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S T A F F  R E P O R T  

 

Date:  May 2, 2016 
 

To:  Planning Board  
 

From:  Holly E. Backus 
Land Use Specialist  

 

Re:  Staff Report for May 9, 2016 Planning Board Meeting  
Call to Order: 
 

Approval of the Agenda: 
 

Minutes:  
 March 3, 2016 
 March 7, 2016 
 April 11, 2016 
 April 14, 2016 Special Meeting  

Staff prepared and reviewed the minutes from the past meetings. Staff recommends approval.  
ANRs: 
 #7959 Skiff Lane, LLC, 5 & 7 Skiff Lane (Map 55 Parcels 109-1 & 109.2) 

The purpose of this plan is to divide Lot 3 (as shown on Plan #2002-31) into Lot A and Lot B. The plan creates 
two (2) buildable lots pursuant to a pending Special Permit for secondary residential lot under the Nantucket 
Housing Needs Program for year-round residents (File #10-16).  Lot A is approximately 6,176 square feet and 
Lot B is approximately 4,899 square feet. The proposed lots meet the frontage requirements for R-10, which is 
20’. Should the board approve the pending Special Permit, staff recommends endorsement.  
 

 # 7561 Town of Nantucket, Mequash Avenue, Laurel Street, School Street & Copeland Street 
(Lots A through N) (Map 80)  
The purpose of this plan is a “Roadway Acquisition Plan” for portions of unconstructed sections of Mequash 
Avenue, Laurel Street, School Street, and Copeland Street pursuant to Articles 76 & 77 of ATM 2010. The plan 
creates Lots A through N ranging from 400 square feet to 24,000 square feet. These lots will be available under 
the Yard Sale Program. Staff recommends endorsement.  

 
 #7962 Le Select Properties, Inc., 3 & 5 South Mill Street (Map 55.4.4 Parcel 22.1 & Map 55.4.1 

Parcel 22.3) The purpose of this plan is a perimeter plan. Each lot shown on the plan has frontage on South 
Mill Street which has been in existence since 1955 when the Subdivision Control Law was adopted by the Town 
of Nantucket. Both Lot 8 and Lot 9 have in excess of 50’ of frontage. Staff recommends endorsement.  
 
 #7963 Nantucket Cottage Hospital, 57 Prospect Street (Map 55 Parcel 3) 

The purpose of this plan is a “Taking and Disposition” plan of Parcels 1, 2, 3, 4, and 5 of two private unnamed 
and unregistered ways pursuant to Articles 102 & 103 of the 2015 Town Meeting. Staff recommends 
endorsement.  
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 #7964 Town of Nantucket – L Street (Lots A – C) (Map 59.4) 
The purpose of this plan is to subdivide unconstructed “L” Street and create unbuildable lots: Lot A, Lot B and 
Lot C. These lots will be available under the Yard Sale Program to be acquired by the abutters. Staff recommends 
endorsement.   
 
 #7965 Graham Kilvert, Trustee Mueller Nominee Trust, 34 Prospect Street (Map 55.4.4 Parcel 

77) The purpose of this plan is to create an unbuildable lot (Lot 12) at 41 square feet. Lot 12 will be conveyed to 
and combined with the adjacent lot (Map 55.4.4 Parcel 92).  Staff recommends endorsement.  
 
 #7966 Christopher Gallant & Annette Tremblay, 15A Gray Avenue Map 67 Parcel 683) 

The purpose of this plan is to divide a single lot into Lot 1 and Lot 2. The plan creates two (2) buildable lots 
pursuant to an approved Special Permit for a secondary residential lot under the Nantucket Housing Needs 
Program for year-round residents (File #15-16) which was approved by the board at the April 11, 2016 Planning 
Board Meeting. Lot 1 is approximately 9,057 square feet and Lot 2 is approximately 8,356 square feet. Staff 
recommends endorsement.  
 
 #7967 Michael K. & Dawn E. Holdgate, 15 Exeter Street (Map 76.4.1 Parcel 410) 

The purpose of this plan is to divide the lot into Lot 1 and Lot 2. The plan creates two (2) buildable lots pursuant 
to a pending Special Permit for secondary residential lot under the Nantucket Housing Needs Program for year-
round residents (File #17-16). The proposed lots meet the frontage requirements for LUG-3, which is 200’. 
Should the board approve the pending Special Permit, staff recommends endorsement.  
 

 #7968 Geraldine R. Roos, Tr., 56R Madequecham Valley Road Map 88 Parcels 19, 64 & 65) 
The purpose of this plan is a perimeter plan. Staff recommends endorsement.  
 
 #7969 Annie K. Kay (aka Annie Kay) 18A & 18B Atlantic Avenue (Map 55 Parcels 24.1 & 24.2) 

The purpose of this plan is to divide a single lot, on which two (2) or more buildings were in existence prior to 
1955, when the Subdivision Control Law went into effect. The Applicant provided a copy of the Town of 
Nantucket 1938 Aerial Views (slide 169B) as evidence of such buildings. The existing buildings were built 
approximately 1925. Both proposed lots have frontage along Atlantic Avenue and will continue the shared 
driveway access. Staff recommends endorsement.  
 
 #7970 Sunset Realty Trust, Point Road (Lot A)(Maps 38 Parcels 32 & 21)  

The purpose of this plan is to divide an existing 40’ wide section of Eel Point Road into Lot A (approximately 
4,488 square feet) pursuant to Articles 102 and 103 of the 2015 Annual Town Meeting. The lot is to be conveyed 
and combined with abutting land owned by Sunset Realty Trust. Staff recommends endorsement.  

 
 #7971 Richmond Great Point Development, LLC, 10A, 10B, 12A, 12B & 14A Greglen Avenue 

(Map 68 Parcels 180, 180.1, 181, 181.1 & 182)  
The purpose of this plan is a minor reconfiguration of interior lot lines for five (5) existing lots of record. These 
lots were previously subdivided and endorsed by the board in September 2014. All of the five (5) lots will 
conform to the minimum frontage requirement of 50’ for CTEC. Staff recommends endorsement.  

 
Second Dwellings:  

 3 Beacon Lane, 3 Beacon Land Nominee Trust 9Map 21 Parcel 26.9) 
 13 Folger Ave, Brent Williams (Map 80 Parcel 157) 
 14 Eat Fire Spring, John Esposito (Map 20 Parcel 61) 
 250 Polpis Road, Polpis Harbor LLC 9Map 26 Parcel 61) 
 3 School Street, Mary G. Heard (Map 42.3.2 Parcel 125)  
Reports issued by Holly E. Backus are included in your packet. 
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Tertiary Dwellings: 
 50 Appleton Road, Karen D. Baird (Map 66 Parcel 51) 
 16 Monohansett Road, 16 Monohansett Road Trust (Map 79 Parcel 143) 

       Reports issued by Holly E. Backus are included in your packet. 
 
Previous Plans: 
 #3222 Camelia Lane Subdivision, Form J Lot 1A) 

The Applicant is requesting the release of Lot 1A from Oliver Estates, which was approved February 23, 1988. 
Staff recommends release of Lot 1A.  
 

 #7263 Reed Pond Properties, extension request (April 22, 2016 to April 23, 2018)  
The Applicant is requesting an extension in order to complete all the required infrastructure improvements to the 
subdivision. A copy of the January 21, 2010 decision is included in the board’s packet. Staff recommends 
approval of the extension request.  
 

 #7264 Bunting Lane Subdivision, endorse plans & Legal documents 
The Applicant’s attorney is requesting the endorsement of the final definitive plans, statement of conditions of 
the subdivision approval, Covenant, Instrument of Trust, Declaration of Restrictions and Easements, Grant of 
Right of Enforcement of Restrictions, and Facilities Maintenance and Endowment Agreement.  Staff notes that 
the subdivision approval required these documents to be submitted within six (6) months from the date of the 
decision, which was January 21, 2010. 
 

 4 Hull Lane, Juanita Gill, modification to the approval to remove requirement   
The approval of the Secondary & Tertiary Dwelling Permits included a requirement to install an apron at the 
entrance of the driveway. Hull Lane is only partially paved and the roadway surface in this location is dirt, 
therefore, the apron requirement should not be applied. 

 
Public Hearings: 
 #7716 Valero Road Subdivision, 60, 62, 64, 66 & 68 Old South Road, CONTINUED TO 06-13-16 

 This Application was not heard at the December, January & February meetings.  
  

 #7918 – Richmond Great Point Development, LLC, owner, 42, 46, 48, 54 Skyline Drive & 20 
Davkim Lane, CONTINUED TO 06-13-16 
This Application was last heard at the February meeting.  

 

 #16-15 Brotherhood of Thieves, 23 Broad Street, CONTINUED TO 06-13-16 
This Application was not heard at the December, January, February & March meetings. 
 

 #7771 White Elephant Hotel LLC, 50 Easton Street,  
 This Application was not heard at the December, January, February, March & April meetings.  
   FROM 10-15-16 MEETING MINUTES: 

At the last meeting the proposed subdivision was discussed was October 2015. At the last meeting, Mr. 
Marcklinger requested that no subdivision be done off the interior road. There was also a request from Attorney 
Sarah Alger that there be a restriction in place for no further subdivision of the property. Attorney Alger also 
stated that there was no traffic report provided with the original application.  
 

UPDATE:  
As of May 3, 2016, staff is in receipt of a letter from the Applicant’s attorney, Mr. Rick Beaudette who states that 
his client (the Applicant) have agreed to the condition of restricting the property to three (3) lots that could not 
further be subdivided without Planning Board relief.  
 

 #7917 – 4 North Mill Court, LLC – 11 Mill Hill,   
  This Application was heard at the March 7 and March 17th meetings.      

FROM 03-07-16 STAFF REPORT: 
The Applicant is requesting to amend paragraph 12 of the Planning Board’s decision to allow a portion of a 
structure, patio, and swimming pool to be sited within the required 10’ buffer affecting Lot 15.   
Paragraph 12 states: 
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“That a ten (10) foot wide, densely vegetated buffer including a mixture of coniferous and deciduous plan material, shall be established 
and permanently maintained along the southern and eastern limits of the subdivision, specifically affecting Lots 18,14,15,16, and 17, 
but excluding the drainage easement area within Lots 18, 16, and 17. This restriction shall be included in future deeds and included 
within the legal documents, with enforcement granted to the Town of Nantucket. On an as-needed basis, plantings shall be replaced 
within a year of their removal/deterioration/demise…”   
 

The site is currently vacant; therefore the applicant could comply with the buffer requirement.  Staff notes that a 
prior applicant was unsuccessful in obtaining a waiver from the Board and the Board expressed very strong 
feelings about maintaining the required buffers. 

 

   FROM 03-17-16 MEETING: 
At the last meeting, staff provided photos of the existing lot in question showing the areas of concern. The legal 
counsel of the Applicant provided additional information at the meeting showing proposed plantings within the 
Mill Hill Park near the area of the lot in question. However, the Head of the DPW has declined any proposed 
plantings within the Park. The Applicant’s legal counsel stated that they are willing to do more and ask for less. 
They are willing to not have the proposed second dwelling within 10’ buffer; however they would like to be able 
to have the AC units allowed within the buffer. 
 

UPDATE: 
Staff has not received anything new since the last meeting. We have received a letter in opposition to the request, 
which is included in the board’s packet.  

 

 #17-16 Dawn & Michael Holdgate, 15 Exeter Street  
(The Public Notice for April’s meeting contained the incorrect property identified and therefore, this Application has been re-noticed 
with the correct property information.) 
The Applicants are seeking a special permit to create a secondary residential lot for year-round residents. 
Specifically, the Applicant proposes to divide the existing lot in order to create a primary and secondary lot 
pursuant to NHNC Program. The Applicants are further requesting a waiver from the shared driveway 
requirement. The primary lot, which contains a 1,235 square foot two (2) story dwelling and a 102 square foot 
shed, will contain 96,440 square feet and will have frontage on Exeter Street. The vacant secondary lot will 
contain 43,560 square feet and will also have frontage on Exeter Street. Both proposed lots meet the frontage 
requirements pursuant to Section 139-8C(2)(g). Neighbors have expressed some concern regarding the location 
of the proposed driveway for the new lot. Staff recommends approval of this application; however, the Board 
may want to discuss the location of the proposed driveway.   

 

 #7946 Stephen M. Waterhouse, 20 Sparks Avenue  
  (This application was not discussed at the last meeting.)  

The Applicant is proposing an approval of a Definitive Subdivision Plan at 20 Sparks Avenue. The Applicant is 
proposing a four (4) lot subdivision, three (3) of which are buildable lots. The site contains approximately 21,038 
square feet and currently contains two (2) residential structures on the lot. The Applicant proposes three (3) 
buildable lots and a roadway lot containing a 14’ wide gravel roadway with a 20’ wide layout named Waterhouse 
Way and terminating in a cul de sac.  The Applicant is requesting a variety of waivers, including a reduction in the 
roadway width and the allowance of a gravel surface. Each lot meets the minimum lot area requirements for the 
CMI district; however, the current plan shows a roadway layout that creates a frontage issue for Lot 3.  Also, the 
list of waivers submitted with the application was taken from a Planning Board decision for an entirely different 
area, so the applicant should confirm that all of those apply and that they are seeking similar conditions.  For 
example, the conditions that were submitted included a duplex prohibition. Staff notes that the plan in your 
packet does not meet the frontage requirements for the CMI district.  Specifically, Lot 3 does not have 50 feet of 
frontage.  Staff anticipates that a new plan will be provided prior to the meeting.  We also note that the zoning 
information on the plan references the RC district, and this property was rezoned at the 2016 ATM.  Although a 
prior sketch plan was submitted, that does not provide the zoning freeze protection that a preliminary plan 
provides.  

