
TOWN OF GREAT BARRINGTON 
MASSACHUSETTS 

__________ 

OFFICE OF THE TOWN MANAGER 

Town Hall, 334 Main Street 
Great Barrington, MA 01230 

Telephone: (413) 528-1619 x2900 
         Fax: (413) 528-2290 

Mark Pruhenski 
Town Manager 

E-mail: mpruhenski@townofgb.org 
www.townofgb.org 

Selectboard Meeting via Zoom and in person at 334 Main Street Great Barrington MA 
Order of Agenda for Monday, March 27, 2023, at 6:00 PM 

Please click the link below to join the webinar: 
https://us02web.zoom.us/j/84727797185?pwd=NDFRUjFITE12eDN3bE5LaTNBQ0RmZz09 

Webinar ID: 84727797185 Dial-in, audio-only: (929) 205 6099 

Pursuant to Governor Baker’s March 12, 2020 Order Suspending Certain Provisions of the Open Meeting Law, G.L. c. 30A, §18, 
and the Governor’s July 16, 2022 Revised Order extending remote participation by all members in any meeting of a public body, 
this meeting of the Selectboard will be conducted both in-person and via remote participation to the greatest extent possible. 
Specific information and the general guidelines for remote participation by members of the public and/or parties with a right and/or 
requirement to attend this meeting can be found on town’s website, at www.townofgb.org. For this meeting, members of the public 
and committee members may attend the meeting in person, or, for those who wish to do so remotely may by following the 
instructions at the top of this agenda. For those who are not in-person every effort will be made to ensure that the public can 
adequately access the proceedings in real time, via technological means. 

1. CALL TO ORDER SELECTBOARD REGULAR MEETING

2. SELECTBOARD’S ANNOUNCEMENTS/STATEMENTS

3. TOWN MANAGER’S REPORT
a. Housatonic Water Works
b. Earth Day roadside clean-up event
c. Monument Mountain Regional High School–Entrance/Exit Work

4. LICENSES AND PERMITS
a. Annual Renewal of Wyantenuck Country Club’s Seasonal All Alcoholic Liquor License 

for 2023

b. Berkshire Busk–Railroad Street Road Closure Request for the 2023 Summer Season

c. Lauren Clark/Library Board of Trustees requesting a one day Liquor License for an event 
on Wednesday, April 19, 2023 from 4PM to 6:30PM at the Mason Library 231 Main 
Street Great Barrington 

http://www.townofgb.org/
https://us02web.zoom.us/j/84727797185?pwd=NDFRUjFITE12eDN3bE5LaTNBQ0RmZz09
http://www.townofgb.org/


d. Dennis Iodice Market Manager for the Great Barrington Farmers’ Market and Kristen 
Kanter and Molly de St Andre of the Great Barrington Arts Market requesting the closure 
of Church Street to through traffic from Main Street to School on Saturdays beginning 
May 6 through November 11 beginning with set up at 7AM and ending at 3PM with 
clean up 
 

e. Kelley Vickery/Lauren Ferin of Berkshire International Film Festival requesting two-one 
Day liquor Licenses for June 1 and June 3 from 5PM to 11PM for events at the Park 
behind Town Hall, 334 Main Street 
 

f. Kelley Vickery/Lauren Ferin of Berkshire International Film Festival requesting two-
Weekday Entertainment Licenses for Thursday, June 1 and Saturday, June 3 from 5PM to 
11PM for events at the Park behind Town Hall, 334 Main Street 

 
g. Kelley Vickery/Lauren Ferin of Berkshire International Film Festival requesting a 

permission to hang banners along Main Street between Bridge and Pleasant, 3 poles on 
Bridge Street and Railroad Street.  The Banners would be on display from April 24, 2023 
to June 12, 2023  

 
h. Kelley Vickery/Lauren Ferin of Berkshire International Film Festival requesting a 

moratorium for parking limits during the event from June 1 to June 4, 2023 
 

5. PUBLIC HEARINGS 
a. Nick Arienti for Price Chopper Operating Co. d/b/a Market 32 for reconsideration of a 

Wine and Malt Package Store License application for 300 Stockbridge Road, James 
Collins Manager 

i. Open Public Hearing 
ii. Explanation 

iii. Public comments; speak in favor or opposition 
iv. Close Public Hearing 
v. Selectboard discussion 

vi. Motion; decision 
 

b. Continued from March 6–Special Permit application from the Great Barrington 
Affordable Housing Trust, c/o White Engineering, Inc., with Central Berkshire Habitat 
for Humanity, for a Planned Unit Residential Development of new residential homes at 0 
North Plain Road, Map 26, Lot 53A, per Sections 3.1.4 A(9), 8.5 and 10.4 of the Zoning 
Bylaw. 

i. Reopen Public Hearing 
ii. Present Revised Plans 

iii. Public comments; speak in favor or opposition 
iv. Close Public Hearing 
v. Selectboard discussion 

vi. Motion; decision 
  



6. NEW BUSINESS 
a. SB vote to appoint Christopher Wiltshire and Devan Arnold to the Agricultural 

Commission 
 

b. Open Meeting Law Violation and Response (OML 2023-32) 
 

7. CITIZEN SPEAK TIME 
Citizen Speak Time is an opportunity for the Selectboard to listen to residents. Topics of 
particular concern or importance may be placed on a future agenda for discussion. This 
time is reserved for town residents only unless otherwise permitted by the chair, and 
speakers are limited to 3 minutes each.  
 

