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            TOWN OF NANTUCKET 
BOARD OF APPEALS 
NANTUCKET, MA 02554 

 
Agenda  

(Subject to Change) 
 

Thursday, April 14, 2016 
1:00 PM   

4 Fairgrounds Road 
Public Safety Facility – Community Room 

 
 CALL TO ORDER:  

 
 APPROVAL OF THE AGENDA: 

 
 APPROVAL OF THE MINUTES: 

 March 10, 2016 
 

 OLD BUSINESS:   
 

 04-16 Donald J. Mackinnon, Trustee of Nantucket 106 Surfside Realty Trust  –  a/k/a SURFSIDE     
                   COMMONS 40B   106 Surfside Road        Mackinnon / Schwartz 
Extended Close of Public Hearing deadline September 30, 2016  (180 days from Initial Public 

Hearing with Extension) 
Decision Action deadline November 10, 2016        (40 days from close of Public Hearing)  
The Applicant is seeking a Comprehensive Permit in accordance with M.G.L. Chapter 40B,  as approved by 
Massachusetts Housing Partnership, in order to allow a multi-family project consisting of 56 rental 
apartments with fourteen (14)  to be designated as affordable units. The apartments will be arranged in two 
2 ½ story buildings with thirteen units each and two 3 ½ story buildings with fifteen (15) units each. There 
will be a total of two 1-bedroom units, forty two 2-bedroom units, and twelve 3-bedroom units. The project 
will also include a clubhouse and pool. If approved, the property will be permanently deed-restricted  for the 
purpose of providing affordable year-round housing. The file with a copy of the complete and updated  list 
of requested waivers is available at the Zoning Board of Appeals office at 2 Fairgrounds Road between the 
hours of 7:30 A.M. and 4:30 P.M., Monday through Friday or via link to posting of all document related to 
this project found on Town of Nantucket website below: 

http://www.nantucket-ma.gov/708/Atlantic-Development---106-Surfside-Road 
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The Locus, situated at 106 Surfside Road, is shown on Assessor’s Map 67 as Parcel 80. Locus is also shown 
as Block 22 on Plan File 3-D and as Parcels 7 -11 (inclusive) on Plan No. 2014-52. Evidence of owner’s title 
is recorded in Book 1410, Page 205 and Book 1488 Page 213, both on file at  the Nantucket County 
Registry of Deeds.  The site is zoned Limited Use General 2 (LUG-2) and Limited Use General 3 (LUG-3).  
 

 05-16 William J. Stone, II    8 Atlantic Avenue      Jensen / Cohen 
Action deadline June 8, 2016 
Applicant is requesting Special Permit relief pursuant Zoning Bylaw Section 139-16.C(2) to validate 
unintentional front and rear yard setback intrusions, both of which relate to the siting of stoops and stairs 
required by Building Code.  In the alternative and to the extent necessary, the applicant seeks modification 
of  prior Variance relief to validate the site of the dwelling.   The Locus, an undersized lot of record created 
pursuant to M.G.L. Chapter 41 Section 81L, is  situated at 8 Atlantic Avenue, is shown on Assessor’s Map 
55 Parcel 18, and as Lot 62 on Plan No. 2011-5. Evidence of owner’s title is recorded at Book 1234, Page 
237 on file at the Nantucket County Registry of Deeds. The site is zoned Residential 1 (R-1). 
  

 06-16 1620 Capital, LLC    25 Broadway  Brescher/ Theroux     
Action deadline May 11, 2016 
Applicant is requesting  Special Permit relief to allow the alteration of a pre-existing nonconforming 
structure by lifting the structure to install a new foundation, adding new second floor dormers, and 
extending the existing one-story entry to two stories.  While the height will increase from 20 feet to 21 feet, 
the footprint will not change. The property and pre-existing nonconforming duplex thereon are 
nonconforming with respect to lot area, setbacks, ground cover ratio, and use.  The proposed alterations will 
not increase the pre-existing nonconformities.  The Locus, an undersized lot of record, is  situated at 25 
Broadway, and is zoned Sconset Old Historic (SOH). 
 

 10-16 MHD Partners Real Estate, LLC   4 Goose Cove Lane Brescher/Osgood 
Action deadline June 8, 2016 
Applicant is requesting Variance relief pursuant to Zoning By-law Section 139-32 from the intensity 
regulations in the Village Height Overlay District (VHOD). Specifically, applicant intends to relocate an 
existing cottage from another property onto the subject premises, a vacant oversized lot. In 2009, the 
VHOD was adopted and the structure, which is 25.5 feet above average mean grade, was rendered pre-
existing nonconforming. The maximum allowable height in the VHOD is 25 feet pursuant to Section 139-
12.K(1).   The structure, upon being relocated, will continue to be nonconforming with respect to height but 
will conform to all other intensity regulations of the Village Residential zoning district. The Locus is situated 
at 4 Goose Cove Lane, is shown on Assessor’s Map 59.4 as Parcel 30, and as Lot 894 upon Land Court Plan 
No. 3092-119. Evidence of owner’s title is registered at Certificate of Title 25954 on file at the Nantucket 
County District of the Land Court. The site is zoned Village Residential (VR) and is sited within the Village 
Height Overlay District (VHOD). 

     
 NEW BUSINESS:  
 

 11-16 John N. Sullivan and Marie T. Sullivan  5 Appleton Road  Sullivan 
Action deadline July 13, 2016 
Applicant is seeking relief by Special Permit pursuant to Zoning By-law Section 139-16.C (1) to reduce the 
side yard setback from ten (10) to five (5) feet in order to site a proposed 400 square foot garage within the 
ten (10) foot northerly side yard setback.  The Locus is situated at 5 Appleton Road, is shown on Assessor’s 
Map 66 as Parcel 390, and as Lot 19 upon Land Court Plan 13554-D. Evidence of owner’s title is registered 
on Certificate of Title No. 22449 at the Nantucket County District of the Land Court.  The site is zoned 
Residential 10 (R-10). 
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FILE NO. 04-16 
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COMPREHENSIVE PERMIT 
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Pages  10 - 16   PEL Letter 

Pages  23 - 26   Project Narrative 
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Pages  33 - 36   Clean Updated List of Waivers 

Pages 50 - 52   Site & Project Description 

Pages 55 – 56   PROJECT IMPACTS 

Pages 57 – 79   Traffic Analysis 

Pages 95 – 122   PLANS 

Pages 130 – 168   Environmental Report & Drainage 
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Surfside Commons

Surfside Commons – an opportunity to create year-round rental housing on  
Nantucket close to the hospital, jobs, schools, recreation and retail locations.

Application for Comprehensive Permit
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  I. REQUEST OF THE NANTUCKET ZBA 
 TO ISSUE A COMPREHENSIVE PERMIT

TAB
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SURFSIDE COMMONS LLC
c/o Atlantic Development

62 Derby Street
Hingham, MA 02043

December  17 , 2015

Zoning Board of Appeals
Town of Nantucket, Massachusetts

Site: 106 Surfside Road

APPLICATION FOR A COMPREHENSIVE PERMIT
GENERAL LAW CHAPTER 40B, SECTION 20-23 

Surfside Commons LLC (the “Applicant”) hereby applies to the Zoning Board of Appeals (the   
“ZBA”) of the Town of Nantucket, Massachusetts (“Nantucket”), pursuant to Massachusetts   
General Laws, Chapter 40B (“Chapter 40B”), Sections 20 through 23, as amended, for the  
issuance of a Comprehensive Permit authorizing the Applicant to construct a four building   
multi-family project, to be called “Surfside Commons” (the “Project”), containing 56 rental   
apartments on approximately 2.5 acres of land located at 106 Surfside Road, Nantucket,  
Massachusetts.
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II. PROJECT ELIGIBILITY LETTER (“PEL”)

TAB
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III ZBA APPLiCation
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IV.    PROJECT NARRATIVE

INTRODUCTION

The Applicant is proposing to construct four apartment buildings and a clubhouse with   
amenities on approximately 2.5 acres of residentially zoned land at 106 Surfside Road Nan-  
tucket Massachusetts (see attached locus map). The Project’s central location will enable Surf-  
side Commons residents to walk or bike to the schools, the hospital, the mid-island retail   
and commercial areas and to many recreational activities.  The residential buildings will be   
organized around a core open space that will be adjacent to a pool, resident amenity area,   
and a clubhouse/leasing center.

The Project will utilize Chapter 40B.  25% (14 of the total 56) apartments will be designated as   
affordable.  To qualify to rent one of these apartments a household must not earn more   
than 80% of the Area Median Income (“AMI”).  The location of the 14 affordable apartments   
will be spread evenly throughout the Project and will have the same level of finishes as the   
market rate apartments.  Because the Project is planned as a rental community, all 56 apart  
ments will count towards Nantucket’s affordable housing inventory.  Presently, Nantucket has   
121 units, or 2.5% of its year-round housing stock, that count towards its affordable housing   
inventory (see Appendix A).  Upon the issuance of a Comprehensive Permit for, and construc-  
tion of, this number will increase to 177 or 3.6% if no other units are added.

STANDING BEFORE THE ZONING BOARD OF APPEALS

Based on the issuance of the PEL, the Applicant conclusively meets the jurisdictional  
requirements of the regulations and has standing before the ZBA, based on the following:

 a. Project Eligibility: The Applicant has received a Project Eligibility Letter (the “PEL”) dated  
  December 1, 2015 from the Massachusetts Housing Partnership Fund (“MHP”) under MHP’s  
  Permanent Rental Financing Program that confirms the Project’s eligibility and the suit- 
  ability of the site.  A copy of the letter is included in Section II of this booklet.  Therefore,  
  the Applicant fulfills the requirement of 760 CMR 56.04(1)(b), which states that “[t]he  
  project shall be fundable under a Subsidizing Agency under a Low or Moderate Income  
  Housing subsidy program”.  See 760 CMR 54.04(1), which states that compliance with the  
  project eligibility requirements shall be established by issuance of a written determination  
  of Project Eligibility by the Subsidizing Agency.

LOCAL NEEDS FOR HOUSING

Chapter 40B establishes a state mandate imposed on local cities and towns to allow the construction 
of low and moderate income housing that requires relief from the otherwise applicable local require-
ments and regulations when there is a substantial need for low and moderate income housing in 
the community.  A community that has not achieved 10% of its housing stock as affordable based 
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on the Subsidized Housing Inventory (“SHI”) list maintained by the Commonwealth is gener-
ally presumed to have such a need.  Under these conditions a community is required to issue 
a Comprehensive Permit to an eligible project, and provide the requested relief so long as the 
same does not jeopardize the local health and safety of its residents.  If a community has not 
achieved its affordable thresholds the requested waivers must be granted unless the munici-
pality can prove that the planning, health, and safety concerns outweigh the regional housing 
need.  According to the most recent SHI list (Appendix A), Nantucket’s SHI is below 10% and 
Nantucket is not eligible for any of the “safe harbor” provisions set forth in 760 CMR 56.03.

 Nantucket has an undeniable shortage of price-appropriate housing for people who work on 
Nantucket throughout the year. The lack of affordably priced housing is a barrier to a decent 
quality of life for workers and their families and an obstacle to hiring qualified people for some 
specialized positions.
 