 

 

 

 

4 of 443



May 2016 Planning Board Staff Report                                                                                              5 
 

▪  #10-16 Skiff Lane, LLC, 5 Skiff Lane 
The Applicant is seeking a Special Permit to convert an existing condominium to fee simple ownership though 
the secondary residential lot program.  The site is located within the R-10 zoning district and consists of an 
11,075 square foot lot, two (2) freestanding condo units, and a shed. The Applicant proposes to create 6,176 
square foot lot as the primary lot (Lot A) with the existing 884 square foot dwelling and 80 square shed and a 
4,899 square foot lot as the secondary lot (Lot B) with the existing 729 square foot dwelling. Lot A will be the 
covenant lot and Lot B will be the market rate lot. Both lots exceed the minimum lot area requirements pursuant 
to Section 139-8C.2.e. The Applicant is further requesting a waiver of the setback requirements pursuant to 
Section 139-8C.2f, as they pertain to the proposed interior lot lines. Staff recommends approval. 

 

▪  #18-16 Hillsboro & 15th, LLC and 5050 Properties, LLC, 1, 3, 5, and 7 Flint Road, and 34 
Tomahawk Road 

The Applicant is seeking a MCD Special Permit to construct a mixed commercial and residential use structure 
with a self-storage facility. The site is located in the Commercial Industrial (CI) zoning district, a part of the 
Coffin Subdivision, which is currently under a zoning freeze under the RC-2 zoning district that will expire on 
October 15, 2017. The proposed facility will be comprised of two (2) buildings and will take up eight (8) vacant 
lots for a total of approximately 41,424 square feet of structure. The proposed primary structure is approximately 
17,378 square feet and the secondary structure is proposed to be approximately 3,203 square feet. The proposed 
ground cover is 49.9%, where 50% is allowed. The proposed open area ratio is 27.8%, where 30% is required; 
therefore the Applicant requests a waiver on the open area requirement. The primary structure will have two (2) 
basement levels and three (3) levels above grade for a total of 82,457 square feet of self-storage space with a 954 
square foot office. The second structure will have one (1) level of self-storage of about 691 square feet. The 
second structure will also have a residential two (2) bedroom apartment for employee housing.  The proposed 
facility requires a total of thirty-three (33) parking spaces. The Applicant proposes to provide six (6) parking 
spaces with thirteen (13) overflow parking spaces between the buildings. The proposed number of parking spaces 
is consistent with other self-storage facilities approved by the Planning Board. During peak operation, the facility 
is proposed to have three (3) or less employees. The proposed hours of operation of the self-storage facility are 
7AM to 7PM. The Applicant has requested eight (8) total waivers for this application under the Zoning Bylaw. 
The Applicant further requests to construct the facility in phases and to be released from the previous MCD (File 
#4-84) as necessary. Plans have been provided to Pesce Engineering for review and a report is forthcoming. Staff 
does not have a recommendation at this time.  
 

▪  #19-16  Amos B. Hostetter, Jr., Stephen W. Kidder, and Michael J. Puzo, Trustees of A & B 
Realty Trust, 53 Baxter Road 
The Applicant is seeking a Special Permit to alter the driveway location and configuration, and to expand the 
width at the intersection with Baxter Road. Specifically, the Applicant proposes to move the existing structures 
to a slightly higher elevation located on the site. The Applicant has filed the appropriate application to the 
Zoning Board of Appeals in order to move said structures. With the move of the structures to the north, the 
driveway entrance will be reduced from 43.3’ wide to 37.9’ wide. Should the board be so inclined to approve 
this request, the board must find that the granting of the Special Permit would not have a significant and 
adverse effect on the scenic or historic integrity of the neighborhood. Staff recommends approval.  

 

▪  #20-16 Nantucket Land Bank, 2A Massasoit Bridge Road 
The Applicant is seeking a Special Permit to construct the addition of a 341 square foot garage onto an existing 
single-family dwelling.  The site is located within the Moorlands Management District (MMD) and the addition 
will result in the dwelling being in excess of 800 square feet of ground cover.  Ground cover in excess of 800 
square feet may be allowed provided that the special permit includes conditions requiring the siting of the 
structures and uses in manner which minimizes potentially adverse effects on the moorlands environment and 
its scenic integrity. The site includes an existing 1 ½ story structure with a total of 759 square feet and another 
1 story structure with 709 square feet.  Considered collectively both buildings are pre-existing nonconforming 
relative to the MMD requirements. The MMD allows for 400 square feet in the aggregate devoted to decks, 
covered porches, accessory buildings, or other impervious surfaces. Out of the proposed 341 square feet of 
additions, a 220 square feet garage is proposed, leaving 121 square feet of decks and steps. The proposed 
ground cover ratio after the proposed construction will be .07%, which is less than .5% allowed. The Applicant 
further requests Site Plan Approval pursuant to Section 139-13D of the Zoning Bylaw. Due to the overall size 
of the property and the fact that the proposed expansion will be within the existing disturbed areas of the 
property, staff recommends approval.  
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▪  #21-16 Arthur I. Reade, Jr., as Trustee of Glenhurst West Realty Trust, 137 Cliff Road and 11 
Chase Links Circle 
The Applicant is seeking a Special Permit to exceed the maximum allowable gross floor area of 650 square feet 
in order to convert a 780 square foot area over a garage into a one (1) bedroom tertiary dwelling. There will be 
no additional ground cover proposed and therefore, the ground cover will be kept at 2.8% (where 4% is 
allowed within the LUG-2 zoning district.) Both the primary and secondary dwellings are currently under 
construction, however all dwellings will be in common ownership.  
 
The tertiary dwelling will be accessed by a shared stone shell mix driveway (currently under construction) off 
Cliff Road, which is a public paved roadway. The driveway will have a block apron. The site will contain a total 
of five (5) parking spaces for the primary, secondary, and tertiary structures. Please note: the Applicant received 
Secondary Dwelling Permit approval at the February 9, 2015 Planning Board meeting.  
 
Planning staff recommends approval of this application with the following conditions: 
(1) That an apron at the driveway entrance shall be constructed to a minimum depth of ten (10) feet and a 

maximum width of fifteen (15) feet and shall be constructed in accordance with the requirements of 
Nantucket Zoning Bylaw Section 139-20.1B.(2)(d); 

(2) That the driveway be cleared free of vegetation and obstruction to a width of twelve (12) feet and a height 
of thirteen (13) feet; 

(3) That any landscaping at the driveway entrance be limited to low growing plant material not to exceed three 
(3) feet in height; and,  

(4) That the applicant shall submit an As-Built prior to the final inspection by staff which shall take place prior 
to the issuance of a Certificate of Occupancy. 

 

▪  #22-16 Walter J. Glowacki, 4 Perry Lane 
The Applicant is seeking a Special Permit to construct a building for storage and warehousing for personal use. 
The items will include personal tools, landscaping equipment, mowers, snow plow, etc. Specifically, the Applicant 
wishes to construct 3,430 square foot steel building for warehousing. The Applicant has provided a site plan that 
shows a Belgian block apron into the site with a shell or gravel driveway. Flanking the entrance are Leland Cypress 
trees along the property line, setback behind the 10’ setback line and proposed split rail fence. At the rear of the 
property, the Applicant proposes a 6’ tall wood fence with lattice top. The property is located within the RC-2 
district and interior storage is an allowed use with a Special Permit. Staff does not have a recommendation at this 
time.  

 

▪  #23-16 Walter J. Glowacki, 6 Perry Lane 
In conjunction with the above 4 Perry Lane request, the Applicant is seeking a Special Permit to construct a 
building for storage and warehousing for personal use. Specifically, the Applicant wishes to construct a 330 square 
foot wood framed garage for storage. Because the proposed garage is already constructed and proposed to be 
moved from Davkim Lane, the Applicant has received a Certificate of Appropriateness from the HDC to move 
said structure. Staff does not have a recommendation at this time.  

 

▪  #24-16 Michael F. Boylan, 3B Windy Way 
The Applicant is seeking a Special Permit to waive one (1) off street parking space required for a commercial 
business known as “The UPS Store”.  The business is currently located at 2 Windy Way, but will be moving to 3B 
Windy Way in August of 2017.  The Applicant represents that customers at his current location (across the street 
at 2 Windy Way are only in his store on an average of 5 to 10 minutes, therefore the demand for parking is less 
than what the Bylaw requires. The site plan indicates seven (7) parking spaces, four (4) of which are for the use of 
four (4) condo units.  One of the condo owners expressed a concern about the use of the dedicated spaces for the 
condo units by the commercial business customers.  The Board has had the installation of signs for other mixed 
use projects, and that has worked well.  Staff recommends approval.   

 

▪  #25-16 Nantucket Cottage Hospital (“NCH”) as the Owner, 57 & 59 South Prospect Street and 
10 Vesper Lane  

The Applicant is seeking a Site Plan Review and approval to demolish or move existing structures on the site and 
to construct a new hospital facility. Specifically, the site will be reconfigured during the phased construction 
process in order to build the 106,605 square foot new hospital.  The proposed phased construction is necessary in 
order to continue to provide quality healthcare services on the island while the new hospital is under 
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construction. Part of the premise is located within the Public Wellhead Recharge District. Plans have been 
provided to Pesce Engineering and a review is forthcoming.  The project team will be present at the meeting to 
provide a presentation to the Board. 

 

▪  #26-16  South Valley Industrial MCD, 8B Greglen Avenue  
The Applicant is seeking a modification to a previously granted Major Commercial Development (MCD) Special 
Permit for South Valley Industrial Park (File #3-94.) Specifically, the owner proposes to construct a residential 
structure and a commercial structure on the site and is requesting a waiver from the 30’ densely vegetated buffer 
requirement for lots containing a commercial use. The Applicant provided a site plan showing a 3’ deep privet 
hedge along Greglen Avenue, as opposed to the MCD required 30’ densely vegetated buffer. The Applicant 
received a building permit to “move on” a residential dwelling from 13 Folger Avenue and the new foundation 
footings have been inspected by the Building Commissioner. Therefore, it would be difficult for the house to 
move from its 18’-2” setback.  There is somewhat of a discrepancy in the 1994 decision that creates a conflict if a 
residential structure is built without having to meet a buffer requirement and then a commercial structure is later 
proposed and the buffer is required.  Staff inspected the area, and the buffer on this and other lots has been 
compromised to the point that the remaining vegetation provides essentially no screening and no longer meets 
the intent of the 1994 decision.  Further, the point of the vegetated buffer was to screen the commercial use from 
the roadway and adjacent residential properties.  In this case, a residential structure will be located in the front of 
the lot and will be similar in character to residential structures on the opposite side of the street.  It will also 
provide screening of the commercial structure proposed at the rear of the property.  The former owner of the 
property has expressed concerns about noncompliance with private deed restrictions addressing buffers.  That is 
not an issue that the Board should be involved with resolving and that should be left to the private parties to 
discuss. A copy of the Water Quality Compliance Certificate and is also provided in the board’s packet.  

 
Preliminary Plans: 

 Nantucket Cottage Hospital, Gouin Village  
There will be a presentation by the Applicant.  

 
Public Comments: 
 
Other Business: 

 ZBA comments for Surfside Commons Comprehensive Permit Application 
 Election of officers  

 
Adjourn:  
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Nantucket Planning Board Agenda  

 
Monday,  May 9,  2016    

6:30PM 
4 Fairgrounds Road  

Public Safety Facility Community Room  
First Floor 

www.nantucket-ma.gov 
Video of meeting available on Town website 

 
(AGENDA SUBJECT TO CHANGE) 

  
*The complete text, plans, application, or other material relative to each agenda items are available for 
inspection at the Planning Office at 2 Fairgrounds Road between the hours of 8:30 AM and 4:30 PM* 
 
 

I. Call to order: 
 

II.  Approval of the agenda:’ 

 
III. Minutes: 

▪ March 3, 2016 

▪ March 7, 2016 

▪ April 11, 2016 

▪ April 14, 2016 Special Meeting 
 

IV.  ANRs: 
▪  #7959 Skiff Lane, LLC, 5 & 7 Skiff Lane (Map 55 Parcels 109.1 & 109.2) 
▪  #7961 Town of Nantucket, Mequash Avenue, Laurel Street, School Street & Copeland Street, 

(Lots A through N)(Map 80) 
▪  #7962 Le Select Properties, Inc., 3 & 5 South Mill Street  (Map 55.4.4 Parcel 22.1 & Map 55.4.1 

Parcel 22.3) 
▪  #7963 Nantucket Cottage Hospital, 57 Prospect Street (Map 55 Parcel 3) 
▪  #7964 Town of Nantucket, “L” Street (Lots A-C)(Map 59.4) 
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▪  #7965 Graham Kilvert, Trustee Mueller Nominee Trust, 34 Prospect Street (Map 55.4.4 Parcel 77) 
▪  #7966 Christopher Gallant & Annette Tremblay, 15A Gray Avenue (Map 67 Parcel 683) 
▪  #7967 Michael K. & Dawn E. Holdgate, 15 Exeter Street (Map 76.4.1 Parcel 410) 
▪  #7968 Geraldine R. Roos, Tr., 56R Madequecham Valley Road (Map 88 Parcels 19, 64 & 65) 
▪  #7969 Annie K. Kay (aka Annie Kay), 18A & 18B Atlantic Avenue (Map 55 Parcels 24.1 & 24.2) 
▪  #7970 Sunset Realty Trust, Eel Point Road (Lot A) (Map38 Parcels 32 & 21) 
▪  #7971 Richmond Great Point Development, LLC, 10A, 10B, 12A, 12B & 14A Greglen Avenue 

(Map 68 Parcels 180, 180.1, 181, 181.1 & 182) 
 

V. Second Dwellings: 
▪  3 Beacon Lane, 3 Beacon Land Nominee Trust (Map 21 Parcel 26.9) 
▪  13 Folger Avenue, Brent Williams (Map 80 Parcel 157) 
▪  14 Eat Fire Spring, John Esposito (Map 20 Parcel 61) 
▪  250 Polpis Road, Polpis Harbor LLC (Map 26 Parcel 27) 
▪  3 School Street, Mary G. Heard (Map 42.3.2 Parcel 125) 

