family housing, but the Town’s
current Zoning Bylaw does not appear to provide for a zoning district that appropriately
addresses the Route 202/Route 33 corridor; particularly given the concerns surrounding
particular possible land uses and scales of development expressed at the public hearing.
The Report will further indicate that the Board is committed to and intends to submit to Town
Meeting recommendations regarding zoning in this corridor after the Route 202/Route 33
corridor study is finalized – which, hopefully, will occur in 2021.
ACTION NEEDED: Review and adopt or give edits to the report to Town Meeting.
Agenda Item #9 – Regular Planning Board Meeting Schedule through September 2021
The Planning Board is currently scheduled to hold its regular meetings on the second and fourth
Monday of each month. Thus, for the next 8 months, the Board is scheduled to meet as follows:
o
o
o
o
o
o
o
o
o
o
o

May 10, 2021
May 24, 2021
June 14, 2021
June 28, 2021
July 12, 2021
July 26, 2021
August 9, 2021
August 23, 2021
September 13, 2021
September 27, 2021
October 11, 2021 – Municipal Holiday
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o
o
o
o
o

October 25, 2021
November 8, 2021
November 22, 2021
December 13, 2021
December 27, 2021

Only October 11th conflicts with a municipal holiday (Christmas falls on a Saturday). However,
it should be noted that there are 3-week gaps between the May 24th and June 14th meetings; the
August 23rd and September 13th meeting; and between the November 22nd and December 13th
meetings. This can sometimes be an issue with ANR Plans and the deadlines for certain permit
applications. The Director of Planning & Conservation has typically been able to resolve such
conflicts.
It should also be noted that the Board traditionally has only met once in July and once in August.
Further, the Board has refrained from meeting the week following Christmas. However, that has
not always been the case due to the dates for required hearings.
It is important to set the schedule at least 3 months in advance to enable the Director of Planning
& Conservation to schedule hearings and communicate potential schedules with prospective
applicants effectively. It also allows the public to schedule their attendance at Planning Board
meetings around their other matters.
At the last meeting, the Board voted to set the meetings for:
o May 10, 2021
o May 24, 2021
o June 14, 2021
It was indicated at that time that at least one member may have a conflict with the June 28, 2021
meeting date and another member indicated they may have a conflict with the July 26, 2021
meeting date. The Board indicated an intent to set further meeting dates at their meeting on May
10, 2021.
ACTION NEEDED: Adopt a meeting schedule for at least the next 3 months, but preferably for
a longer period of time.
Agenda Item #10 - Planning & Conservation Department Report
The Planning & Conservation Department staff will provide a report on the following items:
a. Development Activity
o McKinley Avenue Duplex. A developer is proposing to construct a two-family dwelling
on a lot on McKinley Avenue. An application has been submitted. The application
materials including plans have been submitted to the various departments for review and
comment. They have also been posted on the Planning & Conservation Department page
of the Town’s website at the following link (in the section titled “McKinley Avenue
Proposed Duplex SP – 2021”): https://southhadley.org/316/Project-Plans-M-through-Z
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o Westfield Savings Bank Message Sign. A sign company inquired about replacing the
existing Westfield Savings Bank sign with a “message board sign”. Such signs are not
“expressly” prohibited. However, I indicated that it would appear challenging for such a
sign to conform to the illuminated sign restrictions. No application has been submitted at
this time.
o New Senior Center Directional Sign. An inquiry was received as to the possibility of the
Friends of the COA installing a “monument” style directional sign for the new senior
center at the Peoples Bank corner of Dayton and Newton Streets. I noted that the Zoning
Bylaw only allows directional signs that do not exceed 300 square inches. Thus, the
proposed “monument” style directional sign would probably not meet the Zoning Bylaw
restrictions.
o Mobile Food Truck in a Residential zoning district. An inquiry was made from a vendor
who wished to set up a mobile food truck several days a week on a lot in a Residential
zoning district. He was advised that is not allowed under the Zoning Bylaw. He inquired
as to how to get the bylaw changed – it would require an amendment approved by Town
Meeting.
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, and May 6, 2021
to review the Master Plan Update. An additional meeting is scheduled for May 18, 2021
complete the first round of the Board’s review of the Master Plan Update on the at 6:00
p.m. for approximately 2 hours. If the Board does not complete its initial review May
18th, additional meetings will be required.
Several boards have submitted comments and questions regarding the update in response
to meetings with the Master Plan Implementation Committee. The staff has compiled
these comments and they were provided to the Board for review prior to the March 18th
meeting. An additional update of these comments and questions will be provided for the
May 18th meeting.
d. Planning Board Meeting Schedule
As set at the April 26, 2021 meeting, the current adopted schedule for the next several
meetings is as follows:
o Monday, May 10, 2021
o Monday, May 24, 2021
o Monday, June 14, 2021
New meeting dates are to be set under Agenda Item #9 above.
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e. Planning & Conservation Department Grant Activity
o On May 3, 2021 at 6:00 p.m., the Planning & Conservation Department held an
Informational Meeting on the 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
As planned, the improvements will make this portion of Lyman Street the most
bike/pedestrian friendly street in town – a “model” for what might be achievable
elsewhere. While more funding and more time could make further improvements
possible, we must work within the funding and time limits available. It should be noted
that these improvements have been derived from comments the public made regarding
the existing conditions when the Town sought to create the Newton Street Smart Growth
District – the Administration listened and responded.
Agenda Item #11 – 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
April 27-May 7, 2021

