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Application No. ZBA FY2003-00036


Hillel House, 388 North Pleasant Street, filed an application for a Special Permit with the Amherst Town Clerk on March 19, 2003, seeking to add onto a building that presently exceeds the maximum lot coverage; to build within the existing non-conforming front yard setback; to build within the existing non-conforming side yard setback; to add onto a building that does not meet the parking requirements, on the premises located at 388 North Pleasant Street (Map 11A, Parcel 47, RN zone).

Legal notice was published on March 26 and April 2, 2003 and to abutters on March 21, 2003. Board members Marc Cohen, Zina Tillona and Tom Simpson attended the site visit on April 8th and sat for the public hearing on April 10th, 2003.
Prior to the site visit the petitioner presented the Board with a site plan, floor plans, exterior elevations, dimensional calculations and parking calculations as required by the Rules and Regulations of the Zoning Board of Appeals..
At the site visit the Board noted the location of the Hillel House relative to fraternities and sororities in the neighborhood; to UMass, to the Methodist and Baptist churches and to the new Gordon Center, currently under construction. They Board also looked at the multi-family, residential nature of Philips, Allen and Nutting Streets.
At the public hearing Attorney Alan Sharpe, Barry Koritz, architect at BKA, Brockton, MA and Rabbi Saul Perlmutter, Hillel House, presented the request to construct additions to Hillel House.

Rabbi Perlmutter recounted the history of Hillel and how the community had grown from occupying 400 square feet of space in the mid 1980s to the present 15,000 square foot building. The organization has expanded from providing one religious service a week to the present need for three services on Friday night. The size of the community has grown and a larger space is necessary for the expanded programs. 
Mr. Koritz described the non-conforming nature of the building which is located in the General Residence District. The front and side setbacks exceed requirements of Table 3 of the Bylaw. The required front setback for a religious use is 30 feet. The property is on a corner lot so front setbacks are required on both North Pleasant Street and Phillips Street. The building setback is non-conforming on the Phillips Street side where a 24 foot front setback exists and on the south side where the building impinges on the setback less than five feet. The building is also non-conforming concerning maximum lot coverage since allowed coverage is 40% and 50.2% lot coverage exists. 
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Mr. Koritz described the proposed additions to the building. The front and rear setbacks will not be altered but the setback on the south side will be reduced to 19 feet and the lot coverage will be increased to 58.7%. 

 Mr. Koritz explained that the addition, which will be faced with Jerusalem stone,

will provide a handicapped entry on the northwest corner of the building and enlarge the multipurpose room by 12’ on the south side and 6’ on the east side. The multipurpose room, which provides flexible program space, abuts the dining room which will be enlarged through interior renovations. An elevator will be installed in an indentation on the east façade. Handicapped accessible bathrooms will also be added. 
The building footprint now contains 5,000 square feet. The lower level will be enlarged by 3, 455 feet for a total floor area of 8,460 gross square feet. 

The first floor will gain 523 gross square feet for office and lounge space.

The upper level of the building which contains 13 living units for students will be increased by 365 square feet.
Mr. Koritz maintained that the uses at the Hillel House will not change in conjunction with the new addition. Students will continue to live there. Resident and non-resident students will continue to use the library and lounge for study and social purposes. Religious services and other events will continue to be held in the expanded building. 
Mr. Koritz noted that the parking situation is currently non-conforming since 61 spaces are required and 26 are provided. He noted that most students walk to Hillel and it is also easily accessible by bus. A few students and employees have cars which they park behind the building. Rabbi Perlmutter indicated that there is a large public metered parking lot on the UMass campus to the north. Also, to alleviate parking issues, Hillel has permission to use the parking lot at the Continuing Education Building on North Pleasant Street, to the south. 
Members of the public spoke to this request. Richard Gold, 55 Sandhill Road, Seymour Freidman, 10 Allen Street, and Bernie Rubinstein, 38 Fearing Street spoke about the lack of on-site parking for Hillel House. Arlene Freedman, 10 Allen Street, spoke in favor of the proposal.
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Lot coverage on this site currently exceeds the requirement of 40% and the petitioner seeks to increase lot coverage by 3,403 square feet for a total of 58.7%. The Board suggested that removal of the sidewalk on the south side of the parcel will mitigate some lot coverage issues. 
The Board discussed changes to the North Pleasant Street neighborhood. The Gordon Center is a dramatic example of how the UMass campus is creeping southward. Regarding the parking requirements, the Board discussed the option of requiring that Hillel put a notice about parking on the “program notes” referring all parking to alternate parking sites such as UMass public parking lots.