 
VI. Tertiary Dwellings: 

▪   50 Appleton Road, Karen D. Baird (Map 66 Parcel 51) 
▪  16 Monohansett Road, 16 Monohansett Road Trust (Map 79 Parcel 143) 

 
VII. Previous Plans: 

▪  #3540 Camelia Lane Subdivision, Form J (Lot 1A) 
▪  #7263 Reed Pond Properties, extension request (April 22, 2016 to April 23, 2018)  
▪  #7264 Bunting Lane Subdivision, endorse plans & Legal documents 
▪  4 Hull Lane, Juanita Gill, modification to the approval to remove requirement 

 
VIII.Public Hearings: 

▪ #7716 Valero Road Subdivision, 60, 62, 64, 66 & 68 Old South Road, action deadline 06-30-16, 
CONTINUED TO 06-13-16 

▪ #7918 Richmond Great Point Development, LLC – 42, 48, 54 Skyline Drive & 20 Davkim Lane, 
action deadline 07-31-16, CONTINUED TO 06-13-16 

▪ #16-15 Brotherhood of Thieves, 23 Broad Street, action deadline 06-30-16, CONTINUED TO 06-
13-16 

▪ #7771 White Elephant Hotel LLC, 50 Easton Street, action deadline 04-30-16  
▪ #7917 4 North Mill Court LLC, 11 Mill Hill, action deadline 05-25-16 
▪ #7946 Stephen M. Waterhouse, 20 Sparks Avenue, action deadline 07-27-16 
▪ #10-16 Skiff Lane, 5 Skiff Lane, action deadline 08-07-16 
▪ #17-16 Dawn Holdgate & Michael Holdgate, 15 Exeter Street, action deadline 07-10-16 
▪ #18-16 Hillsboro & 15th, LLC & 5050 Properties, LLC, 1,3, 5 & 7 Flint Road and 28, 30, 32 & 34 

Tomahawk Road, action deadline 08-07-16 
▪ #19-16 Amos B. Hostetter, Jr., Stephen W. Kidder & Michael J. Puzo, Trustees of A & B Realty 

Trust, 53 Baxter Road, action deadline 08-07-16 
▪ #20-16 Nantucket Land Bank, 2A Massasoit Bridge Road, action deadline 08-07-16 
▪ #21-16 Arthur I. Reade, Jr., as Trustee of Glenhurst West Realty Trust, 137 Cliff Road & 11 

Chase Links Circle, action deadline 08-07-16 
▪ #22-16 Walter J. Glowacki, 4 Perry Lane, action deadline 08-07-16 
▪ #23-16 Walter J. Glowacki, 6 Perry Lane, action deadline 08-07-16 
▪ #24-16 Michael F. Boylan, 3B Windy Way, action deadline 08-07-16 
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Nantucket Planning and Land Use Services ▪ 2 Fairgrounds Road ▪ Nantucket ▪ MA ▪ 02554 ▪   (508) 325-7587 
 

 
Form A 

Application for Endorsement of a Plan Believed Not to Require Approval 
(ANR) 

 
Date: _April 29, 2016__         
 
*Name of Owner(s)/Applicant(s):_____ Town of Nantucket__________________ 
*Owner’s/Applicant’s address: ____16 Broad Street____ State: __MA_____ Zip Code: _02554__________ 
*(include all names and addresses of the principals of the owner entity such as principal officer of corporation, 
trustees of the trust and partners of the partnership) 
 
Location of Property (Street or Area):____Mequash Av., Laurel St., School St., & Copeland St., Lots A through N                      
______                                                                                                                             
Name of Registered Land Surveyor: __Bracken Engineering, Inc.                                   ______________        _   
Surveyor’s address: _19 Old South Road, Nantucket, MA 02554_____                             ____________________           
 
The owner’s title to the land derived under deed from _ _ _ date __ _ __and recorded in Nantucket Registry of Deed, 
Books_____ Pages______ or Land Court Certificate of Title #___________ registered in Nantucket Document 
Number __________, and shown on Assessor’s Maps #_80 Parcels ___. 
 
To the Planning Board of the Town of Nantucket: 
 
The undersigned wishes to record the accompanying plan and requests a determination and endorsement by said 
Board that approval by it under the Subdivision Control Law is not required.  The undersigned believes that such 
approval is not required for the following reasons: (check all that apply) 
 
 The accompanying plan is not a subdivision because it does not show a division of land (perimeter plan). 
 
 The division of the tract of land shown on the accompanying plan is not a subdivision because every lot on the 

plan has frontage of at least such distance as is presently required by the Nantucket Zoning By-Law under Section 5 
which requires __________feet for erection of a building on such lot; and every lot shown on the plan has such 
frontage on: 

   
A. a public way or a way which the City or Town Clerk certifies is maintained and used as a   

 Public way, namely_____________________; OR 
 
  B. a way shown on a plan theretofore approved and endorsed in accordance with the Subdivision  
  Control Law, namely _____________________________on ________________(date) and 
  Subject to the following conditions______________________________; OR 
 
              C. a way in existence on ________________(date); the date when the Subdivision Control Law   

became effective in the Town of Nantucket, having in the opinion of the Planning Board, 
sufficient width, suitable grades, and adequate construction to provide for the need to vehicular 
traffic in relation to the proposed use of the land abutting thereon or served thereby, and for the 
installation of municipal services to serve such land and the buildings erected or to be erected 
thereon, namely ___________________________________________________________. 
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Nantucket Planning and Land Use Services ▪ 2 Fairgrounds Road ▪ Nantucket ▪ MA ▪ 02554 ▪   (508) 325-7587 
 

 
 

 
 The division of the tract of land shown on the accompanying plan is not a subdivision because it shows a   
       proposed conveyance or other instrument, namely______________________, which adds to, takes away   
       from or changes the size and shape of lots in such a manner so that no lot affected is left without frontage   
       as required by the Nantucket Zoning By-Law under Section 5, which requires ________feet. 
 
 The division of the tract of land shown on the accompanying plan is not a subdivision because two or  
       more buildings, specifically_____________________ buildings were standing on the land prior to 1955,  
       the date when the Subdivision Control Law went into effect in the Town of Nantucket, and one of such  
       building remains standing on each of the lots; said buildings as shown and located on the accompanying  
       plan. Evidence of the existence of such buildings prior to the effective date of the Subdivision Control  
       Law is submitted as follows: ______________________________________________________________ 
 
        ____________________________________________________________________________________ 
 
 Other reasons or comments:  (see M.G.L., Chapter 41, Section 81-L) 
 
                                                      Roadway Acquisition Plan                                                                               _                            
 
I hereby certify that the applicant(s) listed above have been authorized by me to file a plan with the Planning Board of 
Nantucket on property that I own. 
 
 
 
_____________________________________________________ 
Owner’s Signature 
 
 
Planning Board File #7961____________ 
 
Endorsement Date: __________________ 
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Nantucket Planning and Land Use Services ▪ 2 Fairgrounds Road ▪ Nantucket ▪ MA ▪ 02554 ▪   (508) 325-7587 
 

 
Form A 

Application for Endorsement of a Plan Believed Not to Require Approval 
(ANR) 

 
Date: _April 29, 2016__         
 
*Name of Owner(s)/Applicant(s):_____ Town of Nantucket__________________ 
*Owner’s/Applicant’s address: ____16 Broad Street____ State: __MA_____ Zip Code: _02554__________ 
*(include all names and addresses of the principals of the owner entity such as principal officer of corporation, 
trustees of the trust and partners of the partnership) 
 
Location of Property (Street or Area):____”L” Street (Lots A-C)                                                               ______                        
Name of Registered Land Surveyor: __Bracken Engineering, Inc.                                   ______________         _   
Surveyor’s address: _19 Old South Road, Nantucket, MA 02554_____                             ____________________           
 
The owner’s title to the land derived under deed from _ _ _ date __ _ __and recorded in Nantucket Registry of Deed, 
Books_____ Pages______ or Land Court Certificate of Title #___________ registered in Nantucket Document 
Number __________, and shown on Assessor’s Maps #_59.4 Parcels ___. 
 
To the Planning Board of the Town of Nantucket: 
 
The undersigned wishes to record the accompanying plan and requests a determination and endorsement by said 
Board that approval by it under the Subdivision Control Law is not required.  The undersigned believes that such 
approval is not required for the following reasons: (check all that apply) 
 
 The accompanying plan is not a subdivision because it does not show a division of land (perimeter plan). 
 
 The division of the tract of land shown on the accompanying plan is not a subdivision because every lot on the 

plan has frontage of at least such distance as is presently required by the Nantucket Zoning By-Law under Section 5 
which requires __________feet for erection of a building on such lot; and every lot shown on the plan has such 
frontage on: 

   
A. a public way or a way which the City or Town Clerk certifies is maintained and used as a   

 Public way, namely_____________________; OR 
 
  B. a way shown on a plan theretofore approved and endorsed in accordance with the Subdivision  
  Control Law, namely _____________________________on ________________(date) and 
  Subject to the following conditions______________________________; OR 
 
              C. a way in existence on ________________(date); the date when the Subdivision Control Law   

became effective in the Town of Nantucket, having in the opinion of the Planning Board, 
sufficient width, suitable grades, and adequate construction to provide for the need to vehicular 
traffic in relation to the proposed use of the land abutting thereon or served thereby, and for the 
installation of municipal services to serve such land and the buildings erected or to be erected 
thereon, namely ___________________________________________________________. 
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Nantucket Planning and Land Use Services ▪ 2 Fairgrounds Road ▪ Nantucket ▪ MA ▪ 02554 ▪   (508) 325-7587 
 

 
 

 The division of the tract of land shown on the accompanying plan is not a subdivision because it shows a   
       proposed conveyance or other instrument, namely______________________, which adds to, takes away   
       from or changes the size and shape of lots in such a manner so that no lot affected is left without frontage   
       as required by the Nantucket Zoning By-Law under Section 5, which requires ________feet. 
 
 The division of the tract of land shown on the accompanying plan is not a subdivision because two or  
       more buildings, specifically_____________________ buildings were standing on the land prior to 1955,  
       the date when the Subdivision Control Law went into effect in the Town of Nantucket, and one of such  
       building remains standing on each of the lots; said buildings as shown and located on the accompanying  
       plan. Evidence of the existence of such buildings prior to the effective date of the Subdivision Control  
       Law is submitted as follows: ______________________________________________________________ 
 
        ____________________________________________________________________________________ 
 
 Other reasons or comments:  (see M.G.L., Chapter 41, Section 81-L) 
 
                                                                                                                                                                               _                          
 
I hereby certify that the applicant(s) listed above have been authorized by me to file a plan with the Planning Board of 
Nantucket on property that I own. 
 
 
 
_____________________________________________________ 
Owner’s Signature 
 
 
Planning Board File #7964____________ 
 
Endorsement Date: __________________ 
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Nantucket Planning and Land Use Services ▪ 2 Fairgrounds Road ▪ Nantucket ▪ MA ▪ 02554 ▪   (508) 325-7587 
 

 
Form A 

Application for Endorsement of a Plan Believed Not to Require Approval 
(ANR) 

 
Date: _May 3, 2016__         
 
*Name of Owner(s)/Applicant(s):_____ Sunset Realty Trust__________________ 
*Owner’s/Applicant’s address: ____16 Broad Street____ State: __MA_____ Zip Code: _02554__________ 
*(include all names and addresses of the principals of the owner entity such as principal officer of corporation, 
trustees of the trust and partners of the partnership) 
 
Location of Property (Street or Area):____Eel Point Road (Lot A)                                                               ______                     
Name of Registered Land Surveyor: __Blackwell & Associates, Inc.                                       ______________          
Surveyor’s address: _20 Teasdale Circle, Nantucket, MA 02554_____                         ____________________           
 
The owner’s title to the land derived under deed from _ _ _ date __ _ __and recorded in Nantucket Registry of Deed, 
Books_____ Pages______ or Land Court Certificate of Title #___________ registered in Nantucket Document 
Number __________, and shown on Assessor’s Maps #_38 Parcels 32 & 21__. 
 
To the Planning Board of the Town of Nantucket: 
 
The undersigned wishes to record the accompanying plan and requests a determination and endorsement by said 
Board that approval by it under the Subdivision Control Law is not required.  The undersigned believes that such 
approval is not required for the following reasons: (check all that apply) 
 
 The accompanying plan is not a subdivision because it does not show a division of land (perimeter plan). 
 
 The division of the tract of land shown on the accompanying plan is not a subdivision because every lot on the 

plan has frontage of at least such distance as is presently required by the Nantucket Zoning By-Law under Section 5 
which requires __________feet for erection of a building on such lot; and every lot shown on the plan has such 
frontage on: 

   
A. a public way or a way which the City or Town Clerk certifies is maintained and used as a   

 Public way, namely_____________________; OR 
 
  B. a way shown on a plan theretofore approved and endorsed in accordance with the Subdivision  
  Control Law, namely _____________________________on ________________(date) and 
  Subject to the following conditions______________________________; OR 
 
              C. a way in existence on ________________(date); the date when the Subdivision Control Law   

became effective in the Town of Nantucket, having in the opinion of the Planning Board, 
sufficient width, suitable grades, and adequate construction to provide for the need to vehicular 
traffic in relation to the proposed use of the land abutting thereon or served thereby, and for the 
installation of municipal services to serve such land and the buildings erected or to be erected 
thereon, namely ___________________________________________________________. 
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Nantucket Planning and Land Use Services ▪ 2 Fairgrounds Road ▪ Nantucket ▪ MA ▪ 02554 ▪   (508) 325-7587 
 

 
 

 The division of the tract of land shown on the accompanying plan is not a subdivision because it shows a   
       proposed conveyance or other instrument, namely______________________, which adds to, takes away   
       from or changes the size and shape of lots in such a manner so that no lot affected is left without frontage   
       as required by the Nantucket Zoning By-Law under Section 5, which requires ________feet. 
 
