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Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON ST., BOSTON, MASSACHUSETTS 02116 PHONE: 617 KE 6-5620

INTRODUCTTION
Sunderland Planning Board
June 10, 1974

This volume is a compilation of reports produced over the past
three years in a comprehensive planning program for Sunderland, with
the reports recently reorganized and revised. This isn't a "Master
Plan'" in the sense that all decigions about future development are
made in this one volume, Instead it is "he outline and® supporting
background for a planning strategy, outlining specific steps to be
taken now in the light of what may happen in a future none of us
can foretell with any certainty,

Although it didn't really begin that way, this planning effort
is largely citizen-based. Especially over the past year and a half,
there has been a systematic effort to engage residents in the job
of planning for the future of their own town, and the policies (or
policy dilemmas) underlying the specific proposals (or non-proposals)
of the plan are those of residents, not those of outside profes-
sionals.

During the first two years of this program, the work was
chiefly technical, researching land use and population and town
facilities and familiarizing the consultant with the town and its
political processes. The work wasn't purely technical, however, as
a number of proposals were made and acted on during that period,
including town adoption in 1972 of a sharp reduction in the allowable
density for apartments in the R-12 and R-20 districts, establishment
in 1973 of a Historic District Study Committee, and rejection in
1973 of an early cluster development proposal,

In the past year, there has been even more action, A multi-
family housing moratorium was drafted and adopted, and is still in
effect. Wholly new subdivision regulations were drafted and adopted
and are in effect. Perhaps equally important, a wholly new way of
working with residents was institwted.

Hearings oh the earlier Cluster Zoning made clear that the
Planning Board and consultants needed a better way of hearing from
all sorts of citizens while preparing proposals, not just when pro-
posals are ready for adoption. Accordingly, six advisory groups of
about six members each were formed:

Lifelong residents under 25 years old
Other lifelong residents
Homeowners resident under 15 years




Renters
Large landowners (farmers)
Businessmen

Each of those s#ix groups were given base data and maps. They
then met over a period of several months, preparing and mapping
their group's views on:

A. Assets of the town
B. Liabilities of the town
C. An ideal future Sunderland
D. Steps the town really should take now
Oout of the technical studies, out of conventional political

channels, and most important out of the-advisory ocroup ¥s sugges-
tions, evolved an approach to guiding Sunderland's growth. It
involves nhot only conventional zoning, but some unconventional
zoning plus unconventional subdivision wregulations plus bending
town policy on investments in road improvements, sewerage, and
water extensions to also serve a coordinated set of town goals.

Shortly after printing of this feport the town will act on the
proposed zoning. Whether it is adopted or not, substantial work

will remain to translate the approaches suggested in this report
into actions and to refine them over time.

SUMMARY OF DEVELOPMENT GOALS, STRATEGY AND IMPLEMENTATION

BACKGROUND

Most of Sunderland's future will be shaped by its geography:
its location, its ties to the regional economy, its basic geologic
structure..

il

Sunderland's location places it in a valley of rich soil but
declining agricultural activity; in a region of stability except
for the past dynamic growth of educational institutions in Amherst;
near but not on major north-south access routes; far from major.
east-west access routes, inaccessible by rail. :

Abutting Amherst, but ten miles from Greenfield or Northampton
and thirty miles from Springfield, Sunderland's future depends to
an enormous degree on the future of U, Mass at Amherst, and on the
long-prophesied but slow to matérialize northward surge of urbani-
zation up the Connecticut Valley. Sunderland grew rapidly between
1960 and 1970, increasing from 1,300 to 2,200 residents. Since
1970, growth has continued despite increasing restrictions, until
current population is near 3,000 persons. Such growth is remarkable
in a generally slow-growth region, and more remarkable because of
its qualities. Nearly all of the growth has been accommodated in
multi-family dwellings, nearly all oriented to the University of
Massachusetts, almost devoid of school-age population.



Because of its peculiar characteristics, that population
growth had peculiar effect on the town's public finances. The
apartments added tax base but few school demands, with the result
that Sunderland's tax rate has been unusually stable, despite in~
flation, statewide trends, and truisms about the cost of growth,
The current tax rate is about the same as that of a decade ago.

Sunderland's land has given shape to that growth. Sunderland
is a town of striking geologic contrast, with the flat alluvial
plain sharply juxtaposed against the steep slopes around Mount
Toby. The flat land is quite distinctly divided between village
and farm, with the differentiation not only in current use, but
also in services available, such as sewerage. Growth has sought
the flat, serviced land, of which there has been plenty, threaten-
ing the town's currently clear Q?aracter with transformation into
formless suburbia. o

Left unguided, Sunderland would certainly grow, how much
largely depending on decisions made by the University. OQur pro-
Jjections suggest at least 5,700 residents by 1990, maybe over
9,000, more likely something between the two. Jobs within the
town will grow in order to serve the increased population with
schools, shopping, etc., Other job growth in "export' dndustries,
such as manufacturing, to serve a broader region is less certain,
and might well not cccur at all. Sunderland has largely become a
"bedroom" town, and seems likely.to continue in that role. Left
unguided or guided only as at present, development would continue
to impinge on and displace agriculture. The social and visual
character of the town would be transformed.

Opinion of community advisory teams, town officials, and other

residents seems quite clear on the issues of growth and development,

although there are some divergencies. Most people would like to
see Sunderland's growth constrained and guided, but not stopped.
They would like to see it '"balanced", with job growth keeping pace
with population growth (jobs grew at a higher rate than population
1960~70, but still are few compared with the local work force),
Residents apparently feel strongly about protecting natural and
cultural assets: Mount Toby, the riverfront, the historic town
center, the practice of agritulture. Finally, there is a strong
concern for fairness, concern that town actions have equitable
impact on all re81dents, and not serve the interests of the many
by unfairly imposing on a few.

The purpose of planning is to try to bend what would otherwise
have happened so that the future better serves the goals of the
town, such as those just discussed. Doing this also must take into
account certain key contingencies. For Sunderland these seem to be
whether or not the University really will stop growing once having
been at its 25,000 student ceiling for a while; whether and in
what form state or regional development controls will, as now seems
likely, supplement or supplant local control; whether, as now seens
likely, the state will substantially overhaul its fiscal system;




and what the future of Connecticut Valley agriculture is, if some:
way canh be found of preserving an agricultural option for the
best land,

DEVELOPMENT STRATEGY

To move towards the town goals listed earlier, a strategy of
actions has been desighed, focusing on land and its servicing and
regulation. : ‘

Sunderland has enough land so that the maximum growth fore-
cast for 1980 can readily be accommodated without any further
urbanization of the Mount Toby lands, or of prime agricultural
land, or of land in the ecologicplly yrich Whitmore Pond vicinity,
or of land on the riverfront. I% can be-done by guidiﬁé growth,
using innovative devices to channel development away from sensitive
areas into the remaining land more suited to building. All of the
following are elements in the strategy.

Guiding Town Services

Town voads, water, and especially sewerage are highly influen-—
tial in directing growth. Road improvements, water system extension
and improvement, and sewerage extensions should all be focused on
" those areas into which growth is being directed, and kept away from
the sensitive areas from which growth is to be diverted. Doing
this requires little revision to current plans, but in time may
require strong commitment to this policy if short-term pressures
aren't to distort it.

Transferring Development Rights

Town policy would protect agricultural land from urbanizatiocn,
but fairness and legal precedent prevent simply zoning such land
out of development. Instead, we suggest a system of inducing owners
of prime agricultural and riverfront land to sell the town their
rights to land development, thereby capitalizing on that develop-
ment value without actually developing. The town's cost of
acquiring those rights would, in turn, be compensated by others
seeking to develop more suitable land at a higher density than the
basic zoning would allow. For the rights to each dwelling unit
hot built on agricultural land, two extra units might be allowed on
well-suited land, still resulting in densities no higher than those
allowed just prior to the moratorium. This puts developer interest
in apartments to work at preserving agricultural land rather than
destroying it, compensates owners of agricultural land, and still
lets the town accommodate a fair share of regiconal and statewide
growth. ‘



Envirommental Control

A far higher degree of environmental control than at present
is necessary if full protection is to be gained. Both zoning and
subdivision regulations are invelved, BSpecific proposals have
been drafted for:

- Cluster development, which allows flexible and sensitive
design and development, subject to greater discretionary
town control than conventional development,

- Critical resource zoning, a device which in de§ignated
areas delays developmen%ﬂwhich 4s incompatible*with town
goals, giving the town a chance to purchase the land for
some public purpose in cases where simply prohibiting
that development would be an unfair taking of property
rights.

- Erosion controls, critical to the protection of the slopes
of Mount Toby.

~ Pesign guidelines for subdivision development, keved to
the varying nature of various parts of the town. The
guidelines have the effect of rewarding development which
iz sengitive to the qualities of the land,

Business Development and Control

There is sharp divergence among residents on the merits of
several alternative commercial patterns: overall commercial pattern
is still an unresolved issue. For now, only those things most
people can agree upon are being proposed:

~ Commercial development in debth, not length, being
encouraged by reshaping commercial zones into greater
depth.

- Control over parlking, the key element in contemporary
commercial development, dealing not only with the number
of spaces required but also with patterns of egress, trees
and landscaping, and water runoff.

~ Channelling more uses through the Board of Appeals, which
means public hearings and the possibility of refusing
unsuitable propesals or improving them through attached
conditions.




Historic Area Protection

The village center has a rich mixture of historic styles which
deserve sympathetic treatment by any new neighbors to be built. It
is prcposed that an Historic District be created for that area,
which would give the town, through an appointed Commission, a
mechanism to guide the appearance of any exterior alterations or
new construction within the area,

Growth Rate Regulation

All of the above steps tak together, along with,following the
phased program of building town ‘facilitles suggested ig the Capital
Improvements Program element of this study, should result in a rate
of residential growth more manageable than that of the past decade
and a half, 1If development after adopting these controls suggests
that this won't be the case, a method of directly regulating the
rate of town growth has been designed for possible application,
rather than resorting to the traditional and wasteful devices of
evef-larger lot sizes and ever-more demanding improvement require-
ments, both intended to make development unprofitable and therefore
slow. Greenfield has adopted rate regulation, and will have tested
it legally and administratively by the time that the necessity of
its use in Sunderland has become clearer. The system works by
requiring large developments to follow a phasing schedule, which

1g keyed to a specific guideline on how many dwelling units per
year the town seeks to accommodate.
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DEVELOPMENT GOALS AND STRATEGY
Sunderland Planning Board
October 6, 1973

_ This report briefly ocutlines a development strategy for
Sunderland, starting with the bgsic community goals being sought,
then discussing the broad plan developetl to meet those*goals, and
finally outlining the steps to be taken to implement that plan,

COMMUNITY GOALS

Teams of community advisors, working with the Planning Board,
have studied Sunderland's assets, liabilities, and possible future,
Recent town méetings have acted decisively on issues of town growth.
Town officials have voiced positions at various meetings and
hearings, Based on all of these, an outline of town development
goals 1is becoming clear.

There is deep concern over population growth, and a desire to
avoid its extremes. Extremely rapid increase is seen as placing
unsupportable demands upon the town's natural resources, and
threatening the quality of life which makes Sunderland attractive
to its ‘residents. On the other hand, foreclosing growth altogether
is commonly seen as leading to stagnation, aborting opportunities,
damaging to the municipal economy, . and unresponsive to responsibi-
lities the town has to its region. Although a few support either
unbridled growth or zero growth, most appear to agree that the best
future for the town lies in a moderate and carefully managed
pattern of population growth,

There is virtually complete agreement on the importance of
protecting Sunderland's natural assets, and widespread concurrence
on what the most valued assets are: Mount Toby and associated
hills; the Connecticut riverfront, the finest agricultural land:;

a complex of features in the northwest corner of Sunderland, loosely
described as the Whitmore Pond area but encompassing much more.
Differences arise only in how to accomplish their protection.




The town also has cultural assets which residents value and
would preserve. There are historic environs to be protected,
especially along Main Street for a half-mile north and south of
Route 116. The "Village Center" quality should be protected and
enhanced. There is the practice of agriculture, which requires
concern irrespective of what is done to protect the land on which
the practice is carried out. There is the social cohesiveness of
the town, or as much cohesiveness as has survived the past decade
of explosive growth.

As everywhere, there is concern over taxes, with the goal of
continuing the relatively favorable experience of the recent past,
when taxes went up little. Each measurie the town migﬂ% take is
tested by residents against a '"tax consequence" standard. -

Finally, there ié widespread feeling that whatever steps the
town takes should be equitable in impact on all residents, and
not callously serve the interests of the many by unfairly imposing
on a few. ‘

In short, people would like to see Sunderland's growth con-
strained.and guided, but not stopped. They would like to see
natural and cultural assets protected. They would like tc see those
things accomplished without damage to either the tax rate or to
private interests. -

AN UNCERTAIN FUTURE

In planning for Sunderland or anywhere else in 1873, it must
be accepted that some critical factors bearing on the town cannot
be forecast, so uncertainty must be accepted and worked around.

First, growth in Sunderland has:been shown to be related almost
exclusively to the growth of the University of Massachusetts at
Amherst (see memo "Economy and Population", Herr Associlates,

March 13, 1972)., However, that growth cannot really be predicted.
Present growth ceilings at the University may last no longer than
present state or school administrations, which in turn may be short
compared with the dimension of this plan. What Sunderland needs,
then, is a device or set of devices to ensure that a contingent
future (renewed U, Mass expansion) won't mean renewed explosive
growth in Sunderland.

¥)




Second, planning for protection of Sunderland's natural and
cultural assets is conditioned by the strong possibility of develop-
ment controls adopted and administered at the federal, state, or
regional level. Each of those government levels are working on an
interrelated set of devices to provide protection to critical areas,
such as Mt. Tohy. If and when they enact such controls, the kind of
local control which is appropriate also needs to be reconsidered.

- In planning for protection of the practice of agriculture,
there is great uncertainty about its future in this region, irres-
pective of local actions. Even if taxes can be relieved and land
can be protected, agriculture ip this area may in timekbe in trouble
because of labor considerations, transportation, and lack of
interested entrepreneurs. On the other hand, increasing pressures
for agricultural output may reverse trends of recent decades. No
reliable forecast can be made. Planning must accept either
possibility.

In planning to protect the town's tax fortunes, the uncertain-
ties of the state's tax structure need to be taken into account.
Actions which are fiscally ''profitable™ given the present tax
structure might not continue to be so, given a tax structure revised
along the lines of the Master Tax Plan Commission's proposals, or
as advocated by some school groups. 8Small changes in structure are
almost annual events, Within a decade, major change seems almost
certain, but its form and timing are as unpredictable as they are
crucial,

COMMUNITY PATTERN

Geology sharply divides Sunderland into two types of area,
mountain and plain. Closer consideration of the ''plain" suggests
it to be made up from sub-~types: thé serviced and developed village
area, the prime agricultural land, the Whitmore area complex, and
the rest. Proposals for town development guildance can probably
best be discussed by considering each of these areas separately.
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DEVELOPMENT STATEGY AREAS //

ooy Prime Agricultural 7 ey
el Soils WHITMORE POND
< i AREA i)

Philip B. Herr and
Associates, Oct. 1973

MOUNTAIN




THE MOUNTAIN

The mountain is steep, much of it having slopes of over 25%,
wooded, with only a thin and fragile soll cover. It is laced by
small streams.and by dirt roads, some public, some private. Only
a small fraction of the mountain area is publicly owned, despite
public impressions to the contrary.

Intensive development on the mountain would be an ecological
disaster to both the mountain and the lands below it, through dangers
of erosion, increased streamflows, and interruption of natural
habitats. Fortunately, the difficulties of developing, there have
protected the mountain in the past, and only modest chznge in con-
trols are necessary to protect its future.

The likeliest location of future development on the mountain is
along existing roads. A simple revision in the Planning Board's sub-
division regulations can ensure that private dirt roads will not
suffice to legitimize development, but rather that roads at a higher
standard are required. Further requirements can control runoff and
erosion within tolerable limits.

Zoning can be revised to control development on steep slopes,
to allow clustering development on the less steep parts, to provide
stream protection, and to add further erosion control.

Taken together, all of these actions are likely to result in
very little development taking place on the mountain, and with that
1ittle development being environmentally sound. Extensive public
land acquisition on the mountain should, therefore, .only be necessary
where public access is sought, and not just to preclude development.

WHITMORE AREA COMPLEX N

In this area of North Sunderland, roughly between Falls Road
and Route 47, there is a vast array of resources: Whitmore's Pond,
Chard Pond, Gunn Brook Falls, Whitmore's Ferry (falls, fossils), an
exceptional pine stand, an abundance of sugar maples, and a matrix
of land uses and vegetative cover supporting an outstanding variety
of plant and animal life. Carefully guided development need not
destroy the area, but if either extensive or insensitive, development
could irretrievably upset the area's ecological and environmental
balance,

Y




Since much of this area is quite easily developed, a different
approach from that for the Mountain is required. Here town purchase
may in many cases be the logical alternative to development, since
public access is desirable for many of the area's features. Imme—
diate purchase is neither necessary nor desirable. What is needed
is the capabillity to purchase gstrategic parcels at the point that
owners seek to sell, whether to developers or to the town.

That capability can be achieved through two actions. First, a
strong Conservation Fund is needed, to enable substantial funds to
be expended other than at the annual town meeting. Second, a
"holding zone" is needed, withi?,which land owners would be obliged
to give the town several months’notice prior to taking¥any develop-
mental action which is inconsistent with the intent of preserving
the features of that area, during which time the town could decide
to purchase the property rather than see it developed., This idea
has been explored in an earlier memo (see Herr Associates, "Con-
servation and Recreation', February, 1973).

PRIME AGRICULTURAL LAND

Studies by the Soil Conservation Service classify about 1015
acres of Sunderland's land as having "Class 1" agricultural capabi=-
lity, the finest anywhere, and another 1085 acres as having "Class II
capability, also excellent. Residents confirm the accuracy of the
estimates. This alluvial land is flat, and has a high water table.
For development, it is dull and difficult because of the water table
and has a poor microclimate for homes. Until recently only scattered
homes had cut into that land, but recent years have seen loss of
Class I acreage to apartments. Nearly 400 acres of Class I and
Class II land had been turned to urban uses by 1971.

Ideally the town would like to see this land remain in agri-
cultural use indefinitely. However, there is no way of assuring the
continuous viability of the agricultural industry here. Further,
many owners of agricultural land have long planned to retire on the
sale of their land for development. That development value may be
their primary or only wealth, the basis for not only retirement but
also for borrowed liquidity for current farm operations.

The ideal could perhaps be accomplished, or at least made
possible, if owners of the best farm land were able to sell off their
development rights fér utilization somewhere else, but not on the
agricultural land, In that way, the development value of the land




would be converted into cash for the farmland owner, but the farm—-
land wouldn't be converted for development. Devices to accomplish
this have been talked about, but to the best of our knowledge not
vet employed elsewhere. Implementation will require a new invention,

THE VILLAGE

The "developed" village is far from that. Open land surrounds
the thin ribbons of development. The area is already fully serviced
by roads, water, and sewer. More development is inevitable on much
of the 230 or so acres of agric%;tural or vacant land %gthin the
Village Area. ‘ -

Most support the view that this area should provide the primary
service center for the whole town: school, town services, churches,
and commerce. To continue to serve that role without destroying the
character of the Village will require careful design guidance.
Building relationships to other buildings is critical, Ordinary use
zoning can't accomplish this. Needed is a device which can guide
design on a building by building basis, such as is done in Historic
Districts. Now being studied by a committee established at the last
town meeting, implementation of an Historic District may be the
single most critical action to be taken for the center of town. If
created by towh meeting, an Historic District Commission would issue
or withhold "certificates of appropriateness" (and thus building
permission) for new construction. or exterior alterations within the
established Historic District. (For further comment, see Herr
Associates memo "Historic Districts™, November, 1972). Given this
guidance, further development of the Village area can serve the town
well, ‘

THE REST '

Areas included in none of the above types lie chiefly in the
southeastern quadrant of town, and al&o in scattered locations else-
where, They total over 2,000 acres, about the same as the prime
agricultural area. These areas require only normal care in guiding
development., They, along with the Village area, are those locations
best suited to extensive building development, so are the logical
receiving areas for development rights transferred from the prime.-
ggiicuttural land. ‘

(4]



In order to be capable of serving relatively intensive develop-
ment, these areas.should have priority in receiving service improve-
ments: recreation facilities, road improvements, water service
improvements and extensions, sewerage extensions, and drainage
improvements,

COMMERCJAL PATTERN

Commerce clearly does not belong generally in the Mountain
area, Whitmore complex area, or prime agricultural area. It clearly
does belong in the Village area. Opinions differ on the extent to
which it belongs elsewhere. In barticular, two alternsitive
commercial patterns have their advocates. One proposed pattern is
substantially that permitted by current zoning, which largely
focuses commerce in the Village, helping to give a strong sense of
town center , and avoiding the visual and traffic problems of
commercial sprawl, The second proposed pattern is one of commercial
development taking place essentially the full length of Route 1186.
Arguments favoring that pattern include that it is equitable,
treating all properties fronting on that road in the same way; and
that it is the best way to get the maximum amount of commerce and
commercial taxes for the town.

Given the sharp division of opinion on the issue, it has been
left unresolved, with no change in the length of commercial zoning
districts proposed.

There was, however, broad agreement that commercial districts
should be deeper than they are, to allow better site design. There
was agreement that careful design control is important, governing
egress from commercial areas, planting of buffer strips, and where
feasible, architectural control. "

{ .

INDUSTRIAL DEVELOPMENT,

Manufacturing and similar uses such as warehousing are a minor
part of the town's present development, and few anticipate much of
it in the future. Present zoning allows it only if given a permit
by the Board of Appeals, which permit may be applied for within any
Commercial or R-32 district, which encompasses much of the town.
Only one advisory group made industrial development suggestions, It
is an issue deserving further study, since the present zoning neither
gives clear protection to residential areas nor gives a clear
indication to potential industries that they will be allowed.




LAND AVAILABILITY

Sunderland has 9,190 acres of land, plenty for the 9,200
maximum population projected for 1990. However, when desired limi~-

tations on land use are considered, the picture changes substantially.

As table 2 indicates, each 1000 population in Sunderland has used
302 acres of land for "urban" uses. At that rate, the town needs

a total of 2780 acres to service the maximum projected 1980 popula-
tion. The town has more than twice that acreage in vacant or agri-
cultural land.

However, the approach discugsed above suggests divFrting
development away from the Mountain, away from Whitmore's Pond area,
and away from prime agricultural soils. Deducting from the 5530
or so acres of vacant land (not in urban, public or agricultural
use) the unused land in the Whitmore Pond area, the unused land in
the Mountain area, and the unused prime agricultural land leaves
about 1390 acres of unused land not proposed for some restriction
on development. That is just 200 acres per additicnal thousand
residents, or about two-thirds the present rate of land consumption.

The policy implications are clear, If the town wishes to
preserve all the land indicated above, it probably should do all of
the following: '

1. Adopt policies and measures which will tend to prevent
population from growing at the maximum pro jected rate.

2. Accept that some portion of develcpment will take place
within areas grossly outlined above for preservation, and
see to it that such development is both limited in extent
and carefully guided and controlled.

3. Maintain reasonable density c¢ontrols., Extensive large
lot development will simply consume the available land more
rapidly. Rate constraints not employing low density as an
artificial barrier are preferable to large lot zoning.

xy



Table 2 Land Use, by Subcategory, 1971

Acres Acres/1000 Population

Residential 356 159
Commercial 32 14
Industrial 84 38
Transportation, Utilities .59 26
Institutions 2 1
Roads 143 64
Subtdtal‘urban uses 676 302t
Agriculture 2050

Public Land 932

Total committed 3658

Uncommitted 5532

Total land 9190

Water 270

Total town area 9460

(Population 2236)

- 10 -




IMPLEMENTING ACTIONS

A large array of implementing actions have been suggested by

the community advisor and Planning Board studies. These are listed
below organized by type of action, rather than type of area., These
are only the large-scale measures. A far longer l1list of more
detailed suggestions has also been made, and will be incorporated
in other reports. -

ZONING BYLAW

1.

. ' . .
Restructure districts to conform to area types (tgé Mountain,
prime agricultural land, etc.).

incorporate simple cluster zoning,
Incorporate controls over steep land development.
Incorporate "critical resource zoning" for Whitmore area complex.

Develop and incorporate development rights transfer from prime
agricultural to selected other areas.

Create deeper commercial districts.

Incorporate egress and landscaping control over major projects.

SUBDIVISION REGULATIONS

1,

Restructure the regulations, with requirements differing for
different area types (the Mountain, prime agricultural land,
etc,). LR

Tighten requirements for "approval not required' lots not
fronting on public ways (chiefly to protect the Mountain).

OTHER ACTIONS

L.
2.

3.

4.

Establish Historic District Commission.
Develop recreation facility to serve Plum Tree Road area.

Program road and utility improvements to serve the southeastern
gector.

Build a strong Conservation Fund.