Letters & Memos
• Email received April 27, 2021 from Barbara Bunyan, Mount Holyoke College, regarding
the requested zone change for the properties located at the intersection of routes 202 and
33.
• Email received from Devin Mackey, 306 Granby Road, regarding the requested zone
change for the properties located at the intersection of routes 202 and 33.
• Form H Plan and supplemental documentation received for the Skinnerwoods Flexible
Development along Amherst Road.
• Email received May 4, 2021 from Laurel Connelly, 112 Stonybrook Village, regarding
the Site Plan Review application to construct a new commercial building at 501 Newton
Street.
• Email received May 6, 2021 from Barbara Callan-Bogia, 148 Stonybrook Village,
regarding the Site Plan Review to construct a new commercial building at 501 Newton
Street.
• Memorandum received May 6, 2021 from Jessica Allen, R. Levesque Associates,
detailing revisions to the Site Plan for a new commercial building at 501 Newton Street.
Comments from Town Departments on Pending Projects
• Email received April 28, 201 from Melissa LaBonte, WPC Compliance Coordination,
identifying no concerns with the Skinnerwoods From H Plan
• Email received April 28, 2021 from Mark Aiken, Superintendent of the Fire District 2
Water Department, identifying no concern with the Skinnerwoods Form H Plan.
• Email received April 29, 2021 from Jennifer Gundersen, Chief of Police, identifying no
concerns with the Skinnerwoods Form H Plan.
• Email received April 29, 2021 from Jason Houle, Fire District 1 Fire Prevention Officer,
identifying no concerns for the Site Plan to construct a new commercial building at 501
Newton Street following plan revisions.
• Email received April 29, 2021 from Anne Capra, Conservation Administrator/Planner,
identifying that her concerns were addressed within the changes to the stormwater
management plan for the new commercial building at 501 Newton Street.
• Email received May 4, 2021 from Jeff Cyr, Fire District 1Water Department
Superintendent, identifying no concerns for the Site Plan to construct a new commercial
building at 501 Newton Street/
Google Forms-May, 2021 Planning Board Regular Meeting and Public Hearings
No forms have been submitted as of May 7, 2021.