 The division of the tract of land shown on the accompanying plan is not a subdivision because two or  
       more buildings, specifically_____________________ buildings were standing on the land prior to 1955,  
       the date when the Subdivision Control Law went into effect in the Town of Nantucket, and one of such  
       building remains standing on each of the lots; said buildings as shown and located on the accompanying  
       plan. Evidence of the existence of such buildings prior to the effective date of the Subdivision Control  
       Law is submitted as follows: ______________________________________________________________ 
 
        ____________________________________________________________________________________ 
 
 Other reasons or comments:  (see M.G.L., Chapter 41, Section 81-L) 
 
                                                               Taking & Disposition Plan_____________________________________                        
_                                                                                                               
 
I hereby certify that the applicant(s) listed above have been authorized by me to file a plan with the Planning Board of 
Nantucket on property that I own. 
 
 
 
_____________________________________________________ 
Owner’s Signature 
 
 
Planning Board File #____________ 
 
Endorsement Date: __________________ 
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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: May 9, 2016 

3 Beacon Lane 
Assessors Map #21 Parcel #26.9 

Applicant 
Workshop/APD / Andrew Kotchen 

Owner 
Beacon Land Nominee Trust 
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The applicant is proposing to construct a 2,865 square foot primary dwelling and a 797 square foot 
secondary dwelling. The proposed structures will be replacing the existing structures. The proposed 
secondary dwelling will be located on the northeast side of the site, which has approximately 87,986 
square feet of lot area and is zoned R-20. The applicant is further proposing two (2) garages, both at 
384 square feet, respectfully. The proposed total ground cover is 4,430 square feet.  
 
The dwellings will be accessed by a gravel driveway off Beacon Lane, which is a private paved road. 
The driveway will need an apron at the end of the driveway. The site will contain a total of five (5) 
exterior parking spaces for both the proposed primary and existing garage apartment dwellings.  
 
The site plan, as submitted does not meet the requirements of Zoning Bylaw Sections 139-18 and 
139-20.1 and will need to be revised.  
 
Planning staff recommends approval of this application with the following conditions: 

 
(1) That an apron shall be constructed at the driveways intersection with Meadow Lane. The 

apron shall be a minimum depth of ten (10) feet and width of fifteen (15) feet, flared to a 
maximum width of nineteen (19) feet; 

(2) That a revised site plan be provided prior to an approval letter showing the required 
apron; 

(3) That any future landscaping at the driveway entrances be limited to low growing plant 
material not to exceed three (3) feet in height;  

(4) That the driveways be cleared free of vegetation and obstruction to a width of twelve 
(12) feet and a height of thirteen (13) feet; and 

(5) That the applicant shall submit an As-Built prior to the final inspection by staff which 
shall take place prior to the issuance of a Certificate of Occupancy. 
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Holly Backus

From: Holly Backus
Sent: Monday, May 02, 2016 3:39 PM
To: 'Andrew Hart'; Andrew Kotchen
Cc: Catherine Ancero
Subject: RE: 3 Beacon Lane

Hi Andy, 
 
Thank you!  
 
We need an apron….cobblestone, Belgium block, concrete, brick, or asphalt…minimum depth 10’ behind the 
edge of pavement.  
Other than that, looks good!  
 
Thanks!  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Andrew Hart [mailto:afh@workshopapd.com]  
Sent: Monday, May 02, 2016 3:32 PM 
To: Holly Backus; Andrew Kotchen 
Cc: Catherine Ancero 
Subject: RE: 3 Beacon Lane 
 
Hi Holly,  
No trouble at all.  
Let us know if this attachment works for you.  
 
 
Respectfully, 
Andy 
 
Andrew Hart  RA NCARB | Project Architect 
Workshop/APD 
39 W 38th Street, 7th Floor 
New York, NY 10018 
 
212.273.9712 | 212.991.8958 
www.workshopapd.com  
 
 
All references to Workshop/APD shall mean Workshop/APD Architecture DPC. The information contained in this email may be confidential and/or legally privileged. It has been sent for the sole use of the intended 
recipient(s). If the reader of this message is not an intended recipient, you are hereby notified that any unauthorized review, use, disclosure, dissemination, distribution, or copying of this communication, or any of its contents, 
is strictly prohibited. If you have received this communication in error, please reply to the sender and destroy all copies of the message. To contact us directly, send to info@workshopapd.com. Thank you. 

 

From: Holly Backus [mailto:hbackus@nantucket‐ma.gov]  
Sent: Monday, May 2, 2016 2:01 PM 
To: Andrew Hart <afh@workshopapd.com>; Andrew Kotchen <adk@workshopapd.com> 
Cc: Catherine Ancero <CAncero@nantucket‐ma.gov> 
Subject: RE: 3 Beacon Lane 
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Awesome!  Don’t mean to pest… just wanted to check in. Thanks!  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Andrew Hart [mailto:afh@workshopapd.com]  
Sent: Monday, May 02, 2016 2:00 PM 
To: Holly Backus; Andrew Kotchen 
Cc: Catherine Ancero 
Subject: RE: 3 Beacon Lane 
 
Good afternoon Holly,  
That’s exactly what we’re looking to do.  
 
 
Respectfully, 
Andy 
 
Andrew Hart  RA NCARB | Project Architect 
Workshop/APD 
39 W 38th Street, 7th Floor 
New York, NY 10018 
 
212.273.9712 | 212.991.8958 
www.workshopapd.com  
 
 
All references to Workshop/APD shall mean Workshop/APD Architecture DPC. The information contained in this email may be confidential and/or legally privileged. It has been sent for the sole use of the intended 
recipient(s). If the reader of this message is not an intended recipient, you are hereby notified that any unauthorized review, use, disclosure, dissemination, distribution, or copying of this communication, or any of its contents, 
is strictly prohibited. If you have received this communication in error, please reply to the sender and destroy all copies of the message. To contact us directly, send to info@workshopapd.com. Thank you. 

 

From: Holly Backus [mailto:hbackus@nantucket‐ma.gov]  
Sent: Monday, May 2, 2016 1:59 PM 
To: Andrew Kotchen <adk@workshopapd.com> 
Cc: Catherine Ancero <CAncero@nantucket‐ma.gov>; Andrew Hart <afh@workshopapd.com> 
Subject: RE: 3 Beacon Lane 
 

If we could get the revisions by the end of the day, that would be most appreciated. 
 
Thanks!  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Andrew Kotchen [mailto:adk@workshopapd.com]  
Sent: Monday, May 02, 2016 1:15 PM 
To: Holly Backus 
Cc: Catherine Ancero; Andrew Hart 
Subject: Re: 3 Beacon Lane 
 
Holy ‐ we will get you the requested information.  
 
Best adk  
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Andrew D Kotchen | Principal 
Workshop/APD 
39 W 38th Street, 7th Floor 
New York, NY 10018 
  
212.273.9712 
www.workshopapd.com 
  
 

All references to Workshop/APD shall mean Workshop/APD Architecture DPC. The information contained in this email 
may be confidential and/or legally privileged. It has been sent for the sole use of the intended recipient(s). If the reader 
of this message is not an intended recipient, you are hereby notified that any unauthorized review, use, disclosure, 
dissemination, distribution, or copying of this communication, or any of its contents, is strictly prohibited. If you have 
received this communication in error, please reply to the sender and destroy all copies of the message. To contact us 
directly, send to info@workshopapd.com. Thank you. 
 
On May 2, 2016, at 10:39 AM, Holly Backus <hbackus@nantucket‐ma.gov> wrote: 

Good Morning Andrew, 
  
I am reviewing the above application. Is it possible for you to send a site plan with the square 
footages shown a little clearer? I scanned it and zoomed in, and even after that it is very 
difficult to make out the numbers and I know if I’m having difficulty, the board will most 
definitely have trouble.  
  
Could you also show where the five (5) total parking spaces are proposed and the required 
apron, please. We also need to know the overall proposed ground cover. 
  
Thanks!  
  
Holly E. Backus 
Land Use Specialist 
  
Town of Nantucket 
Planning & Land Use Services 
2 Fairgrounds Road 
Nantucket, MA 02554 
  
Tel: 508-325-7587 X 7026 
Fax: 508-228-7298 
hbackus@nantucket-ma.gov  
http://www.nantucket-ma.gov 
  
           <image001.png> 
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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: May 9, 2016 

13 Folger Ave 
Assessors Map #80 Parcel #157 

Applicant 
Brent Williams  

Owner 
Same 
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The applicant is proposing to construct a 1285 primary dwelling. The proposed primary dwelling 
will be replacing the existing 800 square foot primary dwelling located on the northwest side of the 
site, which has approximately 43,559 square feet of lot area and is zoned LUG-1. There is an existing 
1,018 square foot garage apartment already on the property.    
 
The dwellings will be accessed by a gravel driveway off Folger Ave, which is a private dirt road. The 
site will contain a total of three (3) exterior parking spaces and two (2) interior parking spaces for a 
total of five (5) parking spaces for both the proposed primary and existing garage apartment 
dwellings.  
 
The site plan, as submitted meets the requirements of Zoning Bylaw Sections 139-18 and 139-20.1.  
 
Planning staff recommends approval of this application with the following conditions: 

 
(1) That the traveled surface of Folger Ave shall be improved (i.e.: grading and trimming of 

vegetation) a minimum width of sixteen (16) feet from Folger Ave to the intersection of 
Cherry Street.  This shall be completed prior to the issuance of a Building Permit and 
prior to the issuance of a Certificate of Occupancy; 

(2) That any future landscaping at the driveway entrances be limited to low growing plant 
material not to exceed three (3) feet in height;  

(3) That the driveways be cleared free of vegetation and obstruction to a width of twelve 
(12) feet and a height of thirteen (13) feet; and 

(4) That the applicant shall submit an As-Built prior to the final inspection by staff which 
shall take place prior to the issuance of a Certificate of Occupancy. 
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Application for a Secondary Dwelling Permit 
 
 
Applicant: ______________________________________________________________ 

Mailing address: __________________________________________________________ 

Daytime phone number: __________________________  Fax: ____________________ 
 
E-mail Address: __________________________________________________________ 
 
Owner (if other than applicant): _____________________________________________ 

Mailing address: __________________________________________________________ 
 
Location of proposed secondary dwelling: 

Street Address_______________________________________________ 

Assessors Tax Map # __________________  Parcel # _______________ 

Size of Parcel __________________  Zoning District ________________ 

Secondary Dwelling # of Bedrooms ___  Primary Dwelling # of Bedrooms ___ 
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Location

Mblu

Acct#

Owner

13 FOLGER AV

80/ / 157/ / 

00007628

WILLIAMS BRENT E & STACEY T

Assessment

PID

Building Count

$787,600

7628

2

Owner WILLIAMS BRENT E & STACEY T
Co-Owner
Address 2 GREGLEN AVE PMB 370

NANTUCKET, MA 02554

Sale Price $480,000
Certificate
Book & Page 00713/0231
Sale Date 09/18/2001
Instrument 00

Year Built: 1975
Living Area: 1600
Replacement Cost: $322,439
Building Percent 
Good: 

84

Replacement Cost
Less Depreciation: $270,800

Building Attributes 

Field Description

Style Colonial

Model Residential

Grade: Average

Stories: 2 Stories

Occupancy 1

Exterior Wall 1 Wood Shingle

Building Photo

(http://images.vgsi.com/photos/NantucketMAPhotos//\00\00
\61/18.jpg)

13 FOLGER AV

Current Value

Assessment 

Valuation Year Improvements Land Total

2015 $398,100 $389,500 $787,600

Owner of Record

Ownership History

Ownership History 

Owner Sale Price Certificate Book & Page Instrument Sale Date

WILLIAMS BRENT E & STACEY T $480,000 00713/0231 00 09/18/2001

HAISS JOAN M & FRANKLIN NANCY $132,000 00247/ 224 04/14/1986

Building Information

Building 1 : Section 1

Page 1 of 4Vision Government Solutions

5/2/2016http://gis.vgsi.com/nantucketma/Parcel.aspx?Pid=7628
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Exterior Wall 2

Roof Structure: Gambrel

Roof Cover Asph/F Gls/Cmp

Interior Wall 1 Drywall/Sheet

Interior Wall 2

Interior Flr 1 Carpet

Interior Flr 2

Heat Fuel Electric

Heat Type: Electr Basebrd

AC Type: None

Total Bedrooms: 4 Bedrooms

Total Bthrms: 2

Total Half Baths: 0

Total Xtra Fixtrs:

Total Rooms:

Bath Style: Average

Kitchen Style: Modern

Legend

Building Layout

Building Sub-Areas 

Code Description
Gross
Area

Living
Area

BAS First Floor 800 800 

FUS Upper Story, Finished 800 800 

STP Stoop 32 0 

UST Utility, Storage, Unfinished 96 0 

WDK Deck, Wood 480 0 

2208 1600 

Year Built: 2006
Living Area: 866
Replacement Cost: $131,510
Building Percent 
Good: 

96

Replacement Cost
Less Depreciation: $126,200

Building Attributes : Bldg 2 of 2 

Field Description

Style Gar/Apt Res

Model Residential

Grade: Above Average

Stories: 1.75

Occupancy 1

Exterior Wall 1 Wood Shingle

Exterior Wall 2

Roof Structure: Gable/Hip

Roof Cover Asph/F Gls/Cmp

Interior Wall 1 Drywall/Sheet

Interior Wall 2

Interior Flr 1 Pine/Soft Wood

Interior Flr 2

Heat Fuel Gas

Building Photo

(http://images.vgsi.com/photos/NantucketMAPhotos//\00\01
\62/61.jpg)

Building Layout

Building 2 : Section 1

Page 2 of 4Vision Government Solutions

5/2/2016http://gis.vgsi.com/nantucketma/Parcel.aspx?Pid=7628
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Heat Type: Hot Water

AC Type: None

Total Bedrooms: 1

Total Bthrms: 1

Total Half Baths:

Total Xtra Fixtrs:

Total Rooms:

Bath Style: Average

Kitchen Style: Modern

LegendBuilding Sub-Areas 

Code Description
Gross
Area

Living
Area

TQS Three Quarter Story 1080 810 

BAS First Floor 56 56 

CAN Canopy 90 0 

FGR Garage, Finished 1024 0 

STP Stoop 12 0 

2262 866 

Legend

Land Use 

Use Code 1090
Description MULTI HSES M01
Zone LUG1
Neighborhood 400
Alt Land Appr No
Category

Land Line Valuation 

Size (Acres) 1
Frontage 0
Depth 0
Assessed Value $389,500

Legend

Extra Features

Extra Features 

No Data for Extra Features

Land

Outbuildings

Outbuildings 

Code Description Sub Code Sub Description Size Value Bldg #

SHD1 SHED FRAME 30 S.F. $200 1

SHD1 SHED FRAME 120 S.F. $900 1

Valuation History

Assessment 

Valuation Year Improvements Land Total

Page 3 of 4Vision Government Solutions

5/2/2016http://gis.vgsi.com/nantucketma/Parcel.aspx?Pid=7628
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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: May 9, 2016 

14 Eat Fire Spring Road 
Assessors Map #20 Parcel #61 

Applicant 
BPC Architecture 

Owner 
John Esposito  

 

83 of 443



The applicant is proposing to construct 616 square foot second dwelling. The applicant is proposing 
to construct an addition onto the existing primary dwelling for a total of 1953 square feet. The 
proposed secondary dwelling will be located on the northwest side of the site, which has 
approximately 138,509 square feet of lot area and is zoned LUG-3.   
 
