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November 7, 2022 

Minor Site Plan Review 

 

Project/Site: 48-54 Village Street 

 

To the Town Clerk: 

This is to certify that, at a meeting of the Community Planning and Development Commission on 

November 7, 2022, by a motion duly made and seconded, it was voted: 

“We, the Reading Community Planning and Development Commission, upon request from 

Kevin Emery, for Minor Site Plan Review for the property located at 48-54 Village Street (Assessors 

Map 17, Lot 192), for an increase of over 500 square feet of Gross Floor Area in new floor area, as 

presented in the application materials enumerated below, do hereby vote XXX, to   the project 

under Minor Site Plan Review in accordance with Section 4.6.3 of the Reading Zoning Bylaw, 

subject to the Findings and Conditions below.”  
 

Materials Submitted: 

The following materials were submitted into the public record: 

1. Certified Abutters List, dated 8/29/22; 

2. Minor Site Plan Review Courtesy Notice of Public Meeting to Abutters; 

3. Minor Site Plan Review Application, received 10/24/22; 

4. Plot Plan of Land, depicting proposed 4-unit dwelling, prepared by D&A Survey Associates, 

Inc., for land of 48-54 Village Street, Reading, MA, dated 9/5/22; 

a. Plot Plan of Land depicting proposed 4-unit dwelling and existing dwelling overlay, 

dated 9/5/22; 

5. Architectural Plan Sheets and Elevations consisting of Sheets A1 through A8, prepared by 

Robert M. Connell, dated 2022; 

6. Draft Decision, dated 11/7/22; 

 

Findings:  

1) Applicability: The proposed work requires Minor Site Plan Review approval under Zoning 

Bylaw Section 4.6.2.3(a), “An increase in gross floor area of 500 square feet or more either 

by the creation of new floor area or by the expansion of an existing use into adjacent space 

within an existing structure” 

2) Site/Zoning: The site is located in the S-15 Residential Zoning District. The lot totals 7,899 

square-feet of area and maintains 75.60 linear feet of frontage along the public way of Village 

Street.  
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3) Existing Conditions: The site maintains a legal non-conforming four-unit multi-family 

dwelling constructed approximately 1890. The dwelling also maintains a pre-existing non-

conforming front-yard setback of 13.2-feet where 20-feet is required. It includes eight (8) off-

street parking spaces and enclosed porches for residential use.   

4) Overview: The Applicant is proposing to raze the existing four-unit dwelling and develop a 

newly constructed four-unit property. The new development adds over 500 square-feet of 

Gross Floor Area for the multi-family use than previously maintained.  

a. Proposed Use: To maintain the pre-existing use of a legal non-conforming four-unit 

multi-family property. Each unit will maintain three (3) bedrooms, living, dining, 

kitchen, bathroom and storage areas across two-floors. Each unit will also include 

private decks that are 6-feet deep. The units will be for-sale and to be maintained by a 

future Condo Association.   

b. Dimensional Controls:  

i. Height: The proposed building will maintain an average height of 32-feet, 

where 35-feet is required. It will measure 30-feet from the front along Village 

Street (3-story appearance) and 36-feet, 8-inches from the rear (4-story 

appearance) due to the natural grade change of the site. The building will 

maintain a flat roof with parapet design.  

ii. Setbacks: The proposed dwelling will confirm to all setback requirements of 

the S-15 Zoning District it is located in.  

iii. Lot Coverage: The proposed dwelling will occupy 24.93% of lot area (1,969 

square-feet/7,899 square-feet), where up to 25% is allowed. Impervious 

parking area is not considered in the calculation.  

c. Parking: The proposed development will maintain the pre-existing parking count of 

eight (8) standard parking spaces, where six (6) parking spaces are required. Each unit 

will be deeded two (2) parking spaces, that will be tandem in style. There is a ‘No 

Parking This Side’ regulation along the property frontage on Village Street.    

5) Zoning Board Approval: At the meeting of October 18, 2022 the Zoning Board of Appeals 

(ZBA) voted to issue a Special Permit to allow the proposed re-construction of a pre-existing, 

non-conforming use of a four-unit multi-family development in the S-15 Zoning District.  

6) Landscape: Any trees proposed for removal? New plantings along front or side? Fencing?  

 

Other CPDC Comments (i.e. trash, lighting, etc.)  

