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March 26, 2024

Harvard Planning Board
Hildreth House, Annex of Town Hall
15 Elm Street, Harvard, MA 01451

RE: Request for Site Plan and Special Permit Modification
‘The Barn’ - 256 Ayer Road, Harvard, MA

Dear Board Members:

“The Barn” located at 256 Ayer Road originally obtained a Special Permit for a Large-Scale
Commercial Use & associated Site Plan approval from in June of 2020 (recorded in book
62962 page 61). That application and approval detailed the conversation of the existing auto
service garage into an Indoor Recreational Facility (batting cages). Within said application,
along with the conversion of the service bay(s) areas to batting cages, the existing dwelling
was to be renovated, a portion of the existing auto garage structure completely demolished
and the reconstruction of the southern end of the structure to a detached garage. A public
water supply well and new septic system were also installed at the time of the original approval
to support the proposed use(s).

‘The Barn’ provides batting cages and a practice/workout space supporting a private
preparatory baseball club, North East Baseball Club, aka NEB, fielding travel teams ranging
from under 12 to under 18. The final fit up of the former service area space during initial
construction resulted in the largest, northernmost portion of the footprint having batting ages
installed. The narrower portion to the south was dedicated to a weight / workout area along
with bathrooms being constructed. Once these player workout areas were established, the
limits of the existing space relative to the limits of the existing space were realized. Specifically,
the amount of various traditional and plyometric equipment within the confines of the workout
area actually made the most common routine the unstacking and restacking of equipment. In
an attempt to alleviate the cramped conditions, a modification of the Special Permit & Site Plan
was requested in 2022. Said request outlined the swapping of the impervious surface created
by the reconstructed detached garage structure for an addition to the large batting cage
footprint, approximately squaring off the structure. The modification request was approved
with a decision being issued on April 25, 2022 (recorded in book 70156 page 142).

Since the issuance of the modified approvals, the cost and what would be required efforts
associated with expanding the batting cage structure building have caused the applicant to
shift once again to request a modification of the existing approvals to construct a standalone
structure within the originally proposed reconstructed garage location. The proposed structure
will allow the relocation of the workout activities to the new structure while allowing the current
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Site Photos

Photo 1: Facing southeast from northerly most driveway. “The Barn” (left), garage (center) & dwelling (right).

Photo 2: Facing south from northerly most driveway. “The Barn” (left), garage (center) & dwelling (right).
3 GOLDSMITH, PREST & RINGWALL, INC.



Photo 3: Facing southeast from inner-driveway connection, looking at garage.

Photo 4: Facing east from southerly most driveway. Dwelling (left), “The Barn” (center), & garage (right)

4 GOLDSMITH, PREST & RINGWALL, INC.
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Subject Property:

Parcel Number:
CAMA Number:

004-041-000-000
004-041-000-000

300 feet Abutters List Report

Harvard, MA
March 18, 2024

Mailing Address:

256 AYER ROAD, LLC

11 SPRING ST

Property Address: 256 AYER RD LUNENBURG, MA 01462

Abutters:

Parcel Number: 004-039-000-000 Mailing Address: THREE SEASONS TREESCAPE, LLC
CAMA Number:  004-039-000-000 106 OLD MILL RD

Property Address: 264 AYER RD HARVARD, MA 01451
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Parcel Number:

CAMA Number:  004-040-000-000 262 AYERRD

Property Address: 262 AYER RD HARVARD, MA 01451

Parcel Number:  004-049-001-000  Mailing Address: BLANCHARD HOUSE OFFICESLLC
CAMA Number:  004-049-001-000 PO BOX 1560

Property Address: 249 AYER RD MANCHESTER, MA 01944

004-040-000-000

DKMP REALTY, LLC
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FOXGLOVE HOUSING ASSOC LTD

Parcel Number:
CAMA Number:
Property Address:

004-049-002-001
004-049-002-001
253 AYER RD

PO BOX 250

IPSWICH, NH 03071
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Parcel Number: 004-049-002-002 Mailing Address: OFFICE AT 257 AYERRD LLC
CAMA Number:  004-049-002-002 79 CANTERBURY HILL RD
Property Address: 257 AYER RD ACTON, MA 01720