1

List of Correspondence

Legal Notices
Amherst
• Notices received from the Amherst Planning Department for public hearings on May 19,
2021 to consider: 1) amendments to the inclusionary zoning bylaw and 2) considerations
for a zoning bylaw to create a temporary moratorium for 180 days on building permits for
construction of buildings with three or more dwelling units.
Chicopee
• Notices received May 3, 2021 from the Chicopee Planning Board for public hearings on
May 6, 2021 to consider: 1) a preliminary site plan for a proposed Hot Table Restaurant
along Memorial Drive; 2) a preliminary site for an addition and parking lot expansion at
Metro Chrysler Jeep Ram Dealership at 650C Memorial Drive; and 3) a waiver from
frontage to allow construction of a single family home fronting Old Lyman Road.
Granby
• Notice received May 6, 2021 from the Granby Planning Board for the cancellation of a
scheduled public hearing for site plan review for a garage/stable/hobby storage at 107R
Carver Street
Hadley
•
Holyoke
•
Publications
• JAPA: The Journal of the American Planning Association – Volume 87 Number 2 2021
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Bucky Sparkle, PE
87 Grove Avenue, Leeds, MA 01053
617.271.4004 or zengineerbucky@gmail.com
16 February 2021
To:

Richard Harris, Director, Planning & Conservation
Town Hall
116 Main Street
Room 204
South Hadley, MA 01075
413-538-5017, ext. 206
rharris@southhadleyma.gov

Project:

Skinnerwoods Condominiums – A Flexible Development
Amherst Road, South Hadley, MA

Applicant:

Skinner Woods, LLC

Subject:

Special Permit Modification Request

Dear Richard and Board Members,
On December 16, 2019, the South Hadley Planning Board issued its Certificate of Planning Board
Decision Approving Special Permit and Stormwater Management Permit for Skinner Woods
Condominiums – Amherst Road. After this decision was rendered, it came to The Zengineer’s
attention that the proper name of the development is not “Skinner Woods”, but “Skinnerwoods”.
Additionally and contrary to Special Permit Condition 19.a), “Skinner Woods Drive” is not an
accurate name for the development’s road. As such, the Applicant requests de minimis changes
to the Special Permit to officially reflect these naming conventions. Specifically:
1. The development be known as “Skinnerwoods Condominiums”, instead of “Skinner Woods
Condominiums”.
2. The private road be known as “Skinnerwoods Way”, instead of “Skinner Woods Drive”.
Please let me know if you have any questions and when this topics would make the board’s
agenda.
Brightly,

Bucky Sparkle, PE
CC:

Thomas Spring

The Zengineer
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May 6, 2021

Mr. Brad Hutchison, Chair
Town of South Hadley Planning Board
Town Hall
116 Main Street, Room 109
South Hadley, MA 01075
Re:

Site Plan Review Application
501 Newton Street
South Hadley, MA
Parcel ID: 28-200
RLA Project Number: 191105

Dear Mr. Hutchison and Board Members,
On behalf our client, South Hadley Plaza LLC, our office has prepared the following
list of revisions for the project referenced above. This letter documents revisions to
the plans set that have occurred from April 26, 2021 to present.
Sheet C-4 (Layout)
1. A call-out for the Fire Department Connection (FDC) on the proposed
commercial building, per Fire Department request
2. Remove proposed speed table per Fire Department request.
3. Add 6’ wood stockade fence adjacent to the accessway at the rear of the
proposed commercial building, for sound attenuation.
Sheet C-6 (Drainage & Utilities)
1. A call-out at the stormwater basin that the Stormwater Operation and
Maintenance Plan, which was submitted to the Town with the Stormwater
Report as Appendix F, will be recorded at the Registry of Deeds.
Sheet D-2 (Details)
1. Detail for proposed stockade fence.

A L AND PL ANNING SERVICES COMPANY

R LEVESQUE ASSOCIATES, INC.
40 School Street · Westfield, MA 01085
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Should you have any questions regarding this project, please do not hesitate to
contact our office at your convenience.
Sincerely,
R. LEVESQUE ASSOCIATES, INC.

