
North Adams City Council 
Community Development Committee 

Preliminary Public Hearing – Smart Growth Overlay Zoning 
Meeting Minutes – December 16, 2020 – 6pm 

Zoom Webinar 
 
Call to Order – 6:00pm 
 
Committee Members Present: Councilor Lamb, Councilor LaForest, Councilor Sweeney 
Number of Community Members Present – 21 
 
Presenters: Zach Feury (Community Development), Mike Nuvallie (Community Development), 
Mark Maloy (BRPC) 
 
Councilor Lamb read a statement on the use of virtual meetings in accordance with Governor 
Baker’s orders and introduced the items being discussed in the public hearing. 
 
Public Hearing Opened 
 

- Councilor Lamb turned the meeting over to Zach Feury and Mike Nuvallie to present. 
- Zach Feury presented about the work done to date, timeline for going forward, and gave 

an overview of the proposed process of adopting 40R overlays for two central plots in 
the City. The slides are included here as Exhibit A as record of the presentation content. 

 
Discussion and Public Comment  

- Councilor Lamb opened up to comment from the Councilors 
- Councilor LaForest asked several questions  

o What is the difference between a hearing and a preliminary hearing? 
§ Zac Feury answered that in Chapter 40R, it outlines the need for a 

preliminary public hearing as an announcement of the Smart Growth 
process being investigated and receiving input.  

o Does this preliminary hearing mean there will not be additional public hearings? 
§ Zac Feury answered that there will be more public hearings and meetings 

down the road as outlined in the timeline presented. He also noted that 
they are hoping to receive public feedback in an ongoing way through the 
city website as well. They plan to ask the city council to vote on 
submitting a letter of interest, even before submitting to the state for 
consideration of eligibility, to add a check point before devoting staff 
resources to going further into the process.  

o He asked why the regional AMI was so high compared to area median income, 
and how that number is preferred to actual household income in North Adams? 

§ Zac Feury noted that it is outlined in Chapter 40R to based it on area 
family median income, which requires total housing costs not be over 
30% of 80% of area median income. Area Median Family Income is 



different than the Area Median Income, which includes the Pittsfield 
metropolitan area, which is all of Berkshire County, which is why the 
number is much higher than the local household income of North Adams.  

§ Councilor LaForest noted concerns that this might not suit because of 
that formula being required. 

o He asked about the underutilized land in the urban core and what development 
this would allow on those properties, and are there specific plans for specific 
properties that are in play with this effort. 

§ Zac Feury noted that smart growth zoning has been under consideration 
for at least a year now and it is not intended to benefit any single 
property owner or prospective property owner. It must be in an area of 
concentrated development, which is why the boundaries exist where 
they are drawn. A number of neighborhoods north of River Street would 
also fall into the category of concentrated development, but the small lot 
sizes in that area wouldn’t benefit from smart growth zoning like 
downtown would, especially with a goal of maintaining neighborhood 
character. 

o He asked if there are different processes for design standards or other 
requirements for historical properties in these areas that will change. 

§ Zac Feury noted that the design standards are set so that new 
developments will keep with the character of the neighborhood, such as 
mill architecture. Any rehabilitation of existing structures older than 50 
years would need to go to historical commission as is the case now.  

o He asked who the types of investors or developers are that this would serve to 
bring in to North Adams. 

§ Zac Feury noted what this does is it helps to expedite processes by 
making things as of right without special approvals. It acts as an 
announcement that this is something the City recognizes as a beneficial 
opportunity, and that we are looking to expedite activity to keep motion 
going in the City. It also makes sure that development doesn’t negatively 
impact neighborhood.  

o He asked what Zac meant about existing processes and if he meant there were 
specific projects that would be getting the benefit. 

§ Zac Feury noted that it is meant to expedite the model of processes, not 
any specific project underway. This is not reactionary to anything that is 
happening or proposed to happen. 