 

Conditions: 

 

General: 

1. Limitations / Future Uses: The Decision herein does not include approval for any future 

uses or site renovations that may – on their own merits and design – trigger the requirements 

of future site plan review, and/or require a special permit.  

2. Public Health, Safety and Welfare: If, at any time, the site becomes a nuisance to public 

health, safety or welfare (i.e., traffic spillover, excessive noise, unreasonable site illumination 

beyond the hours of operation, etc.) – as shall be evidenced by substantiated complaints to the 

Police Department or Public Services Office – the Applicant/Owner shall agree to work with 

Commented [MA1]: Can Applicant confirm?  

Commented [MA2]: I believe Section 6.5 will apply under, 

“…and into new multi-family dwelling projects.”  

Commented [MA3R2]: However, these are pre-existing parking 

areas being maintained. The ZBA did approved the continued non-

conforming use but this requirement was not specified during the 

hearing/decision.  
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staff to rectify the problem. Should the situation warrant it, an additional Site Plan Review by 

the CPDC may be required. 

3. Signage: No site identification signage is approved with this application. The Applicant shall 

submit a Sign Permit Application, for review and approval by the Community Development 

Director, prior to installing any non-directional or ADA signage. 

4. Permitting: The approval herein is for Minor Site Plan Review only. The Applicant shall 

seek building, electrical, plumbing, and gas permits as needed for the work. 

5. Lighting: Light fixtures shall be installed/adjusted to minimize impacts on traffic. 

 

Prior to the Issuance of Building Permit: 

1. Construction Documents & Fire Safety: As required, full construction documents shall be 

submitted and approved by the Fire Department at 80% design. A fire flow test shall also be 

performed prior to the issuance of a building permit. A building permit shall not be issued 

until the Fire Department has approved the plans and test findings.  

2. Other Permits: The Owner/Applicant is responsible for obtaining all other requirements and 

permits including but not limited to, utility connections, sewer, water, curb cut, street opening 

and Jackie’s Law excavation permits from the Engineering Department (prior to excavation), 

and Board of Health approvals.   

 

During Construction: 

6. Construction Hours: Construction shall be limited to the hours specified in General Bylaw 

Section 8.9.8. 

7. Construction Activities: Construction activities shall be conducted in a workmanlike manner 

at all times. Blowing dust or debris shall be controlled by the Applicant through stabilization, 

wetting down, and proper storage and disposal methods, subject to the approval of the Health 

Agent or designee. The Applicant shall ensure that the abutting local streets are kept clear of 

dirt and debris, which may accumulate as a result of construction activities for the Project. 

Documentation shall be provided demonstrating ongoing pest management control, subject to 

the approval of and administration by the Health Agent.  

8. Site Inspections: Town staff or their designee shall have reasonable access to inspect the site 

to determine compliance with this Decision. 

 

Prior to the Issuance of Occupancy:  

9. Architecture: The building façade on each elevation (north, south, east, and west) shall be 

substantially as indicated on the approved plans and elevations.  

 

Conditions for Ongoing Maintenance After Occupancy:  

10. Landscaping: Landscaping on-site shall be maintained in a healthy condition in perpetuity. In 

the event that landscaping is damaged during snow removal operations, the property owner 

shall replace such landscaping during the next growing season. 
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Modifications/Revisions - Plan Changes after Approval by the Approving Authority: 

Contemplated future changes to the plan approved herein shall be presented to the Community 

Development Director and the Zoning Enforcement Officer/Building Inspector, or other relevant 

Town staff, for review prior to implementation of proposed changes.  

1. Minor Modification: Changes that do not substantially alter the concept of the approved Plan 

in terms of the specific location, the proposed land use, the design of building form and approved 

building details and materials, site grading or egress points. These include but are not limited to 

small changes in site layout, topography, architectural plans, landscaping plan, traffic circulation, 

parking, lighting, signage, open space or other criteria set forth in Section 4.6.9.1.  Requests for 

approval under a minor modification for future renovations/alterations to the approved site plan or 

for future tenant changes shall be reviewed by the Community Development Director to 

determine if the proposed work qualifies for review through the Minor Site Plan Review process 

of Section 4.6.3 of the Reading Zoning Bylaw.  If the work is eligible for review under Minor Site 

Plan review, the Community Development Director may review and grant approval of the 

proposed work by administrative approval of the Minor Modification. At the determination of the 

Community Development Director, the Applicant may be required to present the proposed project 

at a public meeting of the CPDC.  