R L R L O D e

Parcel Number: 004-051-000-000 Mailing Address: 259 AYER ROAD LLC
CAMA Number:  004-051-000-000 871 MASSACHUSETTS AVE
Property Address: 259 AYER RD BOXBOROUGH, MA 01719
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Parcel Number: 004-052-002-000 Ma|I|ng Address: REM REALTY TRUST
CAMA Number:  004-052-002-000 23 MIDSTATE DR., SUITE 116
Property Address: AYER RD AUBURN, MA 01501
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Parcel Number:
CAMA Number:
Property Address:

005-070-000-000
005-070-000-000
AYER RD

MICHAEL MORTON, ABBE ALPERT, GINA

ASHE, et al, TRU
P.0.BOX 31

HARVARD, MA 01451

@Technolomes

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies
3/18/2024 are not responsible for any use for other purposes or misuse or misrepresentation of this report.
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OFFICE OF THE
PLANNING BOARD

13 AYER ROAD HARVARD, MA 01451 . 978-4564100 www.harvard-ma.qov

To: Lynn Kelly, Town Clerk
Harvard Town Hall
13 Ayer Road
Harvard, MA 01451

APRIL 25, 2022 | B
HARVARD PLANNING BOARD

NOTICE OF DECISION ON APPLICATION OF SCOTT 5
PATTERSON FOR A MODIFICATION TO A SPECIAL
PERMIT AND SITE PLAN APPROVAL FOR THE oo
ESTABLISHMENT OF AN INDOOR ATHLETIC FACILITY w_;
AT ~

256 AYER ROAD
HARVARD, MA 01451
ASSESSORS MAP 4 - PARCEL 41
WORCESTER REGISTRY OF DEEDS
BOOK 59556 PAGE 235

PROCEDURAL HISTORY

I. - Application for the modification of a previously issued Special Permit and Site Plan for an
indoor athletic facility as per §125-14, Large-scale commercial uses, of The Protective
Bylaw, for the property located at 256 Ayer Road was made on March 7, 2022 by the above
referenced applicant.

iI.  The following plans and documents were submitted in support of the épp[ication:

A. An application for a Modification to a Special Permit and site plan review with a Special
- Permit for an indoor athletic facility pursuant to §125-14 of the Town of Harvard
Protective Bylaw was received by the Harvard Town Clerk on March 7, 2022, including a
cover letter from Nicholas Pauling, P.E. of Goldsmith, Prest, & Ringwall, Inc. (GPR)
dated March 7, 2022 and the following:

1.. Corresponding fee of $340.00

2. A document entitled “Special Permit Modification, 256 Ayer Road, Harvard, MA”,
which also included:

Harvard Planning Board — Modification to Speciat Permit & Site Plan Approval — 256 Ayer Road — May 2, 2022
Page 1 of 6 ’



F.

Bk: 70156 Pg: 144

a.” Application form referenced above
b. Cover letter referenced above
c. Certified abutters list report dated February 2, 2022

A plan set dated March 7, 2022 entitled “Special Permit, Large Scale Commercial Uses,
Site Plan & Construction Details, 256 Ayer Road, Harvard, MA” prepared for applicant
Scott Patterson, 11 Spring Street, Lunenburg, MA 01462, by Goldsmith, Prest, &
Ringwall, Inc., 39 Main Street, Suite 301, Ayer, MA 01432, JOB 181090, containing one
(1) sheet.

A revised plan set dated April 13, 2022 entitled “Special Permit, Large Scale Commercial
Uses, Site Plan & Construction Details, 256 Ayer Road, Harvard, MA” prepared for
applicant Scoft Patterson, 11 Spring Street, Lunenburg, MA 01462, by Goldsmith, Prest,
& Ringwall, Inc., 38 Main Street, Suite 301, Ayer, MA 01432, JOB 181080, containing
one (1) sheet.

. Aletter dated April 20, 2022 from Nichotas Pauling, P.E. of Goldsmith, Prest, & Ringwall,

Inc. (GPR) providing a narrative for the revised site plan referred to in C. above.

. Graphic entitled “Athletic Barn Addition” dated Apni 21, 2022 depicting proposed rear

and S|de elevations of building expansion.

Photographs of relocated dumpster.

ll. The foliowing additional documents were provided to the Planning Board in regard to the
application:

None
Legal Notices: Advertised and Letters to Abutters

An'Afﬁdavit of Mailing to Abutters dated May 12, 2020 was endorsed by the Assistant
Town Clerk on March 15, 2022,

. A Legal Notice dated March 8, 2022 advertising the virtual public hearing to be held on

April 4, 2022 on the Special Permit for the operation of an indoor athletic facility
appeared in “The Harvard Press” on March 18, 2022 and March 25, 2022.