- Councilor Sweeney thanks Zac and the team and noted most of her questions have been 
asked. She also asked if there are other communities that have adopted this that we can 
compare to. 

o Zac Feury noted that in the Berkshires four municipalities have adopted it: 
Pittsfield, Great Barrington, Lee and Adams. Adams recently adopted it at Town 
Meeting and it is pending state approval. A number of communities across the 
Commonwealth have as well. An example is Northampton.  



- Councilor Lamb noted most of his questions have been asked. He asked about the 
timeline and noted that he believed, while the process could in theory be completed in 
10 months, it could also be extended out up to 3 years. 

o Zac Feury confirmed that it is not a hard and fast timeline. It needs to be 
reasonable and build in ample public engagement. If that pandemic gets worse it 
can always be extended as to allow for the needed community input.  

 
Councilor Lamb Opened up to the public participants  

- Councilor Harpin thanks the Community Development Office for their work. She noted 
that attendees could not see how many members of the public were in attendance but 
was able to see it when brought in to make comment.  

o The count of attendees at that time was noted to be 21 including 14 public and 
the panelists.  

- Michael Bedford at 243 Union Street asked what the zoning is for the Mill across from 
the Eclipse Mill and how the taxation affects any future development and if there are 
any offers currently on the table for that property. 

o Zac Feury noted that the property is in the I-1 zone which is Industrial. It would 
remain in the industrial district as smart growth doesn’t supersede existing 
zoning. The owner could opt into a smart growth project or could redevelop 
according to the existing zoning. He is unable to quote every allowed use in an I-
1 zone, but knows 5+ multifamily units are allowed and that there is no minimal 
lot area per dwelling unit required.  

o Michael Bedford asked for follow-up on the no minimal developable lot, so could 
they do anything they want, and as the property of the Hoosac Mill is now 
salvage what does that do? 

o Zac Feury noted that the tax assessments are separate from zoning. While there 
may be some overlaps in changes they are different processes. 

o Michael Bedford repeated his inquiry of any known offers on the property. 
o Zac Feury noted that any purchase would be unrelated to the zoning. 
o Councilor Lamb noted that it is privately owned property, while in the zone, so it 

wouldn’t be under the City’s ownership. He clarified that the zoning overlay 
allows for a density of development, it is not the City taking over the property, 
the properties included all remain in ownership of who has them already. 

- Jerry Asconsis at 243 Union Street followed up on the Hoosac Mill property and asked if 
someone bought that property, is there a limit on the height restriction or is it a historic 
building? 

o Zac Feury noted that the maximum height for the Mill District would be 5 stories. 
o Jerry followed up and asked what the percentage of commercial/residential 

would be required for mixed use. 
o Zac Feury noted that it would need to be 75% residential in the Mill District and 

51% in the Downtown sub-district.  
o Jerry asked about locally owned businesses doing the development as 

referenced earlier. 



o Zac Feury noted that would mean not the large box stores, but those owned by 
individuals and not multinational corporations, and that those locally owned 
businesses benefit more from smart growth because people tend to spend 
money where they are in mixed use communities. 

- Alicia Canary at 100 River Street asked about the two hotel projects proposed in the 
boundary areas and would this zoning have any effect on their projects? 

o Zac Feury noted that it would not, as long as it is an allowed use in the zoning 
district. The overlay is simply another option for those that opt in.  

- Councilor Lamb added that it is an important point that the smart growth overlays don’t 
mandate use of the smart zone, but do provide an option. 

- Catherine Dunning at 243 Union Street asked about traffic concentration and when will 
that be evaluated? 

o Zac Feury noted that any smart growth zoning overlay is required to go through 
the plan approval process where a plan will need to go to the plan approval 
authority, which is the planning board. Under that process the planning board 
can examine and determine if it is going to change conditions, and what might 
be needed to address any added congestion. It doesn’t create a free for all, there 
is still a plan approval process for any development in the area as is current 
practice.  

- Councilor LaForest asked if the City Administrator has any experience with 40R in the 
communities she has worked in prior? 

o Angie Ellison, City Administrator, noted that here experience has been positive. 
It allows for mixed use and a more expedited process for developers. Uxbridge 
has 40R and have used it to meet low income housing options while in North 
Adams it might be more beneficial for the other aspects of it. 