8. SELECTBOARD’S TIME 
9. MEDIA TIME  
10. ADJOURNMENT 

 
NEXT SELECTBOARD MEETING 
Selectboard Special Meeting April 3, 2023 
Selectboard Regular Meeting April 10, 2023 
Selectboard Regular Meeting April 24, 2023 
Town Meeting Monday May 1 @ 6:00PM 
Town Meeting Second Night Thursday May 4 @6:00 PM, if needed 
 

 
Mark Pruhenski, Town Manager 
Pursuant to MGL. 7c. 30A sec. 20 (f), after notifying the chair of the public body, any person may make a video or audio recording of an open 
session of a meeting of a public body, or may transmit the meeting through any medium.  At the beginning of the meeting, the chair shall inform 
other attendees of any such recordings.  Any member of the public wishing to speak at the meeting must receive permission of the chair.  The 
listings of agenda items are those reasonably anticipated by the chair, which may be discussed at the meeting.  Not all items listed may in fact be 
discussed and other items not listed may be brought up for discussion to the extent permitted by law. 



Selectboard Meeting Packet - March 27, 2023 
Item 4.a. Annual Renewal of Wyantenuck Country Club's Seasonal All Alcoholic Liquor License 
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Item 4.f. Kelley Vickery_Lauren Ferin of BIFF for (2) Weekday Entertainment Licenses 

DRT has reviewed and has no concerns. Applicant must 
coordinate parking spaces at Town Hall lot with DPW at 
least one week prior to event. 
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DRT has reviewed and has no concerns. Applicant must 
coordinate parking spaces at Town Hall lot with DPW at 
least one week prior to event. 
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Joanne DeRose

February 22, 2023
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TOWN OF GREAT BARRINGTON 
MASSACHUSETTS 

__________ 

SELECTBOARD 

Town Hall, 334 Main Street 
Great Barrington, MA 01230 

Telephone: (413) 528-1619, x2 
Fax: (413) 528-2290 
 www.townofgb.org 

STEPHEN BANNON 
CHAIR 

LEIGH S. DAVIS 
EDWARD ABRAHAMS 
GARFIELD C. REED 
ERIC GABRIEL 

SPECIAL PERMIT #  933-23 

NAME, ADDRESS, AND PROJECT:   Special Permit application from the Great Barrington 
Affordable Housing Trust, c/o White Engineering, Inc., with Central Berkshire Habitat for 
Humanity, to permit a Planned Unit Residential Development of new residential homes at 0 North 
Plain Road, Map 26, Lot 53A, in accordance with Sections 3.1.4 A(9), 8.5 and 10.4 of the Zoning 
Bylaw.  

REVIEW MEETINGS 

These Boards and Commissions will hold meetings on the following dates to consider your application 
and make a recommendation to the Selectboard (dates or times may be subject to change): 

PLANNING BOARD Thursday, February 9, 2023, 6:00 PM 
Applicant must attend 

CONSERVATION COMMISSION  Wednesday, February 22, 2023, 6:30 PM 
Applicant should call the Conservation Agent in advance of the meeting to see if you should attend. 

BOARD OF HEALTH   Thursday, March 2, 2023, 6:30 PM 
Applicant should call the Health Agent in advance of the meeting to see if you should attend. 

SPECIAL PERMIT PUBLIC HEARING 

The PUBLIC HEARING before the SELECTBOARD will be Monday, March 6, 2023, at 6:00 PM, 
Applicant must attend.  

continued to March 27, 2023
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North Plain Road Community Timeline
If Select Board Approves Special Permit Application on 3/27/23

NOTE:  Homes phase construction:  1.5-2 years per phase

Infrastructure Permitting, 
RFP Process Advertising,

Contracting & Award
Summer 2023

Phase 1: Construction Begins
Units 10-16

Early Spring 2024


 

Phase 2: Units 4-9
Spring 2026

 

Phase 3: Units 1-3,
17-20

Spring 2028
 

Infrastructure
Construction Begins 

Fall 2023

Selectboard Meeting Packet - March 27, 2023 
Item 5.b. Special Permit_GB Affordable Housing Trust c/o White Engineering with CBHH Residential Development 



2 to 3-Bedroom       900-1,200 SF      16 - 18 units
4-Bedroom                       1,400 SF      up to 4 units

Area Median Incomes will be between 60% and 100% AMI

North Plain Road Community Unit Count
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ACCEPTABLE FILL MATERIALS: STORMTECH MC-3500 CHAMBER SYSTEMS

PLEASE NOTE:

1. THE LISTED AASHTO DESIGNATIONS ARE FOR GRADATIONS ONLY. THE STONE MUST ALSO BE CLEAN, CRUSHED, ANGULAR. FOR EXAMPLE, A SPECIFICATION FOR #4 STONE WOULD STATE: "CLEAN, CRUSHED, ANGULAR NO. 4 (AASHTO M43) STONE".