The dwelling will be accessed by a shared dirt driveway off Eat Fire Spring Road, which is a dirt 
roadway. The site will contain a total of five (5) exterior parking spaces. The site plan, as submitted 
meets the requirements of Zoning Bylaw Sections 139-18 and 139-20.1.  
 
The site plan, as submitted, meets the requirements of Zoning Bylaw section 139-18 and 139-20.1. 
 
Planning staff recommends approval of this application with the following conditions: 

 
(1) That the traveled surface of Eat Fire Spring Road shall be improved (i.e. grading and 

trimming of vegetation) a minimum width of sixteen (16) feet from Quidnet Road to 
Chase Lane. This road work shall be completed prior to the issuance of a Building 
Permit and prior to the issuance of the Certificate of Occupancy;  

(2) That the driveways shall be a minimum of ten (10) feet in width cleared free of 
vegetation and obstruction to a width of twelve (12) feet and a height of thirteen (13) 
feet pursuant to Zoning Bylaw section 139-20.1B(2)(g); 

(3) That any future landscaping at the driveway entrances be limited to low growing plant 
material not to exceed three (3) feet in height; and 

(4) That the applicant shall submit an As-Built prior to the final inspection by staff which 
shall take place prior to the issuance of a Certificate of Occupancy. 
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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: May 9, 2016 

250 Polpis Road 
Assessors Map #26 Parcel #27 

Applicant 
Polpis Harbor LLC  

Owner 
Same 
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The applicant is proposing to construct a 2,590 secondary dwelling. The proposed secondary 
dwelling will be located on the northeast  side of the site, which has approximately 383,763 square 
feet of lot area and is zoned LUG-3. There is an existing 3,470 square foot garage primary dwelling, 
1,154 square foot studio, 413 square foot shed, cabana and pool already on the property.   
 
The dwelling will be accessed by a separate pervious driveway off Polpis Road, which is a public 
paved road. The site will contain ten (10) exterior parking spaces for the primary structure and four 
(4) exterior parking spaces and three (3) interior parking spaces within a proposed garage for the 
secondary dwelling. 
 
Furthermore, the applicant is requesting a waiver from the requirements of Section 139-20.1(B)(1) 
pursuant to Section 139-20.1(C) of the Nantucket Zoning Bylaw in order to allow two (2) curb cuts. 
This waiver is granted through special permit relief pursuant to a finding that (1) the structures and 
uses are in harmony with the general purposes and intent of Chapter 139 of the Bylaw; (2) the 
granting of a special permit would not have a significant and adverse effect on the scenic or historic 
integrity of the neighborhood, and (3) the relief is not contrary to sound traffic and safety 
considerations. 
 
The site plan, as submitted does not meet the requirements of Zoning Bylaw Sections 139-18 and 
139-20.1 and must be amended accordingly.  
 
Planning staff recommends approval of this application with the following conditions: 

 
(1) A revised site plan indicating the required apron and apron material from the edge of 

pavement, total square footage of the proposed garage, and the total ground cover 
proposed be provided to staff prior to the issuance of approval letter; 

(2) That any future landscaping at the driveway entrances be limited to low growing plant 
material not to exceed three (3) feet in height;  

(3) That the driveways be cleared free of vegetation and obstruction to a width of twelve 
(12) feet and a height of thirteen (13) feet; and 

(4) That the applicant shall submit an As-Built prior to the final inspection by staff which 
shall take place prior to the issuance of a Certificate of Occupancy. 
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SECONDARY DWELLING REPORT 

Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: May 9, 2016 
3 School Street 

Assessors Map #42.3.2 Parcel #125 – portion of

Applicant 
Blackwell & Associates, Inc.  

Owner 
Mary G. Heard (Estate of Edward S. Heard) 
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The applicant is proposing to construct a 778 square foot second dwelling at 3 School Street. The 
proposed three (3) bedroom dwelling will be located at the northwest corner of the site, which 
contains approximately 4,342 square foot of lot area (per ANR #7954 and Plan #2016-33 as 
attached) and is zoned ROH. The primary structure is a 421 square foot two (2) story structure.  
 
Access to the site is from Lucretia Mott Lane, which is a paved public road. The site will contain a 
separate shell drive off of Lucretia Mott Lane and apron with a total of one (1) parking space for the 
proposed secondary dwelling. The primary dwelling is currently accessed by an existing concrete 
parking lot off of Lucretia Mott Lane with a total of one (1) exterior parking space.  
 
Furthermore, the applicant is requesting a waiver from the requirements of Section 139-20.1(B)(1) 
pursuant to Section 139-20.1(CP of the Nantucket Zoning Bylaw in order to allow two (2) curb cuts. 
This waiver is granted through special permit relief pursuant to a finding that (1) the structures and 
uses are in harmony with the general purposes and intent of Chapter 139 of the Bylaw; (2) the 
granting of a special permit would not have a significant and adverse effect on the scenic or historic 
integrity of the neighborhood, and (3) the relief is not contrary to sound traffic and safety 
considerations. 
 
The site plan, as submitted meets the requirements of Zoning Bylaw Sections 139-18 and 139-20.1.  
 
Planning staff recommends approval of this application with the following conditions: 

 
(1) That any future landscaping at the driveway entrances be limited to low growing plant 

material not to exceed three (3) feet in height;  
(2) That the driveways be cleared free of vegetation and obstruction to a width of twelve 

(12) feet and a height of thirteen (13) feet; and 
(3) That the applicant shall submit an As-Built prior to the final inspection by staff which 

shall take place prior to the issuance of a Certificate of Occupancy. 
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TERTIARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                                                           Meeting Date: May 9, 2016 

50 Appleton Road 
Assessors Map #66  Parcel #51 

Applicant 
Karen D. Baird 

Owner 
SAME 
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The Applicant is proposing to construct a one (1) bedroom tertiary dwelling with a gross floor area 
of 286 square feet. The site, 50 Appleton Road, contains an existing 1,744 square foot primary 
dwelling unit to be owner occupied and an existing 630 square foot, one (1) story secondary 
dwelling.  The proposed tertiary dwelling will be located within an existing shed to be converted into 
the tertiary, located at the northwest side of the site, which has approximately 36,896 square feet in 
lot area and is zoned R-20. All structures will be owned by the same owner.  
 
Access to the site is from Appleton Road which is partially a private paved and partially a private dirt 
roadway. The Applicant proposes a Belgian Block apron and a dirt driveway that will contain a total 
of six (6) exterior parking spaces. The site plan, as submitted, meets the requirements of Zoning 
Bylaw Sections 139-18 and 139-20.1.  
 
Planning staff recommends approval of this application with the following conditions: 
 

(1) That  apron at the driveway entrance shall be constructed to a minimum depth of ten 
(10) feet, to be installed from the edge of pavement and in accordance with the 
provisions of  Nantucket Zoning Bylaw Section 139-20.1(B)(2)(d);  

(2) That the driveway entrance be cleared free of vegetation and obstruction to a width of 
twelve (12) feet and a height of thirteen (13) feet; 

(3) That any landscaping at the driveway entrance be limited to low growing plant material 
not to exceed three (3) feet in height; and,  

(4) That the applicant shall submit an As-Built prior to the final inspection by staff which 
shall take place prior to the issuance of a Certificate of Occupancy. 
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TERTIARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                                                           Meeting Date: May 9, 2016 

16 Monohansett Road 
Assessors Map #79  Parcel #143 

Applicant 
16 Monohansett Road Trust 

Owner 
SAME 
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The Applicant is proposing to construct a one 1-bedroom tertiary dwelling with a gross floor area of 
506 square feet. The site, 16 Monohansett Road, contains an existing 3,303 square foot primary 
dwelling unit to be owner occupied.   The proposed tertiary dwelling will be located within the 
existing one (1) story building , located at the northwest  side of the site, which has approximately 
117,724 square feet in lot area and is zoned LUG-2.  
 
Access to the site is from Monohansett Road; a private paved roadway. The Applicant proposes a 
Belgian Block apron and a shell driveway that will contain a total of four (5) exterior parking spaces. 
The site plan, as submitted does not meet the requirements of Zoning Bylaw Sections 139-18 and 
139-20.1. A revised site plan is required.  
 
Upon receiving an amended site plan, planning staff recommends approval of this application with 
the following conditions: 

 
(1) That one of the three (3) dwellings on the site will be owner occupied; 
(2) That  apron at the driveway entrance shall be constructed to a minimum depth of ten 

(10) feet, to be installed from the edge of pavement and in accordance with the 
provisions of  Nantucket Zoning Bylaw Section 139-20.1(B)(2)(d);  

(3) That there be a minimum of five (5) parking spaces delineated on the site plan; 
(4) That the driveway entrance be cleared free of vegetation and obstruction to a width of 

twelve (12) feet and a height of thirteen (13) feet; 
(5) That any landscaping at the driveway entrance be limited to low growing plant material 

not to exceed three (3) feet in height; and,  
(6) That the applicant shall submit an As-Built prior to the final inspection by staff which 

shall take place prior to the issuance of a Certificate of Occupancy. 
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1

Holly Backus

From: Holly Backus
Sent: Tuesday, May 03, 2016 10:18 AM
To: 'Teddy'
Subject: 16 Monohansett Road - Tertiary Dwelling Application 

Importance: High

Hi Teddy, 
 
Hope you are staying out of the rain. 
 
I have questions for your client’s site plan of the proposed Tertiary Dwelling Application for the May 9th 
meeting: 
 
(1) Since Monohansett is a paved roadway, we will need an apron (cobblestone, Belgium block, concrete, 
brick, or asphalt… 10’ minimum depth behind the edge of pavement.) 
(2) Five parking spaces are required. They need to be delineated with dimensions on the plan.  
(3) Which structure will be owner occupied? 
 
Thanks in advance for your help!!  
 
Holly E. Backus 
Land Use Specialist 
 
Town of Nantucket 
Planning & Land Use Services 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
Tel: 508-325-7587 X 7026 
Fax: 508-228-7298 
hbackus@nantucket-ma.gov  
http://www.nantucket-ma.gov 
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PLEASANT ST

CAMELIA LN

BACK ST

R-1

ROH

#3222 FORM J
Oliver Estates 

Lot1A 
Map 55 Parcel 367
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Nantucket Planning and Land Use Services  ▪  2 Fairgrounds Road  ▪  Nantucket  ▪  MA  ▪  02554  ▪   (508) 325-7587 
 

 

 
Form J 

Certificate of Completion and 
Release of Municipal Interest in 

Subdivision Performance Security 
 
Date: __May 5, 2016____________   Planning Board File # ____3222_________ 
 

Subdivision Name: ________Oliver Estates                    ______________________________________ 

Owner: ___Camelia R. Oliver                                         ______________________________________ 

Owner’s Address: ______ Post Office Box 144, Nantucket, MA 02554___________________________ 

Phone number: ___________________ Fax number: ____________________ E-mail: _____________ 

Applicant, (if other than owner): ________________________________________________________ 

Applicant’s Address: _________________________________________________________________ 

Phone number: ___________________ Fax number: ____________________ E-mail: _____________ 

Date of Subdivision Plan: ___February 23, 1988                                                 ____________________ 

Land Location: _____Pleasant Street and Camelia Lane   ______________________________________ 

Plan Recorded: Nantucket Registry of Deeds Plan Book __24___________ Page ____80________ 

Plan Registered: Nantucket Land Registry, Land Court Plan Number_____________________ 
 
Type of Performance Security: 

 Covenant dated: __July 5, 1988____________________ 

 Covenant recorded: Nantucket Registry of Deeds, Book ___306___________ Page ___201________. 
or 
 Covenant registered: Nantucket Land Registry District as Document #____________ and noted on  

 Certificate of Title #_________________ in Registration Book ____________  Page ___________. 
 