- Seeing no further attendees with questions, Councilor Lamb thanked everyone for 
joining and participating fully, as well as thanking the Community Development Team 
and Berkshire Regional Planning Commission as we move forward into the 10+ months 
ahead and looks forward to the thorough engagement with the community in the 
process. He noted that the City did in fact send letters to all properties and residents in 
the proposed zones as well about the beginning of this process. 

- Zac Feury thanked the Committee and the residents and stakeholders who participated.  
- Councilor Lamb noted that if individuals have more feedback there is contact 

information on the posting on the City website and noted individuals can reach out to 
zfeury@northadams-ma.gov directly. 

- Councilor Lamb invited Angie Ellison into the room for an announcement 
o Angie Ellison, City Administrator, announced that the Hazard Mitigation and 

Climate Change Mitigation Plan is available on the City Website to view the plan 
and make public comment.  

o Councilor Lamb read the formal announcement into the record. The plan will be 
on the City Website from December 14th until December 28th and paper copies 
are available by contacting Angie at aellison@northadams-ma.gov  

 
 



Adjournment 
- Motion: Councilor Sweeney / Second: Councilor LaForest 
- Motion Carries 
- Meeting Adjourned: 7:13pm 

 
 
 
EXHIBIT A 
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Agenda
• Prospective project timeline

• Overview of enabling legislation

• Planning alignment

• Proposed district features

• Boundaries
• Regulations
• Design Standards

• Discussion
Proposed Smart 
Growth District

Proposed North Adams Smart Growth Zoning District

Smart Growth Zoning
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Preliminary Public Hearing
Public Comment Period
Application Submission
State Review Period
Receipt of State Approval
Public Hearings and Engagement
Council Votes on Adoption



 

 
 
 

Smart Growth Legislation

• Chapter 40R adopted by legislature in 2004 to: 
• Increase the supply of housing
• Decrease the cost of housing
• Increase the amount of land zoned for high density residential 

development
• Enables municipalities to create special zoning overlay 

districts, called Smart Growth Zoning Districts
• Dense residential (20 units/acre minimum)
• Mixed-use development (50% residential minimum)

• Control over the location, size, appearance, and other 
characteristics of new projects through local design 
standards



 
 
 
 
 
 
 
 
 

Smart Growth Legislation

• 20% of all housing units in a Smart Growth development�
must be affordable units
• Affordable Housing is not Section 8

• Who Qualifies for affordable?
• Families earning 80% or less of Area Median Income  

1 2 3 4 5 6 7 8
Affordable Income Limits 47,850$      54,650$    61,500$    68,300$    73,800$    79,250$    84,700$    90,200$    

Monthly affordable 
housing costs in Smart 
Growth Developments

1,196.25$   1,366.25$ 1,537.50$ 1,707.50$ 1,845.00$ 1,981.25$ 2,117.50$ 2,255.00$ 

Family Size
FY 2020 Income Limits

Smart Growth Legislation

• Provides financial incentives to a municipality
• Zoning Incentive Payment – up to $600,000 upon approval of 

municipal 40R bylaw by the state
• Density Bonus Payment - $3,000 for each unit built

• Must be used for capital expenditures
• Sidewalks
• Water and sewer lines
• Park improvements
• Brownfield remediation



 
 
 
 

 
 
 
 

Smart Growth Payments
• Smart Growth Payments to North Adams

• Zoning Incentive Payment (ZIP):
• 563 Incentive Units = $600,000 ZIP

• Potential  Density Bonus Payments:
• 1,280 Potential Bonus Units = Up to $3,840,000

Proposed North Adams Smart Growth Zoning District

Proposed Smart 
Growth District

Alignment with Vision 2030 Plan

• Vision 2030 Plan:
• Goal E7: Improve the livability and liveliness of downtown
• Goal HN1: Provide high-quality housing options that meet a 

variety of needs and lifestyles
• Goal HN2: Address blight and improve property values