2. STORMTECH COMPACTION REQUIREMENTS ARE MET FOR 'A' LOCATION MATERIALS WHEN PLACED AND COMPACTED IN 9" (230 mm) (MAX) LIFTS USING TWO FULL COVERAGES WITH A VIBRATORY COMPACTOR.

3. WHERE INFILTRATION SURFACES MAY BE COMPROMISED BY COMPACTION, FOR STANDARD DESIGN LOAD CONDITIONS, A FLAT SURFACE MAY BE ACHIEVED BY RAKING OR DRAGGING WITHOUT COMPACTION EQUIPMENT. FOR SPECIAL LOAD DESIGNS, CONTACT STORMTECH FOR

COMPACTION REQUIREMENTS.

4. ONCE LAYER 'C' IS PLACED, ANY SOIL/MATERIAL CAN BE PLACED IN LAYER 'D' UP TO THE FINISHED GRADE. MOST PAVEMENT SUBBASE SOILS CAN BE USED TO REPLACE THE MATERIAL REQUIREMENTS OF LAYER 'C' OR 'D' AT THE SITE DESIGN ENGINEER'S DISCRETION.

NOTES:

1. CHAMBERS SHALL MEET THE REQUIREMENTS OF ASTM F2418, "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS"

CHAMBER CLASSIFICATION 45x76 DESIGNATION SS.

2. MC-3500 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 "STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".

3. THE SITE DESIGN ENGINEER IS RESPONSIBLE FOR ASSESSING THE BEARING RESISTANCE (ALLOWABLE BEARING CAPACITY) OF THE SUBGRADE SOILS AND THE DEPTH OF FOUNDATION STONE WITH CONSIDERATION

FOR THE RANGE OF EXPECTED SOIL MOISTURE CONDITIONS.

4. PERIMETER STONE MUST BE EXTENDED HORIZONTALLY TO THE EXCAVATION WALL FOR BOTH VERTICAL AND SLOPED EXCAVATION WALLS.

5. REQUIREMENTS FOR HANDLING AND INSTALLATION:

· TO MAINTAIN THE WIDTH OF CHAMBERS DURING SHIPPING AND HANDLING, CHAMBERS SHALL HAVE INTEGRAL, INTERLOCKING STACKING LUGS.

· TO ENSURE A SECURE JOINT DURING INSTALLATION AND BACKFILL, THE HEIGHT OF THE CHAMBER JOINT SHALL NOT BE LESS THAN 3”.

· TO ENSURE THE INTEGRITY OF THE ARCH SHAPE DURING INSTALLATION, a) THE ARCH STIFFNESS CONSTANT AS DEFINED IN SECTION 6.2.8 OF ASTM F2418 SHALL BE GREATER THAN OR EQUAL TO 500 LBS/FT/%.

AND b) TO RESIST CHAMBER DEFORMATION DURING INSTALLATION AT ELEVATED TEMPERATURES (ABOVE 73° F / 23° C), CHAMBERS SHALL BE PRODUCED FROM REFLECTIVE GOLD OR YELLOW COLORS.

MATERIAL LOCATION DESCRIPTION

AASHTO  MATERIAL

CLASSIFICATIONS

COMPACTION / DENSITY REQUIREMENT

D

FINAL FILL: FILL MATERIAL FOR LAYER 'D' STARTS FROM THE

TOP OF THE 'C' LAYER TO THE BOTTOM OF FLEXIBLE

PAVEMENT OR UNPAVED FINISHED GRADE ABOVE. NOTE THAT

PAVEMENT SUBBASE MAY BE PART OF THE 'D' LAYER

ANY SOIL/ROCK MATERIALS, NATIVE SOILS, OR PER ENGINEER'S PLANS.

CHECK PLANS FOR PAVEMENT SUBGRADE REQUIREMENTS.

N/A

PREPARE PER SITE DESIGN ENGINEER'S PLANS. PAVED

INSTALLATIONS MAY HAVE STRINGENT MATERIAL AND

PREPARATION REQUIREMENTS.

C

INITIAL FILL: FILL MATERIAL FOR LAYER 'C' STARTS FROM THE

TOP OF THE EMBEDMENT STONE ('B' LAYER) TO 24" (600 mm)

ABOVE THE TOP OF THE CHAMBER. NOTE THAT PAVEMENT

SUBBASE MAY BE A PART OF THE 'C' LAYER.

GRANULAR WELL-GRADED SOIL/AGGREGATE MIXTURES, <35% FINES OR

PROCESSED AGGREGATE.