According to DHCD and Housing Nantucket, there are 4,896 year round housing units on Nan-
tucket and only 121 affordable units.  This is only 2.5% of the year round housing on the island. 
There are another 6,754 seasonal housing units on Nantucket but they are summer vacation 
homes and are not available for year round workers. 

In the past 10 years, there has been an increase of 2,400 housing units created on the island but 
only 21 new affordable units were created during that time. 

In 2014, Housing Nantucket commissioned RKG Associates, Inc. (“RKG”) to produce a housing 
needs assessment. The 2015 report, Workforce Housing Needs Assessment, eloquently outlines 
the challenges of strategies for creating housing that meets the needs of the work force on 
Nantucket. 

In their December 1, 2015 Project Eligibility Letter, MHP reiterated the significant lack of afford-
able housing on Nantucket by saying, “[t]he Town of Nantucket’s Subsidized Housing Inven-
tory (SHI) is 2.47%. Nantucket does not currently have a Housing Production Plan (“HPP”). The 
Town’s previous HPP expired in 2014 and other than units permitted under Chapter 40B, no SHI 
units were added during year 5-year term of the HPP.” MHP also stated that “[w]hile the Town’s 
actions to encourage multi-family housing and to address middle-income housing needs are 
positive, they do not result in a meaningful increase in affordable units and thus do not warrant 
a conclusion that the project site is not generally appropriate for residential development.” 

As recently as the December 3, 2015, Inquirer & Mirror, Nantucket Cottage Hospital placed a 
large ad in the paper looking for housing for their employees saying that, “Nantucket is in the 
midst of a severe housing crisis.” 

Since the median home price on Nantucket is $1,200,000 and the median family income is 
$92,800, homeownership is prohibitive for 90 percent of the island’s year-round households. 

The quality, rental housing proposed at Surfside Commons is desperately needed on  
Nantucket.
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PROJECT PROGRAM AND SITE CHARACTERISTICS

The Project’s apartments will be arranged in two 2-1/2 story multi-family buildings with 13 units 
each and two 3-1/2 story multi-family buildings with 15 units each.  In addition there will be a club-
house and a pool.  The specific mix of apartments will be as follows:

              BR              2BR            3BR           TOTAL
Market  1  32  9  42
Affordable 1  10  3  14

TOTAL  2  42  12  56
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TAB  V.  Requested Waivers
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V. REQUESTED WAIVER TO LOCAL REGULATIONS
Uodated version April 6^ 2016

The Applicant seeks waivers from the Nantucket's local bylaws and rules and regulations as
indicated in the below chart.

The Applicant also requests that waivers be granted from any requirement that the Applicant apply
to Nantucket or other municipal boards, commissions, or departments, including, but not limited
to, the Public Works Department, 'Water 

Commission, Health Department, Historic District
Commission, Board of Selectmen, Conservation Commission, Planning and Economic
Development Commission, Wannacomet 'Water Company and Planning Board, if normally
required; and the Applicant requests that the Comprehensive Permit be issued in lieu of all of the
permits required by the aforementioned boards, commissions and departments, including but not
limited to the authorizations of permits and approvals otherwise required to extend and connect to
the municipal sewer system and to the water system (whether pursuant to Chapter 396 of Acts of
2008 (the "Act") or otherwise).

If in the course of the hearings it is determined that there are other local bylaws and rules and
regulations that would otherwise be applicable to the Project that have not been requested in this
application, the Applicant reserves the right to so amend the Requested Waivers.

WAIVERS REQUESTED FROM THE: TOWN OF NANTUCKET, MASSACHUSETTS
CODE, AS AMENDED THROUGH APRIL 6,20T5.

http ://ecode360.com/N40948?need Hash=true

Surfside Commons

Sewer and Wastewater Facilities Requested Waiver
Section 120-1. Pavment for use of drains and
sewers: Requires a person who enters his/her
particular drain onto a main drain or common
sewer, or who by more remote means receives
benefit thereby for draining his/her land or
buildings to pay certain fees.

Waiver to exempt Applicant from the
requirement to pay fees.

Section 120-6. Sewer privilege: Requires charges
to certain owners of land.

Waiver to exempt Applicant from the
requirement to pay charges.

Signs; Satellite Dishes; Rooflines Requested Waiver
Section 124-1. Approval required: The erection
or display of an occupational or other sign
exceeding two feet in length and six inches in

Waiver from required HDC approval of
the sign shown on Applicant's attached
plans.

8724450.2
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width on any lot must be approved in advance by
the Historic District Commission ("HDC").

Section 124-7. A. Restrictions: No residential
structure roofline shall exceed 50 feet in
horizontal length per elevation.

Waiver to allow Applicant's roofline up to
L50 feet in horizontal length per
elevation.

Section 124-8. Construction conditioned on
approval: No building or structure shall be
constructed or altered within the Nantucket
Historic District in any way that affects its
exterior arch itectu ral featu res without issuance
of a certificate from HDC.

Waiver to allow construction without
issuance of a certificate from HDC.

124-9- Permit for razins reouired: No building or
structure within the Historic Nantucket District
shall be razed without first obtaining a permit
approved by HDC.

Waiver to allow razing of existing
building on the Project site without
issuance of a certificate from HDC.

Streets and Sidewalks Requested Waiver
Section 127-1. Permit required: No person,
except in an emergency may contract for, or
make any excavation or alteration of any public
way, sidewalk or bicycle path without first having
received a permit for such alteration or
excavation from the Town of Nantucket
Department of Public Works and the Board of
Selectmen

Waiver to allow excavation and
alterations in public ways, sidewalks and
bicycle paths to install improvements,
including, but not limited to, utilities and
connections from the Project to such
areas.

Chapter 136. Wetlands Requested Waiver
Section Chapter 136-3. Wetlands: No person

shall commence to remove, fill, dredge, alter or
build upon or within any area located within the
geographic boundaries of the habitat for
ra re/sign ificant wild life and/or fa una without
filing written application for a permit.

Waiver from the requirement to submit a

written application and receive a permit
to the extent otherwise required for the
Applicant to remove, alter, or build in
any habitat for rare/significant wildlife
and/or fauna on the Project site.

Zoning Bylaw Requested Waiver
Section 139-7 B. Use chart: uses in all
districts: The Use Regulations do not permit
Apartment Buildings in the LUG-2 and LUG-3

zones, do not allow more than one Apartment
Building per lot and limit Apartment Buildings to
a maximum of I units. ln addition, the following
uses are prohibited:

Waiver to allow multiple Apartment
Buildings per lot within the LUG-2 and
LUG-3 Districts with the number of
dwelling units as permitted as part of the
Comprehensive Permit.

2
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(1) More than two dwellings or dwelling units per
lot except as otherwise allowed in this chapter.
(2) Use of a trailer or a building-like container for
residential purposes.

Waiver to allow the use of trailers or
building-like containers for residential
purposes.

Section L39-L2B. Overlav Districts
The Public Wellhead Recharge District:
Prohibits (i) uses not allowed in underlying zoning
and (ii) all land uses, buildings, and accessory
structures, that result in rendering impervious
more than 15% or 2,500 square feet of any lot,
whichever is greater.

Requires mandatory referralto, and review by,
Nantucket Water Commission prior to issuance of
any permit and prohibits issuance of building
permit or special permit unless a finding has been
issued therewith, and the conditions, if any, of
such finding are incorporated in said permits.

Waiver to allow all uses not permitted in

the underlying zoning and to allow land
uses, buildings, and accessory structures,
that result in rendering impervious more
than 15% or 2,500 square feet ofthe
Project's lot, whichever is greater.

Waiver from referral requirement.

Section 139-16 A. lntensity regulations: The
applicable intensity regulations are as follows

LUG-2

o Frontage: l-50'
o Max ground cover ratio:4%
o Min Lot size: 80,000 sf
o Front yard:35'
o Side yard: L5'
o Rear yard: L5'

LUG-3

o Frontage:200'
o Max ground cover ratio;3o/o
o Min Lot s¡ze: 120,000 sf
o Front yard: 35'
o Side yard: 20'
o Rear yard: 20'

Waiver to the extent the provided
dimensional requirements do not meet
the intensity regulations.

Provided dimensional requirements:

Frontage: 342' - COMPLIES

Max ground cover ratio: 77% - WAIVER

Min Lot size: L08, 528 sf - COMPLIES

Front yard: 10' - WAIVER

Side ya rd: 15'- COMPLIES

Rear ya rd: 48'- COMPLIES

a Frontaee in LUG-2 - COMPLIES
o Ground cover ratio 70% - WAIVER
o Lot size: L08.528 SF- WAIVER
o Front vard ¡n LUG-2 zone - WAIVER
o Side vard: n/a no oortion of buildine

in LUG-3

o Rear vard: n/a no oortion of buildine
in LUG-3

3
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Section 139-16 A. D. (1) Intensity regulations
Regularity Formula: The regularity factor of any
lot shall not be less than 0.55.

faeter is net met. lntensitv factor is 0.98
- COMPLIES

Section L39-L7 Height limitations Country
Overlay District: Maximum Height of
30'.

Waiver from height limitation to
nrooosed he of 55'- WAIVER,

Section 139-18 (6) Off -street parking
requirements: Head-in, ninety-degree parking
spaces and forty-five-degree parking spaces shall
not be less than nine feet in width and 20 feet in
length.

Waiver to the extent the parking spaees

in lensth
Section 139-19. Screening of parking areas,
drivewavs and off-street loading facilities:
Requires screening of parking areas and a special
permit to waive such requirements.

Waiver to exempt the Project from the
pa rki n g screen i n g reqt*ifem€n+s
reouirements and substitution of a 4'
privacy fence. Waiver from andjre.+tþs
requirement for the issuance of a special
permit for such exempt¡on

Section 139-20.1. B. Drivewav access. Resulation
of drivewav access: Requires Nantucket
Department of Public Works approval for new
driveway access and compliance with the
minimum driveway standards.

Waiver (i) to allow issuance of a new
driveway access permit without
Nantucket Department of Public Works
approval, and (ii) of the required
minimum driveway standards.

Section 139-23. Site plan review (SPR) Waiver from the requirements of Site
Flan Review.

se perm¡t hav¡ng

¡ssien€r'
Section 139-28 Occupancy permits Waiver from any requirement for a

certificate from HDC.

Section A301-4. Historic District Commission Requested Waiver
Section 4301-4. Historic District Commission Waiver from HDC review requirements

and any requirement for the issuance or
non-issuance of approvals or certificates
from HDC.

Section A3OL-12 Sewer Commission and sewer
districts.

Requested Waiver

Section A301-12 Sewer Commission and sewer
districts

Waiver of requirements for Town
Meeting approval for extension of sewer
district and Board of Selectmen for
extension of the sewer system.

4
8724450.2
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Nantucket Water Commission and/or
Wan nacomet Water Company

Requested Waiver

Application for Water Service: Requires a fee of
53,000.00 per !" installation.

Waiver of the fee.

5
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V REQUESTED WAIVER TO LOCAL REGULATIONS
Updated version April 6,2016

The Applicant seeks waivers from the Nantucket's local bylaws and rules and regulations as
indicated in the below chart.