V. A public hearing, after proper notice was glven was opened on April 4, 2022 and closed on

AR

May 2, 2022.

-

Public Input

At public hearing sessions heid on April 4, 2022, April 25, 2022, and May 2, 2022, the
representatives of the applicant attended including Bruce Ringwall.

Harvard Planning Board — Modificalion to Special Permit & Site Plan Approval — 256 Ayer Road — May 2, 2022
Page2of 6
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Members of the public aftending public hearings: None.
BACKGROUND AND FINDINGS

The Harvard Planning Board reviewed the application, the plan sets, and all other materials and
information submitted prior to the close of the public hearing. The Board received and gave due
consideration to the testimony given at the public hearing. The following is a compliatlon of the
comments provided by the Director in review of the application and plans.

l. General

A. The subject property is a 3.63 % acre parcel (3.54 acres on GIS) within a Commercial (C)
zoning district and the land use is commercial and residential with 2 existing bUtldIngS
{commercial at 6086 s.f. and residential at 1866 s.f.).

B. The applicant is seeking a modification to the previously approved Special Permit and
Site Plan Approval which included an enlargement of the garage building and the
establishment of a paved apron from the driveway to the garage.

C. For this modification, the applicant no longer is seeking to develop a garage building and
driveway apron and instead proposes to build an 1,956 s.f. addition to the existing “Barn”
structure. The applicant also proposes to expand the parking area as depicted on the
revised plan dated April 13, 2022 and relocate the solid waste receptacle to an area
adjacent tc the parking area and directly behind the mature spruce tree, also as noted
on the April 13" plan.

Il. Findings
A. Comments From Other Town Boards or Staff
None
B. Special Permit Criterira

1. Special Condition 1V of the original decision required the Applicant to provide an as-
' built site pian “upon completion of the project and prior to final inspection.” This was
not met, but the Planning Board was willing to aliow the Applicant to provide a plan
set sheet with that information provided.

2. Remaining Standard and Speciat Conditions of original decision were met.
3. No other Special Permit criteria deemed relevant for this application.

C. Site Plan Review Criteria

1. Staff report recommended relocation of solid waste receptacle to an area behind the
residence. The Applicant noted that the “Barn” wouid aiso be users of the
receptacle. The Board agreed that the proposed placement was more appropriate
given that information.

Harvard Planning Board — Modﬂ' cation to Special Permit & Site Plan Approval — 256 Ayer Road — May 2, 2022
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2. The Planning Board was satisfied with the existing tree serving as adequate
screening for the solid waste receptacle but wanted assurance in the event that the
tree was no longer viable, that the applicant provided a three-sided fence or some
other ameliorative measure. The Applicant was willing to agree to a Special
Condition to replace the unviable tree with equivalent screening coverage.

3. Regarding the need for site lighting, the Applicant asserted that the bulk of the
business was conducted during the afternoon and early evening and that no parking
lot lighting would be necessary. There were no Standard or Special Conditions
relating to hours of operation for the business.

4. Related to the Commercial Design Guidelines, the Planning Board elected to
conduct an internal design review rather than require the Applicant to go through
the Design Review Board due to the scale and visibility of the proposed addition.

DECISION

After reviewing the Application, plans, and other materials and information submitted, comments
by the Director of Community and Economic Development, comments by other Town officials,
responses by the applicants consulting engineer, testimony given at the public hearing, the
Board made the above-referenced findings of fact and, based on those findings, the Board
hereby decides that the Property is suitable for an indoor athletic facility pursuant to §125-14 of
the Town of Harvard Protective Bylaw and that all the required criteria for a Modification to a
Special Permit have been met. Accordingly, the Board hereby grants a Special Permit and
approves the accompanying Site Plan to Scott Peterson for an indoor athletic facility, pursuant
to §§125-1, 125-2, 125-14, 125-38, 125-39, and 125-46 of the Town of Harvard Protective
Bylaw in accordance with the terms and conditions stated below.

TERMS AND CONDITIONS
Standard Conditions

I.  This Special Permit shall lapse no later than May 2, 2024, but shall not include such time
required to pursue cor await the determination of an appeal referenced to in M.G.L. Chapter
40A, §17, if substantial use of the Special Permit has not sconer commenced except for
good cause or, in the case of a permit for construction, if construction has not begun by
such date except for good cause.

