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West Stockbridge Planning Board Form SP
Special Permit Application 02/22/22
Applicant Great Barrington Masonic Temple Association, Inc. | FORTOWNCLERKUSE ONLY
Address 172 S. Sandisfield Road DETES SIS SRS

New Mariborough, Massachusetts 01230 Bpil 35,9033 9y
Phone {413) 446-2996 : LOWN CLERK SIGNATURE
Email  catddgm31@yahoo.com WV 6 (%Mh
Property Owner Great Barmrington Masonic Temple Assaciation, ITiC.
Address 172 S. Sandisfield Road

New Mariborough, MA 01230

Phone (413) 446-2996

Site Address 4 Sportsmen Club Lane, West Stockbridge, MA

Section of the West Stockbridge Zoning bylaw under which you are applying 6.3 (Special Permit})
and 4.11 (13) Private Club in R-1 District

Was the project/issue discussed with the Building Commissioner/Zoning Enforcement Officer X yes3/23/22 (Date)___ No
(Please note: It is always a good idea, prior to submitting your application to the Planning Board, to review your Special Permit
Application with the Building Commissioner/Zoning Enforcement Officer who can help you determine exactly which permits

apply to you)

Description of the Project or Changes Proposed (please attach additional pages as needed):
See Project Narrative, List of Attachments, and Attachments, all filed herewith.

NOTICE: The applicant shall provide: three (3) copies of the completed Application, either typewritten or
printed clearly and legibly; three (3) copies of the plans and specifications (as required on Page 2); a Certified
List of Abutters and one (1) pdf of the entire package including a stamped application from the Town Clerk,
and a Certified List of Abutters sent to planningboard@weststockbridge-ma.gov.

The Certified List of Abutters must be obtained from the Assessors’ Office (Fee of $10)

In addition, the Applicant shall pay a Fee of $300.00 for processing the application, which includes notifying
abutters and the publication of legal notices of the Public Hearing. (Please make check payable to the Town of
West Stockbridgejr—Docusianed by:

U n .. 4/13/2022
Signature ‘:mwim 1W Date
" (Applicant)
Signature Date
{Owner)
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Addendum to Application for Special Permit

Applicant: Great Barrington Masonic Temple Association, Inc.
Property Address: 4 Sportsmen Club Lane, West Stockbridge

Zoning District: R-1
Tax Map # 406-051

The Applicant is requesting a Special Permit under Sections 4.11(13) and 6.3 of the
Zoning Bylaw of the Town of West Stockbridge (the “By Law”) to use the former West
Stockbridge Sportsmen’s Club as a Freemasons Lodge. The Applicant is a non-profit corporation
organized under the laws of the Commonwealth of Massachusetts.

Project Narrative

The property was, for many years, owned by the West Stockbridge Sportsmen’s Club
(WSSC) and used as a social club of sorts where members of the public would gather to recreate.
The WSSC became delinquent in the payment of their property taxes and abandoned the
building. On January 28, 2019, the Tax Collector for the Town recorded an Instrument of
Taking for non-payment of property taxes. On August 13, 2020, the Treasurer of the Town
recorded a Foreclosure Notice.

The Applicant purchased the property on March 18, 2022 for $120,506.63. All proceeds
went to the Town of West Stockbridge ($117,850.64 for the tax title payoff and $2,655.99 for
outstanding FY22 property taxes).

The property contains approximately five acres and consists of a primary structure, two
small picnic pavilions, and two small accessory structures, as shown on the attached site plan.
The property is abutted to the south by approximately 30 acres, formerly owned by the West
Stockbridge Sportsmens Club, which was taken by eminent domain by the Massachusetts
Department of Fish and Game.

The Applicant intends to remodel and restore the primary structure on the property,
which has sat abandoned for years. Plans include improvements to the interior kitchen,
bathrooms, main level, exterior decks, ramp and exterior building. The Applicant does not have
plans to change the footprint of the existing structure or to construct any new structures on the

property.

The Applicant, Great Barrington Masonic Temple Association, Inc., is a Masonic Lodge
also known as the Cincinnatus Lodge. The Cincinnatus Lodge is originally based in Great
Barrington and is the sister lodge to Wisdom Lodge of West Stockbridge. The Cincinnatus and
Wisdom Lodges intend to use the property for their weekly and monthly meetings. The
Cincinnatus Lodge holds weekly meetings on Wednesday nights from 7:00 PM to 8:30 PM.
Wisdom Lodge to holds its meetings on Thursday evening meetings from 6:00 to 9:30 PM. Both
lodges also meet monthly on the Friday on or before the full moon, excluding July and August.
In total, the two lodges would use the property for approximately 9 meetings per month.