The Applicant also requests that waivers be granted from any requirement that the Applicant apply
to Nantucket or other municipal boards, commissions, or departments, including, but not limited
to, the Public Works Department, Vy'ater Commission, Health Department, Historic District
Commission, Board of Selectmen, Conservation Commission, Planning and Economic
Development Commission, Wannacomet Water Company and Planning Board, if normally
required; and the Applicant requests that the Comprehensive Permit be issued in lieu of all of the
permits required by the aforementioned boards, commissions and departments, including but not
limited to the authorizations of permits and approvals otherwise required to extend and connect to
the municipal sewer system and to the water system (whether pursuant to Chapter 396 of Acts of
2008 (the "Act") or otherwise).

If in the course of the hearings it is determined that there are other local bylaws and rules and
regulations that would otherwise be applicable to the Project that have not been requested in this
application, the Applicant reserves the right to so amend the Requested Waivers.

V/AIVERS REQUESTED FROM THE: TOWN OF NANTUCKET, MASSACHUSETTS
CODE, AS AMENDED THROUGH APRIL 6,2015.

http://ecode360.com/N40948?need Hash=true

Surfside Commons

Sewer and Wastewater Facilities Requested Waiver
Section l20-l-- for use of drains and
sewers: Requires a person who enters his/her
particular drain onto a main drain or common
sewer, or who by more remote means receives
benefit thereby for draining his/her land or
buildings to pay certain fees.

Waiver to exempt Applicant from the
requirement to pay fees.

Section L2O-6. Sewer privilese: Reouires charses
to certain owners of land.

Waiver to exempt Applicant from the
requirement to pay charges.

Signs; Satellite Dishes; Rooflines Requested Waiver
Section 124-1. Approval required: The erection
or display of an occupational or other sign

exceeding two feet in length and six inches in

Waiver from required HDC approval of
the sign shown on Applicant's attached
plans.

8724450.3
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w¡dth on any lot must be approved in advance by
the Historic District Commission ("HDC").

Section 124-7. A. Restrictions: No residential
structure roofline shall exceed 50 feet in
horizontal length per elevation.

Waiver to allow Applicant's roofline up
to 150 feet in horizontal length per
elevation.

Section 124-8. Construction conditioned on
approval: No building or structure shall be
constructed or altered within the Nantucket
Historic District in any way that affects its exterior
architectural features without issuance of a
certificate from HDC.

Waiver to allow construction without
issuance of a certificate from HDC.

124-9. Permit for razing required: No building or
structure within the Historic Nantucket District
shall be razed without first obtaining a permit
approved by HDC.

Waiver to allow razing of existing
building on the Project site without
issuance of a certificate from HDC.

Streets and Sidewalks Requested Waiver
Section 127-1. Permit required: No person,
except in an emergency may contract for, or
make any excavation or alteration of any public
way, sidewalk or bicycle path without first having
received a permit for such alteration or
excavation from the Town of Nantucket
Department of Public Works and the Board of
Selectmen

Waiver to allow excavation and
alterations in public ways, sidewalks and
bicycle paths to install improvements,
including, but not limited to, utilities and
connections from the Project to such

areas.

Chapter 136. Wetlands Requested Waiver
Section Chapter 136'3. Wetlands: No person
shall commence to remove, fill, dredge, alter or
build upon or within any area located within the
geographic boundaries of the habitat for
rare/significant wi ld life and/or fauna without
filing written application for a permit.

Waiver from the requirement to submit a

written application and receive a permit
to the extent otherwise required for the
Applicant to remove, alter, or build in
any habitat for rare/significant wildlife
and/or fauna on the Project site.

Zoning Bylaw Requested Waiver
Section L39-7 B, Use chart; prohibited uses in all
districts: The Use Regulations do not permit
Apartment Buildings in the LUG-2 and LUG-3

zones, do not allow more than one Apartment
Building per lot and limit Apartment Buildings to
a maximum of 8 units. ln addition, the following
uses are prohibited:

Waiver to allow multiple Apartment
Buildings per lot within the LUG-2 and
LUG-3 Districts with the number of
dwelling units as permitted as part of the
Comprehensive Permit.
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(1) More than two dwellings or dwelling units per
lot except as otherwise allowed in this chapter.
(2) Use of a trailer or a building-like container for
residential purposes.

Waiver to allow the use of trailers or
building-like containers for residential
purposes.

Section 139-12 B. Overlav Districts
The Public Wellhead Recharge District:
Prohibits (i) uses not allowed in underlying zoning
and (ii) all land uses, buildings, and accessory
structures, that result in rendering impervious
more than 15% or 2,500 square feet of any lot,
whichever is greater.

Requires mandatory referralto, and review by,
Nantucket Water Commission prior to issuance of
any permit and prohibits issuance of building
permit or special permit unless a finding has been
issued therewith, and the conditions, if any, of
such finding are incorporated in said permits.

Waiver to allow all uses not permitted in
the underlying zoning and to allow land
uses, buildings, and accessory structures,
that result in rendering impervious more
fhan L5% or 2,500 square feet of the
Project's lot, whichever is greater.

Waiver from referral requirement

Section 139-16 A. Intensity regulations: The
applicable intensity regulations are as follows:

LUG-2

o Frontage: L50'
o Max ground cover ratio:4o/o
o Min Lot size: 80,000 sf
o Front yard: 35'
o Side yard: 15'
o Rear yard: 1-5'

LUG.3

o Frontage:200'
o Max ground cover ratio:.3%
o Min Lot size: 120,000 sf
o Front yard: 35'
o Side yard:20'
o Rear yard:20'

Waiver to the extent the provided
dimensional requirements do not meet
the intensity regulations.

Provided dimensional requirements:

Frontage: 342' - COMPLIES

Max ground cover ratio:77% - WAIVER

Min Lot size: 108,528 sf - COMPLIES

Front yard: L0' - WAIVER

Side yard: L5'- COMPLIES

Rear yard: 48'- COMPLIES

o Frontage in LUG-2 - COMPLIES
o Ground cover ratioTO% - WAIVER
o Lot size: 108,528 SF- WAIVER
o Front yard in LUG-2 zone - WAIVER
o Side yard: n/a no portion of building

in LUG-3

o Rear yard: n/a no portion of building
in LUG-3

Section 139-16 A. D. (1) lntensity regulations . lntensity factor is 0.98 - COMPLIES

3
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Regularity Formula: The regularity factor of any
lot shall not be less than 0.55.

Section L39-L7 Height limitations Country
Overlay District: Maximum Height of
30'.

Waiver from height limitation to
proposed height of 55'- WAIVER

Section 139-18 (61Off -street parking
requirements: Head-in, ninety-degree parking
spaces and forty-five-degree parking spaces shall
not be less than nine feet in width and 20 feet in

length.

Waiver to allow parking spaces of L8' in
length

Section 139-19. Screening of parkine areas,
drivewavs and off-street loading facilities:
Requires screening of parking areas and a special
permit to waive such requirements.

Waiver to exempt the Project from the
parking screening requirements and

substitution of a 4' privacy fence. Waiver
from the requirement for the issuance of
a special permit for such exemption

Section 139-20.1. B. Drivewav access, Resulation
of drivewav access: Requires Nantucket
Department of Public Works approval for new
driveway access and compliance with the
minimum driveway standards.

Waiver (i) to allow issuance of a new
driveway access permit without
Nantucket Department of Public Works
approval, and (ii) of the required
minimum driveway standards.

Section L39-23. Site plan review (SPR) Waiver from the requirements of Site
Plan Review.

Section L39-28 Occupancv permits Waiver from any requirement for a

certificate from HDC.

Section 4301-4. Historic District Commission Requested Waiver
Section 4301-4. Historic District Commission Waiver from HDC review requirements

and any requirement for the issuance or
non-issuance of approvals or certificates
from HDC.

Section A301-L2 Sewer Commission and sewer
districts.

Requested Waiver

Section A301-12 Sewer Commission and sewer
districts

Waiver of requirements for Town
Meeting approval for extension of sewer
district and Board of Selectmen for
extension of the sewer system.

Nantucket Water Commission and/or
Wannacomet Water Company

Requested Waiver

Application for Water Service: Requires a fee of
53,000.00 per 1" installation.

Waiver of the fee

4
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VI.    DEVELOPMENT TEAM

Surfside Commons has a very qualified Project Team, almost all of the consultants have over 25 
years of experience in real estate development.  Most team members also have extensive experi-
ence in developing and permitting of 40B housing communities and many members of the team 
have had experience working on development projects on Nantucket. In addition to the projects 
listed below by the Development Team, please see the websites for the team members for more 
details and a further listing of projects. 

Sponsor - Surfside Commons LLC, affiliate of Atlantic Development

Atlantic Development has earned a reputation as one of the most highly experienced and accom-
plished real estate development firms in New England.  They have a proven track record for quality 
and vision, and a history of outstanding performance.

Atlantic Development specializes in providing dynamic, innovative plans designed to stimulate 
economic growth in the communities where they develop.  Atlantic Development’s completed proj-
ects, valued at over a half billion dollars, have led to the creation of thousands of jobs, millions of 
dollars in new real estate tax revenue for the cities and towns where their projects are located, and 
increased economic activity for local merchants and businesses.
Atlantic Development, as a preferred developer for many of the top companies in the country, 
works collaboratively to create outstanding retail, senior housing, apartments, restaurants, office 
buildings, commercial and mixed-use communities.

A partial list of partner companies includes: Target, Avalon-Bay, Lowe’s, Wal-Mart, Principal Finan-
cial Group, Stop & Shop, TD Bank, Sun Life Financial, Hannaford Bros., Erikson Living, BJ’s Wholesale 
Club, Cape Cod Five, Roche Bros., Dick’s Sporting Goods, Petco, Starbucks, and more.

To date, the initiatives of Atlantic Development total over four million square feet of retail, senior 
housing, apartments, restaurants, office buildings, commercial, and mixed-use communities, includ-
ing more than 3,000 units of housing.

Surfside Commons LLC
c/o Atlantic Development
62 Derby Street
Hingham, MA 02043
Phone: 781-741-5005 Fax: 781-741-5151
Contact:  Donald J. MacKinnon

Email:  DJM@AtlanticDevelopment.com
www.AtlanticDevelopment.com
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Architect – John Shesky, John Shesky & Associates

Sheskey Architects is an Architectural and Planning firm based in Quincy, Massachusetts established 
in 1981. Since that time our firm has designed facilities spanning a variety of industries and building 
types including more than 7,000 multifamily units.

Sheskey Architects portfolio includes projects throughout the New England area. We have worked 
with local developers and national firms on a variety of project types from adaptive reuse of existing 
buildings to master plans and new construction.

Our focus at this time is primarily residential projects of all sizes and types ranging from detached 
condominiums to large multi-family residential communities.

Following are examples of recent projects:

H + W Apartments - Milton, Massachusetts - The Holland Companies

A 40B project.  Ninety apartments in two, three-story, wood-framed buildings with garage parking 
below.  Zoning Board review is underway.

West of Chestnut - Quincy, Massachusetts - Gate Residential

169 apartments in two six-story, wood-framed, mixed-use retail and apartment buildings with garage 
parking in downtown Quincy.  Construction underway.

Queset Commons - Easton, Massachusetts - Douglas King Builders

Fifty Apartments in a three-story wood-framed building with basement level parking below. Con-
struction is underway.

Concord Mews – Concord, Massachusetts – Mill Creek Residential Trust

A 40B project.  Three hundred-fifty apartments and condominiums built in fourteen two and 
three-story wood-framed buildings with integrated garages. A clubhouse and an on-site sewer treat-
ment building are included.