 Deposit of money, agreement dated: ______________________ 

 Bank (if bank passbook): ________________________________________________________ 

 Address of Bank:_______________________________________________________________ 
 
 Other Security , agreement dated:__________________________________________________ 
 
 Letter of credit, agreement dated:_____________________ 
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Nantucket Planning Board, Form J, page 2 

Nantucket Planning and Land Use Services  ▪  2 Fairgrounds Road  ▪  Nantucket  ▪  MA  ▪  02554  ▪   (508) 325-7587 
 

 

 Bank: ________________________________________________________________________ 

 Address of Bank:_______________________________________________________________ 
 
 
The undersigned, being a majority of the Planning Board of Nantucket, have determined that the construction of ways and 
installation of municipal services in the subdivision referred to above have been  X completed   � partially completed 
by the applicant in accordance with the Board’s rules and regulations to adequately serve the following enumerated lots: 
 
________________________Lot 1 in Plan Book 24 Page 80_________________________________________ . 
 
 
Pursuant to Section 81.U of Chapter 41, M.G.L. and in consideration of said construction and installation, the Town of 
Nantucket, a Massachusetts corporation, acting through its Planning Board, hereby releases its interest in the Performance 
Security referred to above, as to the lots enumerated in the preceding paragraph only. 
 
 
Duly executed as a sealed instrument this ___________ day of _____________________, ___2016___________ . 
 (Date) (Month) (Year) 
 
 
 
_____________________________________  _____________________________________ 

Barry G. Rector    Nat Lowell 
 
 
_____________________________________  _____________________________________ 

Linda Williams                                                               John Trudel, III 
 
 

_____________________________________ 
Joseph Marcklinger 

 
 
Signed by a Majority of the Town of Nantucket Planning Board 
 
 

 

C O M M O N W E A L T H  O F  M A S S A C H U S E T T S  
 

 
Nantucket, SS      _________________, 2016 
 
 
On the _____________day of ______________, 2016, before me, the undersigned notary public,  
 
Personally appeared ________________________, one of the above-named members of the Planning Board of Nantucket, Massachusetts, personally 
known to me to be the person whose name is signed on the preceding document, and acknowledge that he/she signed the foregoing instrument 
voluntarily for the purposes therein expressed.  
 
________________________________________ 
Notary Public 
 
 
________________________________________ 
My commission expires: 
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1

Catherine Ancero

From: Andrew Vorce
Sent: Friday, April 29, 2016 11:30 AM
To: Catherine Ancero
Cc: 'Patricia Halsted'
Subject: RE: 76 Pleasant Street - Camelia Lane

Please include an item on the 5/9 PB meeting for a Form J sign off for Lot 1A Camelia Lane subdivision. All remaining 
items have been closed out. 
 
Andrew  
 

From: Patricia Halsted [mailto:patricia@halstedlaw.com]  
Sent: Friday, April 29, 2016 11:24 AM 
To: Andrew Vorce 
Subject: 76 Pleasant Street - Camelia Lane 
 
                Hi Andrew, 
 
                I understand you spoke to Rhoda and it sounds like we’re all set with this.   The seller confirmed return of his 
monies 2 years ago.   We just need to submit the Form J for May’s meeting.  I did go by the property after we met and 
there is an apron at the end of the drive, etc. 
 
                Please confirm. 
 
                Thank you for your time. 
                Patricia 
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R-10

4 Hull Lane
Juanita Gill

Secondary & Tertiary Dwelling Approval
Removal of  apron requirement 
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Nantucket Planning Board 

May 12, 2015 

Mr. Steve Butler, Building Commissioner 
2 Fairgrounds Road 
Nantucket, NIA 02554 

Re: 4 Hull Lane - Juanita Gil (Niap 67 Parcel 278) 

Dear Mr. Butler: 

Please be advised tliat tlie Planning Board, at its meeting on May 11, 2015 Planning Board Special Meeting, considered tlie 
above application for adequate access, as per §139-20.1 of tlie Nantucket Code, and granted a tertiary dwelling approval, 
conditional upon tlie following: 

Note: Article 62 proposing Tertiary Dwellings was passed at the 2015 Annual Town Meeting. 
The 2015 ATM Warrant has NOT yet been approved by the Attorney General. 

Planning staff recommends approval of this application with the following conditions: 

(1) That one of the three (3) dwellings on the site will be owner occupied. 
(2) That an apron at the driveway entrance shall be constructed to a minimum depth of ten (10) feet and a 

maximum width of fifteen (15) feet and shall be constructed to the requirements of Nantucket Zoning 
Bylaw Section 139-20.1B.(2)(d); 

(3) That the driveway be cleared free of vegetation and obstruction to a width of twelve (12) feet and a height 
of tliirteen (13) feet; 

(4) That any landscaping at the driveway entrance be limited to low growing plant material not to exceed three 
(3) feet in height; and, 

(5) That the applicant shall submit an As-Built prior to tlie final inspection by staff which shall take place prior 
to tlie issuance of a Certificate of Occupancy. 

The approval is also conditional upon adherence to the site plan submitted by the applicant and endorsed by tlie Chairman, 
showing the relative locations of proposed or existing dwellings and driveways or parking areas. 

As per Section 139-2 of tlie Nantucket Zoning Code, the approval referenced herein is valid for a period of two years only, 
calculated from the date of site plan endorsement by the Planning Board. If you have any questions regarding this approval, 
please contact the Planning Office at 508-325-7587. 

cc: Juanita -il 
Marcus Silverstein - Zoning Enforcement Officer 

NOTE TO APPUCANTS: Please note that a copy ef the plan you submitted to the Board, which has been endorsed lry the Chairman, is 
enc!~sed and must be presented to the Building Department when appfjiizgfor a b11ildingpermit. There ivill be a $25 administratii~ fie to re-iss11e an endorsed site plan. 
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ZONING CLASSIFICATION: R-10 

MINIMUM LOT SIZE = 10,000 SQ.FT 
MINIMUM FRONTAGE = 75 FT. 
FRONT YARD SETBACK = 20 
REAR YARD SETBACK = 10 FT. 
SIDE YARD SETBACK = 10 FT. 
GROUND COVER RATIO = 25 % 

EXISTING GROUND COVER RATIO = 17.06 % 

I CERTIFY THAT THE BUILDINGS 
ARE LOCATED AS SHOWN HEREON. 
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JOSEPH MARCKLINGER P.L.S. 
J. MARCKUNGER & ASSOCIATES 
PROFESSIONAL LAND SURVEYORS 
P.O. BOX 896 
NANTUCKET, MA. 02554 
(310) 945-7054 
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NANTUCKET, MA. 

4 HULL LANE 
(NANTUCKET COUNTY) 

SCALE 1 IN.= 20 FT. 

APRIL 22, 2015 

MAP 67, PARCEL 278 
DEED BOOK 1401, PAGE 26 PLAN BOOK 17, PAGE 4 

PREPARED FOR: JUANITA GIL 
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#7917 Woodland Hill
Definitive Subdivision 

4 North Mill Court, LLC
Map 55 Parcels 919 through 928
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East looking towards Mill Hill Park Southeast Corner of lot next to Mill Hill Park 
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View from  Lot 15 to Mill Hill Park Vegetation on adjacent Mill Hill Park  
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East property line of  Lot 15 View from cul-de-sac towards Southeast corner of lot 
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1

Holly Backus

From: Holly Backus
Sent: Monday, February 29, 2016 8:35 AM
To: 'Ira Unschuld'
Cc: Catherine Ancero; Eleanor Antonietti; Leslie Snell; Andrew Vorce
Subject: RE: Planning Board #7917 on March 3rd
Attachments: #7917 FINAL for packet.pdf

Good Morning Ira, 
 
Please find the attached application that will be in front of the Planning Board this Thursday, March 3rd. 
 
The applicant is seeking a modification to a previously approved definitive subdivision plan called Woodland Hill 
Subdivision. Specifically, the applicant is requesting an encroachment into the required ten (10') foot buffer on Lot 
15 ( Map 55 Parcel 925, 4 Old Mill Court.)  
 
Please let me know if you have any questions or if I can be of further assistance.  
Take care,  
 
Holly E. Backus 
Land Use Specialist 
 
Town of Nantucket 
Planning & Land Use Services 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
Tel: 508-325-7587 X 7026 
Fax: 508-228-7298 
hbackus@nantucket-ma.gov  
http://www.nantucket-ma.gov 
 
-----Original Message----- 
From: Ira Unschuld [mailto:Ira@brantpointfund.com]  
Sent: Saturday, February 27, 2016 11:15 AM 
To: Holly Backus 
Subject: Planning Board #7917 on March 3rd 
 
Dear Sir or Madam, 
 
I am the owner of 10 Mill Hill Lane.  I received a certified letter regarding a meeting on Thursday to consider an 
application to modify the Woodland Hill Subdivision plan.  I am unclear how if at all this will affect my home, and as 
I live in New York, can't really come by just to inspect the file.  Is it possible to speak to someone regarding this, or 
to get the information emailed to me? 
 
Thanks so much for your help. 
 
Sincerely, 
 
Ira Unschuld 
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Holly Backus

From: Holly Backus
Sent: Monday, February 29, 2016 9:25 AM
To: 'Wyant, Dom'
Cc: Catherine Ancero; Eleanor Antonietti; Leslie Snell; Andrew Vorce
Subject: RE: 8 Mill Hill Lane - Public Notice Received Via Certified Mail
Attachments: #7917 FINAL for packet.pdf

Good Morning Dom, 
 
Per your request, please find the attached application that will be in front of the Planning Board this Thursday, 
March 3rd.  
 
The applicant is seeking a modification to a previously approved definitive subdivision plan called Woodland 
Hill. Specifically, the applicant is requesting an encroachment into the required ten (10’) foot buffer on Lot 15 
(Map 55 Parcel 925, 4 Old Mill Court.) 
 
Please let me know if you have any questions or if I can be of further assistance. 
Take care, 
 
Holly E. Backus 
Land Use Specialist 
 
Town of Nantucket 
Planning & Land Use Services 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
Tel: 508-325-7587 X 7026 
Fax: 508-228-7298 
hbackus@nantucket-ma.gov  
http://www.nantucket-ma.gov  
 

             

 
From: Wyant, Dom [mailto:Dom.Wyant@am.jll.com]  
Sent: Monday, February 29, 2016 8:50 AM 
To: Holly Backus 
Subject: 8 Mill Hill Lane - Public Notice Received Via Certified Mail 
 
Thank you for sending the attached public notice which was received on 2/19.  I live in Atlanta GA and because I can’t 
make it to the hearing, will you please provide me with a brief commentary about the encroachment within the 10’ foot 
buffer on the 11 Mill Hill Lane Property?  And how visible that improvement would be to our house located at 8 Mill Hill 
Lane? 
 
Thank you for sending the notice and response to this e‐mail. 
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Dom Wyant 
 
Dom H. Wyant, Jr. 
Managing Director 
Jones Lang LaSalle Americas, Inc. 
3344 Peachtree Road, NE, Suite 1200 
Atlanta, GA 30326 
 
(Main) 404.995.2100 
(Direct) 404.995.2419 
(Cell) 404.307.4258 
(Fax) 404.995.2325 
 
www.joneslanglasalle.com    
dom.wyant@am.jll.com   
 

 
 

This email is for the use of the intended recipient(s) only. If you have received this email in error, please notify 
the sender immediately and then delete it. If you are not the intended recipient, you must not keep, use, disclose, 
copy or distribute this email without the author's prior permission. We have taken precautions to minimize the 
risk of transmitting software viruses, but we advise you to carry out your own virus checks on any attachment to 
this message. We cannot accept liability for any loss or damage caused by software viruses. The information 
contained in this communication may be confidential and may be subject to the attorney-client privilege. If you 
are the intended recipient and you do not wish to receive similar electronic messages from us in the future then 
please respond to the sender to this effect. 
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Holly Backus

From: Saperstein, Lee W. [saperste@mst.edu]
Sent: Thursday, March 17, 2016 4:45 PM
To: Andrew Vorce; Leslie Snell; Catherine Ancero; Holly Backus; steven@cohenlegal.net
Cc: Reinhard, Allen
Subject: Vegetative Barriers for File No. 7917

Categories: Planning Board Matters

Please share with members of the Planning Board; these comments are with respect to the application that is File # 7917
for 4 Old Mill Court. 
 
As an introductory comment, I am one of many citizens opposed to the request for reductions in the setback 
requirements for this property.  Having said that, I may be able to contribute some technical insight to the discussion.  
The inclusion of a pool as part of the plans for the property increases my concern for appropriate noise shielding.  As 
part of my career‐long interest in the reclamation of severely disturbed lands, I have researched and lectured on 
vegetative barriers for sight and sound.  Inasmuch as one of the conditions suggested for this property is a vegetative 
barrier, I would like to share the major design considerations for when vegetation is used, particularly to block sound.  
The hard surfaces around a pool reflect sound efficiently; a good, solid‐plank fence helps a lot to deflect noise upward 
instead of outward.  The following considerations should be part of the design for sound‐reducing plantings. 

 Plantings should be spaced in an irregular, even random order.  Sound waves have a symmetric and regular 
shape – the sine wave – and easily radiate through a series of plants that are in a regular pattern. 

 A single row of plants is ineffective. 

 Plantings should be of varied heights: shrubs as well as trees.  If a barrier is all trees, when they mature the 
ground‐level view can easily be bare tree trunks. 

 If the barrier is needed for all seasons, then evergreen plants should be mixed into the planting.  Deciduous 
plants will be bare in the winter time, thus providing little or no barrier. 

 As with any landscaping project, care, maintenance, and the allowance of time are needed for successful 
planting.  When plants are close together, the landscaper needs to be concerned with competition for water and 
nutrients. 