The Applicant would also use the picnic pavilions and grounds for no more than five
events per year, for example clam bakes, fishing derbies, steak bakes and outdoor activities. With
respect to neighbors and abutters, the Applicant would keep noise levels to a respectful level and
would notify them of any larger events that could happen. There is ample acreage between the
pavilions and neighboring properties so that any such events would not create a disturbance to

neighbors.

The Masons are famously good neighbors — their core beliefs include fellowship, charity
and benevolence. Their own rules and regulations prohibit them from consuming alcohol on
Lodge property. All meetings and events are quiet and respectful.

Zoning

Section 4.11 (Principal and Accessory Uses). Pursuant to Section 4.11(13) of the Bylaw,
a Private Club in the R-1 Zoning District is a use which may be authorized by Special Permit
from the Planning Board in accordance with the provisions of Section 6.3 of the Bylaw.! The
Applicant’s proposed use of the property for its meeting lodge fits within the definition of
“Private Club” as defined in the Bylaw (“Land and/or buildings used exclusively by members of
an organized group, who are elected by a committee or by membership, and not open to public
use.”). The property would be used exclusively by the Cincinnatus and Wisdom Lodges of the
Massachusetts Freemasons. The Freemasons are an organized group whose officers are elected
by membership votes. The property would not be open to public use.

The Applicant’s proposed use of the property for its outdoor events (no more than five
per year) qualifies as an accessory use as defined in Section 4.11(9) (“recreational facility not for
commercial purposes”). Pursuant to Section 4.11(9) of the Bylaw, this use is permitted by right
in the R-1 district. These events, like the regular monthly meetings, would be exclusive to the
Freemasons and their invitees and would not be open to the public.

Section 6.3. Before granting a Special Permit, the permit granting authority shall find that
the proposed use:

a. Is in compliance with all provisions and requirements of this bylaw, and in harmony
with its general intent and purpose;

As discussed above, the proposed use of the property as a lodge for the
Applicant’s meetings falls within the bylaw’s definition of a private club. The
meetings are not open to the general public and are lightly attended. The proposed
use of the property to host 5 outdoor events per year falls within the by-right
accessory use as a non-commercial recreational facility.

! The Applicant notes that the Bylaw provides for an alternate route under Section 6.1.5 (Abandonment), which
provides that a nonconforming use which has been abandoned may be reestablished by grant of a Special Permit
from the Board of Appeals. The property was formerly used as a social club before this use was abandoned. At this
time, the Applicant is not pursuing a revival of the abandoned use, but is instead seeking a special permit from the
Planning Board for a Private Club as defined in the bylaws. The Applicant’s proposed use is significantly more
benign and less detrimental to adjacent uses than the property’s previous use as a social club.



The proposed use is in harmony with the purpose of the Bylaw in that it does not
change the footprint of the existing structure; it does not cause overcrowding; it
does not create additional congestion (it creates significantly less congestion than
the property’s previous use); and it does not burden natural resources or municipal
services.

b. Is essential or desirable to the public convenience or welfare at the proposed location;

The proposed use involves the necessary improvement to the existing structure,
which has been abandoned and fallen into disrepair. The restoration would
provide an up-to-date meeting space that will be in compliance with all applicable
laws and regulations.

The Masons’ core beliefs are fellowship, charity and benevolence, and their goal
is to use the property to further their mission to help others, including neighbors
and the Town of West Stockbridge.

c. Will not be detrimental to adjacent uses or to the established or future character of the
neighborhood;

The use of the property would largely go unnoticed, as it is abutted to the south by
conservation land and to the west by a river. The property to the north (2
Sportsmen’s Club Lane) contains a residence that is separated by more than 350
feet from the primary structure where meetings would be held. As discussed
above, the actual use of the property would be limited to approximately nine
meetings per month and 5 outdoor events per year. The existing structure lends
itself perfectly to a meetinghouse.

The Applicant’s proposed use is significantly less burdensome to the Town,
neighbors and abutters than the property’s previous use as a sportsmen’s club.
When the property was in use as a sportsmen’s club, members of the public would
gather there late into the night drinking alcohol and having raucous parties. The
Freemasons would use the property primarily for quiet weekly meetings, and they
are prohibited from drinking alcohol on Lodge property.