One North of Boston – Chelsea Massachusetts – Gate Residential

A two hundred thirty unit five-story wood-framed residential apartment building above a one- story 
parking structure.

Mill Wharf Condominium – Scituate, Massachusetts – The Welch Company

Twenty-four residential condominium units above first floor retail and cinema in two three-story 
wood-framed buildings with covered surface parking.
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Legal Counsel – Steven Schwartz, Goulston & Storrs

Steven Schwartz is a Director, the Co-Chair of the firm’s Real Estate Group, and a member of Goulston 
& Storrs’s Executive Committee.  Commercial real estate law is the focus of Mr. Schwartz’s legal prac-
tice.  He represents developers and lenders in the acquisition, development, sale, leasing and financ-
ing of commercial real estate throughout the United States.  He regularly counsels developers on the 
requirements for satisfying the complex land use and environmental laws and regulations applicable 
to large-scale commercial projects throughout the New England region.  A significant portion of 
Mr. Schwartz’s current development practice involves working with clients on complex multifamily 
residential projects, including both market rate and affordable developments, large mixed-use proj-
ects and 40B projects.  Mr. Schwartz represents both sponsors and equity investors in complex real 
estate joint ventures, and represents owners in mortgage financings.  In addition to his involvement 
with traditional forms of real estate mortgage loans and refinancings, Mr. Schwartz has considerable 
experience in representing lenders in workouts of troubled real estate loans, including restructurings, 
deed-in-lieu transactions and foreclosures. 

Representative Experience:

 • General representation of one of the largest multifamily REITs in the country in all aspects of   
  acquisition, development and financing of numerous multifamily residential communities,   
  including both stand alone and parts of large mixed use developments.
 •  Representation of real estate fund in its acquisition of more than 75 multifamily, industrial   
  and office properties nationally, totaling more than $1.5 billion.
 •  Representation of the greater Boston region’s leading furniture retailer on all of its real estate   
  related matters, including acquisition and development of destination furniture and family   
  entertainment location, and 1,000,000 square foot warehouse and distribution facility.
 •  Numerous mortgage loans for national insurance, including financings of significant hotel,   
  office, retail and multifamily properties throughout the New England region.

Goulston & Storrs’s work includes permitting in essentially every community in Massachusetts as 
well as innumerable projects in downtown Boston.  In recent years, we have permitted over 30,000 
units of housing in Massachusetts (including thousands of affordable units for a range of for-profit 
and nonprofit clients as Chapter 40B projects).  The firm has the Commonwealth’s leading practice 
for large Chapter 40B development.  Our 40B experience includes a broad array of projects across the 
Commonwealth, with local experience on projects including those in Acton, Andover, Bedford, Biller-
ica, Braintree, Brookline, Canton, Cohasset, Concord, Danvers, Dedham, Falmouth, Foxboro, Framing-
ham, Haverhill, Hingham, Hopkinton, Lexington, Lynnfield, Mansfield, Marlborough, Maynard, Natick, 
Needham, Newton, Peabody, Pembroke, Randolph, Sharon, Sherborn, Shrewsbury, Southborough, 
Stoughton, Tewksbury, Wayland, Westborough, Westford, Weymouth, Wilmington and Yarmouth. In 
addition to 40B projects, Goulston & Storrs has worked on numerous mixed income projects, where 
affordable units are included under inclusionary zoning and other government programs.
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In addition to permitting work on 40B projects, Goulston & Storrs has unique depth and breadth in 
litigating – and in avoiding litigation – over the issues that arise in development under Chapter 40B.  
We have extensive experience litigating on behalf of 40B developers at all levels including numerous 
cases at the Housing Appeals Committee, Superior Court and Land Court, Appeals Court and Su-
preme Judicial Court.

Steven Schwartz
Goulston & Storrs
400 Atlantic Avenue
Boston, MA 02110
Phone: 617-482-1776
Fax: 617-574-4112
www.goulstonstorrs.com
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Legal Counsel – Arthur I Reade, Jr. and Whitney A. Gifford, Reade, Gullicksen, 
         Hanley & Gifford, LLP

Arthur I Reade, Jr. is a graduate of Harvard College, A.B. cum laude, 1959 and of George Washington 
University Law School, L.L.B., 1963.  He received the highest score on the December 1964 bar exam-
ination and was admitted to the Massachusetts Bar in 1965.  From 1965 to 1985, he practiced law 
in Boston.  Since 1973, a portion of his practice has involved Nantucket land transactions, and since 
1985, his practice has been entirely in Nantucket.  He is a member of the Nantucket Bar Association 
and the Real Estate Bar Association of Massachusetts.  Mr. Reade is widely respected on Nantucket 
land use matters; he is a Land Court Examiner and has qualified as an expert witness on title matters 
in the Land Court and Superior Court.

In addition to his legal practice, Mr. Reade also serves on the Board of Trustees of Nantucket Com-
munity Sailing, is former Secretary of the Nantucket Yacht Club, and is of counsel to the Nantucket 
Cottage Hospital.

Whitney A. Gifford is a graduate of Denison College, B.A., 1985, and of Case Western Reserve Univer-
sity School of Law, J.D., 1988, and was admitted to the Ohio Bar in 1988.  His admission to the Massa-
chusetts Bar was in 1994.  He is a member of the American, Massachusetts, Nantucket and Ohio Bar 
Associations.  He has visited Nantucket since his childhood, and has practiced law in Nantucket since 
1994.

In addition to his legal practice, Mr. Gifford also serves as an Officer of the Nantucket Yacht Club, a 
Board Member of Nantucket Historical Association, an Advisor to the Nantucket Cottage Hospital, 
and is a past President of the Nantucket Boys and Girls Club.

With over one hundred years of combined legal experience on Nantucket, the attorneys of Reade, 
Gullicksen, Hanley & Gifford, LLP offer a full range of legal representation to the Island’s year-round 
and seasonal residents, commercial businesses, and not for profit organizations.  Our firm, which 
concentrates primarily on real estate conveyances, land use, and permitting matters at both the state 
and local level, also provides legal advice and services relating to landlord/tenant matters, small busi-
ness formation and administration requirements, general contract drafting and negotiation issues, 
and probate, estate, and trust matters.  We know that your legal matters will vary over the course of 
your lifetime – some may be simply handled with a few telephone calls, others may be much more 
complicated and lengthy to resolve.  Whatever the requirements, Reade, Gullicksen, Hanley & Gifford, 
LLP will guide and counsel you.  We will coordinate with your architects, surveyors, accountants, and 
other advisors as needed, in order to provide you with the highest level of professional and compe-
tent legal representation in your personal and business transactions.

6 Young’s Way
PO Box 269
Nantucket, MA 02584
T:  508-228-3128
F:  508-228-5630
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Civil Engineers – Joshua G. Swerling and William D. Goebel, Bohler Engineering

Bohler Engineering is a multi-disciplined consulting engineering firm with nearly 500 experienced 
licensed professionals and support staff.  Our firm has provided quality civil engineering, surveying, 
planning, landscape architecture, project management and related site design services throughout 
the Eastern United States for over 30 years. 

Through our 20 offices spanning the East Coast, we assist our clients in navigating the land develop-
ment process from site evaluation and due diligence to project completion.  We strive to understand 
our clients’ business to assist them in meeting their development and financial goals, providing con-
sistent value through the development process. 

Over the years and across state lines, Bohler’s commitment to quality and customer service remains 
constant.  Our best working relationships range from the largest corporations and developers in the 
world to single, stand alone businesses, from individual sites to program development work. 

Bohler understands that companies succeed when qualified professionals collaborate toward a 
common goal.  Our goal is excellence.  Our work, our vision, and our energy focuses around our Core 
Values, which include Quality, Customer Service, Staff Development, and Efficiency, and lead to excel-
lence in everything we do. 

WILLIAM D. GOEBEL, PE, BRANCH MANAGER/PRINCIPAL

Bill has been with Bohler for over 20 years, beginning his career in New Jersey where he helped de-
fine the company’s growth in both the New Jersey and New York markets, and later moving to Mas-
sachusetts as the Branch Manager of the Southborough office.  Bill also led the opening of Bohler’s 
Albany, NY and Fort Lauderdale, FL offices while in his position in New England.  He continues to lead 
the development of Bohler’s geographic reach. 

His daily responsibilities include oversight and management of all operations in the Southborough 
and Albany offices and incorporating his extensive experience in all aspects of site planning, permit-
ting, subdivision and development related engineering of projects including: institutional, municipal, 
commercial, multi-family, industrial, and residential.  With a hands-on approach, Bill works directly 
with Bohler project managers and staff to achieve the goal of complete Client satisfaction.  

His leadership and commitment to quality have made him a valuable partner and example of the 
Bohler tradition and Core Values we stand to uphold.

bgoebel@bohlereng.com

EDUCATION:

B.S. Civil & Environmental Engineering, Clarkson University

JOSHUA G. SWERLING, PE, ASSOCIATE/SENIOR PROJECT MANAGER
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Josh currently serves as an Associate in Bohler’s New England office.  As such, he is responsible for 
project development and design consisting of ongoing client contact throughout projects, as well as 
detailed design functions and permitting of projects.  With over a decade at Bohler and over twenty 
years in the industry, he has significant experience in site planning, subdivision and miscellaneous 
engineering on projects throughout New England.  Project types include a variety of municipal, com-
mercial, retail, industrial, multi-family, mixed-use and residential.  In addition to his technical respon-
sibilities, Josh manages engineering support staff and project contracts.

His specific design experience includes site planning, conceptual layout and traffic circulation, storm 
sewer design, sanitary sewer design including gravity, force mains and septic systems, storm water 
management including retention and detention systems, potable water supply distribution & treat-
ment, retaining walls and seawalls, flood plain and stream encroachment analysis, horizontal and 
vertical roadway alignments, grading, preparation of construction details, earthwork analysis, light-
ing and landscaping design, preparation of soil erosion and sediment control plans and other miscel-
laneous related engineering design.  

His technical savvy, positive attitude, and dedication make him a valuable asset to the Bohler team 
and to his Clients.

jswerling@bohlereng.com

B.S. Civil Engineering, Northeastern University

DEP Approved Soil Evaluator

OSHA Forty-Hour 

Hazardous Waste 

Operation and Emergency Response Certified

Bohler Engineers

352 Turnpike Road

Southborough, MA 01772

Phone: 508-480-9900

MA@BOHLERENG.COM
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Real Estate Consultant, Margaret G. Murphy, Community Resources Group, Inc.

Margaret Murphy is the founder and president of Community Resources Group, Inc. (CRG), a real 
estate consulting firm that serves the public sector, corporations, colleges, schools, hospitals and real 
estate firms.  Margaret has worked throughout the Northeast since 1989.  In the past 26 years, the firm 
has assisted its clients in permitting more than eight million square feet of retail, office, golf course, 
college, grocery, senior housing and residential development. 

Margaret Murphy and her associates at CRG have led the outreach efforts for many real estate devel-
opments throughout the Northeast.  They have also managed several town meeting campaigns and 
worked on many statewide referendums and elections.  Their extensive experience and knowledge of 
permitting, traffic, water, sewer and environmental issues allows them to assist their clients in a num-
ber of ways.  They have assisted their clients in a number of matters such as managing abutter and 
neighbor groups, organizing both celebratory and outreach events and a wide variety of research.  
The firm has also followed a variety of municipal and legislative issue for its clients.  They have also 
managed the approval process for a number of smaller developments in Massachusetts. 