 MOST PAVEMENT SUBBASE MATERIALS CAN BE USED IN LIEU OF THIS

LAYER.

AASHTO M145¹

A-1, A-2-4, A-3

OR

AASHTO M43¹

3, 357, 4, 467, 5, 56, 57, 6, 67, 68, 7, 78, 8, 89, 9, 10

BEGIN COMPACTIONS AFTER 24" (600 mm) OF MATERIAL OVER

THE CHAMBERS IS REACHED. COMPACT ADDITIONAL LAYERS IN

12" (300 mm) MAX LIFTS TO A MIN. 95% PROCTOR DENSITY FOR

WELL GRADED MATERIAL AND 95% RELATIVE DENSITY FOR

PROCESSED AGGREGATE MATERIALS.

B

EMBEDMENT STONE: FILL SURROUNDING THE CHAMBERS

FROM THE FOUNDATION STONE ('A' LAYER) TO THE 'C' LAYER

ABOVE.

CLEAN, CRUSHED, ANGULAR STONE

AASHTO M43¹

3, 4

A

FOUNDATION STONE: FILL BELOW CHAMBERS FROM THE

SUBGRADE UP TO THE FOOT (BOTTOM) OF THE CHAMBER.

CLEAN, CRUSHED, ANGULAR STONE

AASHTO M43¹

3, 4

PLATE COMPACT OR ROLL TO ACHIEVE A FLAT SURFACE.

2,3

NO COMPACTION REQUIRED.

8'

(2.4 m)

MAX

12" (300 mm) MIN77" (1956 mm)

12" (300 mm) MIN

6"

(150 mm) MIN

6" (150 mm) MIN

PERIMETER STONE

(SEE NOTE 4)

EXCAVATION WALL

(CAN BE SLOPED OR VERTICAL)

MC-3500

END CAP

SUBGRADE SOILS

(SEE NOTE 3)

DEPTH OF STONE TO BE DETERMINED

BY SITE DESIGN ENGINEER 9" (230 mm) MIN

ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL

AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & B LAYERS

D

C

B

A

*TO BOTTOM OF FLEXIBLE PAVEMENT. FOR UNPAVED

INSTALLATIONS WHERE RUTTING FROM VEHICLES MAY OCCUR,

INCREASE COVER TO 24" (600 mm).

45"

(1143 mm)

18" (450 mm)

MIN*

**THIS CROSS SECTION DETAIL REPRESENTS

MINIMUM REQUIREMENTS FOR INSTALLATION.

PLEASE SEE THE LAYOUT SHEET(S) FOR

PROJECT SPECIFIC REQUIREMENTS.
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*FOR COVER DEPTHS GREATER THAN 8.0' (2.4 m) PLEASE CONTACT ADS

Selectboard Meeting Packet - March 27, 2023 
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GENERAL NOTES

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2. FOR SITE SPECIFIC DRAWINGS WITH DETAILED STRUCTURE DIMENSIONS AND WEIGHT, PLEASE CONTACT YOUR CONTECH ENGINEERED

SOLUTIONS LLC REPRESENTATIVE.  www.ContechES.com

3. STORMCEPTOR WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION CONTAINED IN THIS

DRAWING. CONTRACTOR TO CONFIRM STRUCTURE MEETS REQUIREMENTS OF PROJECT.

4. STORMCEPTOR STRUCTURE SHALL MEET AASHTO HS20 LOAD RATING, ASSUMING EARTH COVER OF 0' - 2' [610], AND GROUNDWATER

ELEVATION AT, OR BELOW, THE OUTLET PIPE INVERT ELEVATION. ENGINEER OF RECORD TO CONFIRM ACTUAL GROUNDWATER ELEVATION.

CASTINGS SHALL MEET AASHTO M306 AND BE CAST WITH THE CONTECH LOGO.

5. STORMCEPTOR STRUCTURE SHALL BE PRECAST CONCRETE CONFORMING TO ASTM C478 AND AASHTO LOAD FACTOR DESIGN METHOD.

6. ALTERNATE UNITS ARE SHOWN IN MILLIMETERS [mm].

INSTALLATION NOTES

A. ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS AND SHALL BE

SPECIFIED BY ENGINEER OF RECORD.

B. CONTRACTOR TO PROVIDE EQUIPMENT WITH SUFFICIENT LIFTING AND REACH CAPACITY TO LIFT AND SET THE STORMCEPTOR MANHOLE

STRUCTURE.

C. CONTRACTOR TO INSTALL JOINT SEALANT BETWEEN ALL STRUCTURE SECTIONS AND ASSEMBLE STRUCTURE.

D. CONTRACTOR TO PROVIDE, INSTALL, AND GROUT INLET AND OUTLET PIPE(S).  MATCH PIPE INVERTS WITH ELEVATIONS SHOWN.  ALL PIPE

CENTERLINES TO MATCH PIPE OPENING CENTERLINES.

E. CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT IS WATER TIGHT, HOLDING WATER TO FLOWLINE INVERT MINIMUM.  IT IS

SUGGESTED THAT ALL JOINTS BELOW PIPE INVERTS ARE GROUTED.

REVISION DATE: 9/26/2013

4

18"

4"4"4"

CURB FACE

DESCRIPTION

CONFIG. B CONFIG. C

2

1

DESCRIPTIONQTY

1 EA

___LF

1 EA
1 EA

1 EA
A SBMWD APPROVED HYDRANT (SELECT THE APPROPRIATE CONFIGURATION)

6" CLASS 350 DUCTILE IRON PIPE RESTRAINED WITH MEGALUG OR APPROVED EQUAL
ITEM

2

1

4
5

3

CONFIGURATION OPTIONS

CONFIGURATION

4"

CONFIG. A
2.5"

2.5"
2.5"

A       1 - 4" OUTLET;            1 - 2.5" OUTLET
B       1 - 4" OUTLET;             2 - 2.5" OUTLETS
C       2 - 4" OUTLETS;          1 - 2.5" OUTLET

* IF 3' CLEAR IS NOT
POSSIBLE PLACE
HYDRANT BEHIND
SIDEWALK IN
PARKWAY

5

CLOW VALVE CO. BREAK OFF CHECK VALVE MODEL LB1 400A (NO SUBSTITUTIONS)

SEE SBMWD STD. DWG.
W3.1 FOR VALVE AND
COVER ASSEMBLY

6

___" x 6" (8 HOLE) FIRE HYDRANT BURY WITH RESTRAINED MJ INLET AND FLANGE OUTLET

6 1 EA

USE WELD NOZZLE OR TAPPING SLEEVE ON EXISTING MAINS.  USE TEE  WITH RESTRAINED BRANCH AND RUN ON NEW
SYSTEMS.  ALL CONNECTIONS TO EXISTING WATER MAINS SHALL BE HOT TAPPED PER SBMWD STANDARD DRAWING W3.5A
OR AS DIRECTED BY ENGINEER.
3" WIDE COLOR CODED REFLECTIVE MARKING TAPE PER SBMWD STD. DWG. W6.3

INSTALL BLUE DOT PAVEMENT MARKERS PER SBMWD STD. DWG. W6.37 1 EA

7

3

4" MIN-
6" MAX

6 HOLE PATTERN.
BOLTS INSTALLED
FACING UP

18" * 3' CLEAR

3'
 M

IN
.

NOTES:

1.  WHERE A CONCRETE SIDEWALK DOES NOT EXIST, A 4" THICK CONCRETE PAD,
     3' X 3', SHALL BE POURED AROUND BREAK-OFF VALVE ASSEMBLY AT FINAL GRADE.

2.  ALL BOLTS AND NUTS TO BE STANDARD GRADE 5 ZINK
     PLATED.

20"

6"

14"

INSTALL 6" GATE VALVE, (FLG x MJ) PER SBMWD STD. DWG. W3.18 1 EA

8

P35
341

9

INSTALL 6-DIGIT FIRE HYDRANT ALPHANUMERIC IDENTIFICATION NUMBER.  SBMWD ENGINEERING TO PROVIDE
IDENTIFICATION NUMBER.  I.D. SPECS: CHARACTER SIZE = 3/4", PAINT COLOR = BLACK
LOCATION = FH BARREL ABOVE 3" WIDE REFLECTIVE MARKING
FONT = MARSH STENCIL FONT

9 1 EA

8 HOLE PATTERN

10
1"

1 EA10 CONTRACTOR SHALL BACKFILL EXCAVATION UNDER EXISTING CURB AND GUTTER WITH 1 SACK SLURRY MIX
TO 1" ABOVE BOTTOM OF GUTTER.  SLURRY SHALL BE THOROUGHLY COMPACTED BY MECHANICAL
COMPACTION EQUIPMENT (I.E. VIBRATORS).
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EXHIBIT A 

FINDINGS OF FACT AND BASIS FOR DECISION DRAFT 

Re:  Special Permit #933-23 
0 North Plain Road, Map 26, Lot 53A 

A. Introduction

The Special Permit application for this project was filed on February 9, 2023 by Town of Great
Barrington’s Affordable Housing Trust Fund (the “Trust”), with Central Berkshire Habitat for
Humanity (“Habitat”) and White Engineering. The application seeks a permit for a 20-unit
Planned Unit Residential Development (“PURD”) at the subject site from the Great Barrington
Selectboard in accordance with Sections 3.1.4, A(9), 8.5, and 10.4 of the Zoning Bylaw. The
Trust is the landowner, Habitat is the Trust’s designated developer for this project, and White
Engineering is the Town’s engineer for this project.

The special permit application includes a narrative description of the project as well as site plans
showing a 30-unit layout, prepared for the Applicant by civil engineering firm White
Engineering, Inc. of Pittsfield, MA dated February 2, 2023. Revised plans showing a 20-unit
layout were submitted after the first session of the public hearing and show a revision date of
March 20, 2023. The application materials also include discussions of stormwater, traffic, and
utility impacts and provisions therefore. House floor plans, elevation views, and a phasing
schedule and timeline are also included.