 

2. Major Modification: Substantial additions, deletions or deviations from the approved plan, 

including but not limited to changes in site layout, topography, architectural plan, landscaping 

plans, traffic circulation, parking, lighting plan, signage, open space or other criteria set forth in 

Section 4.6.9.1 of the Reading Zoning Bylaw.  (Note: Approval of the major modification shall be 

grounds for reconsideration of the Site Plan application. Denial of proposed major modifications 

shall not invalidate the Site Plan in conformance with the previously approved Plan).   

 

 

 

 

Signed as to the accuracy of the vote as reflected in the minutes: 

________________________________________________________________________________    

Andrew MacNichol, Senior Planner      Date 

Cc: Applicant, Town Clerk, CPDC, Development Review Team, Building Inspector, planning file 



areas in front of car parking shall re-

ceive multiple rows of belgian block

granite 

- ---

Emerald Arborvitae

Narrow, pyramidal evergreen displaying dense emerald green foliage. Holds

its foliage color throughout winter. Excellent medium to large hedge or screen-

ing plant.Moderate grower to 15 ft. tall, 3-4 ft. wide. needs full sun.

requires less water once established

Autum Amethyst

Plant Description: Attractive purple foliage in the winter and stunning purple

blooms in spring, summer, and fall.

Bloom Description: Dark lavender, single form blooms measure 2" across.

(The Autum Amethyst is an attractive flower with purple foliage in the winter,

and stunning a stunning purple that blooms in the spring, summer, and fall.

The blooming is dark lavender, in which single form blooms measure up to

2’’ across.)

Rhododendron

Rhododendrons are some of the easiest, most rewarding flowering shrubs

for the sunny to partly shaded garden. The huge clusters of bright, colorful

flowers bloom heavily for weeks . Rhododendrons are great for use along

foundations,  and along garden or lawn borders and are available in all col-

ors., Rhododendrons are actually hardy for all but the coldest regions of

the country. 

Azalea

Are flowering shrubs  Azaleas bloom in spring, their flowers often lasting

several weeks. They are generally slow-growing and do best in well-

drained acidic soil Shade tolerant, they prefer living near or under trees.

Annabelle

Stunning white hydrangea, Annabelle often producing heads over 10" in di-

ameter. Unlike the better known blue and pink hydrangeas (macrophyllous),

Annabelle blooms every year even after severe pruning or intensely cold win-

ters. This huge, white "drumstick" blooms appear in profusion without fail.

48-54 Village Street Reading

Illustrative landscape plan

November 3rd, 2022

Key

A1

A2

A3

A4

A5

Quantity

4

2

2

4

4

Scientific Name Common Name Size

Hydrangea

Arborescens

Thuja

Occidentalis

Azalea X

Amethyst

R. ferrugineum

Rhododendron family

Ericaceae

Rhododendron

Azalea

A3’ ht

3’ ht

Annabelle

Hydrangea

30’’

7’-8’ ht

4’ ht

Emerald

Arborvitae

Autumn

Amethyst

Emerald Green

Arborvitae

Azalea

Annabelle Hydrangea

Autumn Amethyst 

Rhododendron

1. All plants shall be located as shown on the

plan. 

2. Final grading of topsoil shall be completed

before any planting commences.

3. All new plantings shall be continuously wa-

tered. A watering schedule shall be maintained

by the building contractor.

4. If planting is unavailable and requires substi-

tution, t               he landscape contractor must receive an

approval of the substitution from the buildin g

contractor. 

5.The contractor shall verify location of all plant-

ings on the plan and locate these areas for the

landscaping contractor.

6. In the larger plantings, the root shall remain

3’’ above finished grade. Sufficient room shall be

allowed around the root ball to receive planting

mix.

7. All mulch beds around plantings shall be

shaped and edged. They shall receive a mini-

mum of 2’’ bark mulch.

8. All planting mix shall have a ratio of two

parts topsoil and one part compost.

9. All plantings shall be planted in strict adher-

ence to the instructions of the nurseries that

supplied the planting.