Margaret Murphy has also worked with a number of housing activists and organizations including 
Citizens Housing and Planning Association (CHAPA), Massachusetts Housing Finance Agency, the Mas-
sachusetts Department of Housing and Community Development, and the Greater Boston Real Estate 
Board to increase the production of market rate and affordable housing. She served as the Executive 
Director of the Affordable Housing Business Coalition. 

She has worked on a number of Chapter 40B and Chapter 40R developments throughout the Com-
monwealth and has assisted her clients in the permitting of over 5,000 units of housing.  At the state 
level, she has worked with other housing activists to promote legislative changes to Chapter 40B that 
will ensure the continued production of affordable apartments, homes and condominiums.

CRG has prepared a multitude of materials for its clients including PEL and ZBA applications, Power 
Point and video presentations and other collaterals such as brochures, websites, etc.  The firm has 
worked with municipal entities to produce appropriate Inclusionary Housing Plans.

Margaret’s lengthy experience as a local town official and her 26 years as a real estate professional 
enable her to understand and respond to local issues and concerns.  For over 20 years, she has served 
on a number of local boards and committees in her home town, including nine years on the Needham 
School Committee, 15 years as an elected Town Meeting Member, Chair of a PIP group for a contami-
nated site, a member of the Community Preservation Committee and the chair of the Needham Com-
prehensive Community Housing Committee.  She is a member of the League of Women Voters.

88 Edgewater Drive, Needham, MA 02492 Phone:  781-449-6260, 

Contact:  Margaret Murphy, comres@comcast.net
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40B Consultant, Michael Jacobs, MHJ Associates

Michael Jacobs has been a practicing professional in the affordable housing filed for over 39 years.  In 
addition to his current consulting practice as principal of MHJ Associates, he has held a range of posi-
tions in both the public and private sector, including senior positions at the Boston Housing Author-
ity, the Massachusetts Housing Finance Agency, the ADS Group, a healthcare/assisted living provider 
and National Development, a commercial and residential real estate development firm.

MHJ Associates provides development and financial consulting on both rental and for-sale proj-
ects to public, non-profit and for-profit clients.  Services include securing debt and equity as well as 
providing technical assistance to municipalities and developers in the permitting of comprehensive 
permit projects throughout Massachusetts.  Recent projects have involved both tax-exempt and 
conventional financing, 4% and 9% Low Income Housing Tax Credits, state LIHTC’s, federal and state 
historic credits and a variety of subordinate debt loan programs.  In addition to his consulting prac-
tice, Mike serves as a vice chairman of the Brookline Housing Authority and is a member of the Town 
of Brookline’s Housing Advisory Board.

41 Coolidge Street

m.jacobs@mhjassociates.com

phone 617.232.7475

fax 617.879.1617
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Construction Manager-Randy Bern and Peter Koska, Chilton Development

Chilton Development is pleased to offer one of the finest custom built homes and remodeling ser-
vices available today.  Our expertise in producing a home of superior quality and timeless beauty 
comes from experience in building and remodeling over 150 homes in the past 14 years.  Our team is 
composed of a compliment of builders, civil engineers, landscape architects and on-site supervisors 
with practical field experience totaling 75 years.

Chilton’s primary goal is to establish a tradition of lasting relationships based on trust, quality crafts-
manship and customer satisfaction.  We at Chilton Development take a great deal of pride in adding 
our clients’ invaluable input to our decades of professional experience to develop the best plan and 
price possible.

Randy Bern is President and founder of the Chilton Development Company, Randy has been involved 
in the construction business since he was a very young boy.  His family has owned a construction 
company, a concrete manufacturing company and a real estate management company.  After receiv-
ing his Bachelor of Science Degree in Civil Engineering from the University of Vermont, he founded 
Chilton Development 14 years ago.  He has been President and CEO ever since and has earned the 
respect of all of his colleagues and clients.

Peter Koska, Director of Development for Chilton received a Bachelor of Science Degree in Landscape 
Architecture from the University of Massachusetts.  He has continued his education in construction 
management at Wentworth Institute of Technology.  He also has studied construction law at North-
eastern University.  Mr. Koska received a National Award, presented to him by Nancy Reagan in 1981.  
He was in charge of construction of the main service building at the Chelsea Navy Yard and the Pavil-
ion in the Shipyard Park at the Charlestown Navy Yard.

Chilton Development Company, Inc.

Ph:  781.878.1113 – Fax:  781.878.1158

Email:  info@chiltondevelopment.com
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Public Affairs Consultant, Taylor Howell, HTM Communications 

HTM Communications is a public affairs service provider that plans, executes and monitors results of 
media campaigns and PR initiatives. Taylor Howell, founder and President, oversees the HTM team 
that collaborates with clients to grow their networks and deliver targeted communication strategies. 
Services include public affairs consulting, social media optimization, blogging, news releases, video 
production services, website design, media coverage and expert quotes, speech writing, awards and 
recognitions, research, writing, brand management and consultation.  

Taylor applies her public affairs skills at HTM Communications through her work with a number of 
Boston-based organizations including, but not limited to, The South Shore YMCA, Scribe Partners, 
Hint Interactive LLC, KAMM LLC, SmartCode, PES Associates Inc. and Atlantic Development. Recent 
initiatives included working one-on-one with environmental engineering firm PES Associates Inc. 
to develop their overall brand strategy and build awareness for their services, this lead to their 2015 
Boston Business Journal Best Mixed-Use Project award. In continuation, Taylor developed their mar-
keting strategy and worked to further grow their networks through social media optimization, web 
design, blogging, brand management and consultation.

Community outreach endeavors include the 2012 U.S. Senate campaign for Scott Brown and public 
affairs activities with McDermott Ventures LLC for Suffolk Construction, CSX Corporation and The 
Chiofaro Company. 

Taylor serves as a board member for the Thomas Crane Public Library Foundation, using her commu-
nity outreach experience to serve Quincy Massachusetts residents by strengthening the mission and 
the resources of the library. In addition, Taylor also serves as the Boston president for Femfessionals 
LLC; an organization that serves to connect and empower women in business. Her contributions for 
both organizations are evident through events and outreach programs she oversees and executes. 

Taylor Howell 

Phone: 781-635-8112

Email: taylor@htmcomms.com 
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     VII.   SITE & PROJECT INFORMATION

A. EXISTING CONDITIONS

Surfside Commons at 106 Surfside Road will be located along the Surfside Road bike path and close 
to both the Surfside/Fairgrounds bus stop and Surfside/Boulevarde bus stop.  Its central location will 
enable Surfside Commons residents to walk or bike to the schools, the hospital, and the mid-island 
retail and commercial areas as well as to many recreational activities.  North, south and west of the 
site, in the immediate area, are residential homes.  East of the site is Camp Richard (see 1-Mile Radius 
plan).  North along Surfside Road are the High School, Middle School and Elementary School along 
with small businesses and restaurants.  Approximately 1 mile south is Surfside Beach. 

The property is relatively flat and primarily an open field with a single family home.  The Applicant 
has spoken with Housing Nantucket about making the home available to the covenant home pro-
gram on Nantucket.  The existing home has a well and on-site septic system.  A majority of the prop-
erty is zoned LUG-2 with a small portion of the property zoned LUG-3 and the entire property is in 
the Lower Nantucket Wellhead Protection District.  The LUG 2 and LUG 3 zoning districts, subject to 
applicable regulations, allow the following uses; primary dwelling, secondary dwelling, accessory 
apartment and garage apartment.  There are no wetlands on or near the property.  A small, approx-
imately 3,000 SF, area in the easterly portion of the site is designated as NHESP Priority Habitats of 
Rare Species, the area has been fenced off and no work is proposed in that area.  Municipal water and 
sewer are available near the Surfside Road and Fairgrounds Road intersection.  Electric, cable and 
internet service are available along Surfside Road
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B. PROJECT DESIGN AND PROGRAM DESCRIPTION

Surfside Commons is comprised of four apartment buildings organized around a open space core 
adjacent to a pool, resident amenity area, and a clubhouse/leasing center.  Building sideyard setbacks 
from adjacent residential properties are at or exceed 15’, the same as required in the underlying zon-
ing district.

Vehicular access will be provided through an entry from Surfside Road at the existing entrance to 
the property across from the Gladlands Avenue entrance.  Parking and emergency vehicle access is 
provided adjacent to each residential building with a looped circulation system.

The Nantucket style clubhouse is designed to be welcoming from both the main access drive and the 
residential portion of the site.  The amenity area and lounge are carefully sited in the clubhouse for 
convenient use by residents and overlook a pool and recreation area.  The attractive exterior design 
of the clubhouse building combined with the state-of-the-art interior design will encourage resi-
dents to gather and will reinforce pedestrian connection across the site.

The residential buildings are designed with a Nantucket feel.  The architecture of each residential 
building is articulated with changes in the exterior wall, including wood shingles, topped by a sloped, 
asphalt-shingled roof with multiple gables, traditional shingles, bays, and projecting and recessed 
balconies.  The design looks to reduce the mass and scale of the exterior material.

The typical one, two and three bedroom apartment homes are designed with open kitchen/living 
areas and comfortable bedrooms and bathrooms with large closets.  Each unit will have an in-unit 
washer/dryer and large windows that provide abundant natural light.

The community will include many design elements from the United States Green Building Council.  
These include the incorporation of high quality low VOC finishes and individual environmental con-
trols.  Each unit will also contain modern energy efficient appliances, heating and cooling, and Energy 
Star lighting fixtures to add to an overall sense of luxury and quality.

The 2-1/2 to 3-1/2 story height with use of the loft area is an efficient use of the buildings and is typi-
cal of the neighborhoods on Nantucket.  The massing of buildings is in the range of other sustainable 
compact neighborhoods on the island.
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C.   TABULATION of APARTMENTS and SITE SUMMARY

UNIT  UNIT DESCRIPTION   UNIT   TOTAL   TOTAL
STYLE      LEASEABLE  UNITS   LEASEABLE
      SF      SF

A  2 bedroom w/den  1,336   2   2,672

B  2 bedroom w/den  1,215   8   9,720

C  3 bedroom   1,336   6   8,016

D  2 bedroom   1,333   2   2,666

E  3 bedroom   1,361   6   8,166

F  2 bedroom w/den  1,240   8   9,92

G  2 bedroom w/den  1,360   2   2,720

H  2 bedroom     1,170   6   7,020

I  2 bedroom   1,055   8   8,440

J  2 bedroom   1,170   2   2,340

K  1 bedroom       888   2   1,776

L  2 bedroom w/den  1,322   4   5,288

      Total   56              68,744

SITE SUMMARY

 Total Lot Area                108,528 S.F. 