B. General Findings

The property is in an R1A zone, in which PURD is allowable by Special Permit from the
Selectboard per Section 8.5 of the Zoning Bylaw.

As described in the application and as shown on the accompanying plans the proposed work
involves the construction of a new cluster of 20 homes on a 7.25-acre undeveloped site.
Construction will also include a new entrance/exit roadway with a loop road the serves each
home, and the installation municipal utilities including sewer and water. Stormwater control and
drainage infrastructure will be installed, and trees will be planted around the site.

Not more than 20 new homes will be constructed under this permit, and they will be grouped
around the central loop road and its green space. Each home will be on its own condominium lot,
to be owned that homeowner. The lots will vary in size, depending on location. The homes will
be part of a condominium or homeowners association, which will maintain the open space in
perpetuity, and will be responsible for the lighting and stormwater and other site maintenance.
The road will be turned over to the Town.

Approximately 14 of the homes the homes will be affordable to households earning not more than
80% of Area Median Income and 6 will be affordable to households earning not more than 100%
of Area Median Income. The homes will be a variety of two-, three-, and four-bedroom homes, to
be sold for homeownership. All homes will be subject to a permanent affordability deed
restriction because the site was purchased by the Trust using Community Preservation Act funds.

The initial proposal, showing 30 homes, was reviewed by the Board of Health, the Conservation
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Commission, and the Planning Board. The Board of Health made recommendations to the 
Selectboard regarding water filtration costs and water system impact. The Conservation 
Commission determined it does not have any jurisdiction and made no other comments. The 
Planning Board encouraged more than 20 homes and, based on the 30 unit plan, forwarded a 
positive recommendation to the Selectboard. 

C. Planned Unit Residential Development (PURD) Criteria and Findings

Section 8.5 of the Zoning Bylaw sets forth the purpose and requirements for a PURD. Each
applicable subsection heading is italicized below, followed by the Selectboard’s discussion and
findings.

8.5.1 Purpose: The proposal uses the PURD in order to cluster homes around a central green
space and served by one small roadway. Compared to the setback, frontage, and lot area
regulations of the conventional underlying zoning, the layout reduces the amount of road that
would otherwise be required. The clustered design also reduces road cost, increases land available
for common open space, and allows the homes to be located closer together and closer to the
central common open space. Therefore the Board finds that this proposal is in keeping with and
serves the purposes of the PURD regulations.

8.5.3 Permitted Uses: The proposal is to build single-family dwellings, which are permitted.

8.5.4 Density: The proposal meets the regulations of this subsection. The proposal is to build 20
units; therefore, it meets the minimum of 10 units but does not exceed the maximum of 60 units.
There are no other PURDs in this area; therefore, this PURD is not contiguous with any other
PURD. The minimum land area is 3,300 square feet per unit. This site contains over 300,000
square feet of land area, or 15,790 square feet of land area per unit, so the land area minimum is
met. The proposal provides over 162,000 square feet of useable open space and common land, or
8,100 square feet per unit, more than meeting the minimum per unit open space requirement.
Finally, the total land area covered by buildings will be approximately 24,800 square feet (1,200
to 1,400 square feet per home) or less than 10 percent of the lot area, which is less than the
maximum allowable coverage of 20 percent.

8.5.5 Requirements: The proposal meets the regulations of this subsection. All parking, height,
setback, and other requirements of this section are met, as shown on the plans. The Police Chief
and DPW verified it is located to not cause traffic safety or congestion. The appropriate utilities
have verified the capacities of the water and sewer are adequate. The infrastructure will be built
with a grant already awarded to the Town, so the Board finds that a financial guarantee is not
required as it would be for a private developer.

8.5.6 Timeshares: Timeshares will not be offered.

8.5.7 Common Land. The land will be held in common by the homeowners association or a
condominium association and the Applicant shall develop a restriction document to be reviewed
by the Board at a later date. The Board will condition this permit on the recording of such a
document, so that no construction can begin until the restriction is recorded.

8.5.8 Preliminary: A preliminary proposal was developed and reviewed by the Planning Board on
September 8, 2022.
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8.5.9 Procedures: The plans submitted for this special permit are in substantial conformance with 
this subsection. The Board will require a definitive development plan to be submitted to the 
Planning Board in accordance with this subsection and the subdivision regulations.  
 
8.5.10. Decision:  The Board finds this proposal to be in harmony with the Town’s Master Plan 
and meets the PURD purposes, requirements, and criteria. The proposal adds housing 
opportunities to the Town while not over developing the existing residential area or burdening the 
roads or municipal utilities. The development will increase housing opportunities by providing 
affordable homes for ownership, which will be affordable in perpetuity. The homes will be 
clustered in order to reduce impervious surfaces and there will be a vegetated buffer around the 
site. The proposal provides useable open space, in a central green as well as surrounding the 
homes, and the open space will assured and maintained in accordance with the bylaw. Finally the 
proposal includes a timeline of phasing as required by this subsection.  
 