10. Stakes will be located around tree trunks

and shall be tied off to the stakes to give plant-

ing stability.

11. The entire lawn areas shall be hydroseed

and shall be watered twice a day.

12. A 3-foot-long area in front of the driveway

shall receive Belgium block granite laid in a con-

crete mix and joints filled with mortar mix.

This will serve to protect the driveway from ice

and snow debris from tires before entering the

driveway.

13. The driveway shall consist of two coats of 2’’

asphalt layers, on top of 4’’ crushed stone.

There is a 4ft chain link  fence run-

ning 26 feet from the rear lot coro-

ner  that is placed on a 3ft high

concrete  retaining wall .This struc-

ture shall be retained. however we

propose building a 6 foot stockade

fence with ceder post alongside the

existing chainlink to screen the

There is a 5ft wood

stockade fence running

the length of the left

boundry  This structure

shall be retained. and re-

pairs will be completed

as needed 

There is a 5ft wood

stockade fence running

the length of the left

boundry  This structure

shall be retained. and re-

pairs will be completed

as needed 

Currently there is no fence existing at the

boundary at rear of lot.

We propose to build a 5ft stockade fence in

front of concrete retaining wall at this location

This existing Maple tree shall

be preserved and shall be incor-

porated into the landscaping of

the new project. The tree is lo-

cated 2-3 ft off the left property

line  and setback 116ft from the

front  boundary. It is approxi-

mately 50ft tall and 45” in cir-

cumference. it has a 22’’

diameter

This existing Maple tree shall

be preserved and shall be incor-

porated into the landscaping of

the new project. The tree is lo-

cated 2-8 ft off the left property

line  and setback 75ft from the

front  boundary. It is approxi-

mately 50ft tall and 45” in cir-

cumference. it has a 28’’

diameter
footpaths will consist of red brick

with soldier courses and herring

bone inserts

Access paths around the rear of

the building to trash and recycle

bins will be of asphalt

grass at front of building

and on sidewalk meridian

shall receive sod
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November 7, 2022 

Minor Site Plan Review 

 

Project/Site: 581-591 Main Street 

 

To the Town Clerk: 

This is to certify that, at a meeting of the Community Planning and Development Commission opened 

on October 17, 2022, and closed on November 7, 2022, by a motion duly made and seconded, it was 

voted: 

“We, the Reading Community Planning and Development Commission, upon request from 

Chris Greogoris, for Minor Site Plan Review for the property located at 581-591 Main Street 

(Assessors Map 17, Lot 184) for exterior renovations to the building, as presented in the application 

materials enumerated below, do hereby vote XXX, to  the project under Minor Site Plan Review 

in accordance with Section 4.6.3 of the Reading Zoning Bylaw, subject to the Findings and 

Conditions below.”  
 

Materials Submitted: 

The following materials were submitted into the public record: 

1. Certified Abutters List, dated 9/15/22; 

2. Minor Site Plan Review Courtesy Notice of Public Meeting to Abutters, delivered; 

3. Project Description, dated 4/7/22; 

4. Building Section(s) for Alteration, received 9/12/22; 

5. Architectural Plan Set, prepared by H Arch Collaborative, prepared for 583 Main Street, 

Reading, MA, Masonry Work, dated 8/22/22 and consisting of: 

a. Sheet A0.1: Existing Elevation  

b. Sheet A0.2: Proposed Elevation 

c. Sheet A0.3: Section Detail 

6. Plot Plan of Land, prepared by RJ O’Connell & Associates, Inc., prepared for JMS Masonry 

and Restoration, LLC, 581-591 Main Street/231-239 Haven Street, Reading, MA, 01867, 

dated 6/10/22; 

7. Pedestrian Access and Scaffolding Plan, received 9/12/22; 

8. Email from Reading Historical Commission, dated 10/31/22; 

9. Applicant Response to Reading Historical Commission, dated 11/2/22; 

10. Draft Decision, dated 11/7/22; 
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Findings:  

1) Applicability: The proposed work requires Minor Site Plan Review approval under Zoning 

Bylaw Section 4.6.2.3(d), “Exterior alteration of 500 square feet or more of horizontal or 

vertical area that is limited to doors, paint, awnings, railings, step replacement, 

handicapped ramps or building code compliance measures, for a site within the Business B 

Zoning District” 

2) Site/Zoning: The site is multi-tenant single-story commercial building with units addressed 

through 581-591 Main Street and 231-239 Haven Street. It is located at the corner of Main 

Street and Haven Street and is within the Business-B Zoning District.  