"
LE
W -
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Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON ST., BOSTON, MASSACHUSETTS 02114 PHONE: 617 KE 6-5620

FISCAL ANALYSIS
Sunderland Planning Board
Becember 17, 19%1

The purpose of this repoxrt is to clarify and add perspective
to Sunderland's current fiscal situation, a situation which affects
alnost all municipal policies and actions, For that purpose
Sunderland has heen compared to Messachusetis as a whole; its
neighbors: Auherst, Deerfield, Hadley, Hatfield, Leverett, Mon-
tague and Whately; as well as to Sundérland’s situation a decade
ago., :

TAYX. RATE

Ve have used "equalized" figures to make fiscal comparisons
possible, that is, we have used estimated assessements and tax
rates as they wculd bhave been if all property in all towns in 211
years were assessed at full value.* In 1061 Sunderland's full
value tax rate was $34.60, exceeding the Massachusetts -Average
by 6% and all of its neighbors except Anherst,#** By 1971 Sunder-
Tand's full value rate had dropped to only 54% of the Massachu-
sotts average and has the lowest of its seven neighbors,

This is a remarkable reversal in the tax rate, contradicting
the expervience of mosti towns in Massachusetts which have seen
steady and sometimes dramatic increases in the tax rate over the
last decade, It is even more remarkable when it is noted that
Sunderland experienced an 83.7% increase in 1ts population over
the same decade, 1561-71,%%k .

The tax rate resulis from the ‘amount of local spending,
‘minus certain non-property tax income such as state aid, divided
by assessed valuation, The two big locally influencable itens are
spending and asesessed valuation, The cause of tax rate abnormal-
ties virtually always lies in one or the other or both of these.

% See table G, for basic data
*% See table 1
“Ra See table




ASSESSED VALUATION

"Equalized" assessed valuations can be compared over time
or between towne by dividing them by the number of residents,
In 1261 Sunderland!'s per capita equalized agsessed valuation was
$3227, approximately 73% of the state-wide average and next to
the lowest of its 7 neighbors.* In 1871 this situation had i~
proved, Sunderland, by increasing its per capita assessed val~
untion between 1961 and 1971 by wore than was average for its
neighbors, had moved up to ©0% of the statewide average and into
sixth place among its neighbors,** :

This moderate increase in assessed valuation, althcugh sig-
nificant, does not fully explgin the remarkable shiff in Sunderw
land's tax rate relative to the state and the neighbdring towns.

PER CAPITA TAXES

Spending, as measured by the tax levy, like assessed valug-
tion, can best be compared on a per capita basis, Sunderland
from 1961 - 71 increased its spending per- capita only $43.25,
the lowest increase in its region, resulting in a per capita tax
of $154.80 in 1971: the lowest per capita tax of any of its
neighbors, and less than half (48%) of the statewide average®ii,

This low spending patiern is the major reason for the decline.

and in recent years (1967 - 71) the stability of the Sunderland
tax rate. Contributing to this has heen a large apartment build-
ing boom, resuiting in a large population increase, nany of thenm
University students or faculty, who have contributaed more to the
tax base than they have to the cost of serviges, particularly the
school costs, usually the largest item in any nunicipal budget.

MUCICIPAL AND DISTRICT DEBT

A brief analysis of municipal‘and district debt reveals that
Sunderland has not kept the tax rate and spending down by borrow-
ing heavily against the future. The municipal debt ratio (the
ratic of debt to equalized assessed valuation) -has increased from
only 0,65% in 1961 to 1,42% in 1970%%%k, [Rven considering the
district debt incurred,by participation in the Frontier Regional
School District and the Sunderland Water District (a debt not
shared by all residents in Sunderland, although considered that
way in this analysis), the total debt ratic was only 3,06% in 1270

* See table 3
¥% See table 2
#%% The sharp decrease in per capita assessed valuation in 1869
appears to be due to the large increase in population more than
offsetting the rise in assessed valuation,
wik See table 4

-2 -
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{(Massachusetts law limlts a town's municipal debt, exclusive of
dxstrlrt debt, to 5% of equalized valuation, 10% of said valua~-
tion with apnroval of the lean by the Emergency Finance Board),

CONCLUS IONS

The dynamice of the Sunderland tax situation, then, are
fairly clear. The tax rate and amount of indebtedness have
been kept low in spite of rapid growth because that growth has
contributed wore to the tax base than it has to aurnicipal costs,
This ig the ideal situation, which almost every town in Hassa-
chusetts wounld lilie to achleve, but have found difficult to

necute. The proxiwity and owth of the University of Massa~
chusetts in Amherst has been fiscals benefit to Suﬁﬁerlanﬁ.
Whether this will continue intc the future; whether services in
areas other than school facilities will have to be expanded; or
whether other negative aspects of growth, such as loss of a rural
atmosphere, will outweigh fiscal Dbenefits will he considered in
other reports..

DATA SOURCES

Most of the dats used above is taken from a file of data
paintained by Herr Associates for its client towns, Sources for
that file are as follows:

1. 1970 Populations: U.S8, Bureau of the Census, U.J, Census of
Population: 1870 Number of Inhabitants Final Report
PC(1)-£23 HMassachusetis.

2
L]

1961-69, & 1971 DPopulations: PBH & A estimates based on
Census and building pernit data, .

3. 1971 Tax Rates: MNassachusetts. Taxpayers Foundation, Inc.,
1971 Tax Rates Actual & Full Value,

4, 1971 Assessed Valuations & Tax Levies: By telephone from the
Maseachusetts Burean of Local Taxation.

5, 1871 Bqualized hAssessed Valuations: FEH & A computation using
full value tax rates and assessed valuations,

6, 19641970 Tax Dates, Assessed Valuations, Equalized Assessed
Valuations and Tax Levies: Boston Safe Deposit & Trust
Company, Financial Statistics of Massachusetts; and
PBH & A czlculations using assesspent ratio, also irom
above,

Y. 1961-63 Tax Rates: liassachusetts Federation of Taxpayer
Associations, Iﬁc., Taxtall,




[

. 196163 Assessed Valuations & Tax Levies: Boston Zafe Deposit
' & Trust Co., op. Cit,

4]

9., 1961-63 Hgualized Assessed Valuations: FBEHd & A calceunlations
based on full value tax rates frowm Taxtalk,

16, 1961-%Y0 Municipal & District Debt: DBoston Safe Deposit &
Trust co,, opn. cit.



Table 1
TAX RATE

Equalized Tax Rate

S increass

. Town 1961 1971 Yp51e1.71
Suﬁderland 34.63 32,00 . - 2,87
.
Amherst 27 .13 34,50 V.49
Deerfield 20, 59 43.30 12.20
Hadley 20,47 33,00 12.62
Eatfield 20.79 32.30 11.33%
Leverett 55, 50 45.90 29,10
Montapue 37.13 45,50 11.40
Thately 20,40 34,7 14,30
Average £6.77 37,62 19, 5!
Sunderland Rank 2/8 8/6 8/8




Table 2

PER CAPITA TAX

Per Capita Tax
I
Town , 1963 1971 §3BSTease
, . ¥
Sunder land FrL.35 154,80 43.25
Auberst np.03 170,03 89,10
Deerfield 105,07  186.02 81.75
Hadley 93.53 245,00 151,56
Hatfield 114.70  204.96 20.26
Leverett 119.88  274.44 15446
Montague 127,77 917,63 88.55
Whately 05,00 210.85 124,05
Average 105,92 208,05 103.03
' Sunderlan¢ Rank 4/8 8/8

8/8




Table 3
QSSESSED VALUATION

,Equalized Assessed. Valuation
Per Capita ‘

Town 1061 jg71  wlpcrease

! . }1961—19?1
Sunderland 3,287 4,031 1,604
Amherst %, 504 4,928 1,267
Deerfielc 3,723 4,656 913
H#dley 4,007 T ,42% 2,430
Hatfield 5,464 3,406 Q41
Levevett 4,680 5,366 1,268
Hontague 3,404 4,487 1,033
Vaately 4,644 5,076 1,452
Average 4,140 5, B4 1,454

Sunderiand Rank 7/C 5/5 S5




Table 4
MUNICIPAL AND DISTRICT DPET

Debt 1961 1STFD
Municipal Debt $27,330 $144,000
7
Debt Ratio (%) *0.65 ¥ oulaz
District Debt {(Sunderland share)
Sunderland Water Districst G 5%, 000 $LZ7,000

Frontier School Disty
Total District Debt
Total Debt

Total Debt Ratio (%)

lQ Jeﬁ,zd’O

UENDE. Snmpesrap S




Table 5

BASIC COMMUNITY DATA

Population
Acturl ¥rx
Town Growth Hata 1571
1881 1271 1661-71
F
..

Sunderliand 1,279 2,350 B%.7% 3Z.30
Amherst 14,3CC 2%, GO0 G4, 2 24,50
Deertfield 3,38 3,080 16,8 75,30
Hadley 3,150 5,500 20.¢ 163,62
Hatfield 2,400 4,370 AR 33.00
Leverett 220 1,020 10.9 92.90
Montague 7,900 5,519 To7 51,00
Whately 1,040 1,160 11,5 112.00

Average | 4,374 3,382 31.9% 66,15
Sunderland Bank G/8 &/8 /5, 8/5




Table G
SUMDERLAND DATA, 1881 -~ 71

Year Estimated  Actual Full Assessed "Equalized” Tax

Population Tax Value Valuation  Assessed Taevy

Rate Tax {310G0) valuation (x1000)
Rate {x1C0G0)
& .
E L]

1961 1,279 52..00 34,60 2,724 4,127 142
1962 1,287 57 . 00 37.90 2, 862 4,488 142
1963 1,287 57,00 35.70 2,809 4,458 160
1864 1,255 57 .00 37.05 2,906 4,471 166
1965 1,338 27 .00 27 .00 5,872 5,872 1588
1966 1,412 31.00 26,04 6,021 7,168 187
1967 1,427 34,00 22,92 6,354 7,220 216
1268 1,543 33.00 31,02 7,029 7,468 232
1863 2,100 52,00 32.00 8,113 8,113 260
1970 2,236 29,00 22,00 10,132 10,132 294
1871 2,350 32,00 32.00. 11,354 11,354 363

*See page 3 Ffor data socurces.
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400
350
4
. U4
300
250
@
y Massachusetts
S /’
8 200 4
o ’
& -_-’/ .
5 )
i
kS T
150 o v 1
hos =T |
Sunderland
100
50
0 {
1960 1963 1967 1971

Yearxr




Full Value Tax Rate ($/$1000 Equalized Valuation)

- 80

20

FULL VALUE TAX RATE

70

60

50

Massach

isetts "

,’

e

-

-

Sunderl

10

1960

1964

Year

1968

1972




PER CAPITA EQUALIZED ASSESSED VALUATION

8000

7000
#6000

/I'
Massachu%etts ‘y
~ V4
5000 ’l e §
- ”
ﬂl-""--- ...'kn"'-
R
-
4000

L
o}
o
o

Sundexland

Per Capita Equalized Assessed Valuation (8,

o]
o
o
<

1000

1960

1964

1968

Year

1972




»l



Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON ST, BOSTON, MASSACHUSETTS 02116 PHONE: 617 KE 6-5620

SUNDERLAND ECONOMY AND POPULATION
Sunderland Planning Beard
May 26, 1972

Sunderland has very suddenly experienced a dramatic change in
community function and population size and type. From 1820 to 1860
Sunderland's population was ynchanged at just under 1,300 people,
chiefly supported by local agriculture and commutimf to jobs in
South Deerfield, Northampton, and elsewhere, Sunderland then dou-
bled in pcpulation during the 80's, with virtually all of the growth
attributable to growth at the University of Masgsachusetts and an in-
flux of students resident in Sunderland,

This report examines the history of that change, and attempts
to estimate future directions and quantities of growth, It appears
virtually certain that the change to being a "bedroom town' is per-
manent, unless more lccal employment growth than expected can be
achieved. It also is clear that a close relationship between Uni-
versity of Massachusetts growth and growth prossures on Sunderland
will continue, though it is not at all certain what that University
of Magssachusetts growth will actually be.

If growth were to continue for the next two decades much as
experienced in the past decade, Sunderland would have a population .
of about 7,500 in 1990, larger than the current size of any Franklin i
County towns except Greenfield and Montague. With that growth would i
inevitably come dramatic change in the kind of community Sunderland
is, the kind of government it would have, the kind of opportunities
i1t would offer or deny. .

It should be emphasized, however, that the growth of the town
is in large degree controllable through such means as zoning, utili-
ties policies, land acquisition policies, and fiscal policies. The
report which follows in general presents things as they are likely
to happen given no major public intervention., One purpose of this
planning program, however, is to determine whether such intervention
should be made or not, and if so, in what way, so particular atten-
tion should be paid to estimates of the consequences of guch changes
as revisions to zoning and utility policies.




Sunderland's population today is very different than it was in
1860. Not only has the population almost doubled, but this new popu-
lation lives and works in ways which are very different from the
population prior to 1860, Some of these changes are set forth in
Table 1. In comparison with Franklin County, Sunderland is growing
famter; its population is younger; and a larger proportion of its
residents live in rented housing. The reasons for these changes,
which are only indicators of the more fundamental changes going on
within Sunderland and the regipn, are the subject of this report.
First the economy, local and #ggiOnalf—is analyzed afd s2cond, the
population is discussed with specific population projections to 1990,

 TABLE 1 .
SUNDERLAND: BASIC CHANGES: 1860-70

Characterigtics 1960 1970

1. Population Increase over pre-
vious decade:

Sunderland : 29.2% 74.2%
Franklin County 4.0% 7.9%
2, Median Age: :
Sunderland 31 24
Franklin County 34 31
3. Single Family Homes as a per-
cent of Total Housing Units: .
Sunderland ' 71 : 43

Franklin County 73 60

4, Percent of total population
living in rented housing: :
Sunderland _ : N.A. 50
Franklin County 7% ’ 73

Source: U.S. Census of Population, 1970 and 19860.




A. THE ECOKOMY

1. Agriculture

Agriculture has traditionally been Sunderland's chief eco-
nomic base. In terms of land use, agriculture is still signifi-
cant: 22% of the total land area is devoted to farming.l Yet,
mest indicators show that farming is declining. Fewer and fewer
people each year make their full time living from agriculture.
This is far from a local phenomenon. Franklin County and Massa-
chusetts as a whole show this same trend. (See Table 2.) The
number of farmg has been declining. Land in farms has also de-
creased, but less rapidlyq as the.value of farms¥and farm output
has increased, The net result is fewer, larger and more produc-
tive farms.

Two of Sunderland's most important components of agriculture,
tabacco and dairy farming, also show some decline. (See Tables 3
and 4,) Binder or field tobacco, which prior to 1959, was the
primary type of tobacco grown in Franklin County has declined pre-
cipitously. The switch to the wrapper or shade grown type, a
more difficult type to grow, for a time (between 1939 and 1964
showed signs of increasing total production output., Recent in-
dicators however show decline even in this. Dairy farming alsgo
has declined. Even the increased value of dairy products sold
has not revived this type of farm in Sunderland,

2. Other ¥Economic Sectors

Other than agriculture Sunderland has very little major eco-
nomic activity. Covered employmentZ2 shows Sunderland to be a
very small employment center. (See Table 5,) Manufacturing is
almost non-existant. Congtruction 2ccounts for the majority of
covered employees, and increased substantially between 1986 and
1970. VWholesale and retail trade declined. Service employment
has remained steady. Total covered employment per 1,000 resi-
dents, a measure of suburbanization or out-commuting, has declined
since 19564.3 Most of Sunderland's residents, then, make their

1PBH & A Land Use Survey, Dec, 1971.

2Covered employment is employment in establishments subject to the
Massachusetts Employment Security Law. This generally excludes em-
ployment in non-profit institutions organized for religious, chari-
table, educational or scientific purposes; in agriculture, in govern-
ment and domestic service, self-employment and unpaid family service.
Compare to Mass., ratio of 300 employees per 1,000 residents in 1970,
or Franklin County's 1970 ratio of 214,




TABLE 2

AGRICULTURE:

FRANKLIN COUNTY AND MASSACHUSETTS

. Number of farms

Land in farms

(

1000 acres)

. Average size of
farm

(acres)

. . Farm operators

. Hired workers

. Value of products

sold ($1,000)

[

el s Mol i

. Dairy products

. Other crops

(primarily
tobacco)

Poultry &

poultry

products

Other livestock

Fruit

. Vegetables

., Horticulture

specialties &
forest products

Total Value

Franklin County Massachusetts
] N T
1954 ﬁ 1959 } 1964 1954 | 1859 2 1564
1541 1022 50 | 17,361 11,148 ©,019
——— 149 111 1,142 302
122.2 145.8 170.9 82.¢ 102.2  112.5
———— 1008 650 we—— 11,149  §,019
—— 293 571 ——— 7,286 7,996
3,767 4,280 4,999 {36,966 41,021 44,0642
| 1,841 1,394 2,777 {11,102 11,545 . 15,223
1,391 1,297 e20 {236,717 29,530 25,732
570 722 531 | 7,345 92,484 9,071
367 409 529 [11,533 10,569 12,801
288 195 322 { 5,755 5,443 6,145
: 4
302 313 212 115,008 18,248 19,703
&,525 8,611 10,390 (125226 126,440 133,317

Sources:

U.S. Census of Agriculture, 1954, 1959, 1964.




TABLE 3
AGRICULTURE: TOBACCO PRODUCTION, FRANELIN COUNTY

Binder (field)| Wrapper (shade) Total
Yearx
. Har- Produc- Har- Produc-| Har- Produc-
vegtad tion vested tion vested tion
Acres Poundsg Acres Pounds Acres Pounds
1259 488 879,790 f% 75,000 | 538 954,790
1964 | 225 472,300 | 513 769,5002 738 1,242 ,060¢
1268 i 90 198,000 | N.A., N.A.
1969 { 106 183, 500
¥
1970 ' a0 180,0001 848 1,272,0002 938 1,452,000
1971 50 100,0001] 571 856,500° | 621 956 , 500

lpstimated 2,000 1bs./acre,

2pstimated 1,500 1bs./acre.

Source: 1959 & 1864: U,S., Censusm of Agriculture.
1968 & 1969: U.S. D.A., Statistical Reporting Service
1976 & 1971: Greenfield Recorder, September 16, 1971,




TABLE 4

DAIRY PRODUCTS, SUNDERLAND

Sunderland Annual Reports 1860-70,

AGRICULTURE:
Year Dairy Stockl Value/animal2 Total Value of
: Dairy Products

1960 780 $417 $325, 260

1981 753 438 329,814

1962 688 abo 315,792 ¥

1963 N.A. 480 N.A.

1964 615 501 308,115

1965 545 525 286,125

1986 . 328 550 290,400
1967 451 575 259,325

1968 446 600 67,600

1969 N,A. 625 N.A.

1970 365 650 237,250

1

2Based on 1939 and 1964 U.S. Censug of Agriculture: Dollar value
of dairy products sold/no. of milk cows; other years estimated.
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Eor go to school) outgide of town. Exact data on the amount of
commuting is presently unavailable. Later 1970 Census data giv-
ing place of work should be available some time this year,

3. Regional Economy

Table 6 shows the regional covered employment for 1960, 1963,
and 1970. Sunderliand geographically lies between 3 major employ-
ment centers: Greenfield to the north, Anherst to the southeast
and Northampton to the southwest., Highway access to each of
these is fairly easy, especially Amherst which is only minutes
away via Route 116, A - [

Amherst and Northampton both contain large institutions
which are not covered by the Employment Security law, Northamp-
ton has the Cooley-Dickinson Hospital, Smith College and North-
ampton Junior College. In Amherst there is the University of
Massachusetts, Amherst College and the recently established Hamp-
shire College. The University of Massachusetts alone employed
5,600 people in 1970 on a part-time or full-time basis. (See
Table 7.)

Considering theze institutions, then, Amherst is more the
equal, in terms of employment, of Greenfield and Northampton,
Greenfield (and Montague) and Northampton, however, are primarily
manufacturing centers. They also are retail, wholesale and ser-
vice centers (See Tables 8, 9, 10)., Amherst, on the other hand,
despite a sizeable increase in covered employment, still relies
primarily on the educational institutions in the town for its
employment.

4. Future Economy

The estimates available of future employment in the region
present a favorable picture. (See Table 11.) Employment will
continue to increase: Greenfield-Montague area the slowest and
Northampton at a faster rate, Sunderland's growth, dependent to
a great extent on Amherst, is alsc expected to increase.

The effect, however, of the proposed ceiling of 25,000 stu-
dents at the University of Massachusetts is diffucult to judge.
It now appears likely that the ceiling will in fact be put into
effect. This will slow down the rapid increase in employment
that has occurred in the past. Table 12 shows the increase in
enrollment 1963-70 at the University of Massachusetts, The fact
that the 11.5% annual increase in enrollment, 1965-70, corres-
ponds closely with a total employment growth of 11.2%, 1965-70,
suggests how sensitive Amherst's employment level is to the “
growth of the university. In the analysis of population growth,
which follows, the sensitivity of Sunderland's population growth
to the university is suggested.

) S



TABLE &
BHPLOYMENT: REGIONAL COVERED EMPLOVEENT (November FEmployees)

, ‘ o {Growth Rate!
1960 | 1965 1870 'Anoual Ly,
Town No. [% Total| No. |%Total|l No. |%Total 960-7C
Sunderland | 162 1.0 316 1.8 | 46C 2.2 9.7%
A |
Amherst 943 6.0 127¢ 7.3 | 1767 9.6 | 8.4
Deertield 809% 3.2 . 710% 4.0 | 0622 3.4 2.0
Greenfield | 5512  25.0 i 6145 85.1| 6330 34,3 1.0 ‘
Hadley 335% 2,1 | 423% 2.4 | ©640%x 3.5 6.7
Hatfield | . 659% 4.2 636% 3.8 Eilsx 2.8 1 -%.4
Leverett 20% 0.1 14% 0.1 4 0.0 —--
Montague C BT 6.1 1008 5.7 821 5.0 <0.5
Northampton| 6581 41,0 cEeS 35.4 7220%% 39,1 % 0.9
Whately |6z 0.4 | 44r  o.2 4¢ 2.5 | =2.9
e ? P
Total §15,773 100.9 17,525 100,90 {12,471 100.0 | 1.6

4 1

*Annual Average Covered Employment
#*#]1069 Annual Average Covered Epployment

Bource: Mass, Div, of Employment Security

- B -




TABLE 7

EMPLOYMENT: AMHERSTY, 1560-70
Employment
Covered Major Institutions 52 Total3
Vesr Employmentl
of Mags, ' Other

1950 943 2 4,570 § 570 3,0833
1961 965 ' 1,810 €17 3,352
1962 1,018 ? %,020 €64 3,730
1963 1,072 2 2,288 712 4,072
1264 1,141 ; %,658 748 4,548
1965 1,279 3,028 784 5,093
1966 1,383 3,460 820 5,603
1967 1,487 3,950 935 6,372
1968 1,642 4,500 1,050 182
1969 1,707 5.050 1,165 7,913
1970 1,767 €00 1,280 8,647
Average An ual
Increase 196570
(Percent) 6.6 6.3 10.0 11.2
1Nov employees, Masgs., Division of Employmﬂnt Security.
ﬂMawor 3nstitut10ns are U. of Mags., Amherst College, Hampshire

College, Town of Amherst,

Datn sources:

Report,

Institutional record, Amherst Comprehensive Plan
1969 and Allen Benjamin,

Report on Popu~

letion Estimates for the Town of Amherst, Jan. 1964,
Sum of covered employment and major institution employment




TABLE 8
RETATIL SALES:

MAJOR TCOWNS, 1963 and 1867

1983 1967

Number of Sales Number of Sales
Town Establishments ($1,000) Establishments ($1,000)
Greenfield 228 » 41,007 217 50,105

‘ ) R t
Montague g5 4,562 61 6,507
Amherst 81 13,174 100 15,581
Northampton 295 50, 981 29¢ 66,096
Source: U.S, Bureau of Census, Census of Business, 1963 and 1867
Retail Trade: Massachusetts
TABLE 9 :
WHOLESALE TRADN: MAJOR TOWNS, 1963 and 1967
1963 1967

Number of Sales Number of Sales
Town Establishments ($1,000) Egtablishments ($1,000) -
Greenfield 33 21,372 28 12,618
Montague 4 (D) 8 8,029
Amherst 3 (D) 1 (D)
Nerthampton 22 12,963 28 12,032
Sourceg:  U.5, Bureau od Census, Censusg of Suriuess, 10063 aad 16I7

Wholesale Trade:

Masgachusetts.

(D) Withheld to avoid disclosure.

- 10 -




TABLE 10 1
SERVICE INDUSTRY : MAJOR TOWNS, 1963 and 1867

1863 1867
Humber of Saies Number of Sales
Town fistablishments ($1,000) Establishments ($1,000)
3 "'; ’ L. i . i
Greenfield 132 3,408 140 3,528
Montague 35 538 36 , 645
Amherst ‘ 56 1,468 87 2,571
Northampton 177 4,422 165 €,632

l8ervices include hotais, natele; permcnal gervices sguch as coin-
operated laundries, dry cleaning, diaper services, beauty shops,
shoe repair shops, etc.; businesg services such as advertising
agencies; automobile garages and repair services; motion pictures
and other amusement and recreation services,.

Source: U.S. Bureau of Census, Census of Business, 1963 and 1967,
Selected Services: Massachusetts, :
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TABLE 11

1

regionz, unpublished, 1872,
covered employment.