D. Special Permit Criteria and Findings  
 

Section 10.4.2 of the Zoning Bylaw, granting of a special permit requires a written determination 
by the Special Permit Granting Authority “that the adverse effects of the proposed use will not 
outweigh its beneficial impacts to the town or the neighborhood, in view of the particular 
characteristics of the site, and of the proposal in relation to that site.” This determination shall 
include consideration of the following six criteria: 

 
1. Social, economic, or community needs which are served by the proposal; 
2. Traffic flow and safety, including parking and loading; 
3. Adequacy of utilities and other public services; 
4. Neighborhood character and social structures; 
5. Impacts on the natural environment; and, 
6. Potential fiscal impact, including impact on town services, tax base, and employment. 

 
Consideration of the Criteria in relation to SP 933-23: 
 
Per Section 10.4.2 of the Zoning Bylaw, granting of any special permit requires a determination 
by the Special Permit Granting Authority “that the adverse effects of the proposed use will not 
outweigh its beneficial impacts to the town or the neighborhood, in view of the particular 
characteristics of the site, and of the proposal in relation to that site.” The six criteria and the 
Board’s considerations in relation each are detailed below:  

 
1. Social, economic, or community needs which are served by the proposal.  

The Selectboard finds that the project as proposed will provide much needed housing that 
will be affordable at levels attainable for households who work in the area and wish to be 
able to live in Great Barrington. Deed restrictions will ensure the homes are affordable in 
perpetuity.   

 
2. Traffic flow and safety, including parking and loading. 

The Selectboard finds that the proposal has been designed to provide a safe roadway in 
and out of the project site with sufficient parking provided on site for homeowners as 
well as guests. The project will have no negative impact on traffic flow or safety.  

 
3. Adequacy of utilities and other public services. 

The application has cited town professional studies documenting the adequate supply of 
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water in this portion of the Housatonic Water Works system. Sanitary sewer will be 
provided to the homes and it will be constructed in accordance with the Town’s 
wastewater requirements. The Selectboard finds that the proposed use will have no 
detrimental impact on the public water or public sewer systems.  

 
4. Neighborhood character and social structures. 

The Selectboard finds the proposal supports and does not detract from character and 
social structures. The Affordable Housing Trust and its developer Habitat for Humanity 
has carefully planned the project incorporating the feedback from various meeting of the 
community and of town boards and town staff. The project proposes 20 home sites that 
comply with all PURD setback requirements and seeks to construct homes of size and 
scale for which there is a need and desire, and that are of a scale and design in keeping 
with surrounding homes. Open space on site can provide space for community 
gatherings, gardens, play areas, and other areas to support and enhance the neighborhood.  

 
5. Impacts on the natural environment. 

The Selectboard finds there will be no significant negative impacts on the natural 
environment. The site is designed according to the natural topography to the extent 
possible, to avoid excessive earth disturbance and to maintain existing drainage patterns. 
Through the connection to the sanitary sewer system there is no risk of contamination 
from or failure of private on-site septic systems. Stormwater management meeting the 
required storm volumes is provided, and the stormwater will be slowed and percolated 
into the ground to recharge groundwater. New trees will be planted providing habitat and 
a vegetated buffer around the site. The homes will be built to be solar ready if 
homeowners wish to install solar panels on rooftops.  

 
6. Potential fiscal impact, including impact on town services, tax base, and employment. 

The proposed project will have positive fiscal impacts for the Town. Twenty new 
households will be able to live in town while building equity in that home and paying 
residential real estate taxes and utility service fees. The project provides a meaningful 
increase in the tax base and employment base of the town. 

 
Finding: 

 
In consideration of the above Findings, this Selectboard finds that the benefits of the proposal 
outweigh any detrimental impacts, and several conditions will ensure requirements are met and 
certain benefits are realized.  

 
E. Proposed Conditions 
 

1. Prior to construction, a definitive plan shall be submitted to the Planning Board in accordance 
with the subdivision regulations and the PURD requirements.  

2. Prior to construction, homeowner or condominium association documents that include 
provisions for the long term preservation and maintenance of the site’s open space shall be 
provided to the Town for review. Prior to issuance of any certificate of occupancy the 
documents shall be recorded. 
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DRAFT MOTIONS 
 

SP # 933-23 
 
Special Permit application from the Great Barrington Affordable Housing Trust, c/o White Engineering, 
Inc., with Central Berkshire Habitat for Humanity, for a Planned Unit Residential Development of new 
residential homes at 0 North Plain Road, Map 26, Lot 53A, per Sections 3.1.4 A(9), 8.5 and 10.4 of the 
Zoning Bylaw. 
 
 
DRAFT MOTIONS 
 
(If the Board has amended the Findings based on the Public Hearing and its discussion, be sure to specify those 
changes and approve the findings “as amended.”) 
 