Jessica Allan, AICP
Permitting Project Manager
cc: South Hadley Plaza LLC

A L AND PL ANNING SERVICES COMPANY

§ 255-148. Review criteria.
A. The Planning Board shall review the site plan and supporting
data, taking into consideration whether the proposed site plan
reasonably fulfills the following objectives (As used in this
§ 255-148, the word "shall" is mandatory and the words "should"
and "may" are recommended but optional.):
(1) Compliance with all requirements of this bylaw, all other
applicable regulations and bylaws, and consistency with the
South Hadley Master Plan.
(2) Integration of the site into the existing terrain, surrounding
landscape and built environment so as to minimize
disruptions to natural processes, existing land forms,
architectural character, and significant vistas.
(3) Site design that, to the extent feasible:
(a) Avoids wetlands, wetland buffers, rivers, river resource
areas, vernal pools, sensitive habitats, steep slopes,
floodplains, and hilltops;
(b) Minimizes obstruction of scenic views from publicly
accessible locations;
(c) Preserves unique natural, scenic, cultural, or historical
features;
(d) Minimizes tree, vegetation and soil removal and grade
changes;
(e) Provides open space with a scale and character that is
appropriate to the surrounding area; and
(f) Screens objectionable features
properties and roadways.

from

neighboring

(4) If the proposal requires a special permit, it must also conform
to the special permit requirements in Article IX of this bylaw.
(5) Structures shall be compatible with the character and scale of
structures in the neighborhood and zoning district.
(a) Proposed structures shall be compatible in character and
scale through the use of appropriate massing, roof and
wall lines, facade proportions and detailing, fenestration,
ornamentation, and other architectural techniques.
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(b) A proposed building or buildings shall relate
harmoniously to neighboring buildings and each other
with adequate light, and air circulation and separation
between buildings.
(c) Where appropriate, buildings shall be arranged so as to
define outdoor spaces, including streets and plazas.
(d) The Planning Board may consider whether the location,
size, and style of entrances are compatible with the
neighborhood's character.
(e) Buildings shall be designed to avoid large expanses of
undifferentiated facades, and long, plain wall sections.
(f) The Planning Board shall consider whether fenestration is
consistent with the neighborhood's and/or Town's
character. The Planning Board may consider window type
(double-hung, casement, etc.), alignment, proportions,
percent of glazing, and proportion to facade, but may not
regulate building materials.
(g) Electrical and mechanical equipment (whether rooftop,
ground level, or wall-mounted) shall be screened from
public view using materials harmonious with the building
or shall be located where they are not visible from any
public way.
(h) Applicants are encouraged to locate and design buildings
such that they maximize solar access during cooler
months and control solar gain during warmer months.
(6) Landscaping shall be an integral part of the proposed site
design, and shall enhance the design and arrangement of
structures, define usable public and private outdoor spaces,
integrate the site into the surrounding landscape, as
appropriate, and provide buffering from objectionable or
noxious elements both within the site between the site and
the surrounding area.
(a) Landscape plantings and other landscape elements shall
be encouraged to create pedestrian-scale spaces and to
maintain landscape continuity within the community.
(b) The need for irrigation, fertilization, and/or use of
pesticides should be minimized through the selection of
vegetation that thrives under the site's proposed
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conditions, including temperature, light, moisture, air
circulation, soil type and quality, and stress from salt.
(c) The preservation of mature plant species, hedgerows, and
woodlots shall be encouraged and included as a design
element in the development of the site and to serve as
natural buffer.
(d) Landscape buffers shall be provided between parking lots
and public streets and between uses that may be
incompatible, such as large-scale commercial uses and
residences. Such buffers may include planted trees and
shrubs, hedgerows, berms, existing forestland, or forest
created through natural succession. The width of such
buffer areas will depend upon the topography, scale of the
uses, and their location on the property and nature of
buffer composition, unless this bylaw indicates that
