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Nantucket Planning Board Agenda  

 
MONDAY, JUNE 13, 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 14, 2016 Special Meeting 

▪ May 9, 2016 
 

IV.  ANRs: 
▪   #7973 Tredick R. T. & Robin K. Gorham, 9 King Street (Map 73.4.2 Parcel 11) 
▪   #7974 Elizabeth Harris Lifschultz, 3 Massasoit Bridge Road (Map 59 Parcel 11) 
▪   #7975 Town of Nantucket, Central Road a.k.a. Surrey Avenue (Map 92.4) 
▪   #7976 Donald E. Dimock, 54 Bartlett Road (Map 66 Parcel 100) 
▪   #7977 David W. B. Willse & Deborah H. Willse, 33 New Sias Street (Map 73.4.2 Parcel 83) 
▪   #7978 Town of Nantucket, Woodbine Street (Map 80) 
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▪   #7979 18 Mount Vernon Street Nominee Trust, 18 Mount Vernon Street, Poets Corner (Map 
55.4.4 Parcel 32.1) 

▪   #7980 Richmond Great Point  Development LLC, Portions of 63, 67, 73 & 75A Old South Road 
(Map 68 Parcels 157, 158, 129, & 999.2) 

▪   #7981 Richmond Great Point Development LLC, 10A, 10B, 12A, 12B & 14A Greglen Avenue 
(Map 68 Parcels 180, 180.1, 181, 181.1 & 182) 

▪   #7982 Richard P. Beaudette, Esq., Attorney for William R. Parks, Karen A. Strain, Linda P. 
Strain & Edwyna Strain Mulrow, Trustee of Revocable Living Trust, 40 Jefferson Avenue (Map 
30 Parcel 119) 

▪   #7983 Mollie Bigley & David Bigley, 20 York St. (Map 42.3.3 Parcel 96) 
▪   #7984 Inhabitants of the Town of Nantucket & Habitat for Humanity Inc., Off Ticcoma way 

(Map 67 Parcels 40, 700-755) 
▪   #7985 Inhabitants of the Town of Nantucket, Off Industry Road & Shadbush Road (Map 66 

Parcels 295 & 292) 
▪   #7986 Town of Nantucket, Pocomo Avenue & Pochick Avenue (Map 79) 
 #7987 Town of Nantucket, Henry St. & Hulbert Av. (Map 29) ***** This item was not anticipated 

by the Chairman 48 hours in advance. 
 

V. Second Dwellings: 
▪  Louise Swift, 231 Madaket Road (Map 38 Parcel 10) 
▪  Eric & Lori Dannheim, 97 Low Beach Road (Map 75 Parcel 31.2) 
▪  Mac Davis, 45 Wauwinet Road (Map 14 Parcel 27) 
▪  Harold F. Williams, III, 14 Mary Ann Drive (Map 68 Parcel 444) 
▪  J. Graham Goldsmith Architects, 1A Crows Nest Way (Map 12 Parcel 24) 
▪  Raymond & Robin Callahan, 110 Tom’s Nevers Road (Map 91 Parcel 42) 

 
VI. Tertiary Dwellings: 

▪   Sharon L. Hubbard, 28 Dukes Road (Map 56 Parcel 190), CONTINUED TO 7-11-16 
▪   Anthony C. Mazotas, 29 Essex Road (Map 67 Parcel 614) 
▪   Harold F. Williams, III, 14 Mary Ann Drive (Map 68 Parcel 444) 

 
VII. Previous Plans: 

▪   #09-12 Cape Cod 5, performance security release 
▪   #56-15 & 7904David Fredericks, 7 Newtown Road, minor modifications 
▪   #3222 Oliver Estates. Form J (Lot 2) 
▪   #7803 Skiff Lane Subdivision, Release of escrow ($3,694.39) 
▪   #7874 Millie’s Subdivision, extension request for legal documents & endorse plans 
▪   24 Fulling Mill Road, modification to the secondary dwelling approval to modify requirement  
▪   #6842 Nantucket Westmoor Farms, LLC, 6 & 8 Westmoor Farms Road, Covenant & Restriction   

Agreement discussion 
 

VIII.Public Hearings: 
▪ #7716 Valero Road Subdivision, 60, 62, 64, 66 & 68 Old South Road, action deadline 08-31-16, 

CONTINUED TO 08-08-16 
▪ #16-15 Brotherhood of Thieves, 23 Broad Street, action deadline 08-31-16, CONTINUED TO 08-08-

16 
▪ #7946 Stephen M. Waterhouse, 20 Sparks Avenue, action deadline 07-27-16, CONTINUED TO 08-

08-16 
▪ #7918 Richmond Great Point Development, LLC – 42, 48, & 54 Skyline Drive & 20 Davkim 

Lane, action deadline 07-31-16 
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▪ #7972 GG Development LLC Modification, 11 Mill Hill Lane, action deadline 10-18-16 
▪ #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 
▪ #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 
▪ #25-16 Nantucket Cottage Hospital (“NCH”) as the Owner, 57 & 59 South Prospect Street & 10 