3) Historic: The structure is included on the Town of Reading’s Local Historical Inventory list.  

4) Overview: 

a. Existing Structure: The existing concrete roof/parapet of the building is in disrepair 

and in need of removal/replacement. The existing roof/parapet measures 6’ in height 

and wraps from the south of the building to the corner of Main Street and Haven 

Street. It does not continue to the east down Haven Street. 

b. Proposed Work: New masonry brick work is proposed to replace the concrete parapet. 

The brick masonry will measure 3’9” in height and include a 6.5” parapet for total 

height of 4’3.5”; which matches the height of the existing Haven Street building 

façade and total building height of 15’. It will be capped with bluestone material.  

5) Scaffolding and Pedestrian Access: As the removal and replacement of the parapet/roof 

ensues walkthrough framing and staging will be utilized along the building west façade 

fronting Main Street. The walkthrough staging will maintain ADA compliance and will be 

covered above to prevent debris on the sidewalk. Pedestrian access to businesses within the 

site, and abutting the site, shall not be impeded. Lighting shall be utilized within the framing.  

 

Conditions: 

General:  

1. Limitations / Future Uses: The Decision herein does not include approval for any future 

uses or site renovations that may – on their own merits and design – trigger the requirements 

of future site plan review, and/or require a special permit.  

2. Public Health, Safety and Welfare: If, at any time, the site becomes a nuisance to public 

health, safety or welfare (i.e., traffic spillover, excessive noise, unreasonable site illumination 

beyond the hours of operation, etc.) – as shall be evidenced by substantiated complaints to the 

Police Department or Public Services Office – the Applicant/Owner shall agree to work with 

staff to rectify the problem. Should the situation warrant it, an additional Site Plan Review by 

the CPDC may be required. 

3. Signage: No site identification signage is approved with this application. The Applicant shall 

submit a Sign Permit Application, for review and approval by the Community Development 

Director, prior to installing any non-directional or ADA signage. 

4. Permitting: The approval herein is for Minor Site Plan Review only. The Applicant shall 

seek building, electrical, plumbing, and gas permits as needed for the work. 
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During Construction:  

1. Preservation of Historic Elements:  

a) The Applicant and/or Contractor shall preserve and maintain all of the existing urn (4) 

and medallion (2) elements above/within the building parapet when removal occurs.  

b) The concrete pilasters shall be preserved in place when re-pointing. 

2. Construction Hours: Construction shall be limited to the hours specified in General Bylaw 

Section 8.9.8. 

3. Construction Activities: Construction activities shall be conducted in a workmanlike manner 

at all times. Blowing dust or debris shall be controlled by the Applicant through stabilization, 

wetting down, and proper storage and disposal methods, subject to the approval of the Health 

Agent or designee. The Applicant shall ensure that the abutting local streets are kept clear of 

dirt and debris, which may accumulate as a result of construction activities for the Project. 

Documentation shall be provided demonstrating ongoing pest management control, subject to 

the approval of and administration by the Health Agent.  

4. Site Inspections: Town staff or their designee shall have reasonable access to inspect the site 

to determine compliance with this Decision. 

5. Lighting: Light fixtures shall be installed/adjusted to minimize impacts on traffic. 

6. Architecture: The building façade on each elevation (north, south, east, and west) shall be 

substantially as indicated on the approved plans and elevations.  

 

Modifications/Revisions - Plan Changes after Approval by the Approving Authority: 

Contemplated future changes to the plan approved herein shall be presented to the Community 

Development Director and the Zoning Enforcement Officer/Building Inspector, or other relevant 

Town staff, for review prior to implementation of proposed changes.  

1. Minor Modification: Changes that do not substantially alter the concept of the approved Plan 

in terms of the specific location, the proposed land use, the design of building form and approved 

building details and materials, site grading or egress points. These include but are not limited to 

small changes in site layout, topography, architectural plans, landscaping plan, traffic circulation, 

parking, lighting, signage, open space or other criteria set forth in Section 4.6.9.1. Requests for 

approval under a minor modification for future renovations/alterations to the approved site plan or 

for future tenant changes shall be reviewed by the Community Development Director to 

determine if the proposed work qualifies for review through the Minor Site Plan Review process 

of Section 4.6.3 of the Reading Zoning Bylaw.  If the work is eligible for review under Minor Site 

Plan review, the Community Development Director may review and grant approval of the 

proposed work by administrative approval of the Minor Modification. At the determination of the 

Community Development Director, the Applicant may be required to present the proposed project 

at a public meeting of the CPDC.  