2Metcalf & Eddy, Inc., Preliminary Report on Economy, Feb. 1971,

Iy

-FUTURE EMPLCYMENT: REGIONAL
Towﬁ or Growth Rate
Region 1970 1980 1990 (Annual Average)
1870 -50

Greenfislal

(Totazl Employment) 10, 400 10,650 11,750 G.6%
Millers L(Brving & > - ¥

Montsgue)

(Total Employment) 2,300 2,425 2,625 0.6%
Valleyl(Deerfield,

Sunderland @

Whately) {(Totsal

Employment) 2,080 2,800 3,825 3.1%
Northamptonz.

{Covered Emplioyment) 7,220 2,310 31,300 2.2%

Philip B. Herr & Associates projections for Frarklin County sub:-- ;
Total empioyment is covered plus nen- l
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Table 12

AMHERST: Student Enrvollient University of Massachusetts
1963 ~ 1970

é

University of Hassachusetts

Living on thiving off

. Campus ‘ I Campus Total _

under- grad-|Under- | | grad-| uncer- T ag- REVA

graquate | uate |gradyatelunate graduate |uate

] 3 - : —
183 | 6392 180 993 11186 25 1203 26468
1864 7060 220 1530 1500 £670 1730 10,400
1865 | 7773 240 2108 1890 29360 2149 12,100
1966 8470 260 2770 2250 11,259 2550 13,000
1967 2160 250 3370 2680 12, B33 2370 15, 500
1962 S8 50 320 39€0 ajko 13,800 3400 17,200
18€9 13, 537 340 4549 343¢ 15,0865 3778 18,865
1870 111,200 400 5100 3200 15,400 4200 20,600
3 {

L 3
Average
Annual ‘ .
Increase 7.6 8.7 20.1 L 15,92 16,7 15.1 11.5
1865 ~ 70 o
(Percent)

Sources: 1963 Allen Benjamin, Report on Population Istimates
for the Town of Amherst, 1864; 18692, PFBHYA fousing
Study, Frenklin Co,, 19664-60 P3HXA interpeclation;
1970 extrapolation,
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B, POPULATION

The population in the Sunderland region grew by more than 16,000
persons batween 1960 and 1870 (See Table 13). Anherst, with its
large and expanding universities, and student population accounted
for almost 80% of that growth. Sunderland contributed the second
largest share of growth, about 6% of the total regional increass
(Sve Table 13).

Ya thiz section the population growth of Sunderland hy age group
Trom 1360~70 will be analyzed; and the factors which account for that
growth will be discussed. 8Seqcond, a method for determining current
population in future years willl be pmesented and prd&kjections of fu-
ture population will be made,

1. Population Analysis 1850-1970

From 1960 to 1870 Sunderland grew by 957 persons, a 75% in-
crease. Sixty-two percent of that increase wag in the 13-24 age
brackett. Another 23% was in the 25-34 age group (See Table 14),
Sone age groups decreased: the school age group (5-17) declined
3.4% and the 35-32 age group declined by 23.5%. ¥Fizutre onc shows
graphically the changing age distribution of the population with-
in Sunderland. Clearly, the new population is young and without
school age children.

2., FPactorzs Affecting Population Growth

a. New Housing. Substantial growth in population can come
about only by an increase in new dwellings. Table 15 shows
the increase in housing units in Sunderlaud from 1860 to
1872, 87% of this growth has been in the form of multi-
family units, primarily apartment houses. Since 1965, the
number of such units has bgen increasing steadily. 1In 1972,
50¢ new units or more are expected, almost doubling the
existing inventory,

b. The University of Masgachusetts. New housing unitg

themselves are, of course, dependent on many factors., One
of these is market demand. For Sunderland this market for
new housing has been created primarily by the Amherst uni-
versities, and especially the University of Massachusetts.

Most of the students 2t both Amherst and Hampshire Col-
leges live on campus, At the University of Massachusetts,
hewever the percentage of students living off campus has
been increasing eachk yvear (See Table 12). From 1965 to 1970
the annual average increase in undergraduate students living
off campus was 20.1% faster than the total enrollment in-
crease. (For graduate students it was less but still sub-
stantial,) This is a substantial piece of the market which

- 14 ~




TABLE 13
POFULATION: REGIONAL

- - ———p

19860 1870 Increase 60-70

% of o 9% of % of Regional
Town Do, Region Fop. Region Pop. Increase
Sunderiand 1,279 1.6 2,236 2.3 95 6.0

. L3

Amherst 13,718 16,9 26,331 27.0 12,613 78.6
Desrfield 3,338 4.1 3,850 4.0 519 3.2
Greenfield .17,690 C21.7 18,116  18.6 426 2.7
Hadley 3,099 3.8 2,750 . 3.8 651 4.1
Hatfield - 2,350 2.9 2,825 2.9 475 2.9
Leverett . 914 1.1 1,005 1.0 91 0.6
Montague 7,236 9.6 8,451 8.7 615 3.6
Northampton| 30,053 37.0 | 29,664 30.5 | - 394 - 2.4
Whately 1,037 1.3 1,145 1.2 | 108 0.7
TOTAL 81,319 160.0 97;3q3 100,0 16,054 100.0

Source: 1870 U.S. Census.
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Figure 1

SUNDERLAND POPULATION DISTRIBUTION

By Age Group and Sex,

1960 and 1970

1970

6 5+

40-64

35-39

0-4

400 300 200
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U.S. Census
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TABLE 14
POPULATION: SUNDERLAND, BY AGE GROUP; 1960, 1965, 1970

i Year Increase 1860 - 70

Ago TT{BEC 1965 T970 Percentage Wumerical % of Total
Graup _ increase

O~4 118 104 175 48,3 57 5,95

517 351 293 ggg - 3.4 - 12 - 1.2

: - .

18-24 73 187 €69 816 . 4 595 62.3
25-34 147 122 370 151.7 223 23.3
35-39 -~ e8 @7 75 - 23.5 - 22 - 2.4
40-64 312 349 415 34.3 107 17,2
65+ 180 150 189 5.0 o 0.9
TOTAL BLL |
AGES (1,279 1,200 2,236 74.8 857 100.0

‘Sources: 1960 and 1870 ¥.S. Census of Population,
1965 Massachugsetts Censusd; and
PBH & A calculations.
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TABLE 15
TOTAL HOUSING UNITS: SUNDERLAND 1960-72

Year Single 2 or more Mobile TOTAL
Family units Homes
19601 298 122 2 422
19611 300 122 2 424
1962t 304 122 . 2 3
19631 306 122 2 430
19641 | 310 122 2 434
19651 321 125 2 448
19667 . 332 141 2 475
19671 338 141 2 481
19681 344 185 2 531
19691 350 409 2 761
19702 353 472 2 827
1971 368 500 2 870
1971 Survey? 347 591 3 941
19727 373 630 3 1,006

lgstimated based on 1970 Census: 1970 Census minus building permits
for each year 1960-685.

2y.8. Census, April 1, 1870.

31970 Census plus building permits issued during 1970,

4pBH & A survey, Dec, 1971,

31971 plus building permits
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the new apartments in Sunderland have capitalized on. (Com-
pare the annual average increase, 1865-70, of undergraduates
living off campus: 20.1%; with the increase in 18-24 year
0olds during the same period in Sunderland: 27.7%; and with
the increase in multi~family units: 30.4%).

What happens at the University of Massachusetts then is
a significant factor in Sunderland's growth. 1In the past,
the University has been behind in providing dormitory space
for its students. Today, though new dorms have been built,
some are only 2/3 to 1/2 filled, by many reports. The uni-
versity, at present, Ras no pollcy which requires students
to live on campus, and it seems unlikely thid will happen
goon,

There is more to the University of Massachusetts market
than simply the undergraduate students: graduate students,
faculty, other employees and the wide range of employment
in trade and sexvices which the growth of the university sup-
ports also contribute to it. The effect then of a ceiling of
253,000 students at the university, which has recently been
proposed, will undoubtedly mean a tapering off in the market
for new houging units. Presently it is expected that the
ceiling will be put into effect and that it could be held
for as long as 10 years. When that ceiling is reached is the
most difficult question to answer. The present rate of
growth suggests 1873 oxr 1974, but this rate could be slowed
down, so that it is not reached until much latexr. The policy
of the university on this subject is unknown at the moment,
because even a definite decision on the ceiling has not been
revealed,

¢, Local and QOther Regional Employment. The previous dis-
cussion has stressed the fact that substantial growth in
population has been coming from Amherst. Local and other
regional employment certainly plays a part in this, a part
however which is difficult to determine, The exact relation-
ship between employment trends and population movements is
rague, particularly so at the low levels of employment in
Sunderland and at the distance of Sunderland from Greenfield
and Northampton. It can be said however, that even without
Amherst's contribution, the increase in employment in the
region and locally, would increase the population in Sunder-
land. This however is a minor factor and greatly oversha-
dowed by the University of Massachusetts and Amherst.




d. Land Availabiliity. The availability of undeveloped land
ig a deiinite limit on the amount of new housing. In Sunder-
land, not only is there abundant vacant land, but in addition
land now used for agriculture is easily converted to use for
hew dwellings., There is presently in Sunderland 543 acres
(5.8% of the total land area) of cleared vacant land (that is,
neither wooded nor wetland nor actively farmed), another
4,900 acres of privately owned undeveloped woodland (33.3% of
the total 1?nd area) and 2,000 acres of private agricultural
land (22%).

The willingness of farmers to sell their land has been
and will continue to”Ee a sigpificant factorgin the growth
of new housing. As pointed out in the section on the economy,
the product value of agriculture has increaged, yet the value
of land for development has increased even more, Further,
agriculture has been increasingly productive only in the
hands of large scale enterprises., However, even thesge large
scale farmers cannot match the price a small farmer will re-
ceive from a developer of apavrtments or subdivisions.

All this is to say that land availability in Sunderland
is not really a limiting factor: there is plenty of land
available for development at prices which developers are ob-
viously willing to pay. Readily developable land is adequate
to support decades of development at any forseeable rate,

e, Development Controls. The preceding sections have per-
haps given the impression that population growth is beyond
control of the town, The town, for instance, cannot control
the growth of the University of Massachusetts, the regional
economy, or the willingness of farmers to sell their land.
It has, however, development controls: =zoning and subdivi-
gion regulations, which can 1limit or encourage the growth of
population, - ¥

Sunderiand since 1965 has allowed mulgiufamily dwellings
on special permit in all zoning districts, There are thres
densities:

Ippt & A Land Use Survey, Desc., 1971.
The exception is an area 400' wide on Main Street from 01d Amherst
Road to Claybrcck Road.



(3q.ft.) Sq. ft,

District Ist Unit per additicenal unit
R-12 12,000 3,500
R-20 20,000 4,000
R-32, B-N, :
Commercial 32,000 12,0060

These densities in tha'R—lz and R-20 districs - are evidently
high enough to make development profitable. There is also
enough vacant land suitable for development within these
districts so that it could take place.

“Sunderland's development contrels alone, however, are
not the whole story. The development controls of neighbor-
ing towns algo are important., O©Of the towns close to the
University of Massachusetts, the source of greatest demand,
only Amherst and Sunderiand provide the necessary densities
and areas in their controls which allow apartment develop-
ment to occur. Whately, for instance, appears to allow
apartments but only at 30,000 square feet per dwelling unit,
Clearly this is so prohibitively expensive, in terms of land
costs, as to he an absolute restriction on apartments, Leve-
rett does not allow apartments at all. It is not likely that
any of these towns will change their zoning soon, or enough,
to capture any significant amount of new apartments,

Amherst's moning has been recently changed. New apart-
ments have been restricted to the downtown area exclusively.
This has been done to slow' down the increase in apartments:
since 1960, building permlts for 3,700 multi-family units
have been granted Some apartments however are gtill being
planned on subdivisions, outside the downtown, which because
of a state "grandfather clause! are controlled by the old
zoning. As many as 1,000 units are pending in 1972.

Amherst's zmoning change will make Sunderland more at-
tractive for apartments. The large number of multi~family
units pending in each town however suggests that the market
may very quickly be near saturation. There is some indica-
tion now that some apartments are not ‘wénting as quickly as
a year ago. Mogt likely new apartments will continue to be
in demand in Sunderland but the magnitude of that demand
will be much smaller.
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it is none the less true that what the people in Sunder-
land do, by way of changing their development controls, is
the most important factor in influencing the rate of town
growth, There are a number of alternatives, some of which
are being considered now; each of which can affect the pop-
ulation growth gignificantly. In the population projections
which follow a number of assumptions about these alternatives
will be made, but only in a general way, and they in no way
constitute a recommended action, the only alternatives, or
an ultimate solution,

f. Utilities Extensions. Utilities extensions, both sewer
and water, are anoth@r Tactoy which can affqct development
and which the town can control. The presence of these utili-
ties allows land to be developed more intensively, with low-
er development costs, and with less concern that pollution

of the land and streams will take place, thug removing one of
the major objections which people have to apartments and
other forms of intensive development,

. The proposed new Sunderland sewerage treatment plant,
as of this writing, is about to be approved. It is assumed
that it will be approved and that completion of comstruction
will take place by 1975, After that, extensions to the sew-
age collection system can be made. The schedule for exten-
sions is not definitely set however, Water extensions have
been proposed also, since the completion of the new storage
tank, Both these utilities will affect future growth and
the different alternatives concerning extensions are con-
sidered in the projections.

g. Fiscal Attractiveness. Sunderland has a fairly attractive
Tiscal sitvation, relative to other towns in the regionl.
This, in turn, makes development in Sunderland relatively
attractive. The significaince of fiscal attractiveness, how-
ever, considering all other factors affecting growth, must

be considered of only minor significance in influencing
growth, Further, it iE expected that Bunderland's fiscal !
advantage in the future will not increase; if anything, chan-
ges in state tax formulas could substantially reduce it,

h. Summary of Growth Factors, The growth factors outlined !
above could apply to any town to some degree, However, most
towns can disregard many of those factors because they have
already been predetermined: +the sewer and water mains al-~
ready cover the town, or there is a limited supply of land,
or there is a predictable growth in the economic base. Yor
Sunderland, all of these factors have yet to be determined.

lsee PBH & A, Fiscal Analysis, Dec. 17, 1871,

- 21 -



some by actions to be taken by others outside the town, oth-
ers, equally important, to be determined by actions to be
taken by the residents of Sunderland themselves.

3. Estimating Current Population

Beasonably current population data is now available from
the 1970 Census, but it quickly becomes an inadequate indicator
of the current situation considering Sunderland's rapid growth,
The town should not have to wait 5 or 10 years for a census re-
port to find out what the decisions on the various factors in
the previous section have meant to town growth.

We suggest the use of a system which, using ;ﬁnually avail-
able data, yields estimates of current population. The only data
needed each year as an input is information on building permits,
as reported by the Building Inspector to the State Department of
Labor and Industries,

As pointed out in the dsicussion of factors affecting popu-
lation, growth comes from new dwellings, The population living
in any given stock eof housing at the beginning of a year goes
down a little by the end of the year, generally about 3 of 1% of
that population, because a few homes are lest through fire, demo-
lition, or conversicn, and because family size in existing dwel-
lings tends to get smaller, with children growing up and wmoving
away and deaths combining to more than offset births., Accord-
ingly, populaticn in existing dwellings a year later equals the
current year population minus about %%.

New single-family dwellings average about four residents
each, far above the average for older homes because of the type
of family most likely to move.- New apartment units average un-
der 2} persons per dwelling unit, indicative of their special
appeal to childless couples. Actordingly, population in new
housing equals about four times the number of new single-family
homes plus about 2% times the number of new dwelling units in
apartments.

We have tegsted this using 1860 and 1970 census data, and
have found it reliable. By varyving the 3%, 4x, and 2%x factors
only slightly, we can produce almost exactly the 1970 Census
figure for Sunderland by starting with the 1960 Census and using
building activity data plus those factors. We have done this
for client towns all over Massachusetts, for a number of towns
in Franklin County, and for the County's subregions. We are con-
fident that this system will give us estimates of population
within a few percent of the actual figure. '
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The method is not without its problems. First, there are
apparent errors in data, especially for very small towns. Either
the 1960 or 1970 censuses or the building data could easily be
in error.

Second, there can be variation in the future from the pat-
terns of the past. For example, although apartment units in the
past have averaged 2.4 persons per unit, in the future the aver-
age could be guite different. If federal subsidy programs re-
sult in many family-size apartments being available at low cost,
the average occupancy per unit could soar. Even the rate of de-
cline in population in existing units can change. Sudden rapid
turnover, possible under sharp economic change, can cause old
units to behave more like npw ones,, and actually gein rather
than lose population, '

Third, building permits can be a poor indicator of building
activity or of occupancy, if a project is given permits but not
built, or built slowly, or filled slowly., Apartments particu-
larly pose this problemn, ' '

These egtimating factors, then, cannot be used blindly, but
if used with discretion, can give a good idea of population
change. Annual building permit data is available from the Massga-~
chusetts Department of Labor and Industries, Division of Statis-
tics, in about March for the previous year,

pl = population in current year
Pg = population one year earlier
A = percentage of populaticn persistency in existing dwell-
ings
B = estimated persons per now gingle-family dwelling
C = estimated persons per dwelling unit in new multi-family
dwellings :
b = estimated number of single-family dwellings built dur- !
ing previous year
¢ = estimated number of dwelling units (families accommo-
dated) in multi-family dwellings built during previous
year

P] = Pyh + Bb + Cc

Note: formula must be applied year by year, not for groups of years
in aggregate,
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The estimating factors for Sunderland are as follows:

it

Persistency: A 0.294

4.0

il

Single-family Population: B
Multi-family Population: C = 2.4

Table 16 shows the actual building permits from 1960 through
1971; Table 17 the population results when used with the above
method.

4. Population Projection37 ) ¥

The method used above for estimating current population formc
the basis for the population projections which follow. The num-
ber of building permits for each year 1972 to 1990 have been es-
timated, and the population calculated from these. All the as-
sumptlons and limitations discussed under estimating current popu-~
lation therefore apply to the projections.

a, High Growth Analysis. The high growth analysis assumes
that, regionally, the University of Massachusetts will con-
tlnue expanding enrollment to 25,000 students, reaching this
point somewhere between 1975 and 1980 and that the rise in
off-campus living continues. 1In other words, the main source
of demand continues to increase. Elsewhere, the town of Am-
herst does not absorb as much of the new apartment demand as
previously while other towns continue to exclude apartment
developnment.

Within Sunderland, it is assumed that the utilities, both
sewer and wateyr, are extended within 5 to 10 years, that ag-
riculture declines and that.the zmoning regulations are un-
changed, except that the recently proposed amendments to re-
duce the dengity in the R-20 district from 4,000 square feet
per additional dwelling unit to 6,000 square feet and to
limit multi-family units to sewer lines or good soils is
adopted. (If adopted however, these amendments will not af-
fect the 500 to 600 units pending in 1972.) The moratorium
resclution is assumed to be ineffective.

Translated into dwelling units then, these assumptions
result, after 1972 (excluding the 600 currently pending
units) in a higher yearly average number of units than the
preceding five years (1967-71; sSee Tables 18 and 19). Single
family homes remain a small part of the total built each year,
while multi-family units continue to increase each year al-
though dropping off after 1982, if but only slightly.
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TABLE 16

BUILDING PERMITS:

SUNDERLAND, ACTUAL 1960~

of Statistics.

Year Single-Family Multi~Family Total
(2 or more units)

1960 2 0 2
1961 4 0 4
1962 2 0] 2
1963 4 0 4
1964 11 '3 14
1965 11 16 27
1966 6 0 6
1967 6 44 50
1968 6 224 230
1969 3 63 66
1870 15 28 43
1971 3 130 135
1972

1973

1974

1975
1976

1977

1978

1979

1980

Source: Massachusetts Department of Labor and Industries, Division




TABLE 17
POPULATION: SUNDERLAND 1960 ~ 1972

Year ' Population
19601 1279
1961 1279
1962 1207
1963 1257
1964 1295
18652 3 L1332 v
1966 1412
1967 1497
1968 1548
1968 2100
19701 2936
19712 2350
1872 2668
1973

1974

1975

1976

1077

1278

1979

1880

1 U. 8, Census

2 The lMassachugetts Census counts people differently than done
in the U, 8, Census, and has not-been used here. Yor the record,
the 1965 State Census figure was ‘1282, the 1371 State Census
figure was (unofficially) 2082,
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TABLE 18

- 27 -

BUXLDING PERMITS: SUNDERLAND PROJECTED 1972 -~ 1880
Year Low Growth Hiph Growth tlost Probable
s’inglf multi| total sing| mul'tii total| sinz} multi] total
i i [ 1 ;
1979 15 20 43 15 AN 43 15 28 43
1671 5 130 135 3 130 135 5 130 135
| %
1972 tH 500 500 8 600 630 & 550 B5C
1973 & 1060 105 9 100 109 G 100 108
1974 & 0 3 10 105 115 3 70 79
1975 G 200 208 10 110 120 G 75 Iy
1976 g 0 4] 11 115 126 S 8 a9
1977 g 0 it 1l 129 131 10 GhH 95
1998 & 175 123 11 125 138 16 en 100
187¢ e 0 G 12 125 137 10 218 100
1850 & g 8 12 125 137 10 80 100
18281 S 0 o 13 125 138 10 08 3
1882 8 g & 13 125 138 11 85 36
1883 8 153 158 14 124 138 11 g2 o3
1984 - 0 tH 14 123 137 11 &0 gl
1985 3 a g | 14 122 135 11 4 )
1986 8 a ol 1B 121 136 11 75 4]
1987 ] 0 & 15 120 135 12 72 8
18838 ! S O & L& 118 133 12 70 a2
© 1989 | S 180 138 16 116 132 12 88 50
1980 8 O S 16 114 130 12 66 7C
‘Source: PBH & A estimates. |



TABLE 18

HOUSING UNIT GROWTH: SUNDERLAND
;E Actual i High Low Most Probable|
Tericd Average/year* tAverage/year Average/year| Average/year {
é,‘ l " ""': ; I
Single | Multi{Single| Multi! Single'Multi!Singie! Mults:
e IR , !
1960666 G 3
1967-71! 7 h D) n -
1873-20 11 116 | 8 59 E o &5
120 1--90 i5 121 % o 30 g 1l TG
)
: ;
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Thege estinatey result in a gubetantial population
increase: by 1580, 6, ;48 persons; and by 1930, 9,185 (see
Table 20)., Tiis means 3% times the 1272 pcpuia+ on in 1950,

b, Low Growth Analysis. The low growth assumptions are that
the University of Massachusetts will reach 25,000 students
much later, perhaps between 1280 and 1990 and thet the dormi--
tories arc made more attractiive to gtudents, thus keening
them on campus. The town of Amherst is assumed to resume
accomnodating a large portion of the demand for aparviments,
while other towns retain the gtatus quo.

In Sunderland the,Ftl lities are assuned to be slowly
expanded: water after '5 yearsy but the sewer bnly after 10.
Agriculture iz amsumed to remain steady and fairly profitable.
The zoning, however, receives dyramatic revision. Apartment
development iz not prohibited altogether but rather raquires
some form of large scale development wvhich insures adeguate
open space, aesthetics, health, and the continuance of agri-
culturce. These can take place only at intervalisg due to ac-
guisition and planning time and the limited number cof large
parcels which can be eagily acquired,

This results in a much iower number of apartments per
vear, Single-family homes are not affacted thnt much, while
milii-family uniteg decrease with time, 2nd occcur at wider
intervals.

The pepulation by 19850 that resulis from these assump-
tions ig a littie more than twice the 1972 population, This
is stili a subatantial increase but appears to be the lowest
limit attainable witiout prohibiting apartments altegether,

c. MWMost Probable, The mcst probable estimate is simply the
average of the high and low estimatez. The exact mix of de-
ciziong and evercs which will result in this projection being
the actual case i3 extromely difficult to foresee: gome de-
cigsionz and events wiil favor the high projection, others

the 1ow,

The most likely future is that Sunderland's population i
will be around 5,500 by 1980 and 7,50C by 1990, This iz al- :
nost 3 tises the 1972 level but it is a decidedly less rapid
increase than has been experienced in the past few years,
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TABLE 20

POPULATION: SUNDEKLAKD, PROJECTED 1972-1980
Yeor High Low Most Probaple
1970 g ,936 4,256 2,236
1871 2,350 2,350 2,350
1972 2,668 2,668 2,668
1873 4.140 3,884 4,020
1974 4,391 4,133 4,268
1975 4,657 4,140 4,448
1976 4,933 4,627 4,635
1977 5,2%3 4,62 4,855
1978 5, 504 4,8%% 5,050
1979 5,849 5,059 5,276
1980 6,143 5,061 5, 500
1982 6,45 5,063 5,723
1982 6,772 5,065 5,940
1983 7,033 5,087 . 6,152
19284 7,395 5, 429 €,393
1935 7,702 3,428 6,591
1986 8,005 5,427 6,782
19837 8,307 5,426 6,965
1988 8,505 5,425 7,144
19589 8,896 5,434 7,317
1990 3,185 7,484

5,783

Source D3BH & A Proijections
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5. Projection Comparisons

The projecticns developed here have been compared to others
done since 1970 (see Table 21). All the other projections are
substantially lower than ours: ranging from 53% lower (Ainsworth
1980) to 32% lower (Tighe & Bond 1880C). Curran Associates' high
projection is not even up to our low projection.