It. Ali prior Standard and Special Conditions as part of the 2020 Decision shall be adhered to.

Hl. The site plan accompanying this application shall be incorporated into this decision and shall
be a Standard Condition of this Decision.

V. The granting of this Modification to a Special Permit and Site Plan Approval, and the project
which is the subject of the Special Permit and accompanying site plan, including all
construction and subsequent operations, is predicated on the applicant complying fully with
all provisions of the Town of Harvard Protective Bylaw, the Code of the Town of Harvard,
and Massachusetts General Law, as applicable.

Harvard Planning Board - Modification to Special Permit & Site Plan Approval — 256 Ayer Road — May 2, 2022
Page 4 of 6 :
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V. The applicant shall be responsible for acquiring and complying with all other local, state, or
federal permits and approvals as necessary to construct and operate the project as
approved by the Board. :

V1. This Decision and accompanying site plan"shali be recorded by the applicant at the
Worcester County Registry of Deeds. A copy of the recorded Decision and site plan shall be
submitted to the Planning Board prior to commencing construction. ‘

V1. The applicant shall provide to the Planning Board, Building Commissioner, and Fire Chief, a
detailed construction schedule identifying the sequence and timetable of ali key components
of the proposed construction activity, as applicable.

VIlI.  Duly authorized agents of the Town shall have the right to enter upcn the Property to
ensure continued compliance with the terms and conditions of this Special Permit.

iX. This decision allows the proposed improvements and activities in the location shown on the
approved site plan. No alterations, changed to the approved improvements, other additional
uses or additional improvements shall be aliowed without further review and approvai by the
Pfanning Board in the form of a modification to the Special Permit.

Special Conditions

The following Specia'l Conditions were voted affirmatively by the Pianning Board at their regular
meeting of May 2, 2022:

| The final architectural drawings and renderings of the building addition shall be reviewed
by the Planning Board prior to seeking a Building Permit.

li.  Complete the landscape piantings at the front of the residence as shown on the original
2020 Site Plan prior to seeking a Certificate of Occupancy for the building addition.

. No new exterior lighting shall be established on site without a modification to this Special
Permit and Site Plan Approval.

V. If the existing mature evergreen tree currently screening the solid waste receptacle were
to be damaged or expire, the Applicant shall, at the earliest reasonable date after the tree
was no longer serving as an appropriate screening mechanism, replace the tree with
landscape vegetation of eduivalent or better screening capacity, as long as the receptacie
was in this location. '

V.  The Applicant shall provide suitable wheel stops for each of the designated 28 parking
spaces.

VOTE

The following members of the Board voted to grant the Speciél Permit, subject to the above
stated terms and conditions:

e
r

i Justin Brown, Chair
II.  Richard Cabelus, Vice-Chair

Harvard Planning Board — Modification to Special Permit & Site Plan Approval — 256 Ayer Road — May 2, 2022
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ti.  Stacia Donahue
AYA Brian Cook
V.  Doug Thornton

The foliowing members voted to deny the grant of a Special Permit:

None

By a unanimous vote of five (5) members of the Planning Board, the application for Modification
of a Special Permit and Site Plan Approval is APPROVED subject to the Conditions and
Limitations contained herein.

RECORDING

This decision shall be recorded with the Worcester District Registry of Deeds and a recorded
copy shall be furnished to the Planning Board and Building Commissioner within 30 days after
the expiration of the appeat period as set forth in M.G.L. ¢c. 40A, §17.

Appeals may bé made pursuant to M.G.L. c. 249 §4 and shall be filed within twenty (20) days
after the date this Decision is filed with the Town Clerk.

Recorded at the Worcester South District Registry of Deeds Book . Page

Richjard Cabelus, Vice-Chair

Sta{cla Donahue

Jrian Cook / .l st

Doug TTﬁornton

This is to certify that as of hj:;\-mmr-‘/ 1g, ZO?-L/ no notice of appeal has been filed
with this office in regard to this decisioh.

—tynielly, Town Clerk S __
E{)nalteu tS“ SQMMQFch Assrstant ow"'\ C{er‘)(

Harvard Planning Board — Medification to Speciat Permit & Site Plan Approval — 256 Ayer Road — May 2, 2022
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