 
I hope that this information helps you with your discussion.  Lee Saperstein 
 
Lee and Priscilla Saperstein 
P. O. Box 1408 (USPS) 
20 New Street (express mail) 
Nantucket, MA 02554 
1‐508‐680‐1337 (home) 
1‐573‐578‐7750 (Lee cell) 
1‐573‐578‐7752 (Priscilla cell) 
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Planning Board meeting: Thursday, March 17 at noon 

In 2014 the Planning Board unanimously approved the subdivision next to 
Mill Hill Park with the requirement that a 1 0 foot densely vegetative 
buffer be installed along the border of the development next to the 
public park. 

One of the lots has been sold. 
The new owner wants to waive the setback requirement by cutting it in 
half. Not only that, the new owner wants to evaporate the requirement 
of a densely vegetative buffer on their property. 

Stand 5 feet away from someone. Still feels pretty close, doesn't it? 
Now imagine standing 5 feet from the wall of a building. That would be 
the distance from the Public Park and the building they have proposed. 
From the Park's perspective, this is the most visible lot in the subdivision. 
Building with a only a 5 foot setback would make the public area seem 
like someone's backyard. 

Please attend the Planning Board special meeting on File# 791 7. 
Stand up and say you support the 10 foot buffer with dense vegetation, 
and ask the Planning Board to deny the waiver request. 

The meeting is scheduled on St. Patrick's day. 
Thursday, March 17th at 12:00, in the Public Meeting room. 

Get your green out! 

p.s ... Call the Planning Board to confirm the date and time 
in case there is a change. 
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#17-16 Secondary Lot Special Permit
Dawn & Michael Holdgate

15 Exeter Street
Map 76.4.1 Parcel 410 
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Holly Backus

From: Holly Backus
Sent: Monday, May 02, 2016 12:11 PM
To: 'Elaine Russell'
Subject: RE: Comments to Planning board re:15 Exeter St

Good Afternoon Elaine, 
 
Thank you for your email and letter. I will make sure the Planning Board receives your comments for the May 
9th meeting. 
 
Please let me know if you have any questions or if I can be of further assistance. 
Take care,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Elaine Russell [mailto:elainebrussell@comcast.net]  
Sent: Monday, May 02, 2016 11:59 AM 
To: Holly Backus 
Subject: Comments to Planning board re:15 Exeter St 
 
Hi Holly,  
 
Attached please find a letter we would like to submit in regards to division and driveway cut at the 15 Exeter Street 
property owned by Michael and Dawn Holdgate. 
I assume this letter will be given to the Planning Board prior to the meeting on May 9th.   
 
Thank you 
Elaine Russell  
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   P.O.	
  Box	
  2386	
  
2	
  Fairfield	
  Street	
  

Nantucket,	
  MA	
  02584	
  
May	
  2,	
  2016	
  

	
  
Nantucket	
  Planning	
  Board	
  	
  
2	
  Fairgrounds	
  Road	
  
Nantucket,	
  MA	
  	
  02554	
  
	
  
RE:	
  15	
  Exeter	
  Street	
  
Waiver	
  for	
  Shared	
  Driveway	
  Requirement	
  	
  
	
  
	
  
Dear	
  Planning	
  Board,	
  	
  	
  	
  
	
  
We	
  are	
  direct	
  abutters	
  to	
  the	
  15	
  Exeter	
  Street	
  property	
  owned	
  by	
  Michael	
  and	
  Dawn	
  

Holdgate	
  and	
  our	
  property	
  directly	
  abuts	
  the	
  property	
  line	
  of	
  the	
  newly	
  proposed	
  

second	
  lot.	
  	
  	
  After	
  reviewing	
  the	
  subdivision	
  plans	
  and	
  proposed	
  new	
  driveway	
  cut,	
  

at	
  this	
  property,	
  we	
  are	
  very	
  concerned	
  about	
  the	
  location	
  of	
  the	
  newly	
  proposed	
  

driveway	
  cut.	
  	
  This	
  new	
  cut	
  is	
  only	
  approximately	
  35’	
  from	
  our	
  property	
  line	
  and	
  

back	
  yard.	
  	
  	
  We	
  feel	
  this	
  driveway	
  cut	
  will	
  create	
  excessive	
  noise	
  and	
  disturb	
  the	
  

peace	
  and	
  quiet	
  in	
  our	
  backyard.	
  	
  If	
  a	
  second	
  driveway	
  cut	
  is	
  approved,	
  we	
  would	
  

like	
  to	
  see	
  it	
  	
  placed	
  a	
  minimum	
  of	
  100’	
  from	
  our	
  abutting	
  property	
  line.	
  	
  Thank	
  you	
  

for	
  your	
  consideration.	
  	
  	
  

	
  
Respectfully,	
  	
  
	
  
	
  
	
  
	
  
Tim	
  and	
  Elaine	
  Russell	
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SPARKS AV

RC

R-1

R-10

R-10

#7946 AR
Stephen M. Waterhouse

20 Sparks Avenue
Map 55 Parcel 307

RC **pending ATM Article 34 to CMI**
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Holly Backus

From: Holly Backus
Sent: Thursday, May 05, 2016 8:14 AM
To: 'Ed Pesce'; 'Teddy'
Cc: Leslie Snell
Subject: RE: 20 Sparks Ave.

Thanks Ed. We will make sure the board is aware of your comments. 
 
Thanks!  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Ed Pesce [mailto:epesce@comcast.net]  
Sent: Wednesday, May 04, 2016 4:00 PM 
To: Holly Backus; 'Teddy' 
Cc: Leslie Snell 
Subject: RE: 20 Sparks Ave. 
 
OK Holly – got it! 
 
This appears to address Leslie’s original comments, but my comments below from earlier today still stand, and 
should be addressed. 
 
Thanks, 
 
ED 
 
 
_____________________________________________ 
  

Edward L. Pesce, P.E., LEED®AP 
Pesce Engineering & Associates, Inc. 
451 Raymond Road 
Plymouth, MA  02360 
  

Office: 508‐743‐9206 
Fax:    508‐743‐0211 
Cell:   508‐333‐7630 
epesce@comcast.net 
 

From: Holly Backus [mailto:hbackus@nantucket-ma.gov]  
Sent: Wednesday, May 04, 2016 10:36 AM 
To: Ed Pesce; 'Teddy' 
Cc: Leslie Snell 
Subject: RE: 20 Sparks Ave. 
 
Hi Ed, 
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Teddy sent me a revision on April 26th. My apologies, I thought you had received it already. Sorry for 
assuming. I have attached it for you.  
 
Thanks,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Ed Pesce [mailto:epesce@comcast.net]  
Sent: Wednesday, May 04, 2016 10:30 AM 
To: 'Teddy' 
Cc: Leslie Snell; Holly Backus 
Subject: RE: 20 Sparks Ave. 
 
Hi Teddy, 
 
Sorry for the delay – I’ve been away on Military duty and am now catching up. 
 
Regarding 20 Sparks Ave – I recall seeing the attached message from Leslie regarding an issue with the Lot 
Frontage for Lot 3.  Did that ever get addressed? 
 
 
I was actually thinking you were working on a solution, and would be providing a revised plan, along with 
additional drainage details.  The Drainage Plan you sent me (attached) is not adequate to make a 
determination of adequacy.  The additional information needed/present preliminary comments: 
 

1. Proposed grading 
2. Any proposed drainage structures?  Collection system or overland flow (super-elevate the roadway) to 

the cul-de-sac island? 
3. Adequacy of the proposed drainage system to handle at least the 25-yr. storm 
4. Stormwater Operations & maintenance Plan for long term maintenance & use 
5. Gravel Drive cross-section detail for construction, showing compliance with the Subdivision Rules & 

Regs  
6. Curb cut & paved apron detail at Sparks Ave. 
7. Proposed new monumentation for new lots (to comply with Subdivision R&R) 
8. Recommend a new stop sign at end of road 
9. Proposed landscaping in road layout (any screening plantings on east side?)  

 
Thanks Teddy – I’ll be on Island tomorrow if you want to discuss, 
 
ED 
 
 
_____________________________________________ 
  

Edward L. Pesce, P.E., LEED®AP 
Pesce Engineering & Associates, Inc. 
451 Raymond Road 
Plymouth, MA  02360 
  

Office: 508‐743‐9206 
Fax:    508‐743‐0211 
Cell:   508‐333‐7630 
epesce@comcast.net 

257 of 443



3

 

From: Teddy [mailto:acksurvey@hotmail.com]  
Sent: Tuesday, May 03, 2016 10:57 AM 
To: Ed Pesce 
Subject: 20 Sparks ave. 
 
Hi Ed, 
 
I was checking to see if you have reviewed the plan for 20 Sparks avenue. 
 
Thanks 
 
Teddy 
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R-40

#10-16 Special Permit
Skiff  Lane, LLC

5 Skiff  Lane
Map 55 Parcel 109.1 
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FL
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T R
D

HINSDALE RD

SPEARHEAD RD
CI

RC-2

LUG-3

CI

CN

#18-16 MCD Special Permit
Hillsboro & 15th, LLC & 5050 Properties, LLC

1,3,5, 7 Flint Road & 34 Tomahawk Road
Map 69 Parcels 340 through 347
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LUG-3

SR-20

SR-10

#19-16 Special Permit
Hstetter Residence

53 Baxter Road
Map 49 Parcel 17
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MASSASOIT BRIDGE RD

MADAKET RD

RED BARN RD

S CAMBRIDGE ST MMD

LUG-1
LUG-3

LUG-2

VR

VR

LUG-2

LUG-3

LUG-3

#20-16 Special Permit
Nantucket Land Bank Commission

2A Massasoit Bridge Road
Map 59 Parcel 14
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CLIFF RD

GOSNOLD RD

CR
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KE
D 

LN

HICKORY MEADOW LN

SACHEM RD

WANNACOMET RD

HALLOWELL LN

LUG-3

R-20

LUG-2

LUG-1

LUG-2

R-40

LUG-2

R-40LUG-2

LUG-2

#21-16 Special Permit
Glenhurst West Realty Trust

137 Cliff  Road & 11 Chase Links Circle
Map 30 Parcel 610 and 615 
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PE
RR

Y L
N

BARTLETT RD

RC-2

R-10

R-5

#22-16 & #23-16 Special Permits
Walter J. Glowacki
4 & 6 Perry Lane

Map 67 Parcels 725.3 & 725.4
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BARTLETT RD

RC-2

R-10

R-5

#22-16 & #23-16 Special Permits
Walter J. Glowacki
4 & 6 Perry Lane

Map 67 Parcels 725.3 & 725.4
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D

WINDY WY

BOYNTON LN

BACKUS LN

CN

RC-2

RC-2

R-5

R-10

#24-16 Special Permit
Michael F. Boylan
3B Windy Way 

Map 67 Parcel 451
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VESPER LN

PROSPECT ST

W 
YO

RK
 LN

CN

R-1

R-40

#25-16 Site Plan Review
Nantucket Cottage Hospital

57 & 59 South Prospect Street and 10 Vesper Lane
Map 55 Parcel 3, 130, 249 & 805
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1.0 Introduction 

2.0 Site Location and Description 

3.0 Proposed Project 
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4.0 Compliance with MassDEP Stormwater Handbook 

Development, rehabilitation, expansion and phased projects on previously developed 
sites, provided the redevelopment results in no net increase in impervious area. 
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EXECUTIVE SUMMARY

Vanasse & Associates, Inc. (VAI) has conducted a Transportation Impact Assessment (TIA) in order to 
determine the potential impacts on the transportation infrastructure associated with the proposed 
reconstruction and modernization of the Nantucket Cottage Hospital located at 57 South Prospect Street 
in Nantucket, Massachusetts (hereafter referred to as the “Project”).  This study was prepared in 
consultation with the Town of Nantucket and the Massachusetts Department of Transportation 
(MassDOT); was performed in accordance with MassDOT’s Transportation Impact Assessment (TIA) 
Guidelines and the requirements of the Nantucket Planning & Economic Development Commission; and 
was conducted pursuant to the standards of the Traffic Engineering and Transportation Planning 
professions for the preparation of such reports.  Based on this assessment, we have concluded the 
following with respect to the Project:

1. At the completion of the Project, the hospital campus is expected to generate approximately
1,166 vehicle trips on an average weekday (two-way, 24-hour volume), or an increase of 
126 vehicle trips over the current volume of traffic generated by the hospital, with 180 vehicle 
trips expected during the weekday morning peak-hour and 158 vehicle trips expected during the 
weekday evening peak-hour, both of which represent an increase of 23 vehicle trips over the 
current volume of traffic generated by the hospital during the weekday peak hours.  Increased 
visitations during the peak summer months may increase the peak-hour traffic volume projections 
for the hospital campus by between 40 and 50 vehicle trips over average-month conditions, with 
the daily traffic volume projection increasing by approximately 320 vehicle trips;

2. The addition of Project-related traffic to the study area intersections was not shown to result in a 
significant impact on operating conditions (motorist delays or vehicle queuing) at the study 
intersections over anticipated future conditions without the Project (No-Build average or peak-
month conditions).  Under average-month traffic conditions, the addition of Project-related traffic 
was shown to result in a degradation in level-of-service at only one (1) of the six (6) study area 
intersections; under peak-month traffic conditions, no intersections were shown to experience a 
degradation in level-of-service as a result of the Project;

3. No apparent safety deficiencies were noted with respect to the motor vehicle crash history at the 
study intersections; and

4. Lines of sight at the Project site driveway intersections with South Prospect Street and 
Vesper Lane were found to exceed or could be made to exceed the required minimum sight 
distance for the appropriate design speed along the intersecting roadways, excepting a slight 
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limitation at the north Project site driveway on South Prospect Street which can be addressed with 
the installation of an advance warning sign (discussion follows).

Based on the above, we have concluded that the Project can be accommodated within the confines of 
the existing transportation infrastructure in a safe and efficient manner with implementation of the 
recommendations that follow.

RECOMMENDATIONS

A detailed transportation improvement program has been developed that is designed to provide safe and 
efficient access to the Project site and address any deficiencies identified at off-site locations evaluated in 
conjunction with this study.  The following improvements have been recommended as a part of this 
evaluation and, where applicable, will be completed in conjunction with the Project subject to receipt of 
all necessary rights, permits, and approvals.