 

 Total Building Footprint Area   27,452 S.F.  (25%)

 Total Parking Space Area   15,435 S.F.  (14%)

 Total Pave Driveway and Access Ways 29,177 S.F.  (27%)

 Total Paved Area    44,612 S.F.  (41%)

 Remaining Open Space Areas  36,464 S.F.  (34%)
                                                         

Note: See site plans and architectural plans for location of units and additional detail.
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VIII  PROJECT IMPACTS

TAB
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VIII  PROJECT IMPACTS

A. MUNICIPAL SERVICES & UTILITIES

 1. SEWER SYSTEM
  The Town has adequate Sewer capacity.  Surfside Commons will generate approximately   
  13,420 GPD of Title V sewer flow.  The project will include a gravity sewer system which will 
  flow to an on-site pump station.  From there sewage will be transported via a new force   
  main to be installed along Surfside Road and Fairgrounds Road.

 2. WATER SYSTEM
  The Town has adequate water supply to accommodate the project.  Surfside Commons will   
  be connecting to an existing 12” water main at the intersection of Surfside Road and Fair 
  grounds Road then installing a new water main in Surfside Road with hydrants for fire  
  suppression.  The 8/3/2009 Surfside Area Plan  “recommends extending the municipal water 
  lines to the Surfside area in order to provide an adequate system of hydrants to aid in fire  
  suppression”.  This new water main will aid in fire suppression and allow for water service to 
  the surrounding properties.

 3. STORMWATER MANAGEMENT
  The stormwater management system for the development will utilize Best Management  
  Practices established by the Commonwealth of Massachusetts.  

 4. ELECTRIC, CABLE & INTERNET
  Electric, Cable and Internet are available for Surfside Road.

 5. PROPANE
  An in ground propane system will be installed to service the community in compliance with 
  all applicable state standards.
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B. CONSTRUCTION IMPACTS

 1. NOISE
  No construction activity on the property which may cause noise, vibration, glare, dust,  
  debris, or other detrimental impacts on adjacent lots and will not take place prior to 7:00 am 
  or after 6:00 pm Monday through Friday or prior to 8:00 am or after 5:00 pm on Saturday.  No 
  outside construction activity shall take place on Sunday.  Contractors will be instructed not  
  to leave vehicles idling to reduce air and noise pollution.
 
 2. AIR QUALITY AND DUST
  Crushed stone at the construction entrance, combined with a vegetation cover and water  
  sprinkling, as necessary, will be employed to control dust.

 3. EROSION AND SEDMENTATION CONTROL
  A silt sock system shall be install along the property line downgradient from disturbed areas  
  of the site.  These barriers will prevent erosion from entering these areas.  The barriers will  
  remain in place and be maintained in good working order until the areas contained within  
  have become stabilized.  Track Pads will be established at the construction entrance.

C. TRAFFIC ANALYSIS

Traffic Assessment Executive Summary by Bristol Traffic & Transportation Consulting starting 
on next page.
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TRAFFIC ASSESSMENT 
Proposed Surfside Commons, Rental Apartments, 106 Surfside Road, Nantucket, MA 
 

Bristol Traffic & Transportation Consulting LLC  Page E- 1 
 

TRAFFIC ASSESSMENT – 
SURFSIDE COMMONS PROPOSED 56 UNIT RENTAL APARTMENT 
PROJECT, 106 SURFSIDE ROAD, NANTUCKET, MA 
 
Prepared By: Bristol Traffic & Transportation Consulting LLC 
October 6, 2015 
For: Atlantic Development 
 
 
EXECUTIVE SUMMARY 

 
 

1. INTRODUCTION 
 
Bristol Traffic & Transportation Consulting LLC has conducted this Traffic Assessment for 
a proposed rental apartment 40B project to be located on the east side of Surfside Road 
directly across from the Gladlands Avenue intersection.  Due to its’ proximity to the 
Nantucket Mid-island area, it will be located less than a mile radius from many town and 
commercial facilities such as the Elementary Schools, the Post Office, Fire Station, Police 
Station, Stop & Shop, restaurants, Surfside Beach and a number of small business offices.  
Just beyond the 1 mile radius are located other amenities such as the Nantucket High 
School, Cottage Hospital, Boys & Girls Club, Banks, and retail shopping opportunities.  
Within a 2 mile radius is the entire downtown commercial area and Steamship Authority 
pier, the airport and numerous beach access points, many of which are connected to the 
bike path network along the roadways. 
 
This traffic assessment has been prepared for review by the Town of Nantucket review 
Boards and the Public in general as well as the State 40B Review Agents to assist each in 
determining the level of traffic that this development may generate.  Due to the fact that 
these apartments are for year round tenants, the majority of whom already live on 
Nantucket, Surfside Commons should not be considered as entirely new traffic to 
Nantucket.  Instead it will provide housing for many local residents who already drive on 
the surrounding streets and downtown area with those trips being dispersed on the local 
street network surrounding the project site.  A comparison of site traffic to the existing 
traffic already using the local street network is provided in Table 4 to indicate the minor 
percentage change this project will have on traffic in the surrounding community (< 3% 
increase at Study Intersection).   
 
The traffic related matters addressed in this report are based on discussions with various 
Nantucket citizens, committee members and the planning staff members.  Due to the fact 
that apartments on average generate approximately two-thirds as many vehicle trips per day 
as single family residential homes and an existing off-road bike / multi-use path is 
conveniently located directly across the street from the site, the vehicle trips from this 
project are anticipated to be significantly reduced during Nantucket’s peak summer traffic 
periods.  The Surfside Road multi-use path connects to the schools and to the nearby 

58



TRAFFIC ASSESSMENT 
Proposed Surfside Commons, Rental Apartments, 106 Surfside Road, Nantucket, MA 

Bristol Traffic & Transportation Consulting LLC   Pg  E-2 

Fairgrounds Road and South Shore Road bike paths, making pedestrian and bike travel 
from this project very attractive.  
 
Also to be included is an assessment of site driveway sight distance adequacy to assure that 
the site will provide a safe ingress and egress to its’ inhabitants and to the traveling public 
along Surfside Road.  Since the only significant intersection in the vicinity of the project 
site that may experience much of the sites’ traffic is the Surfside Road / Fairgrounds Road / 
S. Shore Road intersection, this traffic report will analyze any potential impact that site 
trips could possibly make on that location and is considered to be the Study intersection for 
safety and capacity. 
 
This assessment includes the following subjects: 
 

 Pedestrian access and circulation in the area surrounding the site; 
 Sight distance analysis at the site driveway; 
 Determination of site generated traffic volumes and their anticipated distribution 

at the site driveway and at the above mentioned study intersection located 
approximately 1,000 feet (<0.2 miles) north of the site driveway; 

 Presentation of a site traffic estimate comparison to traffic on Surfside Road at 
the study intersection, based on new peak hour data collected at that 
intersection August 13th and 15th, 2015;  

 Capacity Analysis of the study intersection for existing 2015 No-Build traffic 
and future 2020 No-Build versus 2020 Post-Build traffic Levels of Service;  

 Discussion of impact of proximity of the NRTA Bus Stops on Fairgrounds 
Road at its’ intersection with Surfside Road and at the Surfside Road / 
Boulevarde intersection. 

 
This report documents the findings and conclusions of the traffic assessment for this site.  
The development entrance / egress being located on Surfside Road directly across from 
Gladlands Avenue, forming a four-way intersection, will avoid interlocking of vehicles with 
that side road traffic.  Currently the property includes an occupied single family residence 
with its’ driveway located a short distance to the south of the proposed project driveway.  
The residence will be removed from the site eliminating the trips from the site that exist 
today.  The proposed apartments will be in four buildings with onsite space to include a 
swimming pool and club house building for tenant activities.  The anticipated build-out 
would likely occur within the next one to two years.   
 
1.1 Scope of Study 
 
Based on a review of the area street network it was concluded that this assessment should 
provide future site trip generation estimates with a comparison of those site volumes to the 
traffic already traveling at the study intersection.  Also a capacity analysis and accident 
history review of the study intersection will be conducted.  The available sight distance at 
the site driveway for exiting vehicles and for approaching vehicles will be determined to 
show that the recommended safe stopping sight distance for Surfside Road traffic will be 
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provided for a safe egress / entrance location.  A review will be conducted pertaining to 
pedestrian and bicycling activity and their connectivity to the surrounding bike path 
network.  Pedestrian and bicycle counts were included in the Study intersection turning 
movement counts included in Appendix A on sheets that are labeled Peds and Bikes. 
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2. EXISTING CONDITIONS 
 
The existing roadways and intersections within the vicinity of the proposed development 
were evaluated including land uses, geometrics and traffic volumes.  The following are brief 
discussions about the existing roadways and intersections.  
 
2.1 Existing Street System 
 
2.1.1 Existing Roadways 
 
Surfside Road - Within the vicinity of the proposed development Surfside Road runs 
generally in a northwest-southeast direction, providing a link between the schools and 
hospital area to the north and south to the shore and beaches.  The pavement width in the 
vicinity of the project varies between 21 and 24 feet with narrow striped shoulders and a 
multiuse / bike path located on the west side of Surfside Road extending from the schools 
to the Surfside Beach parking lot to the south.  The speed limit on Surfside Road is 35 
MPH. 
 
Fairgrounds Road -  Only 1,000 feet north of the site driveway, Fairgrounds Road connects 
to Old South Road to the east with the Police Station, Town Planning offices and a 
restaurant and residential parcels located along its length and a multi-use / bike path 
provided is for its’ entire length.  Also included is an NRTA bus stop adjacent to the 
Surfside Road intersection.   
 
South Shore Road – This road extends to the southwest to the shore beaches with a bike 
path along its’ length. 
 
Each of these roadways provides two travel lanes with a mix of land uses consisting of 
commercial, residential and municipal uses. 
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2.1.2 Existing Adjacent Intersections & Proposed Site Driveway Location. 
 
Surfside Road at Fairgrounds Road / South Shore Road - At this intersection all four 
approaches are stop sign controlled with pedestrian / bike crosswalks to connect the three 
bike paths at this study intersection.  Sight lines are clear in all four directions from the 
stopped position, well beyond the required distance for a safe Stopping Sight Distance 
(SSD) at a 35 MPH speed.  This intersection has been analyzed as the Study Intersection 
due to its’ significance and Figure 2 shows the road and bike path layouts. 
 
2.2 Existing Traffic Operations 
 
2.2.1 Traffic Counts 
 
In order to quantify existing peak tourism traffic conditions and identify predominant traffic 
patterns on Surfside Road near the site, BTTC obtained August 2015 turning movement 
counts (TMC)’s for the study intersection at Fairgrounds Road / S. Shore Road.   
 
The intersection TMC’s were performed on August 13th and 15th during the peak summer 
season.  Weekday counts were collected for the AM peak period (6:00 to 9:00), the 
Midday period (11:00 to 1:00) and the PM peak period (3:00 to 6:00). The weekend count 
was conducted on a Saturday for the mid-day peak period (10:00 AM to 2:00 PM).   
 
Existing background traffic in the site area is anticipated to grow by 1.0% per year going 
forward from year 2015 to 2020 without the project trips.  This growth rate was agreed to 
as being reasonable for the project in 2020 by the Planning Transportation Department 
personnel.  Figures 5 & 6 indicate the anticipated traffic volumes at the study intersection 
in year 2020 without the site project trips being added.  These volumes allow one to 
analyze the site traffic impacts in year 2020 when the site should be completed with full 
occupancy compared to traffic in 2020 if the project trips are not present. 
 