The methods used in each projection varied greatly, as did
access to information., Tighe and Bond did not have the 1870 U 3,
Census available when they made their projections. Ainsworth
uged a simple straight line projection which appears not to bkave
taken account of the large number of apartment unté pending
building permits. Although Curran Associates used a complex
statistical method involving a computer, their method does not
reflect current peculiarities such as the volume of building pet -
mits outstanding.

SUMMATION

The major implication of this study appears to be that although
Sunderiand has been going through a transition period in its history
unlike any since its founding, that transition period is not over.
The factors affecting change are still operatirg. Bafore a new equi-
iibrium iy reached, or perhaps, even clearly foreseeable, local de-
cisions will have to be made and policies egtablistied. 7These de-
cisions then will clearly be concerned with recent and future change,
yet they should not lose sight of the past nor tke pcssibility of a
new equilibrium being achieved, one which is different but compatible
with the old.

- 31 -
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Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON 57, BOSTON, MASSACHUSETTS 02116 PHONE: 617 KE 6-5620

COMMUNITY PFACILITIES SURVEY
Sunderland Planning Board
March 14, 1972; Revised August 9, 1972

Thig report surveys Sunderland's existing coumunity facilitiee,
their condition, levelg of use and major problems, The facilities
covered include the town offices, police and five departments, libre
public works garage and yard, schools, local streets and solid waste
disposal operation. A subsequent repoxt will present p-)‘plan for
implementing improvements. Recreation and open space and utilities
will be covered in separate reports,

TOWN OFFICES

Most of Sunderland's administrative offices, except the schools
and fire department, are located im the Town Hall, Built in 1887,
the Town Hall is situated on North Main Street opposite the library.
Town departments which have assigned space in the Town Hall include,
on the first floor, the Town Clerk, the Selectmen's office and con-
ference room, and a room for the secretary to the Selectmen, On the
second floor is located the Tax Collector and Public Health Nurse,
in one office: the Police Chief and Superintendent of Streets as well
as the Assesscrs, in another, '

There are a number of town agencies which do not have assigned
space but use rooms which are available. These include the Planning
Board, the Zoning Board of Appeals, the Conservation Commission, the
Recreation Commission and the Finance Committee,

Non--departmental and unassigned space in the Town Hall includes
the auditorium on the second floor, a meeting room on the first and,
in the basement, the "card room" ard gymnasium,

The Town Hall appears to be in excellent condition, The Perman-
ent Building Committee since its inception in 1967 has given it par-
ticular attention. Some of the improvements made since then are '
venovation of the heating system, new roofing, repair of the cupola,
painting of the exterior and complete redecoration of the interior,
including lowered ceilings, new lights, 'sanded floors, panelled
walls and new electrical fixtures. The result is a very attractive
and comfortable building,

The Permenant Building Committee also has reorganized the office
space to its present arrangement.




The Town Hall is now used quite intensively, with the possible
exception of the second floor auditorium which is difficult to heat.
The gym is used by the elementary school, whichlacks indoor recrea-
tion facilities, as well as by other recreation groups, The card
room and meeting rooms are quite often used by Boy Beout, Girl Scout
and other organizations, in addition to town agencies.

There are some problems concerning the Town Hall, The lccation
of the Police Department on the second flcor is one {(See Police De-
partment, :.helow ). The Town Clerk's office ig very cramped and th~
vault sttached to it added in 1953, containing all the town recoxds,
is inadequate a8 regards space and proper heating.

The Town Hall is located on a small lot, about l.gi~acres,
which it shares with the fire staticn and highway garage and equip-
ment, This leaves little room for expansion, Also, there is parking
space for only 14 cars in front of the building, but space is avail-
able on the street or in back of the Town Hall if needed.

In summary then, the Town Hall is in good physical condition
and has a high level of use., The major problem is one of adequate
departmental space in some cases.

PCLICE DEPARTMENT

sunderland does not have a full time police department nor a police
station. The Police Department consists of a paid police chief,
who al8Q presently serves as full-time Superintendent of streets
and as z member of the Town Park Trustees. There are 24 additional
appointees of the Belectmen, 8 of whom serve ag special policemen
and 16 a8 zuxillary police,

The Police Chief's office is located on the second floor of the
Town Hall., He shares this office with the Assessors, from whom he
is separated by a partition, His space is also used for the Highway
Pepartment, ' :

Equipment consists of a town pick-up truck, which is also used
for highway work, and portable radios, The Franklin County House of
Correction is used for lockup facilities, for which thers is no
charge to the town. ‘ '

Problems with the police department at present are the sharing
of duties, equipment and office space between the chief of police
and superintendent of streets; and the location of the police chief's
office on the second floor of the Town Hall., This location is grossl
inadequate as 1t requires all persons being dquestioned to be taken
up the stairs, and provides no privacy. '



The police chiei estimates that within five years a full-time
police department will be necessary, which may be a generous estimate
The rapid increase in population would seem to bear this out. Just
when a full-time department should be instituted is something that
only the voters can decide. The experience of other towns, comparable
to Sunderland in population, will be investigated and presented in a
subsequent report, This will perhaps aid in that decision,

RIRE DEPARTMENT

The Sunderland Fire Department, started in 1934, is centrally
located behind the Town Hall, The station was built in 1944 and
was completely remodelled between 1956 and 1958, It consists of 3
bays for vehicles, a large offige area,, and a tower fog)drying hoge,
The building is in excellent condition and is quite spaclous,

Fauipment comsists of 4 vehicles: one 1944 500 gallon pumper,
one 1963 753 gallon pumper, one 1970 1000 gallon pumper and a 1964
Pontiac ambulance. The newest pumper is fully equipped, the others
less so, but still adequate. The ambulance is “tired" according to
the chief,

The department consists of two part-time paid men, the chief
and an assistant, plus 40 call men who are paid on the basis of time
put in., Sunderland is part of the Tri-state mutual aid program so
that more aid is available if needed. A radio communications . center
is located in the office and men are called through receivers in
their homes, '

The major problem identified by the chief is man poWer. During
the day, roughly between 6:30 AM and 5:30 PM, only a few call men

can respond. Thoe chief would like to see at least 2 full-tine men
at the station during the day. ‘

There has not been a study of the town by the New
England Insurance Rating Association since 1862, Since that time
the new storage tank has been installed and new fire equipment pur-
chased. A new study is something the chief would welcome and which
can be recommended now., It would kelp identify problems and probably
result in a better insurance rating for the town,



LIBRARY

The Sunderland library was built in 1500, Known as the Graves
Memerial Library, it is located on the corner of School and North
Main Streets, in the center of town. The building was extensively
rennovated in 1966 and is in good condition.

In 1971 circulation totaled 3193 in the adult department and
5051 in the juvenile department. This is a slight decline over ten
years ago when circulation was 3341 adult and 7062 juvenile.

Stafi consists of a part-time librarian only. The .
library is part of a regional system and is visited regulaxrly by the
regional bookwobile, There are,no majaox probiemns with.$he library
building at this time.

PUBLIC WORKS GARAGE AND YAZRD

Theo Highway Department stores its equipnent in a garage directly
behind the Town Hall., The garage is a brick building with 2 bays.
There is very little yard space, for the garage is surrounded by the
Town Hall, the Fire station and the private land of a construction
company and others, : )

The office of the Superintendent of Streets, who is in charge
of the Highway Department, and, at present, the Police Department,
is on the second floor of the Town Hall., There is no cffice space
in the garage itself,

Equipment consists of a 1971 dump truck, a 1871 front end loader
and a tractor nower. There is alsc an automatic sander and a plow
which can be attached to the truck, With this equipment the Highway
Department maintains the streets, the playgrounds, the Riverside Ceme-
tery, the Town Park and sanitary lapd £1i11, Much of the work done by
the Department is by contract, with men and equipment hired as needed.

The Highway Department has a major problemmwith its present
location of the garage, The space is definitely too small and there
is no fencing of material for security. The Superintendent would lik:
to see better facilities provided and has suggested that part of the
large tract of land in the process of being purchased for the new
treatment plant be utilized for the Highway Department. Better office
Spac? is also a necessity for the Superintendent. (S8ee Police Depart-
ment). _ :

A study of regionalization of highway maintenance is being under-
taken by the County Planning Department, and could have bearing on
the need for local facilities.



SCHOOLS

Sunderland maintains its own elementary school for grades K - G
and is part of the Frontier Regional School District (includes Con-
way, Whately, and Deeriield) for grades 7 - 12,

The Sunderland Elementary School is located on Schoocl Street in
the center of town. The brick building was built in 1922 and is
substantially unchanged. In the 1950's one of the basement rooms
was converted to a cafeteria and kitchen facility., There are & clas:
rooms: one for each grade K - 6 and one for a combination library
and special classes. ©On the third floor is located the principal's
office and a small storage room. In the basement is the cafeteria
and a kitchen, a small teacher's room (also used for sggrage), the
custodian's rcom containing the heating system, and th® boy's and
girl's toilets,

There is no indoor recreation area in the school. The gym in
Town Hall is used for this., On days when there is bad weather the
corridors in the basement are used. The town library, just down the
street, is used for a class one day a week. Also special clagses
are held in the first and second floor corridors,

The school ig situated on a 14 acre town-owned lot, about two
acres of which is taken up by the sewage treatment plant and access
road., The school itself occupies less than an acre so that there is
ample space for expansion if necessary.

There is plenty of devel oped outdoor recreation space: a
basketball court, softball field, and playground with slides etc,
There is also undeveloped space which is used for other recreation,

Enrollment at the school 1960 - 71 is shown in the following
table. In 1871 there were 167 students; almost the same level as
in 1960. The kindergarden was added in 1966 and has included student-
from Whately. (In 1971 there were 12 Whately students)., If just
grades 1 - 6 are counted, enrollment has ~actually decreased since
1960, although increasing slightly since about 1964. This agrees
with the population change 1960 to 1970 (See Eeconomy and Population.
PBH & A, March 1972) which showed that the school age population
(5 - 17) declined.

There are no major problems with the elementary school, The
lack of indoor recreation space at the school is not considered
intolerable, since the Town Hall gym is available most days and the
outdoor area is excellent. The janitor finds the building in good
shape. The boiler, which is 22 years old, is inspected every year
and has no major problems., Both the principal and superintendent of
schools find the building adequate for their needs. .




Table 1
SCHOOL ENROLLMENT: SUNDERIAND ELEMENTARY SCHOOL

{€3

TBunder-

. Whately land 1 2 3 4 5 6  Total
1960 -- 26 30 30 31 25 32 174
1961 -— 22 26 30 2% 30 24 161
1962 —— 24 21 28 26 20 31 159
1963 - WA NA NA NA NA NA  NA
1964 _— 16 29 .23 17 25 21 p-M31
1965 _— 29 15 31 23 18 24 133
1966 & 21 17 21 16 30 24 92 159

1267 18 19 22 17 24 20 30 23 175
1868 14 11 24 22 14 24 26 29 183
1969 10 ‘10 29 29 27 14 26 22 167
1970 17 13 18 26 29 25 18 23 169
1971 i2 17 30 17 25 28 23 15 167

* Kindergarden started in 1966, includes students from Sunderland
and Whately '

Source: Sunderland School Reports, 1960 — 1970, Enrollment as of
' October 1. ‘



Table 2
SCHOOL ENROLILMENT: SUNDERLAND RESIDENTS

Frontier Sunderland Other Private Total
Regional Elementary Public Schools Sehwnd
School School Schoolsl Attenaing
Children L
1960 137 174 N.A, N.A. N.A .
1961 149 161 N.A. NLA. N.A.
1862 159 159 N.A. N.A, N.A.
1863 N.A. ¥.A. N.A. N.A. N.A..
1664 178 131 - ,8 L NLA. N.A. g
1965 178 133 6 N.A, N.A.
1966 165 151 9 4 329
1967 155 157 11 7 330
1968 151 144 15 1 325
1669 151 _ 157 10 10 338
1970 (147)2 152 8 2 326

1 Includes tuitioned students from Sunderland to other public school:
and regional or local vocational schools supported by public funds
as well a3 state schools,

2 The Mass, Department of Education Pupil Accounting Workbook
contains an obvicus error. Enrollment estimated by subiracting
enrollment for Conway,Deerfield and Whately from total Frontier
School enrollment,

4.

Sources: 1960 ~ 6%: Annual Reports of the Sunderland and Frontier
Regional Schools; 1968 - 70: Mass, Department of Educa-
tion, Pupil Accounting Workbook,




The Frontier Regional School in South Deerfield has a numbex
of problems regarding classroom space, inadequate gym and library
facilities and lack of an auditorium which will require attention
in the near future. The whole question of improvement is tied
clearly with the expansion of the Frontier district to include the
Hatfieid school district. The problem is unresolved as of this
wiriting. However, 1970 enrollment from Sunderiand shown in Table
2, has actually declined since 1965 and is only slightly above
1960 level. :

The large population increase experienced in Sunderland over
the past § years has not put any appreciable burden on the gchoolis.
The new aparitments that have been built have been occupigd for the
most part by college students who do notr-contribute sigirificantly
to the school age population. Apartments, however, do contribute
some students., In 1970, although multi-family dweliings (mostly
apartment houses) represented 57% of the housing units in Sunderland,
only 11% of the dementary school enrollment (19 out of 169 total)
came from the gpartments. In 1971 this was even less: 13 out of
167 or 8%.

In summary thon, Sunderland's elementary school is experienc-
ing no major problems despite a rapidly increasing total popula-
tion., The problems at the Frontier Regional School are serious, yet
unrelated to Sunderiand's increase in population over the past few
yaears.

LCCAL STREETS

sunderland has about 33.5 miles of local roads. 4.3l miles are
atate owned and maintained while 29.19 are town owned and maintained,
There are in addition many miles of private roads. '

The state roads incliude all of Route 116, Route 47 (5. Main
Street) from Route 116 to Old Amherst, Road, and the small portion of
Route 63 that passes through the northeast corner of town. In 1968
a functional classification of all roads and streets in the State
into eight categories of use was complete by consultants to the
Massachusetts Department of Public Works.* The purpose of classify-
ing roads by function is to provide a basis for determining the level
of government that should be responsible for their improvement and
maintainence, and to provide a rationale for programming their
improvements, The consultants to the state D.P.W, suggested the
jurisdicational and functional organization shown in Table 3. Also
shown ig the present organization, Map 1 shows the functional clas-
sification of roads for all of Franklin County, '

% Automotive Safety Foundation and the Mass, D,P.VW., A Statewide
Highway Transportation Plan, Road and Street Responsibilities,
weptember, i1Bbo.




Table 3
EXISTING AND PROPOSED ROAD AND STREET RESPONSIBILITY BY FUNCTIONAL
CLASSIFICATION

Responsibility by
Functional
Clagsification

BExisting (1965)

Local

State

Proposed (1520)

local

State

Full State
Responsibility

State Primary
System

1) Interstate
2) Principal
3) Majorx

State Secondary

System .

4) Collector.

5) Community
Service

local Responsi-
bility but

eligible for

State Aid (CH, &80
Construetion)

6) Regional Arterials
7) Town Arterials

Local Responsi-
bility but

eligible for

State Ald (CH 350
Maintenance nnt
including B which is
also eligible)

8) Local access
(former state high-
ways)

Local Responsibility
but eligible for
State Aid (CH 381)

8) Local Access

Total

O

2.42

15.13

28,19

OO

4,31

4,21

y>

QOO

1.05
3.49

15.13
22,09

oo

11.41




The only major change for Sunderland as a result of these recon-
mendations would be the transfer of the remaining portion of Route
47 (an sdditional 7,10 miles) to full state responsibility,

Many local roads, which are now the respongsibility of the Town,
are also eligible for state aid programs, the most important of whic.
is Chapter 920 Construction, Chapter 90 aid is appropriated each yeai
by the legislature and distributed to local cities and towns fo» all
approved projects up to a maximun amount determined cn the basis cof
road mileage (40%), population (40%), and land area (20%); thetatate
paying half the project cost for road construction and the county
and the town each paying one duarter, All Chaptexr 80 projects are
reviewed by both the county and the state D.P.W,

Under this program Sunderland has‘reconstructedrﬁﬁﬁfof its
roads, Upper Montague Road (Rte 47) and Plumtree Road have been
done over the past ten years. Silver Lane is scheduled Zor recon-
struction beginaning in 1972 and funds for this purpose have been
appropriated by the town, ’

Once Silver Lane is completed, nearly all roads eligible for
Chapter 90 Construction money will have been done. 411 these roads,
plus former state highways (this includes School Strect, 01d Amherst
Road, and Hadley Road) are then eligible for Chapter 90 maintenance
money. Sunderland is also receiving aid under Chapter 81, This is
limited to towns with 1945 state-equalized assessed valuations of
less than $5 million. Funds are apportioned or a mileage basis and
may be used for maintenance, repairs and improvements of any town
roads,

Additional aid has also been given to Sunderland for special
projects (Garage Road) and from the General Highway Fund. Table 3
summarizes the expenditures on roads in Sunderland, 1260 - 71, An
average of $42,676 per year, or $1,462 per mile per year, has been
spent on roads. This is about 2C% of the $5180 we find most towns
spending on a per mile basis, Less than half of the average amount
spent per year on roads ($19,768 or $677 per mile) was paid,for by
the Town after state and county aid received is subtracted.

With this relatively small amount of expenditure by the town,
Sunderland has maintained its roads in what appears to be fairly
good condition, The major traffic route (Rte 116, see maps 4 angd 5)

1 State and County aid is often received after the town has spent
the money, so that expenditure .by the town vary from year to
year., '

- 10 -
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Tabkle 4 o
EXPENDITURES FOR ROADS AND STREETS, 1960 -~ 71

Total Total Exp Total Town JTown
Expenditures.per mile Aid Expenditures Exp. per
1 2 3 mile
1960 46749 1601 15766 30581 1061
1961 36087 1237 28831 72066 249
1962 44000 1510 18839 25251 £65
1563 N.i,  N.A, . NA, . N.A, Wi
1864 22402 767 29222 ~8820 234
1265 33675 1154 20601 13074 448
1866 43410 1487 25883 17557 501
1967 39113 1340 18869 20244 4693
1868 47027 1611 14053 32974 1130
1969 58048 1989 37193 20855 i 2
- 1970 54137 1655 35316 18821 645 -
1971 . 44659 1530 7145 37 544 1286
Averapge (1860-71) 42676 1462 22681 18768 877

1 Includes all state and county aid plus town expenditures
2 Includes all state and county aid recieved.

3 Total expenditure minus ald received,

‘Source: Sunderland Annual Reports

- 11 -
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is the responsibility of the state and is patrolled by the state
police, It is estimated that Route 116 is operating at more than 75%
of capacity (1965)1 and apparently is the only major road problem =zt
this time, However, Route 116 appears to have adequate aligmment

and width, and it is doubtiul that the problem is as sericus as the
figures would indicate,?

1965 road nileage has been used in the preceding analysis, MNore
recent data will be available soon from the State Department of Pub.
lic Works, However, because most new development has cccurred along
existing roads, few, if any, subdivisioniroads have heen created,

The expectation then, is that very little road nileage has been
added to the town's responsibility since 196&5, The amount of poten-
tially developable frontage remaining is still considgrgble and thusg
the amount of road mileage can be expedted tc remain fhirly constant
into the future,

The loecating of intensive development, apartments, and commer-
cial development, primarily along Routes 116 and 47 has also been
beneficial, in that it has not created traific congestion ox the
necessity for road wideninge of local access roads, [If this is
encouraged in the future, then Sunderland will be able to maintain
its roads at the relatively low cost that it is able to do now,

SOLID WASTE DISPOSAL

Sunderland's sanitary land £ill has been in operation only abou:
a year, ©Still known as "The Dump," it is located oif Route 47 near

the junction with Falls Road. The two acre site is leased by the tov

for $300 annually and is operated by the Highway Department, The
expected remaining life of this site is 2 years, at the outside, as
judged by the Superiptendent of Streets, or 'over a year" as judged
by Curran Associates.

Recognizing that & new sanitary landfill would be necesgsary S00.

the town engaged the firm of Curran fAssociates of Northampton "...
to conduct an engineering study of possible sites for a municipal
sanitary landfill elsewhere in town,' That study has recently been
completed, The following recommendations were made:

1 P3H & 4, Land Use Circulation and Utilities Plan, Franklin County
Massachusetts, October, 1V70,

2 There were reservations expressed in the report cited covering
the method of calculating capacity done by the State DIV,

3 Curran Assoicates, Inc., Engineéring Study for a Sanitary Landfil?

Town of Sunderland, Massachusetts, Northampton, WA: August 1971,

4 Ibid,
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The possibility of using a regional landfill is not feasible at
this time and therefore Sunderland should proceed with finding
and developing its own municipal landfill site,

Of the ten posgible sites investigated (see map) only two wvere
found to be adequate, The one "strongly recommended" was area
nugber 3, located north of Resexvation Road in the very northeast
corner of town. The alternative site was area number 7, located

- off Route 47 near Gunn Brook,

The owners of these sites should be approached by the Town te
acertain the availability of purchase or lease of at least Tive
acres, preferakly.difteen or more acres, at each Séisl

and upon establishment of a Town landfill, a town-wide household
refuse collection system should boe instituted as an econony
measure. Cost estimates for the two sites were also caluulated,

A, Capital Costs Area 3 Lrea 7
1, Eguipment
Tractor-crawler $32,000 $32,000
Chipper 4,000 4,000
2. Land (purchase) 6,0001 36,0002
3. Sife Development
Accessg roads 2,000 4,000
Bquipment shelter 3,000 3,000
Sanitary facilities 3,000 3,000
Gate, signs, fuel storage 1,800 1,800
4, Contingencies, legal
counsel, and engineering 16,000 10,000
Total capital costs (initial) $61,000 $87,000

5, Annual costs of capital . _
zpendliures _ G,300 13,400

5 acres reguired for 20 years of use

2 15 acres required for 20 years of use

- 13 -



LANDFILL _AREAS

INVESTIGATED

Source: Curran Associates,

September,
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I, Anaual Cperating costs (game for each area based on operating
9 hours/weelk or 27 hours/weel)

9 hours 27 hours
1. Labor $2,130 65,320
2. Equipment maintenance 1,400 1,400
3, Fuel and oil, etc., 3090 300
4, Supplexental Labor . 300 600
4, Miscellaneous - 500 . 500
Total annual operating costs $4,630 - $9,120
: T - ¥
C. Total annual cost'including operating costs and capital costs.
o hours/wk 27 hours/wk
1. hrea 3. | ' $13,930 $17, 420
2. Area T 15,039 19, 520

‘fAhese cost cstimates indicate that a new sanitary landfill will
represent a significant increase in Town expenditugres, The 1971
cost of operating the present landfill was $7,35@.1 This could doubl
. within two years by Curran Assoicates estimates.

_ The method used by Curran Assoclates to determine the volume of
solid wastes which will be generated in the next 20 to 25 years (a
pericd beyond which it is difficult to foresee) deserves further
comment., Noting that "only the compacted volume of refuse in the
lapndfill is meaningful," which can vary not only because of the types
of material collected (brush and trees will not compact the same as
nousehold or industrial refuse) but-2lso by the method of delivery
and coumpaction itself, they perhaps correctly state that "average
per-capita values should only be used as a check on estimates or if
no other information can be obtained.”

However, Curran Associates used Tighe and Bond's estimates of
future population3 to project the total volume of donestic refuse
in future years, As pointed out in our report Econcmy and Populatior
these projections are far helow ours. Noting also that domestic
‘wastes, byiCurran Associates'’ estimates, amounted to 72% of the total

1 1971 Annual Reporxt

9 Tighe and Bond, Inc., Engineering Report on Water Pollution Contrc.
July 29, 1970 |
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compacted volume of refuse in 1872, we would expect that Curran
Associates projected volume of refuse per year will in actuality ..
prove to be tdaoslow,

Curran Associates recommended that an area of five acres or
larger be sought for & sanitary landfill which would provide at leas?®
five years of use because, "future advances in technology or future
legislative constraints may, in fact, make sanitary landfilling-
obsolete"” and btecause there is the possibility of future regilonal
disposal operations in the avea. Our larger estimates of pepulatior
would indicate that a five acre site would not 13st five yoars, but
rather much less, perhaps only three, This seems to be an unaccep-
tably swall useful life for a landfill. It would also seem that
during this time periocdlandfills would.not become obsgledte nor a
regional landiill ke put intc operation,

How much refuse per year and consequently how much land is _
necessary for a landfill needs to be reconsidered carefully, It alse
demands immediate attention due to the short life remianing at the
0ld landfill, -

SUMMARY

This survey has indicated that there are some major problems
with Sunderland's community facilities. At least one of them demands
inmediate attention: the landfill, The others can be postponed
(the police.department, the highway department and the fire depart-
ment) but only by acceptance of a lower level of protection and
gervices, Later phases of this planning program will inciude a pdfiu
Tor implementing 1mprovements as well as a cgpital improvements Pro- -
gram {or scheduling cests, :

- 15 -



Philip B. Herr & Assoclates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON ST, BOSTON, MASSACHUSETTS 02116 PHONE: 417 KE 4-5620

COMMUNITY FACILITIBRES PLAN
Sunderland Planning Board
January 16, 1974

This report outlines an improvements plan for Sunderland's
aommunity facilities. These include the Town offices, palice and
fire departments, library, public works”garage and yard, schools
and solid waste disposal operation. Local streets, recreation

facilities and utilities are covered in separate reporis,

Following completion of the '"Community Facilities Survey"
comments and suggestions from Town of ficials were solicited and
received, A joint meeting between the Planning Beard and the
Permanent Building Committee further discussed the issues involved.
Since that time the Community Advisors have made a number of
suggestiong and proposals regarding community facilities., These
are included under each facility-:as they are discussed.