• Housing Needs Assessment:
• Stimulate new housing production
• Improve neighborhood infrastructure



 
 
 

 
 
 

Alignment with sustainable Berkshires Plan

• Sustainable Berkshires:
• Labels North Adams a “Reinvestment Area”:

• “The focus for [North Adams] is to improve [housing] opportunity 
conditions to better serve current residents” (p. HN 37)

• Policy HN8.4:
• Strategy A: Incentivize housing development in areas of high [housing] 

opportunity but low [housing] supply
• Strategy D: Adopt Smart Growth Zoning in larger high opportunity towns

• Policy HN9.1:
• Strategy G: Explore creative models for incentivizing rehab investors and 

developers

Proposed North Adams Smart Growth Zoning District

Proposed Smart 
Growth District



 
 

 
 

North Adams Smart Growth Requirements

• Minimum Density:
• Multifamily: 20 units per acre
• Townhouses: 12 units per acre (Mill District only)
• 2- and 3-family: 12 units per acre (Mill District only)
• Single-family: Not allowed under Smart Growth

• Maximum Density:
• Multifamily: 30 units per acre
• Townhouse: 20 units per acre (Mill District only)
• 2- and 3-family: 20 units per acre(Mill District only)
• Single-family: Not allowed under Smart Growth

• Affordable Housing:
• Minimum: 20% of all units within a Smart Growth development
• Maximum: 60% of all units within a Smart Growth development

North Adams Smart Growth Use Regulations
Use Standards and Conditions MD DD

Residential
Single-Family Detached N N
Townhouse Townhouses require individual lots and zero 

side setbacks.
PA N

Two and Three Family PA N
Multi-family (4 or more units) PA PA
Assisted Living PA N

Commercial**
Dining Establishments Not including drive-in or drive-through 

restaurants
PA PA

Office Building Office use must be permitted in the underlying 
district.

PA PA

Retail Retail use must be permitted in the underlying 
district.

PA PA

Banks N PA
Services Automobile body shops, sales lots, and service 

and repair stations are prohibited.
PA PA

Mixed-use**
Neighborhood-scale mixed-use 
developments, allowing two or more use 
within the same building

Mixed uses within a building must be allowed 
in the underlying district.

PA N

Downtown-scale mixed use developments, 
allowing two or more uses within the same 
building

Mixed uses within a building must be 
permitted allowed in the underlying district.

PA PA

Industrial**
Light Manufacturing Industrial uses must be permitted in the 

underlying district.
PA N

General Industrial Uses Industrial uses must be permitted in the 
underlying district.

PA N

Government, Institutional, and Public Service
Religious PA PA
Educational PA PA
Parks, Playgrounds, Recreation and 
Community Centers

P P

Municipal Government Buildings PA PA



 
 

 
 

North Adams Smart Growth Design Standards

Purpose:

To ensure that 40R projects will:
• Preserve and complement existing architectural qualities, historic 

character, and pedestrian ways
• While promoting infill development and 
• Substantial redevelopment of historically significant and 

underutilized properties.

North Adams Smart Growth Design Standards

Guiding Principles:

1. PROMOTE compact, mixed-use development in pedestrian-
oriented form

2. ENHANCE connectivity and accessibility
3. CREATE distinctive neighborhoods that provide diverse housing 

options
4. IMPROVE the design of public space and the built environment
5. ENCOURAGE creative design consistent with neighborhood 

character



 
 

 
 

North Adams Smart Growth Design Standards

Mill District Vision Statement:

A district with existing historical and natural resources that are: 

• Leveraged to create a distinct, vibrant neighborhood 

• In which residential, locally-owned and operated commercial, and 

• Recreational uses coexist. 

North Adams Smart Growth Design Standards

Downtown District Vision Statement:

A vibrant downtown neighborhood that: 

• Mixes residential and commercial uses 

• Wherein increased residential and mixed-use development 
supports local businesses; and 

• A vital, multimodal streetscape serves to attract and retain a 
diverse array of residents from all age and income levels. 
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Council Votes on Adoption

Thank you

Office of Community Development