The property is not suited for residential use and could not easily be converted to
a residence. It is difficult to imagine another non-residential use for this property,
aside from the Applicant’s proposed use, that could be less burdensome on
surrounding properties.

The Applicant’s use of the property would improve the character of the
neighborhood - by restoring and repairing the abandoned building and
maintaining the surrounding land, the Applicant would be preventing the property
from going to waste and creating an eyesore.

d. Will not create undue traffic congestion, or unduly impair pedestrian safety;



Weekly meetings are lightly attended and would result in very little traffic. The
use would not create undue traffic congestion or unduly impair pedestrian safety.
The Freemasons are prohibited from consuming alcohol at a Mason lodge.

e. Will not overload any public water, drainage, or sewer system or any other municipal
Jacility to such an extent that the proposed use or any existing use in the immediate area
or in any other area of the Town will be unduly subjected to hazards affecting public
health, safety, or general welfare.

The property is served by a private well and septic system. The Applicant’s use of
the property will not impact any public water, drainage, sewer system or any other
municipal facility, nor will it subject the Town or the public to any hazards
affecting public health, safety or general welfare.

List of Attachments

. Site Plan (“Plot Plan Prepared for Great Barrington Temple Association, West
Stockbridge, Massachusetts, March — 2022, Scale 17 = 80°, Kelly, Granger, Parsons &

Associates, Inc.”)
. Map showing locus and abutting properties

. Certified List of Abutters






—~f— 7

(40)oM@'ZZEI0SSVITINILEONDOSSY TTdNAL EO\INVT N7 NINSIHOJS\IOUWENIOLS 1SIM\8198fasg uosupo\:D
162¢-825 (1) 3INOHd Zi61-828 (C19) xvd
0210 SLLISNHOVSSYN 'NOLONIMYVE 1v3xo
a8 xo8 '0'd 133415 NIvW ZIE
SYOXHAYNS GNV'T TVYNOISSTIONd
‘ONI ‘SALVIDOSSV % SNOSYVd “UTONVIO ‘A TTIA
08 = .1 Jmwos 2c0c — HOHVW

L SLIISNHOVSSYA ‘I90IIENI0LS LSIM
NOILVIOOSSY H1dWHL NOLONITIIVE LVAID
¥04 03dvd3dd NYId 107d :
08 = 1 9IPSS

c
o8 ] o8

otve [a]- 1}

T1I3M

QUNNOd 3did NOYI
QAUNdN0D INIOd

ANEDaT

qe X

3NVT BNTO NINSIHOLS + ‘SS3U0OY ALN3IJ0Nd
9¥—-0d GBE-MG ¥ SCI-Od 60+-X8 0330 SN0
‘QN¥003Y 4O S3IONVNALYNDDY QWY SIONVHENNON3

'S3SVA] ‘SINIW3SY3 'SNOILGNOD 'SNOILOIMLSAY ‘SIHON
TV 40 L43N38 3HL HUM ONV OL 103rans S| 130uvd SIHL

afy

AING 3SN AINYOLLY Y04

. ‘NOZM3H (30N3¥343d Q330 A Q3A3ANOD

ONI38 1071 JHL NO 3¥v SONIGTING JHL LvHL 3IV¥ISNOW3Q Ol
NVHL 3S0diNd Y3HLO ANV ¥O ‘SION3d ¥O SIONVIHVA "SLINM3J
MO3dS ‘SLINY3d ONICING Y04 GISN 38 OL LON St Nvld SIHL

“IVAAIY AV A3AMNS Vv SLOVA
30 INJWILVLS ANV OL LOIrENS SI ONV AJAUNS ¥ LON SI SIHL

1-\10\
NS LNGWNALSNI NV WOMd
1 . Q0013 “Q'N'H 3HL NO NMOHS
Vid . +3HA NIHLUM 30 04 SONIATING
HL NMDFS SV ONNOXY 3HL NO Q31vA0T ATALYWIXOHdJY 3uv

NvId SIHL NO NMOHS (S)ONICTING 3HLLVHL l¥Od3d AQ3MN3H |
©dT1 IMSOTIONd ® ¥3A0TD 'NYZIV

% ANVANOD JONVHNSNI JUL QIVIHD 0L A4iLy3D

!
/
I
l
{
]

NiYld 00014 dv3A
001 AUVNIXOUDY

avoy Quodv
OL NWA OL ¥,008
3NV AN N3INSINOJS NOSAV.
VANV WOH OF 40 ONV1 d4/N







uosiiead piaeq

|pueuey
uiqoy g du3

uospead Ay pue piaeQ

el sua wsliods

JoUQ uyor pue ebied

BT
uasjyiey
pue Jaydoisiyd






!