Sanitary Landfill

The need for a new sanitary landfill was the most pressing
problem identified by the facilities survey. The advisors noted
that the existing dump was a liability. Recognition of the problem
has resulted in the selection of an area off Reservation Road as
the site for a new sanitary landfill (this is areca 3 on the map
in the '"Community Facilities Survey'"). Ten acres will be leased
initially which should be suitable_ for approximately 13 years of
use by Curran Associates estimates! and slightly less by our
population estimates; perhaps 9 or 10 years.

As in the case of extending the useful life of the new sewerage
treatment plant, we suggest that the Town adopt measures which will
tend to prevent the population from growing at the maximum projected
rate, This would slow the depletion rate of the ten acres leased
initially and will allow the Town a longer return cn its substan-
tial initial investment. It would also allow time for the con-
siderable uncertainty regarding regional solid waste disposal pro-
posals to become clarified before additional land is leased.

Icurran Associates, Inc., Fngineering Study for a Sanitary Landfill,
Town of Sunderland, Massachusetts, Northampton, MA: August, 1971.




Elementary School

The survey found that there were no major problems with the
Sunderland Elementary School., In response to our survey report,
however, the Superintendent of Schools pointed out two issues:

1. Inadequate administrative office space, and
2. The desirability of flexible rooms for small groups,

The response from the Advisors to the suggestion for a combina-
tion gym-office addition to the school gtied to converﬁ&ﬂg'the Town
Hall gym into heeded office space) was mixed. At least two groups
Telt that the school was spatially inadequate and that the lack of
a gym was a liability. One group favored not only a new school
gym but a new Town Hall adjacent to the school and gym. One group
opposed converting the Town Hall gym to offices and thus apparently
opposed a new school gym,

The benefit to the Town of the proposed addition would appear,
however, to be substantial, It would provide not only a gym right
at the school, rather than down the street, which in cold and snowy
weather is not an easy trip, but alsoe would pProvide the possibility
of additional classroom or meeting room space if moveable partitions
are provided. The present cramped quarters of the school administra-—
tion would be eliminated. It would also clear the way for conversion
of the Town Hall gym intc offices., The advisor group. which probably
uses the gym more than any of the others, the under 25 year olds,
were in favor of the new gym and perhaps some weight should be given
to their assessment of the need for one,

Although the estimated oSt of this project, around $300, 000,
is Substantial, it might actually be reasonably afforded by FY 1976,
while still holding the total cost of tapital improvements to $7.00
on the tax rate and debt to 5% of assessed valuation. This is the
standard under Scheme 'B' of the Capital Improvements Program, a
standard which includes the cosgt of the new treatment plant and
sanitary landfill and is a cost standard which, relative to other
towns, is fiscally conservative,

Town Offices and Police Department

The survey found that the Town Hall office Space was inadequate
and particularly severe in the case of the Police Department. There
were a number of solutions considered by the Advisors, the Planning
Board and the Permanent Building Comnittee:




ey

1, Construct a new Town Hall somewhere.

2. Construct a new Town Hall adjacent to the Elementary
School and convert the existing Town Hall tc a museum,

3. Construct a pdlice station on the site of the new sewage
treatment plant.

4, Use the VWarner Brothers building adjacent to the Town
Hall for additional space.

5. Convert the gym to additional gffice space. g~

Warner Brothers intends to continue using their building, and,
considering that the cost of a new Town Hall or of a separate
Police Station would not only be about equal but enormous, the
only financially feasible solution is to convert the gym to offices
(this would be possible only after a new gym is built onto the
school; an additional impetus to following through on that proposal).
The cost would be approximately $20,000; substantially less than
what it would cost to build either a new Town Hall or a police
station.

- The earliest that the conversion could be started within the
constraints of the Capital Improvements Program under Scheme 'A'
is FY 1977. Under Scheme 'B' (holding the total impact of capital
improvements to $7.00 on the tax rate) it would be easily affordable
by FY 19798. As an interim measure, since the Police Chief estimates
that a full-time department will be necessary around 1976, space in
the new highway garage might be used if this is secured prior to
conversion of the gym, There are three additional reasons for con-
tinuing to use the existing Town Hall. Firsgt, considerable time -
and money has been expended already 1n refurbishing the building
over the past ten years. Second, one' group. of advisors noted that
centralized community facilities were an asset, and certainly the
Town Hall contributes to this. Third, a majority of the advisor
groups support the establishment of an historic district. The
extent to which the Town Hall adds to the character of the district
should be something to which the Historic District Study Committee
can speak, It is our impression that the contribution is signifi-
cant and that continued use as a Town Hall will aid in the
building's preservation.

Two issues raised in the discussions of community facilities
between the Planning Board and other Town officials would appro-
priately be dealt with at the time of the gym conversion or
following it. These are:



1. Provision of office space and storage space for Town
agencies.which now lack that space, or inadequate space,
and

2. Perhaps a new vault for proper storage of Town records.
The present one is inadequate but might be improved with
temperature and humidity ccntrol.

Highway Garage and Yard

The present Highway Department garage and yard, located behind
the Town Hall, is inadequate as regards space and sec riiy. Room
for expansion is almost non-existent. Vne proposal had been to
build a new garage on the tract of land purchased for the new sewer
treatment plant. An estimate of the cost would be approximately
$100,000. Another proposal has been to convert a barn on River
Road., The cost c¢f this would be of course substantially less, but
doubt has been expressed as to the desirability of using an old
wooden building for highway eguipment.

For the Capital Improvements program we have budgeted $100,000
for some kind of new highway garage, Timing is somewhat flexible
and depends to a certain extent on opportunity. An appropriate
time, however, would be after conversion of the Town Hall gym.

This would be FY 1978 at the earliest or FY 1980 when most easily
affordable.

It should be noted that a new garage would not conflict with
the Curran Associates study for the Franklin County Planning
Department which proposed a County-wide highway organizationl.
This organization would be administrative only. Equipment and
materials used for road maintenance would still be stored locally.

Repional School :

The issues at the Frontier Regional School have yet to be
resolved. It can be expected, however, that improvements will have
to be made and that Sunderland will share part of these costs. For
the Capital Improvements program we have estimated Sunderland's
share to be the equivalent cost of about one classroom, or $180,000.
Part of this would be repaid to the town through state aid, thus
reducing the annual cost to the town,

Lourran Associates, A Plan for Highway Maintenance in Franklin
County Through Intergovernmental Cooperation, July, 1972,




While the exact cost and timing of this major improvement is
not now foreseeable, it should not delay other major improvements
to any great degree.

Fire Deparitment

The only problems identified in the survey were the lack of
men available on call between 6:30 A,M. and 5:30 P.M, '‘and the
degirability of a-mew ambulance. A new ambulance has already been
purchased., Action on the other falls outside the scope of the
Capital Improvements Program and should not affect the timing of
other improvements, , . §-r

If a full-time department is instituted, however, a new study
of the Town by the New England Insurance Rating Association would
be appropriate. Otherwise the Fire Department should be in very
good shape for a number of years, requiring only normal maintenance
and replacement of equipment.

Library

There were no major problems identified with the library
building. It has been suggested to the Planning Board that the
library would be more useful if it were open for a longer period
of time, particularly during the scheool year. A staff of volunteers
might supplement the regular personnel.

sSummary

This report has tried to outline a reasonable approach to
improving Sunderland's community facilities Wased on an assessment
of current needs and opportunities.- As such it should not be
considered a blueprint but rather a guide since unforeseen problems
and opportunities may arise which may‘'alter this program, Con-
tinued planning will be needed but should not delay action over an
extended period.

The primary constraints on implementing major improvements are
ordinarily finsacial or time needed to prepare a detailed proposal.
Both these consiraints are considered in the Capital Improvements
Program, as are other projects such as conservation, recreation and
utilities which affect the scheduling of the community facilities
projects. As the major scheduling device then the Capital Improve-
ments Program has been proposed as a continuing process: updated
ag part of the Master Plan Program during the third year of that
Program and subsequently each year therafter by the Planning Board.



Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON ST, BOSTON, MASSACHUSETTS 02116 PHONE: 617 KE 5-5620

UTILITIES PLAKN
Sunderland Planning Board
December 19, 1973

The presence of public utilities, water and sewer, is a major
influence upon where new development will locate. Pubglic water
alone will often make an unsuitable sité available for development
either by providing water where it cannot otherwise easily be ob-
tained or by eliminating the possibility of a contaminated private
water supply. The existence of both utilities can make intensive
development a possibility.

The major premise then of this report is that public utilities
can guide development. This is the reverse of the usual procedure
of trying to determine where development will most likely occur and
then providing utilities in those areas. The basic tool used in
determining where development should be located is the "Development
Goals and Strategy" report developed from the work of the Cemmunity
Advisors and the Planning Board. A major product of this utilities
study is a policy on sewer extensions which serve those Development
Goals and Strategy. The water system, under contrédl of the Sunder-
land Water District, is reviewed here but only for its degree of
supportiveness of that plan,

SEWER S¥5 TEM

The new treatment plant will soén be under construction and
should be completed by November of 1975. The plant capacity is
designed for 500,000 gallons per day, or, at expected average flows,
a sewered population of 4,820. 8,200 feet of new force main will
connect the plant to two new pumping stations (see map).

When the new treatment plant_opens in early 1976 it will be
operating at over 50% of capacity®. Careful management of the re-

1In 1970 75% of the total population was estimated as being #wepad,

Assuming the same percentage in 1976 (although it will probably be
larger) and a total population of 3,400 means that the sewered
population will be 2,350; more than 50% of the designed sewered
population. Even assuming a rediced average flow per capita since
1970, the average daily flow will be over 250,000 gallons per day.




maining capacity is therefore necessary to extend the useful life
of the plant. Four issues bear on managing the remaining capacity:
(1) the imposition of higher standards of treatment by the federal
and state governments; (2) the projected total population of the
town; (3) the proportion of that total connected to the sewer
system; and (4) the timing and extent of sewer main extensions.

1. Federal Water Pollution Control Amendments of 1972

The Federal amendments of 1972 changed the system of water
quality standards, from one of setting standards for the resultant
quilities of recgiving water to one of setting standargds for the
qualities of the effluents discharged ilito the waterwaV. A time-
table of technological improvements was also established. By 1977
all existing municipal treatment plants must have secondary treatment
Thig will be met in Sunderland. Beginning in 1983, however, these
plants must utilize "the best practicable technology'. Sunderland
should therefore expect to have to make improvements in the plant
somewhat after 1983, TFederal and state money will likely be availa-
ble for treatment plant improvements as follows: 75% federal, 15%
state, 10% lo¢al. Exactly what the best technology will be ten
years from now is impossible to forecast. The new treatment plant
is capable of handling additions to it, and it might require only
the addition of tertiary treatment facilities rather than an entire
new plant, if this is still the best technology. (The state's
amendments to the Clear Waters Act bring it into conformity with the
federal regulations and establish the 15% state - 10% local sharing
of costs.)

2 Total Population

The maximum projected populaticn for Sunderland is 9,200 in
1990%, Assuming that 90% of this population is sewered, the capacitjy
of the treatment plant would be exgedded by 70%. 1In fact, by 1980
the design capacity would be exceeded at this rate of growth. It
is important, therefore, as stated in the "Development Goals and
Strategy' report that the town "adopt policies and measures which
will tend to prevent the population from growing at the maximum
projected rate',

lphilip B. Herr & Associates, "Economy and Population', March 13,
1972,



3. Sewered Population

The capacity of the plant will not only be affected by the
total population but by the proportion of that total connected to
the sewer isystem. In 1870 this proportion was estimated at 75% .
This can be expected to increase due to the remaining vacant land
within reach of the existing sewer system and extensions to the
system. Setting the sewer entrance fee at $300 per dwelling unit
may do more than anything else, however, to prevent the proportion
from growing at a fast rate,

4. Sewer Extensions D) . -

Extension to the sewer system will have far reaching effects
on town costs, vhere development will be encouraged, and the
capacity of the treatment plant, but is also an area where the
town can exercise the most control.

There are good reasons for extending the sewer system. The
Community Advisors to the Planning Board noted that sewers are
needed in a number of areas in the town (see map), particularly
South Silver Lane and Plum Tree Road, due to existing polliution
problems. They also recommended that nearly the entire southers
section of town (see map) and, ideally, the entire town should be
sewered in the future. Recognizing then that competing considera-
tions bear on where and when sewers are extended, we recommend the
following policy.

1. Sewers should not be extended until after adoption of
zoning and subdivision amendments which will tend to
prevent the population from growlthg at the maximum pro-
Jected rate. These amendments are listed at the end of
the "Development Goals and - Strategy' report.

2. Bewers should not be extended into the Whitmore Pond,
Mountain or Agricultural Scils areas, ‘at
least until after they are extended 1nto the southeastern
section of town. This will prevent encouraging develop-
ment where it is not desirable and at the same time move
towards alleviating the problems poted by the Community
Advigsoxs. The Sewer Map shows the tributary sewage areas
in the southeastern section which should receive first 9
priority consideration for extension of the sewer system”,

1Tighe & Bond, Inc., Engineering Report on Water Pollution Control,
July 28, 1970,

24 tributary area is loosely defined by Tighe & Bond as the area
capable of being sewered by a trunk sewer. Between groups or even
individual areas a pumping station may be required.




3. It is particularly important, considering the location of
the new treatment plant, that extensions of the sewer
system down River Road, Hadley Road or Russell Street be
resisted. This includes part of the area identified by
Tighe and Bond as the "probable area of expanded develop-
ment of sewer system by 1995" consisting of 205 acres south
of Old Amherst Road (see map). The presence of sewers
would only encourage development on this prime agricultural
land or put additional tax burdens on farm land owners
through higher assessed valuations,

4, Thé engineering feaciblllty of sewering the goutheastern
section of town prior to the Agricultural So 1ls areas
should be studied closely. The additional costs associated
with the pumping stations znd leungths of force main which
may be required should be weighed against the benefit
accrued from the preservation of agricultural land, meeting
the concerns of the Community Advisors and dxrectlng
development to where it is most suitable.

5. Once the feasibility and costs of any sewer extension
have been determined the project should be scheduled as
soon as possible within the constraints of the Capital
Improvements program.

6. The possibiiity of additions to the treatment plant around

1983 should be anticipated through the appropriation of
money into the Stabilization Fund,

WATER SYSTEM

The Bunderland Water District has recently asked for and
received a change in its enabling legislation which allows it to
sell water anywhere in town rather than just to abuttewxrs. This
opens the way for expansion of the distribution system. In the
past year the water main down Route 116 has been extended as far
as the intersection of Plumtree Road (see Water System map). A new
well has been developed on the Hubbard property near Long Plain
Brook to support the additional users.

First priority for extension of the system calls for completion
of the long planned Plumtree Road-South Silver Lane loop (see map).
These proposed actions are in complete support of the "Development
Goals and Strategy' plan. The area served by the proposed loop is
one planned for most future development and one noted by the Commun-
ity Advisors to need water service,



As in the case of the sewer system the Advisors recommended
water service for the entire southern section of town and ideally
the entire town. However, the maximum hydraulic grade of the
storage tank prevents most of the mountain area from receiving water
until a new storage tank is built at a higher elevation. This is
shown on the Water System map as the area above elevation 420 feet
(USGS gdatum).

As a first step, however, the planned expansion of the District
meets the immediate concerns of the Advisors and moves toward meeting
the goals of water service for the entire town and directing and
supporting development in the sgutheasﬁlsector. v

DRAINAGE

Drainage problems in many areas of town have been identified
at meetings of the Selectmen and Planning Board as well as by the
reports of the Community Advisors. These problems are particularly
severe in areas surrounding apartment complexes where the levelness
of the land, c¢ompounded by a high water table, has resulted in water
runoff onto abutters' property.

Coxrecting these problems may require expenditures by the town
for new culverts and drainage ditches and in some cases storm water
draing. In the future these problems can be prevented by requiring
under zoning the submittal of a detailed site plan showing the
proposed direction of surface runoff, and proposed catchbasins and
drainage easements to contain the runoff. The proposed drainage
system would then be reviewed by the Plannhing Board for effective-
ness, and a permit granted only upon determination that the system
will not result in runoff onto abutters' property.

Traditionally, storm water drainage systems have been designed
to carry the increased runoff resulting from developing impervious
surfaces (roofs, parking) into streams or rivers. The result is
higher peak stream flows, and less recharge of groundwater levels.
Subdivision regulations and zoning bylaws should instead move
towards retention of the pre-development water balance as far as
pogsible, utilizing recharge systems and retention basins to return
stormwater to the ground, and to avoid increases in peak stream
flows.
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Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON $§7., BOSTON, MASSACHUSETTS 02116 PHONE: 617 KE 6.5420

CIRCULATICOCON PLAN
Sunderland Planning Board
December 12, 1973

Four major sources have been drawn upon for this report:

1.

2.

3-
4,

"Community Facilities Survéy', Philip B. Herr & Associates,
Revised August 9, 1972 (section én Local Streets).

Comments upon that report by the Planning Board, the
Permanent Building Committee and other Town boards and

agencies,

The Community Advisors' reports to the Planning Boar d.

"Development Goals and Strategy'", Philip B. Herr &
Associates, October 6, 1973.

The intent of this report'is to focus on those circulation
issues which bear on the implementation of the "Development Goals
and Strategy" report. The goals of this circulation plan are:

1.

Assure that improvements to existing roads serve the
"Development Goals and Strategy” plan. Specifically
this means:

a, giving lowest priority to road improvements in the
Mountain, Whitmore's Pond and Prime Agricultural
Soils areas so that development is not encouraged in
these areas, and

b. <Conversely giving highest priority to road improvements
in remaining areas in order that intensive development
can be supported (see map).

Assure that road improvements serve the problems identified
by the Community Ad¥isors 1n their studies, by giving
priority to those improvements which do so,



DEVELOPMENT STATEGY AREAS

) Prime Agricultural
> Soils

Philip B. Herr and
Agssociates, Oct. 1973

WHITMORE POND

MOUNTAIN




3. Make the design of the cross~section, grades and curves
for new roads and those scheduled for improvements serve
the "Development Goals and Strategy" plan as well as the
problems identified by the Community Advisors.

4. Accommodate travel and access within and through the town
consistent with safety, minimal congestion and the lowest
feasible conflict with the environs. ‘

"Community Facilities Survey" Summary

The major findings in the Local Streets section of the
"Community Facilities Survey" weré: v

1. That Sunderland is spending only roughly 28% of the
$5150 we find most towns spending on a per mile basis
(including state aid).

2, That with this relatively small expenditure most roads
appear to be in "fair'" to "good" condition.

3. That the only major road problem appeared to be Route 116,

4. That road mileage under local responsibility had remained
fairly constant despite rapid development and that this
would continue into the future due to still remaining
developable road frontage and an absense of new subdivi-
sions.

More recent data than that used in the survey is now available
from the Massachusetts Department of Public Worksl. This data con-
firms that road mileagé has indeed remained fairly constant in the
period 1965-70. 1In 1965 total road mileage was estimated at 33.50
miles. In 1970 this had increased 7.54 miles to 41.04. (Much of
this increase is due to different inventory methods. 'This is now
being cleared up by the DPW,)

lpass. DPW, Bureau of Transportation Planning and Development ,
Statewide Highway Transportation Section, Road and Street Inven~
tory, 1970. This data is at present unofficial and is in ihe
process of being reviewed by both the central and district offices
of the DPW,




Community Advisors Report

- The Community Advisors included a number of comments on road
and circulation problems in their reports to the Planning Board.

A, Liabilities

1. Traffic and congestion along Route 116 (mentioned by
two groups).

2. Speeding along Route 116, Route 47 to Falls Road, South
Silver Lane, and Old Amherst Road.

hd

3. Hazardous intersections at Routés 116 and 47; Route 116
and 0ld Amherst, Plumtree . and Garage Roads.

4. South Silver Lane too narrow.

5. Lack of sidewalks on Plumtree and River Roads (to
apartments).

6. Lack of bicycle paths.
B. Proposals

1. No more traffic lig€hts than presently on Rte. 116 (do
not make more traffic lights needed).

2. Expand Amherst bus service.

3. Bike paths along 116 and 47. Eliminate bike ban along 116,

4, Bus stop at church yard.

5, Extend sidewalks to apartments on River Rd.

6., Add frontage roads along 116.

Route 116 is confirmed by the Community Advisors to be Sunder-
land's major road problem, Traffic volume data also confirms the
extent of increased traffic using this route. From 1965 to 1968

traffic volume was approximately 6,000 vehicles per day average.
In 1970 this had increased to roughly 8,000 vehicles per dayl.

1Source: Mass. DPW



Circulation Plan

This plan is divided into three sections. The first deals with
the so-called "Chapter 90" road reconstruction, the major town pro-
gram of road improvements (see "Community Facilities Survey",
Revised August 8, 1972, p. 10 for an explanation of this program).
The second concerns the design standards used in constructing or
reconstructing roads and the third section with miscellaneous issues,
not included elsewhere which deserve comment.

1, Chapter 90 Reconstruction

In the past ten years the upper North Main Street and Montague
Road sections of Route 47, as well as Plumtree Road from Route 116
to Route 47, have been reconstructed under Chapter 90. South Silver
Lane from 0ld Amherst Road to Plumtree Road is scheduled for recon-
struction in 1874 and 1975. Drainage work has already begun on
this project.

Four other roads have been declared eligible by the DPW for
reconstruction under this program. These are Russell Street, "0ld"
Hadley Road from Old Amherst Road to Route 47, Bull Hill Road and
the easterly section of Plumtree Road. The DPW reqguires that the
Selectmen program Chapter 90 funds well in advance. It is assumed
then that one of the four eligible roads will be reconstructed after
South Silver Lane, that the Chapter 90 program will continue (al-
though each year there is a discussion of replacing the program),
and that all the roads are somewhat deserving of reconstruction to
begin with due to their state of repair or disrepair.

We suggest that the Chapter 90 program can well serve the goals
of this plan if, among -the eligible choices, the following priority
schedule is followed:

Highest Priority: BSouth Silver Lane

This deserves the highest priority, first because it is located
in the southeastern section of Town, outside the Mountain, Whitmore
Pond and Agricultural Soils areas, and would therefore help to
support development diverted or discouraged in these other areas,
and second, because the Community Advisors noted that South Silver
Lane had a number of problems associated with it including the
narrowness of the road.



Second Priority: Bull Hill Road and Plumtree Road east

Both these roads are again located in the southeastern section
of Town and, as above, could help support development diverted from
other areas. None of the Community Advisors noted these roads as
having particular problems so they cannot be rated as having
highest priority. Neither can a choice between them be made without
additional information,

Lowedt Priorrity: Russell Street and '"0ld" Hadley Road

Both these roads are located in the Prime Agricultural Soils
area. Their reconstruction is not: desirable because development is
to be diverted away from such areas., Again no mention is made of
these roads by the Community Advisors and a priority distinction
between them is not seen as necessary at this time.

2. Uniform Road Design Standards

In addition to the question of whether a road should or should
not be reconstructed it is important to consider the design stand-
ards used in such cases, as well as in cother cases where road
adequacy is an issue. We suggest first, a uniform set of standards,
to be adopted by the Planning Board and endorged by the Selectmen,
which would be used to evaluate the following:

1. Chapter 90 road reconstruction
2., Roads proposed under Subdivision Control Law

3, "Public Ways", preexisting the effective date of sub-
division regulations, for which the Planning Board must
determine the adequacy for its planned use.

4, Street acceptance

5. New roads proposed by the Town, county, state, or federal
governments.

Second, we suggest that these uniformly applicable standards
vary in two ways. TFirst they would vary by the functicnal type of
road: either a lane, minor or collector street. This would reflect
the function of the road (local or through traffic), the uses
served (residential, commercial or industrial) and the expected
volume of traffic. These are defined as follows:



Rocad type definitions

Type Uses Dwelling units Service Traffic volume
Served served ADT
lane residential 0 -~ 10 local 0 - 100
minor residential 11 - 30 local ‘100 = 500
collector residential 50+ local & 500 ~ 2,000
: and/or thru
commercial
arterial residential local & 2,000+
and/or thru
commercial
and/or
industrial

Second, the standards should vary by development strategy area:
Whitmore Pond, Mountain, Agricultural Soils, etc. This would
reflect the topography, character and desired level and type of
development in the particular area.

The variations suggested here must of course be within the
normal limits of safe travel. The sources used to establish these
limits are noted at the end of this report. Recently, there has
been criticism of design standards which are excessive and there-
fore wasteful. Right-of-way and pavement widths are often singled
out as being excessive. This has resulted from the well~intentioned
effort to avoid the hardship apd cost involved in future road
widenings and the inability to foresee the amount of development
any particular road might serve,

Within the context of the Master Plan, we feel confident enough
to suggest limited variations to provide flexibility and avoid this
waste. Indeed even the hard numbers proposed should be given some
flexibility, less so perhaps in the case of new subdivision roads if
adopted in the Planning Board's Regulations but nonetheless governed
by circumstances in each particular case. The verbal standards
below hopefully will help in such circumstances. Roads larger than
collectors, such as arterials and limited access highways, have not
been considered here. These would deserve very special considera-
tions if they were proposed.