 
1.  VOTE ON FINDIINGS 
 

I move to approve the Findings of Fact for Special Permit #933-23, as written / as amended and 
referenced as Exhibit A. 
 
Second: __________ 
Roll call vote: Davis ____  Gabriel _____ Reed _____  

Abrahams ____ Bannon  ____ 
 
 
2.  VOTE ON THE SPECIAL PERMIT 

 
I move, in view of the approved Findings of Fact, to approve Special Permit #933-23 for Great 
Barrington Affordable Housing Trust for a Planned Unit Residential Development of 20 new 
residential homes at 0 North Plain Road, Map 26, Lot 53A, in substantial conformance with the 
plans submitted and the following conditions: 
 
1. Prior to construction, a definitive plan shall be submitted to the Planning Board in accordance 

with the subdivision regulations and the PURD requirements.  
 

2. Prior to construction, homeowner or condominium association documents that include 
provisions for the long term preservation and maintenance of the site’s open space shall be 
provided to the Town for review. Prior to issuance of any certificate of occupancy the 
documents shall be recorded. 

 
Second: __________ 
Roll call vote: Davis ____  Gabriel _____ Reed _____  

Abrahams ____ Bannon  ____ 
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From: Vivian Orlowski
To: Amy Pulver
Cc: Mark Pruhenski; Devan Arnold; Christopher Wiltshire
Subject: Agricultural Commission recommends Selectboard appointment of two applicants
Date: Thursday, March 2, 2023 9:24:30 AM

**CAUTION:**
**This is an external email, be vigilant**

***Do not click links or open attachments unless you recognize the sender (and their email address) and know the
content is safe***

Hi Amy, 

The Agricultural Commission has current vacancies and now two applicants
are applying to serve as members. Yesterday, Christopher Wiltshire
(residing at 39 South St.) copied me on his application for the term ending
in 2024. This morning, former Ag Commission member Devan Arnold
(residing at 59 Taconic Ave) copied me on his application for the term
ending in 2025.  

We are fortunate to have these two highly qualified applicants for the Ag
Commission with impressive track records (in local agriculture,
horticulture, ecological land care and education) who are committed to
community service. 

At our recent meeting on February 17, both these candidates met with the
Agricultural Commission, which then enthusiastically recommended both
Devan and Chris for appointment by the Selectboard. 

Will it be possible for the Selectboard to consider these two appointments
on the agenda for their upcoming March 6 meeting?

Thank you,
Vivian

-------------------------------
Vivian Orlowski, Chair
Agricultural Commission
Town of Great Barrington
334 Main Street
Great Barrington, MA 01230
EcoMotiva@gmail.com
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From: Devan Arnold
To: Mark Pruhenski; Amy Pulver
Cc: Vivian Orlowski
Subject: Agricultural Commission Position
Date: Thursday, March 2, 2023 8:56:22 AM

**CAUTION:**
**This is an external email, be vigilant**

***Do not click links or open attachments unless you recognize the sender (and their email address) and know the
content is safe***

To the Great Barrington Selectboard:

I have a long time interest in sustainable and holistic agriculture and am interested in
rejoining the Great Barrington Agricultural Commission for the currently vacant term
ending June 30, 2025.  I have worked with the Commission as a member and as a
volunteer advisor for the better part of a decade, have attended a great score of
meetings, and am very familiar with the activities of the Ag Commission up to the
current date. 

I grew up in Great Barrington on the eastern side of Monument Mountain and since a
very young age have had a deep connection to the local Great Barrington landscape
(including its abundant agricultural tracts). I received my bachelors degree in 2011
from Prescott College with a major in Agro-ecology and sustainable food systems and
in 2017 received my Masters degree in Ecological Design and Planning from the
Conway School in Easthampton, MA. 

During my Masters work I completed several projects for clients including a
sustainable homestead design for a couple in Plainfield, MA, an Open Space and
Recreation Plan update for the town of Pembroke, MA as well as a  master-plan for
Woven Roots Farm in Tyringham, MA, which is an outstanding no-till farm with a
deep commitment to healthy, sustainable production as well as to education and
environmental stewardship. 

 I currently run a small ecological land care company here in Great Barrington that
focuses on responsible land stewardship and promotion of native perennials in the
local landscape. My company (Sassafras Land Care LLC) has been very involved
with the town's efforts to increase pollinator-supportive care of municipal lands. We
designed and installed (and for several years maintained) the pollinator garden
outside the Mason Library. I also designed
 the native pollinator underplantings for the Main Street tree planters, but this design
was not followed when planted and maintained by non-Berkshire company).  Through
my work with the Great Barrington Land Conservancy (where I serve on the board)
we designed and installed a pollinator supportive habitat planting at the base of Knob
Hill across from the Lake Mansfield boat launch.

I appreciate your consideration for appointment to the Agricultural Commission of
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Great Barrington. Thank you.

Sincerely,

Devan Arnold
59 Taconic Ave. Unit 2, Great Barrington, MA 01230
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