 

2. Major Modification: Substantial additions, deletions or deviations from the approved plan, 

including but not limited to changes in site layout, topography, architectural plan, landscaping 

plans, traffic circulation, parking, lighting plan, signage, open space or other criteria set forth in 

Section 4.6.9.1 of the Reading Zoning Bylaw.  (Note: Approval of the major modification shall be 

grounds for reconsideration of the Site Plan application. Denial of proposed major modifications 

shall not invalidate the Site Plan in conformance with the previously approved Plan).   

Commented [MA1]: Is there any interest in a partnership to 
deliver to Town Hall/RHC? Is RHC interested in such?  

Commented [MA2R1]: How do we tie this to any permitting 

closing?  
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Signed as to the accuracy of the vote as reflected in the minutes: 

________________________________________________________________________________    

Andrew MacNichol, Senior Planner      Date 

Cc: Applicant, Town Clerk, CPDC, Development Review Team, Building Inspector, planning file 
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November 7, 2022 

CPDC SIGN REVIEW 

CCCeeerrrtttiiifffiiicccaaattteee   ooofff   AAApppppprrroooppprrriiiaaattteeennneeessssss   
Project/Applicant: 77 Haven Street – Rocco’s Hair Salon 

 

On November 7, 2022, the Community Planning and Development Commission (CPDC) took the 

following action with respect to an application dated October 25, 2022 by FASTSIGNS of Woburn, 

on behalf of Rocco’s Hair Salon, for a business located at 77 Haven Street: 

 

“We, the Reading Community Planning and Development Commission, do hereby vote XXX to 

approve the application for a Certificate of Appropriateness as reviewed on November 7, 2022, for 

the installation of signage related to a business at 77 Haven Street, subject to the Findings and 

Conditions below.”  
 

Materials Submitted: 

The following materials were submitted into the public record: 

a) Application for Sign Permit, dated 10/25/22; 

b) Colored rendering of the proposed signage as it relates to the building elevations, prepared by 

FASTSIGNS of Woburn, received 10/25/22; 

c) Draft Certificate of Appropriateness, dated 11/7/22.  

 

Findings: 

1. The site is located within the Business-B Zoning District. Signs within the Business-B Zoning 

District are subject to approval by the Community Planning and Development Commission.  

2. The Applicant is seeking to replace and install a new wall sign on the building’s western 

façade fronting Haven Street.  

3. The proposed wall sign shall:  

• Measure 5’10” long X 1’4.5” wide for a total area of 8 square feet; 

• Consist of 2” thick satin finished stainless-steel lettering with ½” matte acrylic 

material colored black. The lettering is spaced 1.5” off of the building facade, for a 

projecting total of 4”;  

• Be illuminated through Halo-Lit white LED fixtures. Opaque aluminum facing and 

siding shall shield the light source from visibility on Haven Street. The LED lighting 

shall project backwards onto the façade of the building; and, 

• Be stud mounted on the building’s western façade fronting Haven Street;  

 

Town of Reading 
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Conditions: 

1. Prior to the issuance of a Building Permit the Applicant shall submit a revised Sign Permit 

Application depicting the correct width and square footage of the wall sign;  

2. If any tenant window signage is applied in the future, it must comply with Zoning Bylaw 

Section 8.5.1(d).  

3. The sign shall be designed and installed in the style, materials and colors depicted on the 

documents submitted and approved herein by the Commission. Should the design need to 

deviate substantially from what is approved, the applicant may need to return to CPDC. 

4. The Applicant shall obtain any necessary Building Permits and Electrical Permits prior to the 

installation of the proposed signage. 

 

Signed as to the accuracy of the vote as reflected in the minutes: 

 

________________________________________________________________________________ 

Andrew MacNichol, Senior Planner   Date 

Cc: Applicant, Town Clerk, Building Inspector, planning file 
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