64



Surfside Road at Fairgrounds Road / South Shore Road
Future No-Build 2020 Weekday AM, MD, PM Peak Hour Turning Movement Counts

Nantucket, MA - Surfside Rd. at Fairgrounds Rd. / S. Shore Rd.
Turning Movements for One hour Starting with 8:00 AM (Vehicles)
Counts conducted by Precision Data Industries - Thurs. 8-13-15 Weather: Clear
Growth Factor = 1.05
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Surfside Road at Fairgrounds Road / South Shore Road
Future No-Build 2020 Saturday Midday Peak Hour Turning Movement Count

Nantucket, MA - Surfside Rd. at Fairgrounds Rd. / S. Shore Rd.
Counts conducted by Precision data Industries - 8-15-2015
Growth Factor = 1.05

Turning Movements for One hour Starting with 10:45 AM
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2.3 Existing Sight Distance  
 
The stopping sight distance at the proposed site driveway was checked by BTTC using the 
survey topographic plans north of the site along Surfside Road and available GIS   
information along with site photographs.  These sources verified that the small vertical 
curve between the site driveway and the study intersection and a horizontal curve to the 
south would not obstruct the drivers view at a distance less than the required safe Stopping 
Sight Distance (SSD).  Surfside Road has a straight alignment in both directions to beyond 
the recommended SSD thereby not obstructing the drivers view for long distances.  
Surfside Road is also relatively flat with a small percentage slope (1% to 2%) downhill to 
the south and uphill to the north.  In both directions any vertical change in grade is at a 
distance from the site driveway that well exceeds the recommended SSD and does not 
impair sight lines at the driveway.  
 
Two types of sight distance1 lengths for intersecting roadways or driveways as 
recommended by the American Association of State Highway and Transportation Officials 
(AASHTO) are the Intersectional Sight Distance (ISD) and Stopping Sight Distance (SSD).  
Even though ISD is longer and is desirable to improve intersection operational efficiency, 
the minimum requirement for safety is the SSD. 
 
The posted speed limit is 35 mph on Surfside Road.  The minimum stopping sight distance 
requirements set forth in the AASHTO publication indicates that for a 35 mph approach 
speed the SSD for oncoming traffic to safely stop is 250 feet, whereas for a 40 mph travel 
speed the SSD needed is 305 feet.  ISD for left turn, the worst case movement, is 390 feet 
and 435 feet for those same travel speeds.  Table 1 shows a comparison of the required to 
actual SSD and ISD available at the two site driveways for 35 mph. 
 
Table 1 
EXISTING Stopping Sight Distance & Intersection Sight Distance 

 
 

               Location / Direction            

 
AASHTO 

              Criteria 35 MPH          

 
Available 

                Distance           

 
Satisfied/ 

        Not Satisfied         
 
Surfside Road at Driveway 

To North 
To South 

SSD      ISD 
 

250'      335' 
250'      390' 

SSD      ISD 
 

>400'      >450' 
>400'      >450' 

 
 

Satisfied 
Satisfied 

 

 
The site driveway ISD is measured back from the edge of travelway where the drivers eye 
would view the oncoming traffic in the far lane to the right for southbound traffic and in the 
near lane to the left for northbound traffic.  To assure that the line of sight is clear, a 
triangular area of vegetation will be trimmed on each side of the proposed site driveway to 
make sure the sight lines are clear. 
 

                                                        
1 American Association of State Highway and Transportation Officials (AASHTO, A Policy On Geometric 
Design of Highways and Streets, 2011). 
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Although Surfside Road is posted for 35 mph, based on the information provided in Table 
1 the available sight distances for the site driveway location exceeds the AASHTO 
minimum SSD and ISD requirements for 40 mph. 
 
2.4 Pedestrian Access and Circulation 
 
Currently there is a multiuse / bike path on the west side of Surfside Road that connects to 
the study intersection where that path continues north to the schools and Sparks Avenue 
and south to the Surfside Beach parking lot.  At the study intersection the path connects 
with the South Shore Road multiuse / bike path continuing southwest to the shore and 
beaches and connects with the Fairgrounds Road multiuse / bike path to the east (see 
Figure 2), which also connects to the Old South Road multiuse / bike path.  To access the 
Surfside Road path pedestrians and bicyclists can cross Surfside Road to the west side and 
continue on the bike path network throughout the area.  A pedestrian crosswalk and 
crossing signs will be installed on the Souteast side of the site driveway, if deemed 
appropriate by the review agencies, to make drivers aware of the potential for pedestrian 
crossings. 
 
The NRTA bus currently stops on the north side of Fairgrounds Road a very short distance 
from Surfside Road with a bench for riders to sit while awaiting bus arrival.  This bus stop 
is only 1,000 feet north of the proposed project site, less than 0.2 miles or just over 4 
minutes walking distance.  Pedestrians or bicyclists can walk or ride to this stop from the 
site and take the bus for the Miacomet or Surfside Beach routes during peak tourism 
summer season, transported into the downtown section of town or to the Surfside Beach 
parking lot.  A second, closer bus stop on the Surfside Beach NRTA route is located at the 
Surfside Road / Boulevarde intersection only 700 feet away, less than a 3 minute walk from 
the project site driveway, with that route traveling from the beach parking lot into 
downtown Nantucket. 
 
2.5 Accident Research and Analysis 
 
2.5.1 Accident Data 
 
This corridor was studied to identify safety deficiencies.  Accident data was 
requested from and provided by MassDOT for the most recent 3 year period of 
2011, 2012 and 2013.  A search of this data indicates there were no reported 
accidents at either the Study intersection or Surfside Road at Gladlands Road 
intersection or near to those intersecitons. 
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3  TRIP GENERATION AND DISTRIBUTION 
 
3.1 Analysis Methodology and Assumptions 
 
Potential Site Traffic has been estimated in order to determine the extent of change in 
traffic conditions caused by the development of this project.  In order to make this 
determination, the following assumptions and methodology were employed: 
 
Existing background traffic in the site area will grow by 1.0% per year going forward 
from year 2015 to 2020 without the project trips.  This growth rate was agreed to as being 
reasonable for the project in 2020 by the Planning Transportation Department personnel 
(see Figures 5 & 6). 
 
Traffic generation estimates for the project were prepared using the Institute of 
Transportation Engineers publication titled Trip Generation Manual, 9th Edition, 2012.   
 
Trip distribution directional splits for site traffic entering and exiting the site on Surfside 
Road follow the existing count percentages for north and east traffic volumes based on the 
Study intersection split in traffic (see Figures 7 through 10 for site driveway and study 
intersection site trip movements).  To the south most traffic is to residential parcels and 
the beach areas with a portion of the new site trips anticipated to use the bike path, the 
NRTA stop on Fairgrounds or at Boulevarde and along both Fairgrounds Road and 
Surfside Road to access the many amenities available on those routes.  
 
Cumulative traffic for the proposed project on the existing conditions 2020 study 
intersection were then determined by superimposing the project-generated traffic onto the 
existing traffic expanded to the year 2020 Build scenario (see Figures 11 & 12). 
 
3.2  Trip Generation And Distribution 
 
Trip generation estimates were prepared for the proposed development.  The traffic 
estimates were determined using the Institute of Transportation Engineers publication 
entitled Trip Generation Manual, (TGM)2.  Various studies have determined that particular 
land uses such as supermarkets, office buildings, and residential land uses, exhibit certain 
traffic volume characteristics.  Some of these characteristics include:  1) Total entering and 
exiting volume within a 24-hour period; and 2) Peak hour traffic characteristics.  The traffic 
generation data is then compared to specific land use characteristics such as: the number of 
dwelling units, the number of parking spaces, and/or the gross square footage of proposed 
buildings.  This data was utilized to develop site-specific traffic volumes for this project. 
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Table 3 
ITE TRIP GENERATION PER LAND USE CODE (2-Way Enter & Exit) 

ITE Use Description AM Peak MD Peak PM Peak Saturday 
Code  Hour Trip Hour Trip Hour Trip Peak hour 

  Ends Ends Ends Trip Ends 
220 Apartment 33 49 49 42 

 
Please note that Table 3 Trip Ends include a trip to the site and another trip exiting the site.  
Actual vehicle counts are one-half of these numbers. 
 
A year round rental apartment project will draw many occupants from the current residents 
on Nantucket due to a shortage of economical housing units, thus many of the projected 
tenants are currently driving on the streets of Nantucket and should minimize the new trips 
arriving via ferry in the downtown areas.  It is also anticipated that with excellent 
pedestrian, NRTA and bike access, more people will travel from and to the site without 
using a car, especially during the highest traffic periods during summer months. 
 
The following Figures 7 and 8 show the ITE estimated site driveway trips with the 
distribution following approximate current trends for traffic and an estimated percentage of 
trips that will use the south direction to access the Surfside Beach area during the analysis 
period of peak summer months.  Figures 9 and 10 show the site trips assigned to the study 
intersection at Fairgrounds Road based on existing directional traffic splits during the count 
periods and the anticipated partial use of bicycles and NRTA in the vicinity of the project, 
to avoid traffic congestion during peak summer months. 
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Surfside Road at Site Driveway / Gladlands Avenue
Site Driveway Build Weekday AM, MD, PM Peak Hour Turning Movements

Assume Weekdays 20% of these trips will be by bike or bus, not vehicular trips.
Nantucket, MA - Surfside Rd. at Site Driveway estimated site trips
Turning Movements for One hour Starting with 8:00 AM (Vehicles)
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0
0 85% 21

0 0 MD 0 25
0 15% 4

24

12%
0 49

Total Hour 4 0 0 3 7

Volume= 49 3

SURFSIDE ROAD

Turning Movements for One hour Starting with 4:00 PM (Vehicles)

SURFSIDE ROAD

N 26

42 0 0 26 16

GLADLANDS AVENUE 85% SITE DRIVEWAY

0
0 85% 16

0 0 PM 0 19
0 15% 3

30

15%
0 49

Total Hour 3 0 0 4 7

8:00-9:00

12:00-1:00

4:00-5:00

Total Hour 3 0 0 4 7

Volume= 49 4

SURFSIDE ROAD

See Appendix B for ITE site trip calculations

BTTC  21500104
Figure 7

Compiled By:  Bristol Traffic + Transportation Consulting, LLC
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Surfside Road at Site driveway / Gladlands Avenue
Site Driveway Build Saturday Midday Peak Hour Turning Movements

Assume Weekends 25% of these trips will be by bike or bus, not vehicular trips.

Nantucket, MA - Surfside Rd. at Site Driveway estimated site trips

Turning Movements for One hour Starting with 10:45 AM

 
SURFSIDE ROAD

N 19

33 0 0 19 14

GLADLANDS AVENUE 80% SITE DRIVEWAY

0
0 80% 14

0 0 MD 0 18
0 20% 4

24

20%
0 42

Total Hour 4 0 0 5 9

Volume= 42 5

SURFSIDE ROAD

Figure 8
See Appendix B for ITE site trip calculations.