Project Access

Access to the Project site will be provided by way of four (4) driveways as follows: two (2) driveways 
that will intersect the north side of Vesper Lane consisting of an east driveway that will be located 
approximately 240 feet west of Surfside Road and will serve the primary parking field for the Project, and 
a west driveway that will be situated parallel to the west property line at the location of an existing gravel 
road and will serve the loading area for the reconstructed hospital building and as a connection to the 
northern access road within the campus; two (2) driveways that will intersect the west side of
South Prospect Street consisting of a south driveway that will be located approximately 160 feet north of 
West York Lane and will serve as the primary entrance to the campus, and a north driveway that will be 
situated parallel to the north property line at the location of an existing gravel road and will serve the 
patient drop-off/pick-up area and the emergency room, with continuing access to the loading area and the 
west access to Vesper Lane.  The existing driveways that serve the campus will be closed or modified as 
described above in conjunction with the Project. The following recommendations are offered with 
respect to affording safe and efficient access to the Project site:

The primary access to the Project site will be from the South Prospect Street south driveway 
which should provide two (2) exiting travel lanes (separate left and right-turn lanes) and a single 
entering travel lane separated by a double-yellow centerline or raised median, with a left-turn lane 
provided on the South Prospect Street northbound approach.  Vehicles exiting the primary Project 
site driveway should be placed under STOP-sign control with a marked STOP-line provided.

The remaining Project site driveways should be 24-feet in width and accommodate one entering 
and one exiting travel lane, with vehicles exiting the Project site placed under STOP-sign control
with a marked STOP-line provided.

The South Prospect Street Project site driveways should be designed to incorporate the multi-use 
path crossing of the driveways in a safe manner, ensuring that clear sight lines are provided to and 
from the path for motorists, pedestrians and bicyclists (additional recommendations follow).

All signs and pavement markings to be installed within the Project site shall conform to the 
applicable standards of the Manual on Uniform Traffic Control Devices (MUTCD).1

1Manual on Uniform Traffic Control Devices (MUTCD); Federal Highway Administration; Washington, D.C.; 2009.
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Sidewalks and crossings compliant with the Americans with Disabilities Act (ADA) should be 
provided within the Project site linking the proposed buildings and other amenities to the existing 
sidewalk infrastructure along Vesper Lane and South Prospect Street.

Signs and landscaping along the roadways internal to the Project site and at the Project site 
driveway intersections with Vesper Lane and South Prospect Street should be designed and 
maintained so as not to restrict lines of sight.

The existing split-rail fence along the Project site frontage on South Prospect Street should be 
relocated within the site so as to afford the required sight lines along South Prospect Street to and 
from the Project site driveways.  In addition, a sign indicating “Hospital Entrance Ahead” should 
be installed on South Prospect Street approximately 100 feet south of the north Project site 
driveway.

Existing vegetation located along the north side of Vesper Lane and adjacent to the Project site 
driveways should be trimmed and/or removed in order to provide the required lines of sight along 
Vesper Lane to and from the Project site driveways.

Off-Site Improvement Measures

Sparks Avenue at Surfside Road, Atlantic Avenue and South Prospect Street (a.k.a. Four Corners)

One or more approaches to this off-set, four-legged, unsignalized intersection were shown to be operating 
at an overall level-of-service (LOS) “D” during the peak hours under 2015 Existing peak-month traffic 
volume conditions, conditions that, absent improvements, are expected to degrade in the future 
independent of the Project.  Recognizing these deficiencies, the Town undertook a detailed analysis of 
improvement strategies for the intersection that included: three (3) roundabout alternatives; installation of 
the traffic control signal; all-way STOP-sign control; and realignment of the approaches to the 
intersection.  As a result of this evaluation, it was recommended that the intersection be reconstructed as a 
modern roundabout with a 100-foot diameter center island, and that a right-turn slip-ramp be provided for 
motorists travelling between Surfside Road northbound and Sparks Avenue eastbound.  These 
improvements were included in the Draft Nantucket Regional Transportation Plan 2016-2040.2 It was 
identified that the implementation of these improvements would require the acquisition of private 
property by the Town and the relocation or modification of one or more structures.  With the 
reconstruction of the intersection as a modern roundabout as defined above, the improved intersection 
was shown to operate at LOS “A” under both average and peak-month conditions with no movement 
operating below LOS “C”.

Recognizing the importance of this intersection in providing access to the Project and the residences and 
businesses in the area, and the relatively minor impact of the Project on overall operating conditions at the 
intersection, the Project proponent will work with the Town to advance the design and reconstruction of 
the Four Corners intersection as a modern roundabout.  This effort will include the preparation of design 
plans for the improvements, up to and including the MassDOT 100 Percent Design/Project Specifications 
and Estimate (PS&E) design level, and all required supporting documentation for the Town to apply for 
State funding for the reconstruction of the intersection.

2Draft Nantucket Regional Transportation Plan 2016 – 2040; Nantucket Planning and Economic Development Commission; 
2015.
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Surfside Road at Vesper Lane and the Nantucket High School Driveway

All movements from the Vesper Lane approach to Surfside Road were shown to be operating at or over 
capacity (defined as LOS “E” or “F”, respectively) during the peak hours under 2015 Existing peak-
month traffic volume conditions.  Absent improvements, these operating conditions are predicted to 
further degrade in the future independent of the Project.  A review of the motor vehicle crash history at 
the intersection did not indicate an inherent safety deficiency.  Given the proximity of this intersection to 
the Four Corners intersection, it is expected that the aforementioned improvements that are contemplated 
at Four Corners will extend to and include improvements at the Surfside Road/
Vesper Lane/Nantucket High School Driveway intersection.  The improvements at Four Corners will 
provide operational benefits at the Surfside Road/Vesper Lane/Nantucket High School Driveway 
intersection by: i) reducing vehicle travel speeds approaching the intersection along Surfside Road; and
ii) providing additional gaps in the flow of traffic approaching the intersection.  In consideration of the
Four Corners improvements and the relatively minor impact of the Project at this intersection, no 
improvements appear to be required to accommodate the relatively minor increase in traffic that is 
expected as a result of the Project (six (6) additional vehicles during the peak hours).

Pedestrian and Bicycle Improvements

The following pedestrian and bicycle improvements are recommended to provide safe and efficient 
pedestrian and bicycle access to the Project site:

The South Prospect Street Project-site driveways and the associated multi-use path crossings will 
be constructed to provide enhanced safety for pedestrians and bicyclists crossing the driveways.
These measures include: i) ensuring that sight lines are sufficient to and from the crossing;
ii) providing warning signs for both motorists, pedestrians and bicyclists at and in advance of the 
crossing; and iii) installing pavement markings or using a textured surface to delineate the 
crossing from the driveway.

Work with the Town to improve pedestrian and bicycle crossings along South Prospect Street, 
Vesper Lane and Surfside Road.

In consultation with the Town, identify an appropriate location to construct a crosswalk across 
Vesper Lane to link the sidewalks that are to be constructed within the Project site to the sidewalk 
along the south side of Vesper Lane.

Transportation Demand Management Measures

At present, the Nantucket Regional Transit Authority (NRTA) does not provide bus service to the Project 
site; however, the NRTA Mid-Island Loop and Miacomet Loop bus lines travel along Surfside Road and 
South Prospect Street, respectively, proximate to the hospital.  In addition, the Project will be connected 
to existing and proposed pedestrian and bicycle facilities in the area.  These amenities provide 
opportunities to reduce automobile trips associated with the Project.  In an effort to reduce the overall 
number of automobile trips in the area and to integrate the Project into the available transportation 
resources, the following Transportation Demand Management (TDM) measures will be implemented as a 
part of the Project:

Assign a full-time, on-site Transportation Coordinator which coordinator may have other duties 
and responsibilities at the Project;
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Post information regarding public transportation services, maps, schedules and fare information 
in a central location;

Provide a “commuting alternatives packet” to employees of the Project detailing available public 
transportation services, bicycle and walking alternatives, and commuter options available through 
MassRIDES’ and their NuRide program which rewards individuals that choose to walk, bicycle, 
carpool, vanpool or that use public transportation to travel to and from work;

Include pedestrian and bicycle accommodations within the Project site including sidewalks and 
paths linking buildings and on-site parking to sidewalks and bicycle paths along South Prospect 
Street and Vesper Lane (sidewalks only);

Work with the Town and the NRTA to construct an NRTA bus stop with shelter within the 
Project site or along South Prospect Street to accommodate bus service to the Project site;

Provide preferential parking for alternatively fueled vehicles and for car/vanpools;

Provide electric vehicle (EV) charging stations in reserved parking spaces, and incorporate 
infrastructure to allow for future expansion of EV charging stations as demand increases;

Offer direct deposit for employee paychecks;

Provide a shower, changing room and locker facility for employees;

Provide a kitchen facility with a refrigerator and microwave oven for employees;

To the extent feasible, coordinate employee schedules to be consistent with public transportation 
schedules;

Provide a “guaranteed-ride-home” to employees that car/vanpool, use public transportation or that 
walk/bicycle to work for use in the event of unplanned emergencies that may occur during the 
workday; and

Provide secure bicycle parking throughout the hospital campus, including both exterior bicycle 
racks adjacent to building entrances and weather protected bicycle parking in a secure area.

Traffic Monitoring and Reporting Program

The Project proponent will conduct a post-development traffic monitoring and employee survey program 
in order to evaluate the success, and to refine the elements, of the TDM program, and to validate the trip 
projections for the Project.  The monitoring program will include:

i) Obtaining traffic volume information over a continuous seven day, weeklong period at 
the driveways serving the Project site;

ii) Performing manual turning movement and vehicle classification counts at the Project site 
driveway intersections with South Prospect Street and Vesper Lane during the weekday 
morning (6:00 to 9:00 AM) and evening (3:00 to 6:00 PM) peak hours;

iii) Evaluating motor vehicle crash data at the Project site driveway intersections with
South Prospect Street and Vesper Lane;

iv) Observing parking occupancy and utilization of car/vanpool spaces, alternatively fueled 
vehicle spaces and electric vehicle charging stations within the Project site;
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v) Documenting bicycle parking demands for both outside and inside bicycle parking 
facilities; and

vi) Conducting an employee survey of commuting modes.

The monitoring program will commence six (6) months after issuance of the first Certificate of 
Occupancy for the Project and will continue on an annual basis for a period of 2-years thereafter.  The 
results of the monitoring program will be summarized in a report to be provided to the NP&EDC within 
2-months after the completion of the data collection effort.  The report will document the traffic volumes 
associated with the Project as occupied at the time that the traffic counts are completed, and use of public 
transportation resources and alternative modes of transportation to single-occupant vehicles.  If the 
measured traffic volumes exceed the traffic volume projections that form the basis of this assessment by 
more than 10 percent on a regular and sustained basis during the monitoring period, the Project proponent 
will identify and undertake corrective measures in conjunction with the appropriate parties and subject to 
receipt of all necessary rights permits and approvals.  These measures may include without limitation:

Sign and pavement marking installation

Expansion of the TDM program to provide additional measures and inducements to reduce 
traffic and parking demands

Increasing the amount of bicycle parking

Expanding the number of electric vehicle charging stations, can/vanpool parking spaces and 
alternatively fueled vehicles if demands equal or exceed the supply provided

Providing additional on-site amenities to encourage use of public transportation

The identified corrective measures, if any, will be documented in the transportation monitoring and 
reporting program report, and will identify the appropriate parties responsible for implementation, 
required approvals, and the timeline for implementation.  The status of implementation of the identified 
improvement measure will be documented in the subsequent monitoring report.

With implementation of the above recommendations, safe and efficient access will be provided to the 
Project site and the Project can be accommodated within the confines of the existing and improved 
transportation system.
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N a n t u c k e t  P l a n n i n g  B o a r d

Form C 
Preliminary Plan Application 

File one completed form with the Planning Board and one copy with the Town Clerk. 

Date: _______________ 

To the Planning Board of Nantucket: 

 I (We) the undersigned, hereby submit in accordance with Chapter 41, Section 81-S, an application for a 

preliminary plan subdivision shown on a plan entitled ________________________________________,  

designed by _______________________________________________ dated _____________________.  

The proposed preliminary plan subdivision is located on _______________________________________,  

the total number of lots proposed is: ________ (buildable: _______ ), and the total acreage of the tract is 

__________________.  

The tract is also identified as Nantucket Assessor’s Map # _____________, Parcel(s) _________________. 

 Residential subdivision  Non-residential subdivision 

Name of owner(s) (to include all the names and addresses of the principals of the owner entity such as principal 
officers of the corporation, trustees of a trust or partners of a partnership): 
_______________________________________  
_____________________________________________________________________________________ 
Address of owner(s): 
_____________________________________________________________________ 
Phone number: ____________________Fax number: ___________________E-mail: 
__________________ 

Name of applicant (if other than owner): 
_____________________________________________________________ 
Address of applicant: 
_____________________________________________________________________ 
Phone number: ____________________Fax number: ___________________E-mail: 
__________________ 

Nantucket Planning Board  ▪  2 Fairgrounds Road  ▪  Nantucket  ▪  MA  ▪  02554  ▪   (508) 228-7233 

508-825-1088
fkovac@partners.org
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	Applicant: Brent Williams
	Mailing address: 13 Folger Ave
	Daytime phone number: 508 826 4346
	Fax: 
	Email Address: bewcarp@comcast.net
	Owner if other than applicant: 
	Mailing address_2: 
	Street Address: 13 Folger Ave
	Assessors Tax Map: 80
	Parcel: 157
	Size of Parcel: 43559 SF
	Zoning District: LUG-1
	Secondary Dwelling  of Bedrooms: 1
	Primary Dwelling  of Bedrooms: 3