1AﬁT (Average Daily Traffic). The number of vehicles using a road
during an average 24 hour period.




a. Whitmore Pond and Mountain Areas

These areas are chiefly preservation areas. Limited low
density development, if any, is expected to occur here,

Steep slopes, woods, streams and a fragile ecology characterize
the areas and deserve careful sensitivity. Existing roads are
primarily narrow, dirt and winding. However, these should not
justify development but rather be brought up to a #%ightly higher
standard before approval of any development, higher that is, than
existing yet not as high:as elsewhere in Town nor significantly out
of character for the areas,

4 .
< o

The road design standards are as fcllows for these areas:

1. Types of roads: The smaller road types are definitely
preferable (lanes or minor streets). New collectors or
arterials would be detrimental in these areas,

2, Pavement: In keeping with the character of the areas
unpaved roads are best where feasible, Pavement on lanes
could be waived under certain circumstances: the road is
to remain private, provided with an alternative all-weather
surface, grades not excessive, and abutting lots assessed
for betterments if the town accepts the road.

3. Travelled way width: This should be narrow on new or
existing roads to minimize the impact on the environs.

4, ©Sidewalks: BSidewalks abutting the road are not desirable
in these areas. ' Where sidewalks are desired, by the town
or private developer, they should be separate paths,
preferably connecting to other pathways.

9. On-Street parking: The travelled way width and ROW width
must provide for this since a certaln amount normally
occurs., However, if either parking bays are provided or
buildings are set back a minimum of 75' from the road this
allowance (4' for minors or collectors and 2' for lanes)
can be eliminated. ‘

6. Right-of-way width: This consists of the travelled way
- width plus a certain allowance for underground utilities,
future widenings, curbs, shoulders and grading of slopes.
Underground utilities are a remote possibility in these
areas so they are not particularly crucial. Widening is
also remote but cannot be ruled out, Curbs are necessary
on grades over 6% to contain surface runoff and shoulders
can be a minimum of 3' each side.



b.

devel

The important issue however is that slopes be contained
within the ROW in order that slope easements on abutting
property and the necessity of clearing in order to accommo~
date them can be avoided. 8ix feet would allow for a

2:1 slope (2' horizontal to 1' vertical) to be contained
within the ROW under normal circumstances up to 15% cross-
slope., If these slopes cannot however be contained, then
retaining walls should be used,

The ROW width then equals the travelled way width plus

3' each side for curb and shoulder and 8' each side for
slope containment for a total of 18' plus the travelled
way. This would be the absolute minimum. Where special
considerations seem applicable, a larger ROW width may be
necessary. ‘

Centerline radius: In order for the road to be winding,
the minimum centerline radius should be smaller than usual.
This would allow the road to fit the topography bhetter and
also reduce the maximum speed attainable.

Grade: The maximum street grade (slope) allowed should be
greater than usual in order that excessive cut and fill
ig avoided,

Forward sight distance: The forward sight distance, a
function of the vertical curvature of the road, should
also be less than normal in order to fit the topography.
This will also reduce the maximum speed attainable.

Table one shows the suggested design standard figures.

Agricultural Soils, Village and Remaining Areas

The agricultural soils area should receive only limited |
opment, while the Village and remaining areas are the locations
planned for most future development. Topographically, the three
areas are basically level and flat, presenting little difficulty
for road design. A major exception however is drainage, which can
be i problem due to the levelness of the. land and a high water
table.
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Road design standards for these areas then can be relatively
full yet still not excessive. Right-of-way widths should be a
minimum of 9' each side of the travelled way. This would allow for
utilities and sidewalks, where necessary, in the Village and re-
maining areas., An additional amount for future widening can be
added if desired. 1In the Agricultural Soils area, a simple 9'
each side is probably sufficient. Other figures in Table 1 are
normal standards consistent with safe circulation.

3. Other Circulation Issues

While this plan has been primarily concerned with the circula=
tion issues involved in implementdfg the Development Strategy plan,
a few other issues deserve comment,

a. Amberst Bus Service: This service can serve the goals
of this plan well by alleviating some of the traffic along
Route 116, Continuation and use of the bus service should
therefore be encouraged,

b. Zoning Controls: Incorporation within the zoning bylaw of
strict egress control for major projects, particularly
along Route 11€, can eliminate unnecessary road hazards.
Also landscaping control can preserve views from the road.

€. Scenic Roads: Designation of roads under Chapter 40,
Section 15¢ of the General Laws as Scenic Roads can gerve
the goals of the program, especially in the Whitmore Pond
and Mountain Areas. This is now under study by the
Conservation Commission,

d. Bicycle travel: Bicycle travel has traditionally been
used only as a form of recreation or of exercise. In--
creasingly in the United States it is becoming an alterna-
tive form of transportation to the automobile. It is eg-
timated that '"bicycle paths...cost approximately one-tenth
as much as secondary road" and that as a transportation
alternative bicycling "..,.has large social b?nefits and
virtually no adverse economic consequences."

lrames P. Hamill, "Planning and Development of Bikeway Systems',
Urban Land, V.32, No. 9, October, 1973.




The advisors to the Planning Board have noted ag liabilities
the lack of bicycle paths and a bike ban along Route 116,

A new state law has eliminated bike bans on public roads

but has imposed very strict safety requirements on using
them and fines if these requirements are not met.

The issue of bikepaths (strictly defined as "bikeways
physically separated from both motor vehicle and pedestrian
conflicts") is not so easily resolved. The demand for a
bikeway system from the Sunderiand apartiments along Route
116 to the University of Massachusetts can only be estimated
but would appear large. It might even be located within
the enormoug right-of-way <(120')w~of Route 116. Matching
federal funds are avallable through the Department of
Housing and Urban Development's Open Space and Legacy of
Parks programs and the Bureau of Cutdcor Recreation's Land
and Water Conservation Fund for the development of bikeways.
However first priority for these funds is recreational
bikeways.

It would seem then that the Recreation Committee would be
the logical group to deal with developing a proposal and
estimating demand. The recreational aspects would of course
be emphasized to meet federal requirements.

The amount of time and emergy needed to complete such a
proposal would probably be enormous but worthwhile if it
could alleviate, even if only a little, the traffic along
Route 116.

- 10 -



SOURCES

Two major sources have been used in the development of the
design standards in this report. These are:

1. National Association of Home Builders Research Foundati con,
Manual of Residential Street Development Standards (Interim

Report), 1973.

2. U.S. Dept, of Agriculture, Farmexrs Home Administration,
"Planning and Performing Site Development Work'', FmHA
Instruction 424.5, 2/7/73.

« ! Yot

In addition, many of the subdivision'regulations of other towns

have been consulted. Of particular help has been the Tisbury Planning
Board's Subdivision Regulations.

All of the design standards suggested by these sources however
have had to be tailored toc Sunderland's particular topography and
character. They have been primarily useful in establishing the
normal limits within which the road types could vary.

- 11 -
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COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON ST, BOSTON, MASSACHUSETTS 02116 PHONE: 417 KE 4-5420

CONSERVATION AND RECREATION
Sunderland Planning Board
February, 1973; Revised February 1, 1974

Contributions to this report have come frem a number of sources
The Conservation Commission and the Recreation Committee have co-
operated in the identification of_ poals .and actions. The Recreation
Committee's survey of recreation needs has helped in determining
community feeling., In addition, the U,S, Soll Comservation Service
has worked closely with the master plan program during the prepara-
tion of their Natural Resources Inventory o r Sunderland. Finally,
the work of the Community Advisors has been 1ncorporated in this
revised report.

CONSERVATION ISSUES

Sunderland's topography is a study in contrast. The land rises
from the brdad flat plains of the Connecticut River Valley in a
series of steep slopes and plateaus more than 1100 feet to the top
of Mt. Toby. Between the river and the mountain has been the tradi-
tional area of development and the area where the greatest demands
have been placed on the land. The demands have come from families
for homesites, from farmers for the fertile soil and from plant and
animal life for a natural habitat. Over the years the remoteness of
Sunderland from population pressures, the economic viability of its
agriculture and the compatibility of agriculture with animal life
has helped to establish a balance among these demands., Today that
balance is threatened by a reverse trend of expanding population
pressures and declining agriculture. Even the fragile ecology of
the slopes of Mt. Toby, important as the source of fresh water
streams, may be subject to some of this development pressure because
of a changing technology and economic base. Just a small amount of
development could cause erosion, uncontrolled run~off and pollution
of streams in this area,

The Community Advisors reports to the Planning Board have sup=-
plemented thig basic analysis. In general, they indicated six

areas of concern (see appendix for a more detailed summary of these
reperts):



1. Mountain Area. The Mt. Toby area and adjoining hills were
valued as both a natural and a recreational resource.

2. Agriculture. Agriculture was valued as a natural and
economic asset.

3. Gunn Brook - Whitmore Pond Area. This area, roughly bor-
dered on the north by the Montague town line, on the west
by the Connecticut River and North Sunderland Road, on
the east by the State Forest and on the south by North
Mountain Roaqd, was valued for its treams, ponds, waterfalls
coves and other outstanding natural features.

“ "
. «

4. Connecticut River. The river was valued as a scenic,
recreational and water resource.

5. Historic Assets. The historic houses of Sunderland were
congldered an asset and the creation of an Historic
District the most fully supported action.

6. Conservation Elementg. The elements to be congsidered in a
congervation plan, such as water quality, streams, wild-
life, and large amounts of open space were also highly
valued.

7. Other Assets/Liabilities. BSpecific natural features were
also individually mentioned including Green Swamp, Long
Plain Watershed, ledges above Bull Hill Road and the
meadow off North Plain Road.

CONSERVATION GOALS

Based on the issues above two basic goals have been developed.

1. Ecological Balance

First this program seeks to balance man's demands upon the
land with nature's demands. It seeks to protect those ways in which
nature supports the needs of a developing community and region: by
protecting watersheds, by preventing erosion, by guiding development
away from wetlands:.and flood plains and by preserving plant and
animal life cycles and the purity of air and water, four factors
upon which human life depends.



2., Preservation of Agriculture

The role of agriculture in maintaining the balance belweeh man
and nature is pivotal, First it supports not only human life but
animal life as well. Second it functions as open space, providing
a form of passive recreation and enjoyment that meets the needs of
man's spiritual lif=. Third the high quality of the s0il along the
Connecticut River makes it the most agriculturally productive in
Franklin County, some of the best in New England, and its use for
development an irretrievable loss of a val uable natural asset.

RECREATION ISSUES ' “

& ‘o

There are three sources for identifying recreation issues in
Sunderland. The first is an inventory of existing recreation
facilities measured against some common standards of adequacy,
second, a survey of recreation needs conducted by the Recreation
Committee; and third, the reports of the Community Advisors.

A, | Inventory

Included in this recreation inventory is reserved open space
(i.e., undeveloped publicly or semi-publicly owned land) and
unreserved open space (i.e., undeveloped privately owned land
including agricultural land). These have been included here because
almost all forms of undeveloped land function at the very least as
a form of passive visual recreation, The term 'reserved" is used
to mean the degree to which the land is free from the possibility
of private development. In the case of state and town owned land
continued open space use has a high probability, although not cer-
tainty; because it could be sold at some time. Water District land
has a lower probability and semi-public land lower still.

Controlliing
Activity Agency Acres
1. Public Recreation

- a. Town Park ‘picnicing Town ‘ 12
b, Elementary School playground,
balifield,

tennis court Town 11

c. Town Hall gymnasium Town =



Controlling

Activity Agency Acres
2. Commercial Recreation
a. Tennis Club - Rte. 116 tennis private 1.8
3. Reserved Open Space
a. Mt. Toby State Park forestry University of
Massachusetts 726
b. Sunderland Fish fish Mass. Dept. of
Hatcheries hatcheries Fish & Game 103
€. Sunderland Water water Water
District ' supply District 68
d. Amherst College recreation Amherst
College 22
e. Amherst Angling Club
(Chard Pond) fishing private 6 (app.)
4, Unreserved Gpen Space (private) Total 8459
a. Agricultural Land 2130
b. Wooded 5700
c. Wetland 87
d. Vacant cleared 542
B. _ Standards of Evaluationlt
radius of
minimum ideal. per capita service
1. Playground 4 acres 1.5ac/1,000 i mile
2. Playfield 10 acres 15 acres 1.5 ac/1,000 1 mile
3. Reserved
Open Space 5 ac/1,000 3 miles
1The standards used here have evolved over time and are, more or

less, what are now rule of thumb standards.

They have been used

only in an attempt te provide an objective evaluation of the in-
ventory and to determine where, if any, there is a gross inade-

quacy.

They are not a recommended standard or goal.

This is

particularly true of reservéd open space; adopted standards for

which have varied by place, by type of
and rural) and over time.

place (urban, suburban



C-, Evaluation

The first point to be noticed is that Sunderland has a vast
amount of open space., This is one of the major characteristics
of the town. 90% of this is in private ownership and only 10%
is reserved in some form, This 10% is reserved primarily for some
special purpose, such as forestry management, water supply or fish
hatcheries, These reserved lands however form a major recreation
facility and use of them is quite extensive although informal. The
State Forest in combination with the larger area of unreserved,
private land and forest surrounding it, is used for hiking, nature
study, and horseback riding (rented horses are available in Leveretu
on Rte., €3). The fish hatcheries are open to the public and are
used for nature study by visitors as well, since they attract a
variety of '"fishing" birds, song birds, and duck,

Developed recreation facilities, such as the school playground
and ballfield, meet the minimum standards although they are not
ideal, The major problem is one of service area. Such facilities
are normally used by residents in cloge proximity, and parents are
usually unwilling to let their small children travel very far to a
playground. The southern portion of town is the primary area, with
a sufficient concentration of population, that lacks such a facility.

The Town Park is used almost exclusgively for picnicing. It
has been recently furnished with tables, benches, fireplaces, and
shelters, Although it includes a small pond this is not suitable
for either swimming or fishing.

D, Recreation Committee Survey

The survey conducted by the Recreation Committee in 1372
suppcrts the cohclusions above. The survey was limited to the
parents of children who participated in the summer recreation
program but it appears to present a fair cross-section of feeling
on recreation needs. The primary need identified by the survey
was for some sort of swimming facility. To find or develop such
a facility within the town has been a primary goal of the Recrea-
tion Committee also.

The other needs identified by the survey covered all forms of
recreation activities, from sledding to fencing of the school
tennis court. Most, however, redquired an extensive amount of re-
served openh space for the activities involved. BSupervised and
organized recreation programs, particularly for youngsters and
teenagers, were indicated favorably. In this connection a problem
identified was that the Elementary School playground has sometimes
been closed to children after school hours.



E. 'Community Advisors Reports

The reports of the Community Advisors indicate the same range
of recreation concerns as the Recreation Committee Survey. In
general developed or intensive recreation facilities were indicated
as most needed. These included a swimming facility, an additional
playground in the southeast part of Town, a second boat launch, and
a rest area along Rte. 47. The most valued extensive recreation
resource was Mt, Toby and the trails that rum through it. Most
groups concurred that an expanded trail system would be beneficial
particularly if connected to the Town Park and if no motorized
vehicles were allowed. There was also concurrence on Sunderland's
Joining the Tri-Town Beach as the best golution to solving the
need for a swimming facility.

It appears that the major recreation issue, if there can be
said to be one, is that of providing a variety of recreation re-
sources. This variety would encompass active and quiet pursuits,
developed and extensive facilities and facilities for all age
groups. The problem that may arise from this is that any proposal
to improve, develop or provide access to a facility will have only
a limited constituency, even a minority, and therefore likely to
be defeated, particularly if it appears costly or time consuming.
Overcoming this problem will mean that specific propogals should be
clearly put into an overall plan owx program; a program which em-
phasizes how different interests and age groups are being provided
for through actions taken one or twc at a time.

RECREATION GOALS

Based on the above discussion the following goals have been
developed, '

1. Upen Space and Recreation Enjoyment

First this program secks to preserve and develop a variety of
resources so that all residents may enjoy open space and recreation
through both active and quiet pursuits. Accomplishing this goal
requires ensuring access to open spaces and recreation facilities
for all age groups,

2 . Fducation

Secondly, this program seeks to increase public awareness of
our environment. This goal calls for access as already menticned
in addition to efforts through schools and recreational programs,
to name two,




OTHER GOALS

Conservation and recreation, although separated here for
discussion, are interrelated and can supplement each other. The
primary interrelationship between them, and the most important
single element which seems to unite most if not all the areas of
concern outlined under conservation issues, is that of scenic or
visual enjoyment, a passive form of recreaticn.

This would explain why the mountain is important to mahy resi-
dents, even to those who do not use it for hiking, horseback riding
or camping. It forms a highly visible backdrop to the town. For
similayr reasons, the Conneciicut -River and the undeveloped shore
is an asset even to those who do use the river for boating and
fishing. Farms and the agricultural land of the plain are also
significant to those who are not farmers or fully aware of the high
quality of the soil., The visual relations between these elements
are also important: from the mountain the expanse of farmland and
river is pleasing and from the plain this expanse ends in the
forested, sharply-defined mountain.

The support which the Historic District received is an addi-
tional example. Not all the advisors which indicated interest in
the creation of a District are interested in architectural history
or the history of the Town but rather they are interested in a
pleaging visual asset.

There were other comments by the advisors which also indicate
this same concern. Cleaning up junk cars or the share of the
Connecticut, planting trees along Rte. 116 in specific locations,
making sure commercial buildings enhanced the village character.
Perhaps the comment by 6ne group summed up this concern best:
maintain the high visual quality of the town.

Accmplishing this goal would require the ccoperative efforts of
many segments of the Town government and population. High visual
quality cannot be legislated, nor is it the concern of just one
agency. At least those major elements which contribute to this
quality: the forested Mt. Toby, the undeveloped Connecticut shore,
farmland and the central historic village have been identified and
actions to preserve them can be taken through conservation, zoning
and an Historic District Commission. Beyond this, cooperative
effort is needed, not only to identify what contributes to visual
quality but how to maintain or enhance it.



Cooperative effort is also required if the limited amount of
public funds, energy and natural resources available to the town are
to be efficiently used. Priority should therefore be given to
single actions which meet the needs of conservation, recreation
or visual quality. This includes not only town actions, but state,
national and private actions as well. Two additional goals for
this program formally stated are the following:

1. Maintaip High Visual Quality

This program seeks to maintain the high visual quality of the
Town. The basic elements of this quality are the forested mountain,
the undeveloped Connecticut River shore, farmland and the central
historic village. Accomplishing this goal will require a combina-
tion of efforts in preservation, conservation and development con-
trols.

2. Integration of Bfforts

This program seeks the coordination of efforts of variocus
municipal agencies and institutions with each other, with state
agencies, non-municipal institutions, benevolent organizations and
private citizens and developers. Efforts to coordinate progranms
is intended to facilitate the maintenance of the high visual
guality of the Town and to minimize costs to the community in
officials' and citizens' energy, in taxes levied and in non-re-
plenishable natural rescurces.,

GOALS SUMMARY

The following is.a summary of the conservation and recreaticn
goals above, '

Ecological bkalance

Preservation of agriculture

Open space and recreation enjoyment
Education

Maintain high visual quality
Integration of efforts

Sy enh LI DS =

PROGRAM OBJECTIVES AND ACTIONS

Based on the six primary gcals a number of specific objectives
and actions have been developed.




Objective 1: Preservation of Agriculture

The preservation of agriculture is both a primary goal and
specific objective of this program., This objective however is a
difficult one to achieve because of the economic pressures working
against it, One of these pressures is that the development value
of agricultural land has far exzceeded its agricultural use value.
This has been reflected in higher assessed valuations in some cases
and consequently higher taxes. The recent constituticnal amendment
and subsequent legislation allowing agricultural land to be valued,
for assessment purposes, at its agricultural use value rather than
for its potential development value, may help alleviate this
situation, L -

Even if the amendment is effective in reliving some of the
tax burden, the fact remains that agricultural land can still be
sold for a profit that may exceed that which can be obtained from
continuing farming. This is particularly true of relatively small
farms. The long term trend has been towards larger more efficient
farms., The small scale farmer then is caught in a squeeze between
his large agricultural competitors and the developers. Some farmers
have met this by selling off only a small amount of land at a time
for homes. But this piecemeal approach only results in making their
farms still smaller, less efficient and consequently less competi-
tive,

Proposed Action: Transferring Development Rights

A wholly new zonihg approach is being proposed to help 1lift
development pressure off agricultural land without destroying the
capital value created by that pressure. It is being proposed that
apartments or condominia be banned from prime agricultural land.

A developer wishing to build multi-family units elsewhere in town
would, among other things, have to pay for the purchase of "develop-
ment rlghts" from the owner of agricultural land, in effect paying
him for the opportunity to transfer his rights to development off
his agricultural land onto land more suitable for development. The
owner of agricultural land ends up with a cash payment, with his
land restricted from development, and probably with lower taxes.

The developer ends up with having paid not only to buy his develop-
ment gite and also for "extra' development rights, but also gains
permission to develop multi-family units.



Objective 2: Preservation of Qutstanding Natural Features

Sunderland is fortunate in having a number of outstanding
natural features of more than local significance. These have been
identified in the "New England Natural Areas Project" sponsored by
the New England Natural Resources Center with the cooperation of
the Trustees of Reservations and the Massachusetts Audubon Society.
This inventory lists six areas in Sunderland out of only 32 for all
of Franklin County. In addition, these same areas were identified
in the Connecticut River Basin Comprehensive Water and Related
Land Resources Investigationk,

The areas listed and a2 brief- description are as follows:

1, Large sycamore tree on Main 8t.: Said to be the largest
specimen of this species east of the Mississippi River.
(Believed to be on public land, within Rte. 47 right-of-way.)

2. Long Plain gravel delta and fish hatchery: South of Mount
Toby is a large fiat area of gravel abutting the south side
of the mountain and the eastern highlands and extending west
to Route 116. Long Plain is one of the most striking of the
deltas built into glacial Lake Hitchcock. At least four gravel
pits have been establisbed in the excavation of the prime
material available here. The fish hatchery owes its location
to the excellent supply of pure, cold water emerging as springs
from the interior of the delta., One of the major trout
hatcheries in the Commonwealth, it is a popular spot for bird
watchers, wild flower enthusiasts and of course, those inter-
ested in seeing trout, A commercial trout hatchery is located
on the adjoining property.. In addition, the Sunderland Water
District has a new well field in the same area.

3. Mt. Toby: A mountain area, partly state forest and owned by
the University of Massachusetts and privately, with admirable
scenic vistas of the basin, unusual geclogic formations and fine
examples of a variety of ecosystems. The area containsg an
untouched, rarely visited, particularly scenic slope of
significance. Gunn Brook and Roaring Brook have spectacular
waterfalls. It is also a botanical treasurehouse of the 40 odd
species of fern native to Massachusetts. All but two grow here.
There are many tralls and a forest fire lookout tower. The
mountain including the Roaring Mountain area has considerable
value as an instructional and research facility and is heavily
used,

lConnectlcut River Basin Coordinating Committee, Connecticut River
Basin, Volume IX, Appendix O "History and Enviroament', June, 1270.
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4, Sunderland Caves: This is the largest cave in the state with
a length of 150 feet and some side passages. Cliffs and a
pinnacle rock are nearby as is a view over the Connecticut
Valley. Geologically, the Sunderland Caves are spaces found
between large blocks of conglomerate which have slid and
tilted so they rest against one another. In the rocks them-
selves is a petrified record of slippage on mud during the
Triassic Deposition.

5. Whitmores Ferry: At Whitmores Ferry in Sunderland a layer of
black shale a coniferous branch has been found. But this
site is much better regarded as the basic for triassic fish
fossils. A waterfall is also located at this site.

\. "o

6. Whitmores Pond Pine Stand: Just south of Whitmore Pond south
edge of Greenfield Quadrangle lie two stands of white pine,
separated by a fence and covering a combined area of 50 = 70
acres. Both stands have developed from pastures in which a few
white pines and red cedars became established. Grazing was
continued until six years ago in the stand owned by Carleton
Gunn while the white pines have grown to considerable size.
There is little hardwood growth in this stand and there has
been some selective cutting. The other stand, owned by the
Whitmore family has been protected from grazing and cutting
since a time shortly after the close of the Civil War. There
is much hardwood growth. One value, for research purposes, is
evident in the contrasts resulting fran different treatments
and use has been made of this.

With the exception of the large sycamore on Main 8t. (publicly
owned) and the Long Plain delta (for the most part either developed
or publicly owned) these areas for the most part are located in
North Sunderland, roughly between Falls Road and the Mt. Toby State
Forest (see map). This area, in addition to the features listed,
contains a matrix of land uses (agriculture, forest, wetland, ponds
and streams) which supports a variety of plant and animal 1ife. This
area also contains an abundance of sugar maples which support one of
the few remaining sugarhouses in the state. This is located on
Rte. 47 and is open to the public.