Vesper Lane, action deadline 08-07-16 
▪ #27-16 Seven North Water LLC, 7 North Water Street, action deadline 09-11-16 
▪ #28-16 Nantucket Theatre Project LLC, 5 North Water Street, action deadline 09-11-16 
▪ #29-16 Mary G. Heard Estate of Edward Heard, 2 Lucretia Mott Lane, action deadline 09-11-16 
▪ #30-16 Richard A. Travaglione, Trustees of 29 Tomahawk Road Realty Trust & 27 Tomahawk 

Road Realty Trust, 27 & 29 Tomahawk Road, action deadline 09-11-16 
▪ #31-16 A.D. Associates LLC,  4B Bartlett Road, action deadline 09-11-16 
▪ #32-16 Donald T. Visco and Phyllis J. Visco, as Trustees of Visco Family Nominee Trust, 10 

Tomahawk Road (Lot 229), action deadline 09-11-16 
▪ #33-16 Faros 17 Broad LLC, 17 Broad Street, action deadline 09-11-16 

  
IX. Preliminary Plans: 

 
X. Sketch Plans: 

▪ Linda J. Bellevue, Trustee, 70 Milestone Road (Map 54 Parcels 35 & 35.1) 
 

XI. Public Comments: 
 

XII. Other Business:  
 Kopelman & Paige, Vote for Accepting non-survey plans 
 Fog Island Inc., 5 Amelia Drive, Dinner theater activities discussion 
 40B 106 Surfside Road, Comments 
 FYI only, Discussion regarding 36 Pocomo Road illegal brush cutting 
 Senate Bill 2311 

 
XIII.    Adjourn: 
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S T A F F  R E P O R T  

Date:  June 10, 2016 
 

To:  Planning Board  
 

From:  Holly E. Backus 
Land Use Specialist  

 

Re:  Staff Report for June 13, 2016 Planning Board Meeting  
Call to Order: 
 

Approval of the Agenda: 
 

Minutes:  
▪ March 3, 2016 
▪ March 7, 2016 
▪ April 14, 2016 Special Meeting 
▪ May 9, 2016 

Staff prepared and reviewed the minutes from the past meetings. Staff recommends approval.  
 

ANRs: 
▪  #7973 Tredick R. T. & Robin K. Gorham, 9 King Street (Map 73.4.2 Parcel 11) 

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 1940 Aerial Views as evidence of such buildings. Both proposed lots have frontage along King Street. 
Staff recommends endorsement.  

 
▪  #7974 Elizabeth Harris Lifschultz, 3 Massasoit Bridge Road (Map 59 Parcel 11) 

The purpose of this plan is to divide an existing lot to create another buildable lot shown as Lot 4B. Both lots will 
have frontage along Massasoit Bridge Road AKA Massasoit Road and meet the required “r” factor and the 
minimum lot size for the LUG-2 zoning district. Staff recommends endorsement.  

 
▪  #7975 Town of Nantucket, Central Road a.k.a. Surrey Avenue (Map 92.4) 

The purpose of this plan is to divide unconstructed Central Road and Surrey Avenue and create unbuildable lots: 
Lot 13, Lot 14 and Lot 15. The unconstructed ways are to be eliminated as authorized by Article 96 of the 2014 
Annual Town Meeting. These lots will be available to be acquired by abutters. Staff recommends endorsement. 
 

▪ #7976 Donald E. Dimock, 54 Bartlett Road (Map 66 Parcel 100) 
The purpose of this plan is to divide an existing lot to create a total of four (4) buildable lots shown as Lot E, Lot 
F, Lot G, and Lot H. All the lots will have frontage along Bartlett Road and meet the required “r” factor and the 
minimum lot size for the RC-2 zoning district. (However, the property was rezoned by Article 37 of the 2016 
Annual Town Meeting to CTEC and R-5, but is still pending Attorney General approval. ) Lots G and F will have 
vehicle access via a proposed easement approved through a Definitive Subdivision Plan (PB File #7874) for the 
Applicant. Staff recommends endorsement. 
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▪ #7977 David W. B. Willse & Deborah H. Willse, 33 New Sias Street (Map 73.4.2 Parcel 83) 
The purpose of this plan is to divide an existing lot to create two (2) buildable lots: Parcel A & Parcel B. Both lots 
will have frontage on New Sias Street, meet the required “r” factor and meet the minimum lot size for the SR-1 
zoning district. Staff recommends endorsement.  
 

▪ #7978 Town of Nantucket, Woodbine Street (Map 80) 
The purpose of this plan is a “Roadway Acquisition Plan” for portions of unconstructed sections of Woodbine 
Street as authorized by Articles 95 & 96 of ATM 2016. This plan creates Parcel A and Parcel B, both 5,000 square 
foot unbuildable lots that will be available under the Yard Sale Program. Staff recommends endorsement.  

 

▪ #7979 18 Mount Vernon Street Nominee Trust, 18 Mount Vernon Street, Poets Corner (Map 
55.4.4 Parcel 32.1)  
The purpose of this plan is to divide an existing lot to create two (2) buildable lots: Lot 1 and Lot 2. Both lots will 
have frontage on Hummock Pond Road or Mount Vernon Street and meet the minimum lot size for the ORH 
zoning district. Staff recommends endorsement.  