specific widths are required for a particular situation.
Where excessive noise contributes to the incompatibility,
sound barrier fencing may be required.
(e) Screening shall be required for loading docks, storage
areas, dumpsters, utility buildings and similar features.
Screening may include planted trees and shrubs,
hedgerows, berms, existing vegetation, and fences.
(f) The Planning Board may require that shade trees at least
six feet tall and two-inch caliper be planted and
maintained at twenty- to forty-foot intervals along roads,
at a setback distance acceptable to the Highway
Superintendent.
(g) The Planning Board may require that at least 30% of a
new parking area be shaded by tree and vegetation
canopies upon their full growth.
(h) Where appropriate, planting areas should be designed to
capture, use and infiltrate stormwater runoff.
(7) Site designs shall provide for the convenience and safety of
vehicular, bicycle, and pedestrian movement within the site
and should provide connections, wherever feasible and
appropriate, to adjoining public ways and properties.
(a) The Planning Board shall encourage vehicular and
pedestrian connections between adjacent sites, streets,
bikepaths, and walkways to facilitate pedestrian use and
to minimize traffic entering existing roads.
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(b) Where appropriate, the Planning Board may require
bicycle parking spaces and racks in an area that does not
conflict with vehicle circulation or parking.
(c) Curb cuts shall be minimized to the extent practical. Sites
should be limited to one curb cut, unless safe and
effective traffic management requires multiple curb cuts
or unusual hardship exists. Curb cuts shall be located so
as to minimize hazardous entrances and exits and turning
movements.
(d) The project, including any road and intersection
improvements, shall not decrease the level of service
(LOS) of adjacent roads or intersections below the
existing conditions when the project is proposed. The
Planning Board may consider the incremental nature of
development and cumulative impacts on the LOS. This
requirement to maintain LOS shall not apply to
development within the South Hadley Falls Overlay
District. The project proponent must demonstrate that all
cumulative and incremental traffic impacts have been
mitigated.
(8) The site design shall provide for adequate measures to
prevent pollution of surface or ground water, to minimize
erosion and sedimentation, and to prevent changes in ground
water levels, increased run-off and potential for flooding.
(9) The site design shall minimize and/or mitigate adverse
impacts on the Town's services and infrastructure.
(10) The site design shall minimize intrusion of light into adjacent
properties and shall minimize excessive night-sky lighting
while ensuring adequate light for safe use of the property.
(11) The site design shall place electric, telephone, cable TV, and
other
utilities
underground
where
physically
and
environmentally feasible.
(12) Drainage of the site shall recharge ground water to the
extent practical. The peak rate of surface water flowing offsite shall not increase above predevelopment conditions and
shall not adversely affect drainage on adjacent properties or
public roads or increase turbidity of water flowing off-site.
(13) In order to create more walkable and pedestrian-friendly
developments, minimum frontage occupancy requirements
apply in certain locations to create a sense of enclosure in the
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streetscape. As used herein, "frontage occupancy" means the
percentage of the lot width at the front of the building that
must be occupied by the facade of a building.
(a) Minimum frontage occupancy requirements apply to the
following use categories as shown on the Use Table
included as an attachment to this chapter:
[1] Business.
[2] Public and institutional.
[3] Multifamily dwellings.
(b) A minimum frontage occupancy of 80% is required in the
South Hadley Falls area along Main Street from Carew
Street to Pleasant Street and along Bridge Street from
one parcel Main Street to Lamb Street.
(c) A minimum frontage occupancy of 50% is required along
Route 116, from Boynton Street to Camden Street and
along Route 33 from Route 202 to the Chicopee Town
Line.
(d) A minimum frontage occupancy of 50% is required along
Route 116 from Camden Street to Route 202 and along
Route 202 (Granby Road) from Easy Street to East Street.
B. Before approval of a site plan, the Planning Board may require
that the applicant make modifications in the proposed design of
the project to ensure that the above objectives are fulfilled.
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