Proposed Action: Critical Resource Zoning

This area in North Sunderland is presently privately owned,
much of it by two families, and has been preserved in their hands
- for generations. It would be useful, however, if the town could be
assured an opportunity to purchase such environmentally vital land
before it is developed, without having to purchase all such land
right away.
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That is the intent of creating a Critical Resource District in
the Zoning Bylaw. It would be an "overlay" over the regular use and
density districts. Prior to development in such district, an appli-
cant would have to file an environmental impact report on the pro-
posed development, and give the town a sufficient pericd of time to
have a town meeting and to consider either purchasing the property
in question or some part of it or some rights over it. If the town
chooses not to purchase, the owner may proceed to develop subject
only to the regulations ot herwise applicable. '

The Subdivision Control Law has a somewhat parallel provision
which empowers planning boards to "freeze' land within a subdivision
for three years pending possible town puychase for park or recreation
purposes. We understand that the Commonwealth of Puerto Rico has
employed a "P District™ to similarly "freeze' sites intended for
public acquisition, a provision court-approved there., However, there
is no direct precedent for this in Massachusetts that wWe are aware
of, although the approach was suggested by an M,A.P.C, report.*

There is an issue as to whether the delay in development which
this requirement imposes constitutes a properly compensable taking
of rights (it is in effect a free option for the town). A legal
analysis would be misplaced here: our view is that this is a sup-
portable approach so long as it is used reasonably. Truly critical
areas must be selected for inclusion, and all others left out. The
device mustn't be used defensively to simply block development.

The exact boundaries of the Critical Resource District are
shown on the proposed Zoning Map., The creation of a substantial
Congervation Fund will aid in meeting this objective by allowing
the costs of purchase, should it be necessary, to be provided for
in advance,

Cbjective 3: Preservation of Other Natural Features

Critical Resource Zoning is aimed at preserving those natural
features and areas of outstanding national, state, or regional
significance., There are in addition features of local significance
which are equally degerving of conservation, Some of these features
may never be inventoried but may include significant topographic

*Ells, Stephen, "Massachusetts Open Space Law", M.A.P,C, Open
Space and Recreation Program for Metropolitan Boston, Vol. 4,
April, 1969,
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features, wetlands, flood plains, stands of trees or streams,
Presently wetlands are protected by the Wetlands Protection Act.
The Sunderland Zoning bylaw prohibits all development within

100 horizontal feet of the Connecticut River mean high water line.

Additional regulation is needed, however, particularly in
the Mt., Toby area. Here steep rocky slopes, with bedrock at less
than 2 feet, supports a fragile ecology. BEven a limited amount of
develcpment in these slopes could cause erosion, uncontrolled
runoff, and silting and pollution of streams. These slopes have
previously been immune to the development pressures of the flat
bottom land, where, as pointed out, the demands have been most
concentrated. The effects, however, of Tising land costs and
stricter regulation of development may be to make these slopes
relatively more attractive for development. Already the change in
Sunderland's economic base, from an agricultural economy to a
"bedroom" town, allows this. In addition, the demand by commuters
-for privacy, seclusion and the salubrious air of the forest has made
locations such as Mt. Toby a much desired resource.

Proposed Actions:
1. Open Space Community Zoning

The Open Space Community Zoning attempts to conserve signifi-
cant natural features by requiring first that such a Community be
a "plan™ encompassing a minimum of 10 acres. The extent to which
the Community is '"planned" would be measured in part by the extent
to which "Majoxr topographic changes or removal of existing trees
are avoided whenever possible, vistas, river views or other scenic
views from public ways are preserved." This is a stated intent of
the bylaw. Second, specific natural features, if the plan encom-
passes them, are excluded from being built upon at all. These
include:

1. Land within 100 horizontal feet of the Connecticut River
Basin mean high watex line.

2. Flood plains (see map).
3. Land with slopes in excess of 25% (see map).

Exceluding these natural features from the total land area of the
plan leaves the "Applicable Land Area'’; the area on which dwellings
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can be placed. Finally, these dwellings can be placed anywhere on
this "Applicable Land Area’ without regard to ownership lines or
zoning district boundaries. This means that placement of dwellings
can avoid significant features or land relatively less suitable for
dwellings.

This mechanism has the additional benefit of not placing on the
town the burden of identifying natural features in advance, but
rather requiring this information from the developer in the form
of a 8ite Plan at the time he applies for a special permit for his
developnent. Meeting the intent of this zoning means that the
developer must cooperate in careful planning along with the town.
This serves the goal of integrating efforts between the private
and public sectors.

2, Slope and Erosion Control

While the Open Space Community Zoning regulates intensive
large scale development town wide, it does not regulate individually
built single family home development or conventional subdivisions.
Careful regulation of slopes is included in the proposed zobing
bylaw. Development on slopes over 25% would require a Special Per-
mit. Clear-stripping would be allowed only under controlled condi-
tions. Vegetation would have toc be retained based on a formula
related to the degree of slope. Performance bonds would in scme
cases be required.

3. Stream Protection

Setbacks for filling, parking areas, and leaching fields are
proposed in the new zening to protect not only the Connecticut
River but also other year-round streams, which are among the town's
prime assets.

4, Subdivision Regulations

A numper of environmental protections have been included in ths
proposed Subdivision Regulations. Among the more important of thes-
are: !

a. Envircaomental Analysis. For a subdivision creating 3¢
or more lots an Environmental Analysis must be submitted
congisting of plans showing detailled topography, vegeta-
tive cover, soil types and results of percolation tests
as well as a visual analysis of scenic views, These plans
must also be accompanied by a narrative statement of the
impact of the subdivision upon surface water, ground water,
wildlife habitats, vegetative cover, historic or scenic
environs, erosion, and the Wetlands Act.
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b. Subdivision Districts. In order to minimize the impact of
subdivision roads upon the environment, two districts have
been created within the Subdivision Regulations., These
will allow the design standards of roads to better reflect
the sharp contrast in topography and character between the
Mountain and Plain areas of the town (see "Circulation
Plan'", December 12, 1873).

c. Development Guidelines., In order to encourage develcopment
consistent with the town's environment, character and
goals, Development Guidelines have been appended to the
Subdivision Regulations. These guidelines divide the
town into four landscape-types based on land form, vegeta-
tion and existing development. They are included for
reference and possible implementation at the developer's
opticn.

Objective 4: ¥Flood Plain Protection

In order that damage from flooding be minimized, areas along
the Connecticut River subject to periodic flooding need to be
protected,

Action: Flood Plain Zoning

The following is a possible amendment to the Sunderland Zoning
Bylaw which would regulate development within flood prone areas.
The Counservation and Recreation map attached to this report shows
the areas subject to "occasional flooding™ as defined by the U,S,
Geological Survey. These areas need to be more carefully defined
by control elevations before adoption of the flood plain regulation,
These areas would then be an "overlay" district, similar to the
Critical Resource Area. :

Sec., Flood Plain Regulations

1. Flood ®lains. All land lying below certain control
elevations (USGS datum) along the Connecticut River as
shown on the Zoning Map, shall be considered to be flood
plains, deemed to be subject to seasonal or periodic
flooding,

2. Uses Permitted. Any use otherwise permitted by this

Bylaw shall be permitted within such flood plains., However,
no building permit for other than an accessory building shall
be issued except upon approval of a Special Permit by the
Board of Appeals. Such Permit shall be issued only if it

is demonstrated by-the applicant that the proposed development
will pose no hazard to health and safety.
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3 Requirements. Without limiting the generality of the fore-
going, the following are presumed to be hazardous to health or
safety within flood plains:

3.1 Floor level of structures for human occupancy
establighed at an elevation lower than the control
elevations defining flood plains.

3.2 1Individual sewage disposal systems at an elevation
Tower than the control elevations defining flcod plains.

3.3 Methods of filling or excavation subject to dis-—
placement by flcod waters. * v

3.4 Construction, use, and/or change of grade which will
obstruct or diVert flood flow, substantially reduce
natural floodwater storage capacity, or increase storm
water runoff velocity so that water levels on other land
are substantially raised or so that danger from flooding
is increased,

3.3 Failure to so design and secure aany structure that
it will not be floated off, battered off, or swept away
by flooding to the control elevations.

3.6 Lack of means of egress entirely above the control
elevations,

3.7 Failure to protect against gas, electric, fuel, or
other utilities breaklng, leaking, short-01rcuit1ng,
grounding, or igniting in the event of flooding to the
control elevations.

Objective 5. Preservation of Historic Assets

sunderland has many fine old buildings dating back to the first
settlement of the town. A major concentration of these are located
along Main SBt. from about 0ld Amherst Road teo North Silver Lane.
(See report on "Historic Districts", November, 1872, and map accom-
panying this report.) As a unique representation of the town's
history and a beautiful aesthetic asset, Main St. is deserving of
preservation.
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Proposed Action: Historic District Regulation

The 1973 Annual Town Meeting took the first step in achieving
this objective by directing the selectmen to appoint an Historic
District Study Committee. Following through with this initial
effort by the appointment of members to the Committee and prepara-
tion of a report should be encouraged. The Selectmen first, and
then the Study Committee, should be in close touch with the Massa-
chusetts Historical Commission, 40 Beacon St., Boston, who, acting
in an advisory capacity ounly, can provide expert advice on the
technical details of setting up an Historic District as well as
furnishing copies of reports prepared by other Historic District
Study Committees. It should be noted also that the large sycamore
tree on Main 8t. is located in the possible Historic District, and
along with other large trees which line that street, contribute to
the beauty of the area. The Tree Warden presently follows a policy
of maintaining these trees and replacing any destroyed with new
ones as soon as possible., This policy should be encouraged.

Objective 6: Provide Swimming Facility

The lack of a swimming facility was identified by the towns-
people through the Recreation Committee's survey and the Community
Advisors as a liability. A number of alternatives were discussed:

1. negotiation with the University of Massachusetts for
limited use of Cranberry Pond;

2. negotiation with the apartment complex for limited use
of its pool;

3. a survey of pessible sites for an artificial pool and
an investigation of development costs;

4. exploration of the possibility of developing one of the
water impoundment sites suggested by the Soil Conservation
Service (see map) as a swimming pond;

5. reconsideration of joining the Tri-Town Beach in Whately.

Proposed Action

The majority of Community advisors endorsed the idea of joining
the Tri-Town Beach., The other suggestions were felt to be either
too expensive or detrimental to the natural enviroanment. The exact
cost of buying into the Tri~Town Beach is not known. The Capital
Improvements program has budgeted $30,000 for this, however. It
could be afforded in TY 1975,
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Objective 7: Provide Playgrounds and Playfields

The present Town-owned playground and playfield next to the
Elementary School effectively serves only the residents of the
immediate neighborhood. Proximity to a developed playground is
one of the most important recreation needs a Town can supply. Cur
own experience suggests that there needs to be about 1,000 residents
(300 homes) within a % mile radius to justify a playground. The
southern portion of the town presently lacks such a facility (see
map) .

Proposed Actions:

1. Open Space Community Zoning

The Open Space Community Zoning requires that a2 minimum of
25% of the "Applicable Land Area' be reserved as open space for use
by the residents of the Community or Town, This insures that re-
creation areas are provided when and where they are needed at no
cost to the Town.

2. Acquisition of Sites

Outside of Open Space Communities and the Elementary School
playground service area, sites should be investigated for possible
acquisition as playgrounds. This is particularly true of the
gsouthern portion of Town where there are about 200 homes outside the
% mile service area of the Elementary School playground., OCur
population estimates indicate (see '"Economy and Population",

March 13, 1972) that 300 homes in this area could be exceeded in
ten years. BSites should be selected for acquisition and purchase
if possible befeore that. (See Capital Improvements)

Objective 8: Nature and Recreation Trail

The Mt. Toby area and the trails which run through it is cne
of the most valued of Sunderland's assets. It is valued for its
natural untouched qualities., Extensive development for recreation
purposes is considered to be detrimental as are motorized vehicles
which are felt to be out of place on the existing trails.

Qutside of the State Forest, these trails traverse private ;
land. The informal arrangement which allows the public to now use
these trails and private lands should not be taken for granted.
Some effort should be made to secure the right of public access
before that access is prohibited. This would also be a precondition
of establishing any rules for use of the trails or enhancing their
usefulness.
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Proposed Action

A limited first step in securing the right of public access
would be the purchase of rights—of-way or ecasements over trails,
This would not be as costly as purchase of full fee. A right-of-
way or easement for a trail should also be purchased over land con-
necting Middle Mountain Road and North Mountain Road through the
Town Park. This would make the Town Park a logical base from which
to use the trails. Regulation could then be more eadily carried out

Three additional actions would enhance the usefulnessg of the
trails., First, the purchase of a right-of-way or easement for a.
trail connecting the upper ends of WMiddle and North Mountain Roads.
This would form a complete loop with the Town Park. Second, the
Town Park should be expanded to accommodate more parking or at least
some clearing to accommodate this. The limited amount of developmens
needed to accomplish these efforts would not appear great enocugh to
detract substantially from the natural character of the area. Third,
trails should be marked so that users are clear about the right to
thelr use.

Objective 8: New Gvmpnasium

The existing gymhnasium in the Town Hall is presently inten-
sively used. It is used by the Elementary School which lacks such
a facility and by teen and adult physical education classes in the
evenings. Boy SBcouts, Girl Scouts, and other organizations also
use it from time to time. The Town Hall administrative offices are
pregsently near capacity and additional space is needed. Conversion
of the Town Hall gym into offices is a major recommendation for
improving these facilities. (See Community Facilities Plan)

Proposed Action

Before conversion of the existing gym can take place, however,
a new gym must be built. It is proposed that a new gymnasium -
administrative office addition be built onto the Elementary School.
This would also help alleviate the inadequate office space presently
in the scheel. A number of years ago a gymhasium—cafeteria addition
was proposed. That was rejected in favor of conversion of the base-
ment meeting rooms to a school cafeteria. The present proposal,
which we estimate would cost roughly $280,000, could be partly
funded through state aid and is tied closely with other elements of
the Msster Plan (Community Facilities Plan aand Capital Improvements
Program) .
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Objective 10: Access for Boating and Fishing

The Town presently maintains a boat launching site at the end
of School St. 1In the past there has not been much boating on the
Connecticut River due to fluctuations in the level of the water
caused by upstream dams, This has been somewhat stabilized in
recent years, There are also efforts underway to restore American
shad and Atlantic salmon to the river*., These two developments will
create a much greater demand for access to the river; more than can
be handled through the present School St. boat launch. Parking at
this site is Iimited. Alsc, the site does not provide good access
to mid-strean, '

Russellville Brook, in South Sunderland, is a prime trout
fishing stream which presently lacks access. Where the brook
crosses Plumtree Road had been used until recently when adjoining
property owners fenced off the stream to prevent cars from being
parked on their land.

Recent Efforts

The County of Franklin is presently developing a 10 acre site
in Whately across the river from Sunderland which will provide a
launching facility for car-top boats. Access to it will be fairly
eagsy for Bunderland residents via Route 116. This site should be
available for use fairly soon.

Proposed Action

The town could acquire a right-of-way or easement to Russell-
ville Brook off South or North Plain Roads. This might also be done
in connection with the.purchase of a site for a playground.

Objective 1l: Rte. 47 Rest Aren

The section of Route 47 abandoned by the relocation of that
road could be used as a roadside rest area. At this section, Rte.
47 comes the closest to the Connecticut River and provides a good
overlook of the river and an island. The section of Rte, 116 which
was similarly abandoned was converted to a rest area.

1Committee for Restoration of Anadromous Fishes in the Connecticut
River )
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Proposed Action

The Btate Department of Public Works should be approached with
the suggestion for using this abandoned road for a rest area. Only
a small amount of development appears necessary as the road bed is
still intact. ©Some clearing of trees would also be needed to pro-
vide a better view. The adjacent sanitary landfill, soon to be
abandoned when the new landfill goes into operation, ought also to
be considered for inclusion in the development of a rest area, This
would enhance the usefulness of the site.

Objective 12: Encourage Access and Use of Existing and Proposed
Facilities

In order that the most benefit is derived from this Conserva-
tion and Recreation program, simultaneocusly with the development of
existing and proposed facilities, efforts should be made to en-
coursge the use of and access to these facilities. Access means
not only physical access and proximity but knowledge and awareness
Oof what is available. Use means not only active uses but passive
cnes such as visual enjoyment and education in natural and town
higtory. It also means maintaining facilities sc¢ that they are
truly useful, encouraging multiple use of existing resources and
net restricting the public use of public facilities unduly.

Proposed Actions

L. Better use of existing resources

The Elementary School playground should be available after
school hours., This has been identified as a prcoblem. Also the
tennis court here should be fenced so that it can be used to greater
advantage. Flooding of the play area in winter for ice skating
should also be encouraged. The use of the Town Park in connection
with the development of a nature and recreation trail will encourage
year-round use of this facility.

2; Environmental markers
The historic houses of Sunderland have had plaques attached
which show the date the house was built and the original owner.

The proposed nature and recreation trail could be similarly marked,
pointing out tree species or geoclogic formations.
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3. Environmental Pamphlets

Complementing a program of markers could be the development of
pamphlets explaining the markers, the history behind them and the
recreation resources available. It could also explain any restric-
tions on use of these facilities and the pertinent regulations. Thic
type of pamphlet could be used tc help orient newcomers to the Town
as well as be informative to already established residents. It
would also encourage proper use of the conservation and recreation
resources of the Town.

4, Environmental Workshops and Prograns

The Recreation Committee has supported a number of recreation
programs in the past. These could be supplemented with environmental
progirams. Preparation of the environmental pamphiet could be one
such program. The work of the Conservation Commission, the Natural
Resources Inveintory, the Historic District Study Committee and the
Master Plan could be drawn upon for information, Actual preparation
could be done by schocl groups.

Objective 13: Process

To ensure that the conservation and recreation program be
dynamic, well-informed and relevant to current needs and interests
the program process should be carefully reviewed.

Recent Effort

The work of the Community Advisors has been of enormous help
in preparing this program. Goals and objectives are now much more
firmly established. Acticns to accomplish these will, however,
require additional dialogues in order to insure that they truly
meet community needs and values.

Proposed Efforts

1. Annually Review Plan
Review of this plan annually, making it more explicit where

feasible, and adopting it as policy as revised will help focus
attention on current issues, needs, and achievements,
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2. Enceourage Public Participation
In order that the above can be accomplished the Ccnservation

Commission and Recreation Committee should establish and encourage
a dialogue with the community.

FIVE YEAR PROGRAM

This report has suggested six majbr goals, 13 objectives and
about 21 specific actions., To proceed, some system of prloritles
and scheduling is required, We suggest the following:

L. Where funding constrains the.program, priority should be
given to:

a. Acquisition rather than development of land already
acguired and

b. Acquisition of easements or rights-of-way rather than
purchase of full fee if this will edually well accomplish
the objective.

This is in view of escalatlng land costs and diminishing
opportunities.

Z. Priority between acquisition, which is cost-constrained; or
control, which is community energy-constrained should be given
to threatened situations, where if action is not taken shortly,
opportunity will disappear.

3. Some efforts are by their nature continuous, and therefore
not subject to priority rating.

4, Subject to all the above, priority should be given to actions
which:

a. Involve willing participants, as opposed to efforts
requiring imposgition of unwanted restraints or use of
eminent domain and

kb, actions which help meet more than one objective or goal
of this program.
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Based on this system of priorities, all of the proposed actions
have been classified into three sets:

1. continuocus efforts

2. short-run efforts, meaning those likely to be accomplished
within five years

3. long-run efforts, those likely to take longer than
five years.

Short-Run (five year)} Program

Open Space Community Zoning

Critical Resource Zoning

Slope and Erosion Control

Flood Plain Zoning

Historic District

Join Tri-Town Beach

Acquire and develop nature and recreation trail
Provide fencing of tennis court

Acquisition of playground sites

LNk
4 & & s o s P & &

Long-=Run Program

1. New gymnasium

2. Acquisition of right-6f-way to Russellville Brook
3. Development of Rte. 47 rest area
4, Provide envircnmental markers

5. Develop environmental pamphlet

Continuing Program

Maintenance of trees along Main St.

Maintain existing facllities

Insure access to existing and proposed facilities
Continue recreation programs

Develop environmental programs

Annwa 11y review plan

Encourage public participation

Build strong conservation fund

0 =0 O &b 80 B b=

* r *
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APPENDIX

Summary of Community Advisor Reports Relating tc Conservation and
Recreation

Number of Groups
Asset. Liability’

I. Coenservation
A, Agsets/Liabilities

"1. Mt. Toby Area

a. forest 3 0
k. mountain L 0
c. State Forest 1 G
d. "Patties Village" 1 ¢
e, mountain & hiking trails 3 0
f. tower . 1 g
g. development 0 1
2. Agriculture
a. good agricultural soils 1 0
b. farms (agriculture general) 3 0
c¢. agricultural economy 1 0
d. summer farm omployment 1 0
e, loss of agricultural land
'to development 0 1
3. Gunn-Whitmore area
a. waterfalls 4 0
b. caves 3 0
¢. area in geperal 1 0
d. Whitmore's landing &
fossil site 1. ¢
4. Conservation elements
a. wildlife 1 ¥
b. large quantity of open space 1 0
c. water quality 1 o
d. no polluting industry 1 G
e, all ponds 1 ¥
f, streams & brooks 1 G
g. floods 0 L
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Number of Groups

Asset Liability

5. Historic assets
a, central village 1 0
b. historic houses 1 0

6. Connecticut River
a, river
b. undeveloped shore

O st
oo

7. Other assets
a, view from Sugarloaf
b, Green Swamp
¢, long Plain watershed
d. ledges above Bull Hill Rd.
e. meadow off North Plain Rd.
£, Sycanmore tree

b et et et et s
Ccococo

B. Other liabilities
a. channelling of Mohawk Brook
b. conflict between conservationists
and developers 0 1

)
ol

Proposals Number of Groups

1. Mt. Toby area
a., leave woocded areas untouched
except for forestry-product
use (no clear cutting)

b. no development on Mt. Toby

c¢. "Slope and Ercsion' control

bt G0

2. Agriculture

a. tax breaks for farms & open space

b. exclusive agricultural zoning
district

c. no exclusive agricultural zoning
district

d. "Open Space Community" zoning

e. no "Open Space Community" zoning

f. town search for farmers to maintain
farms

g. town search for new crops

b et ed et et ped e
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Number of Groups

3. Guuan~Whitmore area
a., "Critical Resource' zoning 1
k. no development within 500' of

caves & watexrfalls 1
¢, conservation area at Whitmore Pond 2
4, Conservation elements
a, protect valuable natural assets 1
b. stream belt and wetlands system L
¢, wetlands protected i
d. town option to buy any land to be
sold ‘ 1
5. Historic Assets
a, Historic District 4
6, Connecticut River
a. river bank protected 1
b, clean up river & bank 1
c. no development below 130' U.S5.G.S. L
d. no development within 100' of
Connecticut River 1

7. Other assets
a. Pluniree wildlife area ‘ 1
b, preserve Green Swamp 1

II. Recreation Number of Groups
‘ Asset Liability

A, Assets/Liabilities

1. Developed Facilities
a. School playground
b. Town Park _
¢, lack of school gym
d. lack of swim area

OOt
OO

2. Extensive recreation
a, Mt. Toby hiking trails
k. lack of marked trails
c. lack of bicycle paths

QoW
b i



Number of Groups

Asgset Liability

3. Access
a, lack of access to Russellville
and Mohawk Brooks for fishing 0 I
b, existing boat launch 1 0
c. lack of 2nd boat launch 1] 1

B, Proposals Number of Groups

1. Developed Facilities

a. Provide swim =srea

b. Join tri=-town beach

c, RBte. 47 rest area
- with cold landfil}l included

d. more tennis courts

e. expanded Town Park

f. parking area near Town Park for
trails

g. playground-recreation area in
southeast part of Town

h. Town park at 116-47 intersect

i. Park and reservoir off 116 at
rest area

L R R N S XY

2. Extensive recreation

a. Nature and Recreation trail
- Lf not costly
=~ no motorized vehicles

b. Connecticut River islands for
camping .

¢. Bike paths

d. Bike paths aleong Rte. 116 & 47

bood fod pd € =

3. Access
a. Access To Russellville Brook
b. 2nd boat launch
¢. No 2nd boat launch

=0 =

IIX. Beautification/Aesthetics Number of Grouns

Asset Liability

A, Assets/Liabilities

1. Junk along Connecticut River shore 0 1
2. Advertising signs along Rte. 116 0 1
3. Scattered junk sites 0 1

- DT -



B. Proposals Humber of Groups

1. Maintain high visual quality of

the Town

Visual barriers around apartments
Limit advertising signs along Rte. 116
Clean up Connecticut ERiver shore
Place trash cans along highways

« Clean up junk sites

. Plant trees at selected locations

O LN
pout o fem et e el o

- 928 -
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Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
210 BOYLSTON ST, BOSTON, MASSACHUSETTS 02116 PHOME: 817 KE 6-5620

HISTORIC DISTRICTS
Sunderland Planning Board
November 1972

This report explains the history, purposes and administration
of Historic Districts in Massachusetts as well as the possible
application of this type of "zoning" to the Town of Sunderland. It
is prompted by a number of indicators which show that there ig an
active interest in the town's historic character:. a number of
houses have been restored to near original historical condition,
old houses have been marked with a plaque showing the date built
and the original owner, and the Conservation Commission, the
Recreation Committee, and the Planning Board have all given positive
response to the suggestion for some sort of historic preservation
for the town. But more than this is the fact that while Sunderland
has two excellent volumes of written history for the town, the
physical town itself, its houses, its roads, its farm lands and
trees, is a living history, a history which compléments the written
in a way many other towns cannot match and which gilves Bunderland
s0 much of its character.