The Board finds under Section 9.22, Non-conforming Uses and Structures, those additions to the Hillel House will not be substantially different in character or in its effect on the neighborhood than the current situation. Currently the property is non-conforming in parking, setback and coverage. Adding an additional 3,455 square feet to the building will not be more detrimental to the neighborhood than the present non-conforming building since the number of uses on the site will not be increased. The sidewalk on the south side of the parcel will be removed to decrease the total lot coverage. The parking situation is also non-conforming and expanding the building will increase that non-conformity. The Board finds that there is sufficient alternative parking in the area to avoid any inconvenience to the neighborhood. 
Under Section 10.38, Specific Findings, the Board finds 

· that expanding the Hillel House is suitably located and compatible with existing uses in the neighborhood since there are already two churches, Continuing Education and the Gordon Center (under construction) on this section of North Pleasant Street. These are religious and educational uses and the Hillel House offers both religious and educational uses as well.
· The addition to the Hillel House will not be a nuisance due to pollution, flood, noise, odor, dust vibration, lights nor will it be visually offensive since Hillel does not generate such nuisance now and there will be no use change. The addition will provide additional space for the same range of activities, services and programs.
· The architect designed addition will not be visually offensive since it will only bring the exterior walls flush with the existing buttress corner, which will have minimal impact and the entrance will be attractive, incorporating Jerusalem stone and an angled glass wall. 
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· Creating an addition to the Hillel House will be compatible with other building expansion in this area. The First Baptist Church will be creating an addition on the south side for an enlarged kitchen and the Gordon Center is new construction between the Baptist Church and Hillel.
· The addition will not create an inconvenience since large groups of people currently attend events there and the range of activities at the Hillel House will not be changed. The addition will allow for larger gatherings in a single space, rather than requiring that several smaller spaces within the building be utilized. 
· The addition will not interfere with convenient and safe vehicular and pedestrian movement within the site since most students who attend Hillel House walk there and it is close to public transportation. Off-site parking can be accommodated at the large public parking lot to the north of the site. The number of people attending activities at Hillel House will not be greatly increased, rather large groups will be able to participate in a single room rather than several smaller rooms, and as such, no more cars are anticipated than the current situation generates. Conditions attached to this permit will require that Hillel notify people of a parking policy which requests that cars be parked in the public, metered parking lot at the University. 
· There are adequate facilities in place for the proposed use since the building is already connected to town water and sewer. 
· There will be no intrusive exterior lighting in conjunction with this addition. Landscaping and lighting will be presented to the Board for review at a public meeting.
For all of the reasons stated above, the Board voted unanimously to grant a Special Permit to Hillel House, 388 North Pleasant Street, to add onto a building that presently exceeds the maximum lot coverage; to build within the existing non-conforming front yard setback; to build within the existing non-conforming side yard setback; to add onto a building that does not meet the parking requirements, on the premises located at 388 North Pleasant Street (Map 11A, Parcel 47, RN zone).

___________________________________________________________

MARC COHEN                ZINA TILLONA                      TOM SIMPSON        

FILED THIS               day of                                                         , 2003 __   at              in the office of the Amherst Town Clerk________________________________. 
TWENTY‑DAY APPEAL period expires, __________________________   2003.

NOTICE OF DECISION mailed this ___ _    day of                                        2003

to the attached list of addresses by                                                  , for the Board.

NOTICE OF PERMIT or Variance filed this _____day of                             , 2003,

in the Hampshire County Registry of Deeds.
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Application No. ZBA FY 2003-00034
                 

The Amherst Zoning Board hereby grants a Special Permit to Hillel House, 388 North Pleasant Street, to add onto a building that presently exceeds the maximum lot coverage; to build within the existing non-conforming front yard setback; to build within the existing non-conforming side yard setback; to add onto a building that does not meet the parking requirements, on the premises located at 388 North Pleasant Street (Map 11A, Parcel 47, RN zone) with the following conditions.

1. The addition to the Hillel House shall be built as shown on the plan approved at the public hearing of April 10, 2003 and on file in this office.

2. Hillel House management shall be as described on the Management Plan filed with this application and on file in this office.

3. A policy which directs parking for those participating at Hillel House activities to use metered public parking at the University, shall be provided to the Zoning Board of Appeals and kept on file in this office.
4. A landscape plan which includes exterior lighting and the elimination of the sidewalk on the south side of the parcel shall be presented to the Zoning Board of Appeals at a business meeting.

5. Any new exterior lighting shall utilize downcast lighting fixtures.
____________________

MARC COHEN, CHAIR

AMHERST ZONING BOARD OF APPEALS

_________

DATE