10:45-11:45

BTTC  21500104
Compiled By:  Bristol Traffic + Transportation Consulting, LLC
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Surfside Road at Fairgrounds Road / S. Shore Road
Site Assigned Vehicle Trips Build Weekday AM, MD, PM Peak Hour Turning Movements

Nantucket, MA - Surfside Road at Study Intersection estimated site trips
Turning Movements for One hour Starting with 8:00 AM (Vehicles)

SURFSIDE ROAD

4

N 14 0 4 0 10

S. SHORE ROAD FAIRGROUNDS ROAD
55%

1
0 0

0 0 AM 0 3  
0 3% 42% 3

6
58%

5% 37%
1 9

Total Hour 7 1 10 6 24

Volume= 24 17

SURFSIDE ROAD

Turning Movements for One hour Starting with 12:00 PM (Vehicles)

 
SURFSIDE ROAD

N 11

22 0 11 0 11

S. SHORE ROAD FAIRGROUNDS ROAD
65%

1
0 0

0 0 MD 0 6
0 1% 34% 6

5
67%

2% 31%
1 11

Total Hour 17 1 11 5 34

Volume= 34 17

SURFSIDE ROAD

Turning Movements for One hour Starting with 4:00 PM (Vehicles)

SURFSIDE ROAD

N 12

20 0 12 0 8

S. SHORE ROAD FAIRGROUNDS ROAD
58%

0
0 0

1 0 PM 0 8
1 4% 38% 8

5
60%

3% 37%
1 13

Total Hour 21 0 8 5 34

8:00-9:00

12:00-1:00

4:00-5:00

Total Hour 21 0 8 5 34

Volume= 34 13

SURFSIDE ROAD

See Appendix B for ITE site trip calculations

BTTC  21500104
Figure 9

Compiled By:  Bristol Traffic + Transportation Consulting, LLC
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Surfside Road at Fairgrounds Road / S. Shore Road
Site Assigned Vehicle Trips Build Saturday MD Peak Hour Turning Movements

Nantucket, MA - Surfside Rd. at Study Intersection estimated site trips

Turning Movements for One hour Starting with 10:45 AM PM Vehicles

 
SURFSIDE ROAD

N 8

15 0 8 0 7

S. SHORE ROAD FAIRGROUNDS ROD
58%

1
0 0

1 0 MD 0 5
1 4% 37% 5

4
61%

5% 34%
2 9

Total Hour 14 1 7 4 26

Volume= 26 12

SURFSIDE ROAD

10:45 - 11:45

See Appendix B for ITE site trip calculations

BTTC  21500104
Figure 10

Compiled By:  Bristol Traffic + Transportation Consulting, LLC
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Table 4 compares the new site generated trips at the study intersection to the existing 
traffic volumes already traveling through the study intersection in year 2020. 
 
Table 4  
NEW SITE TRIPS VS. 2020 NO-BUILD TRAFFIC VOLUMES 
AT THE STUDY INTERSECTION. 

 
 
                        Intersection                     

 
 

         Peak Period      

 
2020* 

Existing Vol 

 
New Build 
Site Trips 

 
 

Increase 
 

Surfside Rd/Fairgrounds Rd/S.Shore Rd Weekday AM 
Weekday MD 
Weekday PM 

Saturday Midday 
 

1022 
1183 
1264 
1120 

24 
34 
34 
26 

2.3% 
2.9% 
2.7% 
2.3% 

*Total traffic traveling through study intersection during 1 hour peak period. See Figures 5, 6, 9, 10. 
 
The results in Table 4 indicate that the proposed development will add a rather minor 
change in the amount of traffic traveling through the area near the site during the busiest 
season of the year.  This indicates the minor impact, under 3% additional traffic during 
each of the peak hours of travel, that this project will have on the existing traffic operations 
in the area. 
 
3.4  Highway Capacity Analysis at Study Intersection 
 
Using the 2015 and Future 2020 Existing Conditions No-Build and Build Peak 
Hour turning movement counts the existing and future conditions capacity 
analysis was performed on the Study Intersection for the weekday AM, MD and 
PM and Saturday MD peak hours.  The results of these analyses are shown in 
Table 5 through 7 and the printouts can be found in Appendix D of the full 
report. 
 
Capacity analysis assesses traffic operations in terms of Level of Service (LOS) 
that is a concept developed by transportation engineers to quantify the level of 
operation of intersections and roadways.  LOS measures are classified in grades 
"A" through "F" indicating a range of operation from LOS "A", signifying the least 
congested level of operation, to "F", the worst. 
 
Level of Service for an unsignalized intersection is defined in terms of delay, 
which is known as control delay.  This criteria is given in Table 5. 

75



TRAFFIC ASSESSMENT 
Proposed Surfside Commons, Rental Apartments, 106 Surfside Road, Nantucket, MA 

Bristol Traffic & Transportation Consulting LLC   Pg  E-19 

 
Table 5 – Level-of-Service 

Criteria for Stop Controlled Intersections 
 

LEVEL OF SERVICE 
(LOS) 

AVERAGE CONTROL 
DELAY (S/VEH) 

A 10 
B >10 and 15 
C >15 and 25 
D >25 and 35 
E >35 and 50 
F >50 

 
Generally, LOS "D" is considered the threshold limit of acceptable operation for an 
unsignalized intersection. 
 
The existing and future LOS at the Study Intersection (calculations included in Appendix D 
of the full report) has been evaluated for the previously defined weekday AM, MD and PM 
Weekday and Saturday MD Peak hours.  The findings of the capacity analyses are 
summarized in Tables 6 through 8. 
 
3.4.1 Existing Intersection 2015 LOS for No-Build Condition 
 

Table 6 
2015 Existing Conditions No-Build Levels of Service 

 
 AM PEAK MD PEAK PM PEAK SAT MD PEAK 
Intersection 
/Movement 

LOSb DELAYc LOSb DELAY
c 

LOSb DELAYc LOS DELAY 

Surfside Rd. at 
Study 
Intersection 

        

NB Approach B 13.7 C 17.0 E 39.2 C 16.1 
SB Approach C 21.9 F 51.0 F 105.3 D 26.9 
EB Approach B 12.5 B 14.7 C 16.8 B 13.5 
WB Approach C 18.5 D 30.9 E 48.8 C 22.0 

a Volume to Capacity Ratio 
b Delay in Seconds per Vehicle 
c Level of Service 
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3.4.2 Future Intersection 2020 LOS for No-Build Condition 
 

Table 7 
2020 Existing Conditions No-Build Levels of Service 

 
 

 AM PEAK MD PEAK PM PEAK SAT MD PEAK 
Intersection 
/Movement 

LOSb DELAYc LOSb DELAY
c 

LOSb DELAYc LOS DELAY 

Surfside Rd. at 
Study 
Intersection 

        

NB Approach B 15.0 C 18.5 F 50.6 C 18.2 
SB Approach D 26.1 F 71.8 F 146.2 D 34.6 
EB Approach B 13.3 C 15.4 C 18.0 B 14.6 
WB Approach C 21.4 E 37.4 F 63.6 D 26.8 

a Volume to Capacity Ratio 
b Delay in Seconds per Vehicle 
c Level of Service 

 
 
3.4.3 Future Intersection 2020 LOS for Build Condition 
 

Table 8 
2020 Existing Conditions Build Volumes Levels of Service 

 
 AM PEAK MD PEAK PM PEAK SAT MDPEAK 
Intersection 
/Movement 

LOSb DELAYc LOSb DELAYc LOSb DELAYc LOS DELAY 

Surfside Rd. at 
Study 
Intersection 

        

NB Approach C 16.3 C 20.2 F 59.3 C 19.9 
SB Approach D 28.7 F 84.6 F 161.6 E 39.7 
EB Approach B 13.7 C 15.7 C 18.5 C 15.2 
WB Approach C 23.2 E 41.0 F 72.9 D 29.6 

a Volume to Capacity Ratio 
b Delay in Seconds per Vehicle 
c Level of Service 
 
A review of Tables 6 and 7 indicates that the study intersection has deficiencies during both 
the 2015 and 2020 No-Build peak periods.  Obviously during the 2020 Build scenario the 
levels do not improve, however they only increase by moderate levels of delay.  This 
indicates that during summer peak periods the existing Study intersection handles sizable 
volumes of traffic and with the small <3% increase from the site it will only change delays 
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by a moderate amount.   Perhaps in the future, due to the significant Surfside southbound 
left turns and Fairgrounds westbound heavy right turns, the study intersection might be a 
candidate for upgrade to a roundabout or other improvement.  
 
 
4. SITE TRAFFIC MITIGATION RECOMMENDATIONS 
 
4.1 Surfside Road at Site Driveway 
 
Vegetation will be removed at both sides of the site driveway to enhance sight lines to 
greater than the distance required for a speed of 40 mph on Surfside Road for both 
Stopping Sight Distance and the desirable Intersection Sight Distances for that speed. 
 
4.2 Pedestrian / Bike Path to NRTA Stops at Fairgrounds or Boulevarde. 
 
Since this project is not expected to produce any significant increases in traffic to the area, 
as is indicated in Table 4 with less than a 3% increase in peak summer peak hour traffic 
periods, it is not deemed necessary to make any intersection or roadway improvements to 
increase capacity.  Deficiencies do exist in capacity at the study intersection without the site 
traffic, not due to the site traffic.  Instead, this project includes improvements that will 
enhance pedestrian and bicycle activity in the area, thereby reducing overall vehicle use. 
 
A new pedestrian crosswalk will be painted and pedestrian crossing signs added to cross 
Surfside Road on the east side of the proposed site driveway to provide site pedestrians 
and bicyclists with a safe crossing to the existing Surfside Road Bike Path located on the 
south side of Surfside Road.  This will help entice the apartment residents to utilize the 
pedestrian / bike path to the Surfside Beach to the south and to the many commercial and 
municipal facilities to the north, including the schools and playground areas.  It will also 
encourage residents to take the 4 minute walk to the existing NRTA bus routes either 
starting at Fairgrounds Road or at Boulevarde, only a 3 minute walk south from the site. 
 
5. STUDY CONCLUSIONS 
 
The project traffic was analyzed for a 56 Unit apartment complex that will be deemed by 
the state as affordable housing per Chapter 40B.  The analysis indicates that the Surfside 
Road area will see only a small increase in traffic from this project ranging from 2.3-2.9% 
over existing condition volumes in year 2020 during peak summer periods at the study 
intersection.  Most of the residents of this development are already using many of the 
businesses in the area or they are already traveling through various roadways on Nantucket 
and the majority will be current residents of the island.  This year round rental of single to 3 
bedroom units will provide a much needed source of affordable housing and will only add a 
minor amount of traffic on the street network surrounding the site.  The analysis utilized 
ITE trip generation statistics, however these trip generation estimates are believed to be 
conservative and many residents are believed to be candidates for using the NRTA and 
Bike Path network surrounding the project site during peak summer months. 

78



TRAFFIC ASSESSMENT 
Proposed Surfside Commons, Rental Apartments, 106 Surfside Road, Nantucket, MA 

Bristol Traffic & Transportation Consulting LLC   Pg  E-22 

Based on the study analysis, it is believed that this project will have only a minor impact on 
the area road network, with most of the site residents coming from the existing traffic flow 
already on Nantucket.  The sight distance analysis summarized in Table 1 verifies that the 
proposed driveway location will be safe and appropriate.  Overall this site development will 
have little if any impact on the surrounding streets during the busiest summer period of the 
year.  
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A.  DHCD Chapter 40B Subsidized Housing Inventory (SHI)
 [INSERT]
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C. DETAILED PLANS

 1. Prototypical Architecture

 2. Clubhouse Architecture

 3. Engineering Plans
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