)

HISTORIC DISTRICTS IN MASSACHUSETTS

The first Historic Districts in Maasachusetts were those of
Beacon Hill, Boston and the Nantucket Historic District, both
created in 1955, Since then twenty four municipalities have
adopted such districts, either under Chapter %OC of the General
Laws or by special acts of the General Court. These twenty four
municipalities represent a variety of locations within the state,
and in size range from Petersham to the City of Boston.

The purpose of an Historic District is to protect one or more
areas in a town which the townspeople believe to be of particular
historic or architectual significance to the country, state oxr
the town itself. Architecture is included and is the usual focus
of attention (although it need not be) because it is the usual
artifact of the past which survives and shows a town’s history.

A group of buildings, their relationship to each other and their
environs is often more significant than the buildings taken
individually, and this is what Historic Districts try to protect.
It is for this reason also that degspite individual efforts to
restore or maintain individual houses in original historic condi-
tion, loss can still result if the relationship of the different
buildings and structures in area is not viewed as a whole, as
something unique in the town and deserving of preservation.

The first step in establishing an Historic Dist-rict2 is for
the Selectmen to appoint an Historic District Study Committee.
This Committee, consisting of from three to seven members, is
charged with inventory of the historic assets of the town (buildings,
structures, sites, etec) and selecting one or possibly more areas
to be designated Historic Districts. A preliminary report is then

1sce Appendix A for complete list.

2For a more complete description of how an Historic District is

created see Guidelines for the Establishment of Historic Districts
available from the Massachusetts Historical Commission, State House,
Boston.



prepared which documents the reasons why the area the committee
has selected should be go designated. After a public hearing

a final report is submitted to the town. If the town, at town
meeting, votes to accept the Historic District proposed by the
Study Committee, an Historic District Commission is formed which
administers the digtrict.

The Historic District Commission, consisting again of from
three to seven members but which is required by law to include
at least one of the property owners from the district, administers
the district by issuing either a certificate of compliance, a
certificate of hardship or a certificate of non-applicability
before any congtruction is allowed within the district that affects
the exterior appearance or architectural features of a structure
whose features are publicly visible.

A number of misunderstandings exist concerning Historic Dis-
tricts which should be explained more fully here. First an
Historic District Study Committee merely investigates and reports
its conclusions and recommendations. The Town has the opportunity
to both alter their recommendations, at public hearing, and to
reject or accept them at town meeting. Creation of a Study Committee
then, represents no final committment by the town to the acceptance
of an Historic District. Second, an Historic District Commission
is often confused with an Historical Commission or an Historical
Society. An Historical Society is a private organization and has
no statutory authority. An Historical Commission is a town agency
with statutory authority for a number of functions and which is
responsible to the town. An Historic District Commission is the
administrator of the town's Historic District, has statutory
authority, is respongsible to the town, and may include members from
the Historical Commission and Historical Society since all three
can exist in one town. .

Third, Historic Districts are often referred to as a type of
"zoning" and, in truth, they are quite similar in many respects,
but the differences are substantial A town's zoning by-law
basically governs the use of land while Historic Districts govern
the appearance of buildings, structures and surroundings. The
following table illustrates this more clearly.
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Regulated Under

Zoning Historic Distric

1. Use of land, structure Yes No
2. Building setbacks, yards

heights Yes Yes
3. Architectural design No1 Yes
4. Textures, materials Nol Yes
5. Landscaping Yes No
6, Signs

a. size, location, illumination Yes Yes
b. color, style No Yes

7. Color of buildings, storm doors

and windows, window air con-

ditioners, lighting fixtures,

antennae, terraces, walls and

fences No Optional
8. Reconstruction after disaster

in same design Yes No
9. Interior arrangement Ko ‘No
10. Ordinary maintenance not altering

-appearance No No

1Gccasionally these are considered in the granting of special

permits



An Historic District, then, goveruns only exterior appearance,
This can be further restricted, if the study Committee recommends
or the Commission itself so decides, to exterior appearance from
designated public ways. Item 7 of the list is the result of the
1971 amendments to Chapter 40C which made that law more flexible
and acceptable to a great many towns.

Another misconception about Historic Districts is that they
will remove property from the tax rolls thus lowering the town's
tax base. This is completely false. All property remains in
original ownership and remains on the tax rolls. There are some
indications although sparse, that an Historic District helps
stabilize the property values within it, or actually increases
them. This can be an additional benefit to the town as a whole.

Tor the people who live within a proposed Historic District
there is often an initial concern and negative feeling for such a
district. But once the district has been created and its regula-
tions more fully understood they have usually supported it.
Lexington for example started with a "district" consisting of only
one building. Since then it has been extended and accompanied by
lesser opposition and more support from those who live within the
e xisting district. Nantucket has extended its District to include
the whole island. The people there, noted for their individuality,
have found Historic Districts a more adequate form of regulation
than regular zoning, something which they have turned down time
and time again.

But a town should not have to wait for support until after a
Digtrict is created The Historic District Study Committee at
the very least should make every effort to inform the people of
what an Historic District will do, how it will do it and what it
won't do.

APPLICATION TO SUNDERLAND

The area along Main Street extending from about Silver Lane
on the north to 01ld Amherst Road on the south is a potential
Historic District in Sunderland (see map). This report explores
only the possibility of such a District. It would be up to the
Study Committee to decide the exact boundaries, what should be
included and what should not.
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The area along Main Street is significant to the town for a
number of reasons. First it is beautiful. Whether viewed from
the top of Mt. Sugarloaf or from Main Street itself, the combination
of 0ld houses, broad street, and large, mature trees is striking.

Second, thisg area is where the first settlers of the town
built their houses. Some of these original houses still survive.
The typical Puritan method of town planning is evident in the
grouping of the houses together, the church at the center and the
farmland surrounding, : '

Third, this area has not remained static but rather shows
that the town has grown and changed since 1718. There are varied
architectural styles, from 1718 to 1870. _There are examples of
colonial, federal, Greek revival, victorian, colonial revival and
20th century styles, even including well executed ranch types,
The 1list below shows the dates these buildings were built. It
illustrates_ that there is very nearly a building from every decade
gince 1718. '

Decade No. of Houses Vecade No. of Bouses Decade No. of Houses

1720 2 1800 4 1900 2
1730 0 1810 2 1910 4
1740 2 1820 2 1920 5
1750 3 1830 ‘ 11
1760 1 1840 4 1830-13870 12
1770 1 1850 4 '
1780 1 1860 2
1790 3 1870 1
1880 1
1890 2
Century Total 13~ 337 23

Unknown -~ 9

1
The dates have been drawn from the plaques on the houses as well as
from the list by Edith Hubbard Warner in the History of Sunderland
_Massachusetts Volume II.

-



CONCLUSION

Many historic districts are simply a concentration of houses,
buildings or sites representing a single period in a town' s
development. Sunderland's would be unique. It would be an area
at once both beautiful and a concise history of the town. This
would require that the administration of such a Digtrict by the
Historic District Commission be particularly sensitive to those
qualities. Fortunately, the Commission would be able to rely on
thoge residents who have restored their homes to original condition
and those who have built newer homes in sympathy with the historical
setting. An Historic District would enhance those residents
efforts while assuring the town of the continuance of a valuable
and signifieant town asset. :



APPENDIX A. HISTORIC DISTRICTS IN MASSACHUSETTS

CITY/TOWN

Bedford
Belmont
Beverly
Bogton
Back Bay*
Beacon Hill*%*
Beacon Hill*x
Boxford
Cambridge***
Carlisle
Concord
Groton
Hamilton
Harvard
Harwich
Hingham
Lexington
Lexington
Marblehead
Nantucket
New Bedford#k*x
Petersham
Salem*®k*
Sandwich
Sharon
Sudbury
Wayland
Wenham

West Springfield

Yarmouth

LEGISLATION

Ch. 118, Acts of 1964

Ch. 40C, Gen Laws, by-law 1972
Ch. 40C, Gen Laws, ordinance 1971
Ch. 625, Acts of 1966

Ch. 616, Acts of 1935

Ch.- 622 Acts of 1963

Ch. 40C, Gen Laws, by-law 1970
Ch. 40C, Gen. Laws, ordinance 1963
Ch. 40C, Gen. Laws, by-law 1869
Ch. 345, Acts of 1960

Ch. 40C, Gen Laws, by-law 1965
Ch. 40C, Gen., Laws, by-law 1972
Ch. 40C, Gen. Laws, by-law 1972
Ch. 40C, Gen. Laws, by-law 1970
Ch. 502, Acts of 1968

Ch. 447, Acts of 1956

Ch. 185 Acts of 1958

Ch. 101, Acts of 1965

Ch. 395, Acts of 1970

Ch. 40C, Gen Laws, ordinance 1971
Ch. 211, Acts of 1966

Ch. 40C, Gen. Laws, ordinance 1972
Ch. 40C, Gen. Laws, by-law 1965
Ch. 40C, Gen. Laws, by-law 1970
Ch 40, Acts of 1963

Ch. 40C, Gen Laws, by-law 1965
Ch. 40C, Gen. Laws, by-law 1972
Ch. 40C, Gen. Laws, by-~law 1972
Ch, 694, Acts of 1965

*Back Bay Architectural Commission
¥**¥Beacon Hill Architectural Commission
**kantitled Historical Commission

NB: All others are entitled Historic District Commissions




APPENDIX B: SAMPLE ARTICLE FOR ESTABLISHMENT OF HISTORIC DISTRICT
STUDY COMMITTEE.

Article _ To see if the Town will vote to direct the
Selectmen to establish, under the provisions of Chapter 40C, General

Laws, as amended by Chapter 359 of the Acts of 1971, an Historic
igtrict Study Committee consisting of not less than 3 nor more
than 7 members, which shall make an investigation and report on the

historic significance of the buildings, structures, features, sites,

o r surroundings included in such proposed historic district or

d istricts as the committee may recommend, and shall submit a-

final report with its recommendations after a public hearing to-

gether with a map of the proposed district or districts and a

draft of a proposed by-law., to the Town-Meeting.

or act in relation thereto.



Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON 57, BOSTON, MASSACHUSETTS 02116 PHONE: 617 KE 6-5420

DEVELOPMENT CONTROLS
Sunderland Planning Board
June 11, 1974

Development controls are usually the chief tool towns use for
guiding growth, and are proposed for a key role in the Sunderland
growth strategy. The town has available a whole array of controls,
Briefly they are:

a. Zoning. This is adopted and amended by town meeting. It
controls the use of land. A wholly new bylaw with several innova-
tive features is being proposed, and is described later in this
report.

b, Subdivision regulations. These are adopted and amended
by the Planning Board, and control the division of land and the
private creation of new streets. A wholly new set of regulations
was proposed as part of this program, arnd have been adopted. The
regulations are described below.

¢. Building code. A new building code is scheduled to tfake
effect January 1, 1975, for all municipalities in the state. This
leaves no real town options.

d. Health regulations, especially re sewage disposal. These
are adopted and amended by the Board of Health, and could conceivably
tighten up on the uniform gtatewide requirements of the State
Sanitary Code by increasing minimum standards for septic tank size,
percolation rate, depth to water table, horizontal separations, etc.
Such tightening is suggested, but hasn't been studied in detail in
this program, '

e, Historic District Commission, If adopted by vote of town
meeting, this can control architectural appearance within selected
districts. We have recommended it, and a local committee is, as
required by statute if the town is to proceed, studying it.

f. BScenic Roads. The town meeting may designate roads not to
be altered unless the Planning Board agrees that the alteration
doesn’'t endanger trees or stone walls or other scenic qualities.
The town is studying this.
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PROPOSED ZONING

The proposed zoning bylaw, shortly to be acted on, is repro-
duced separately. It is a wholly new bylaw, but draws upon the
present bylaw for some of its content and language. Among the
most important changes proposed are these:

a. Elimination of the "strip zoning'" of R-20 along existing
roads, and uniformly requiring 32,000 sq. ft. lots for the entire
area outside the village center. Lot size requirements for most
of the town's land area are unchanged.

b. Provision for clustering of development, allowing some-
what smaller individual lots, provided that a compensating amount
of open space is reserved.

C. Multi-family units are to be allowed only as a part of
cluster developments, and then only as part of a development which
includes single-family homes.

d. An incentive system is included to encourage developers
to compensate agricultural land ownhers for restricting their land
from development, in return for which the developer is allowed more
units on non-agricultural land.

e, A gystem is included to prevent developing on selected
critical resources, such as the area around the Sunderland caves
or the waterfalls, until the town has had a chance to purchase the
land.

f. Commercial development guidelines have been strengthened,
with revised parking controls, control over egress onto streets,
increased front yard setbacks, and landscaping requirements. Com~
mercial districts were deepened wherever feasible but not extended
in frontage, so as to encourage development in depth.

g. Erosion controls are proposed.

h, Earth removal regulations are proposed.

1. Administrative provisions are clarified, especially with
regard to the Board of Appeals. '

NEW SUBDIVISION REGULATIONS

The newly adopted Subdivision Regulations also make major
departures from the present ones. The most important changes are:

a. BStrengthened submittal redquirements, including a thorough
environmental analygis for larger subdivisions.



b. Refined design standards. Requirements vary according to
how heavily used the road will be, and according to whether the
development is on the steep mountain land or on flat land. For-
merly, a single set of requirements applied everywhere, and were
less thoroughly described than they now are.

¢. Strict drainage control. Especially careful standards
are spelled out for dealing with storm water.

d. Increased construction requirements. Bituminous concrete
pavements are substituted for o¢il surfacing. Wiring must be under-
ground. Again, many details are now spelled out where formerly
only vague guidelines existed.

e. Design guidance. A Sset of design guidelines have been
included, intended fo persuade if not require developers to build
in a way which is sympathetic to the varying gualities of the land.
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CAPITAL IMPROQVEMENTS
sunderland Planning Board
January, 1974

Thisg capital improvements program is a listing of proposed
public improvements which Sunderland might face over the next few
years, their estimated costs, how they mjght be paid for, and
their fiscal consequences. These projects have been compiled
within the context of the Sunderland Master Plan, of which this
report is a component., RBach project is discussed in context more
fully in the "Community Facilities Plan'" and the "Utilities Plan®
secticns.

The major value of such a listing of capital projects usually
lies in the aid it provides in "programming' necessary capital
expenditures over a series of years as part of the Town's fiscal
plapning. We have found that there are other substantial benefits
as well. ¥First, this type of scheduling effort provides incentives
and the framework for Town depariments to regularly project their
upcoming capital needs, (While one might expect that kind of
planning to be going on in any case, in fact, it is frequently the
capital improvements program which provides the impetus.) Having
the departmental plans in a format which can be easily integrated
orovides important communication among departments themselves and
between the departments and residents. (Again, effective communica-
tion within Town goverpment cannot be Jjust presumed to exist.)
Finally, .this type of analysis helps tc provide a yardstick by
which the Town can gauge its ability to afford various capital
projects.

The Projects

Within this program, what we are considering as a capital
inprovement is any substantial public improvement of a non-recurring
nature, As an example, Chapter 20 road construction is a recurring
$tem. By "substantial', we mean any project with a total cost over

1¢,000.



The largest capital expenditure Sunderland is likely to under-
take in the foreseeable future is the new sewage treatment plant,
This is now ready for construction and state and federal aid has
been secured. The following is a breakdown of its initial financing.

Total project cost: $1,682,000

Tax levy . 37,000_
Federal grant 811,2501
state grant 516,2501
Borrowed (U.S.D.A. loan) 317,5002

Financing is assumed to begin this year although it may not
actually start until FY 1975 with the first payment on the loan due
also in FY 1275,

The new landfill is assumed to be funded next fiscal yvear
because of the urgency of the problem. The area north of Cranberry
Pond has been tentatively selected as a site which the town will
lease. Curran Associates estimates of initial capital costs,
excluding land purchase, for this site are $55,0003, Ve have
assumed that $5,000 will be put on the tax levy for FY 1975 and
that $50,000 will be borrowed for five years at 5.2% interest; the
first payment on which will be due in FY 197G,

Other proposed capital improvements are:

1. Tri-tcwn beach. The cost of buying into the Tri-town
beach is not known as of this writing. $30,000 has been
aliowed for this in the pregram and it has been scheduled
second in new projects (see '"Cpen Space and Recreation”
report). .

Irederal and State committment is for 90% of the eligible costs,
egtimated to be $1,475,000

2y.8. Department of Agriculture loan is for up to $500,000 at 5%
interest,

3Curran Associates, Inc., Engineering Study for a Sanitary Landfill
Town of Sunderliand, Massachusetis, Northampton, Massachusetts:
August, 1971.
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2. Conservation fund. As recommended in the reports '"Open
Space and Recreation'" and "Development Goals and Strategy'
a strong conservation fund is necessary in order to allow
the Conservation Commission to purchase land within the
Critical Resource Zone. $10,000 per year has been
allowed within the program for this,

3. Gymnasium-office addition to the Elementary School.
This has beenh proposed as the first step in a general
improvement of the Town's community facilities. This
would be followed by:

4. Conversion of Town Hall gym. This would add badly-needed
office space to the Town Hall while providing adequate
space for the Police Department. (See "Community Facilities
Plan"). fTotal estimated cost for this is $370,000:
$280,000 for the new gym-offices and $%0,000 for con-
version of the old gym.

o. Néw Department of Public Works Garage. $100;000‘hés been
- allowed for a new garage, Other cptions are being
investigated however (see "Community Facilities Plan"}.

6. Acquisition of playground site. A site for a playground
ought to be purchased in the socutheastern section of
Town (see "Open Space and Recreation' report). The cost
is estimated to be $15,000.

7. Frontier Regional School additions: At some point in the
near future additions to the Frontier 8School will be
necessary. We have estimated that Sunderland would be
responsible for the equivalent cost of about cne classyroom.
This amounts to $180,000 based on $6,000 per pupil for a
30 pupil classroom. State aid presently would pay for
65% of the total cost plus 65% of the interest on the
amount borrowed. Sunderland would then be responsible
Tor its full share of the debt although the annual cost
of this debt would be less due to state aid which is given
on an annual basis rather than in a lump sum or in two or
three payments as in the case of the treatment plant.

Two alternative improvements schedules axre shown. First,
"Scheme A" lists projects about as rapidly as town officials could
Justify and prepare for them. Second, '"Scheme B" lists only projects
needed for health and safety, the sewage treatment plant and sanitary
landfilli, plus an "allowance of funds available for other projects
within an arbitrary budget, set at $7.00 net cost on the tax rate.



Table 1 shows the "Scheme A" improvements listed by the year in
which they are to be financed. Table 2 analyses their impact on the
tax rate., Table 3 analyses their effect on town debt. Table 4
illustrates the revenue and debt allowances under "Scheme B",.

Fiscal Consequences

The annual net cost on the tax rate of capital improvements
Jjumped from about $1.80 in 1872 to $4.85 in 1973; due primarily to
the cost of the new treatment plant. Under "Scheme A", building
municipal improvements as rapidly as feasible, that cost would
further increase to $8.43 in FY 1979, more than 20% of the projected
tax rate, a fairly high level.

The alternative is to set a limit to the net cost on the tax
rate of capital improvementis. We have arbitrarily set this limit
at $§7.00, Using this linit ('Scheme B") a steadily growing capacity
for undertaking new projects is developed, as existing committments
are paid off and assessed valuations grow. As shown by table 4
(line D.1) as much as $67,146 in additional current costs could be
committed by FY 1980 without exceeding $7.00 on the tax rate. This
would, for example, allow Sunderland to join tri-town beach, con-
tinue the Conservation fund and build the school gym=offices in
FY 1976, and still be able to schedule the conversion of the Town
Hall gym for FY 1978,

Sunderland has very little debt now. The new treatment plant
will raise it to just over 3% of assessed valuation. A conservative
limit is 5% of assessed valuation, Even under "Scheme A" this 1imit
would not be exceeded.

The Town might well choose actions somewhere between the "fast
as possible' '"Scheme A" and the conservative "Scheme B'. Rither
way or anywhere in between, a reasonable program for future years
is affordable. 1In any year when the tax rate impact of capital
improvements is less than $7.00 money should be appropriated for
the "Stabilization Fund'. For example, in FY 1975 about %7 ,000
should be appropriated unless projects in addition to those listed
are approved.

The Process

This report should be revised and updated each yvear. It should
reach one more year into the future and gain in accuracy and com=-
pleteness. Some towns have created Capital Improvements Committees
but the Planning Board is given statutory authority for such a task.
It has been suggested, and the Planning Board has agreed, that it
should do this. The Capital Improvemert s program would then help
coordinate town agencies' plans as well as aid the Planning Board in
performing its prime function of planning for Sunderland's future.



Table 1

CAPJTAL I IPROVEMENTS SCHEDULE :

Scheme 'A'
) . Total Initial Fipancing
ryl Project Cost Tax Levy Grants Bonds
1295 Landfill 55,000 5,000 o 50,000
Tri~-town heach 30,000 30,000
Conservation fund 10,000 10,000 0 O
1976 Conservation fund 10,000 10,000 0 0
School Gym & Offices 280,000 30,000 U 250,000
1877 Conservation fund 10,000 10,000 0 0
~ Town Hall Conversion 90, 000 9,000 81,000
1978 Conservation fund 19,000 16,000 0 0
DPY garage 100,000 10,000 0 90,000
1979 Conservation fund 10,000 1¢,000 0 0 -
Acquisition of
playground site 15,000 15,000 0 0
1980 Conservation fund 10,000 10,000 0 _ 0
Frontier Addition? 180,000 20,000 0 160,000

lriscal Year:

i.e., FY 1974 runs from July 1, 1973, to June 30, 1974.

Z8tate aid is given annually.

designated by the calendar vear in which it ends:

Initial financing is for the full
Sunderland share without state aid.
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APPENDIX

Projecting Assessed Valuation

The method used in projecting the assessed valuation for
sunderland is a rather simple one, based on our expectation of the
growth in new housing units over the next six years.

Figure one shows the actual equalized assessed valuation. from
1261 to 1973 and our projections for Fiscal Years 1975~80, The
steady and fairly rapid rate of increase over the past few years
has been almost entirely due to new housing construction. This con-
struction has averaged 120 new units per year over the past five
years (113 multi-family and 7 single-family). The effects of the
moratorium and new zoning regulations following that should be to
substantially decrease this past rate of growth, at least to the
level of our low projection of housing unit growht (see "Economy
and Population', p. 28) for the period 1973-80 of 8 single-family
per year and 89 multi-family per vear,

This suggests that the increase in assessed valuation would
also be at least about half of what it has averaged per year over
the past five years. This would mean an increase of about $600,000
per year average over the next six years. We have projected the
valuation at slightly less, since even this still appears to be
guite high,



EQUALIZED ASSESSED VALUATION ($1,000)

Figure 1
SUNDERLAND: Equalized Assessed Valuation
Actual 1961-73 and Projected 1974-80
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Philip B. Herr & Associates

COMMUNITY AND REGIONAL PLANNING
230 BOYLSTON 5T, BOSTON, MASSACHUSETTS 02116 PHONE: 617 KE 6-5420

STATTUS OF PLANNING GRAPHICS
Sunderland Planning Board
March 29, 1974

A number of maps have been prepared for the Sunderland Planning
Board. '"Reproducible' maps are on a translucent base material
(primarily mylar), making Diazo or ammonia process prints feasible.
Others have been drafted on opaque prints and must be reproduced
photographically or by reflective light processes. Copies of re-
producible maps can be made available at low cost; opaque maps
cannot and are therefore essentially '""non-reproducible".

MAP INDEX
Reproduced in
Title Scalel Sunderland Master
Plan?
REPRODUCIBLE MAPS:
Topography3 1" = 600! no
Street Base Map 1" = 600" no
So0il Types 1" = 600! no
Land Use (number coded,
btack & white version
only) 1" = 600" no
Water System : 1" = 600' yes
Sewer System 1" = 600" yes
Congervation and
Recreation 1'" = 600 yes
Zoning Map, Existing 1" = 600’ no
Zoning Map, Proposed 1" = 600" no
Subdivision Districts 1" = 600 no
Development Strategy
Areas none yes
Possible Historic District 1" = 600' (84" x 11"™) yes
1Maps at 1" = 600' are 42" x 64" unless otherwise noted.

2At reduced scale and size.

3Photographic enlargement of U.S.GQSG maps with minor changes in
streets added. This map-is presently outdated by new U.S.G.S.
quadrangle for "Mt. Toby'.



REPRODUCIBLE MAPS:

Highway Functional
Classification, -

Franklin County 1" = 2 miles
Traffic Volume, Franklin '

County 1" = 2 miles
Volume as Percent of

Capacity, Franklin

County - 1" = 2 miles

NON=-REPRODUCIBLE MAPS:

Land Use (color coded) 1" = 600"
Soil Limirations for On-

Site Sewage Disposal

Systems 1" = 600°
Class I and II Agricultural

Soils 1" = 600"

Landfill Areas Investigated  none
Possible Water Improvements none

ves

yes

yes

no

no

no
yes
yes