1UeISISSY SAIEASIUIWIPY ,:mmnkum 5 Aley

_ !

ﬂommmmm< 40 pJeog mmu:av_uo“m 159M 91 Ag um._mn_ma mm.

1§ [92Jed 90p y dew ‘auey qnpd cwEmtoam ¥ 404 3s)| s1annqge pa

113423 € 10} Smc mf muuw__*.m: JUBWINIOP SIy|

~
| . _
|
.

Jaquiay ‘odnmy cmm:m

FEVITETY ~>:cm_,.onEm._ APYIIN

J3qUIBN ‘Ulods P3

_ vIIZ0 YW, NOLSO8  00¥ 3LINS 1S AYM3ISNVD IST: SLLISNHOVSSVIN 40 HLTVIMNOWINOD, 0'ZE00-0000-0"50v/9zE
-SSY6T. 0S| aNV1SI S,NHOT: 3INV1 ¥3LLO O¥ST | 33LSNYL ATTVS “TIVEWIN; 0'SY00-0000-0"90v/9¢€
99710 VW 35QI¥ENI0LS 1SIM| QY QYO41v 1SV v | AAV 3 QIAVA ‘NOSTHY3d: 0'T#00-0000-0'90v/92€
99210 V] 39QINEXD0LS LSIM, 2€ X08 Od| o '3SIN3A ‘NOSIVLSND' 0'9£00-0000-0°507/92¢
__9€TT0 W ~ JINOLVSNOH Q¥ NOLONIYYVE LD ¥9T' M3IYANY SWVITIIM . 0'7200-0000-0'S0Y/9zE
“ISVZ0. W WVHLIYM QVOY NVATAS O% | XV. AL¥3dOY¥d 0D JI¥LD313 SLLISNHOVSSYIN_ 0 T700-0000-0'70%/9ze
-vITZ0.  WIA- NOISOS  00¥ 3LINS LS AVM3SNVD 1ST, SLLISNHOVSSYIN 40 HLIVIMNOWINGD _ T'2500-0000-0'90%/92¢
~ -992T0 VA 39QIYEIOO0LS LSIM. - QYO41v 1sv3 2z _ _3INM3AVN ‘1217 0°'Z700-0000-0'90v/9€
-99210 VN 39QI¥EXJ0LS 1SIM, ~ 6£5%08°0d i W NVSNS ‘NYNN3¥E: 0"€700-0000-0"90v/9T€|
 -SL00T _ AN: YYOAMINI QYT LdV ISHL6Z 1SV3 05 | NIBOY '8 2143 TINVNVH, 0'6200-0000-0'S0v/9Z¢
"9€210: VN[ DINOLVSNOH _ QVOY OLLOT¥VI 8 _ VHLYVN NOLTIWYH _0'SZ00-0000-0°S0%/92€
-99210! V' 39dI¥8XJ0LS LSIM QvOY Q¥O41V 1SV3 | ONINOSTHV3d QIAVQ. 0'8200-0000-0'SOV/9ZE
99210 VW, 19QNEXJ0LSISIM|  INVISMTONIWNSLNOSY N0 SNIWSLUOJS I90MENIOLS LI 0'T500-0000-0°90%/9ZE
99210,  VIA| 3DQIEND0.S LSIM; QvOY Q041 1Sv3 #2 W NITTHLYY '8 ¥ ¥IHAOLSINHD ‘43AIN; 0'9¥00-0000-0'90¥/9ZE
-99710; VAL 39QI¥END0LS LSIM: QVOY QHO41V 1SV3 OF | | NHOf 8 391vd 4101¥0! 0'Z00-0000-0'90%/9Z€
diz’ 3LVIS: ANVYN ALD 5S3¥aqQy: _ YINMO' a1 1304vd

| ! _
R S— _ . L isoram
_ _ VN I9QNEND0LSISIM  INVI 81O NIWSLHOS b LSIT SY3LLNAY 00€