 

▪  #7980 Richmond Great Point Development LLC, Portions of 63, 67, 73 & 75A Old South Road 
(Map 68 Parcels 157, 158, 129 & 999.2) 
The purpose of this plan is to subdivide four (4) existing lots into six (6) contiguous buildable lots along Old 
South Road: Lot 1, Lot 2, Lot 3, Lot 4, Lot 5, and Lot 6. After the reconfiguration, the residual lot (Lot 6) will be 
dual zoned CN and R-5. This lot will be incorporated into future development of surrounding parcels at a later 
date. The Applicant has provided a letter of intent of the proposed ANR that is included in the Board’s packet 
for consideration.  All proposed lots will have frontage along Old South Road, meet the required “r” factor and 
meet the minimum lot size for the CN and R-5 zoning districts. Staff recommends endorsement.  

 

▪  #7981 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 divided and endorsed by the board in September 2014. All of the five (5) lots will have 
frontage along Greglen Avenue, meet the required “r” factor and meet the minimum lot size for CTEC. Staff 
recommends endorsement.  

 

▪  #7982 Richard P. Beaudette, Esq., Attorney for William R. Parks, Karen A. Strain, Linda P. 
Strain & Edwyna Strain Mulrow, Trustee of Revocable Living Trust, 40 Jefferson Avenue (Map 
30 Parcel 119) 
The purpose of this plan is to divide Lots A1 and F1, as shown on Land Court Plans #8757-G and #10879-B 
into two (2) buildable lots: Lot A and Lot B. A copy of the Land Court Plan(s) is included in the Board’s packet. 
Both lots will have frontage on Jefferson Avenue and meet the minimum lot size for R-1 zoning district. Staff 
recommends endorsement.  

 

▪  #7983 Mollie Bigley & David Bigley, 20 York Street (Map 42.3.3 Parcel 96) 
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 on Nantucket. The existing single family structure was 
built approximately 1938.  The Applicant provided evidence of both buildings from the 1938 Aerial Maps. Staff 
recommends endorsement.  

 

▪  #7984 Inhabitants of the Town of Nantucket & Habitat for Humanity Inc., Off Ticcoma way 
(Map 67 Parcels 40, 709, 700-755) 
The purpose of this plan is to divide Lots 75, 79 & 81 to create Lots 82 through 95. Lot 75 will be divided and a 
portion thereof (proposed Lot 86) will be combined with Lot 87 to become one lot containing approximately 
5,080 square feet, with frontage on the unnamed “Road Lot,” and meeting the minimum lot size in the R-5 
zoning district. Lot 79 will be subdivided and become Lots 87 through 95 with frontage on the unnamed “Road 
Lot,” meet the minimum lot size within the R-5 and CN zoning districts. Lot 81 will be divided into Lots 82, 83 
and 84, with frontage off of unnamed “Road Lot” and Fairgrounds Road and meet the minimum lot size in the 
CN zoning district. Staff recommends endorsement.  
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▪  #7985 Inhabitants of the Town of Nantucket, Off Industry Road & Shadbush Road (Map 69 
Parcels 292 & 295) 
The purpose of this plan is to divide Lot G into ten (10) new lots: Lot G-1 through G-10. Each lot will have 
frontage along Industry Road, Shadbush Road, or Proprietor’s Road (AKA Madequecham Valley Road). Each 
proposed lot will also meet the minimum lot size for the CI zoning district. The plan also creates Lot N-1, N-2, 
and N-3 with frontage along Shadbush Road. Lot N-1 and Lot N-2 meet the minimum lot size for the CI zoning 
district, however Lot N-3 is an undersized lot for possible future conveyance.  Staff recommends endorsement.  

 

 #7986 Town of Nantucket, Pocomo Avenue & Pochick Avenue (Map 79) 
The purpose of this plan is a “Taking and Disposition Plan” of Parcels F, G, and H of unconstructed portions of 
Central Avenue, Harriet Street, and Pocomo Avenue as authorized by Articles 76 & 77 ATM 2010. These 
unbuildable parcels are intended to be purchased and combined with adjacent lot Map 79 Parcel 129. Staff 
recommends endorsement.  

 
 #7987 Town of Nantucket, Henry Street & Hulbert Avenue (Map 80)  
    ***** This item was not anticipated by the Chairman 48 hours in advance. 

The purpose of this plan is a “Taking and Disposition Plan” of Parcels A & B of unconstructed portions of 
Henry Street as authorized by Article 5 of STM 2013. These unbuildable parcels are intended to be purchased and 
combined with adjacent lots: Map 29 Parcel 15 and Map 29 Parcel 16. Staff recommends endorsement.  

 

Second Dwellings:  
▪ Louise Swift, 231 Madaket Road (Map 38 Parcel 10) 
▪ Eric & Lori Dannheim, 97 Low Beach Road (Map 75 Parcel 31.2)  
▪ Mac Davis, 45 Wauwinet Road (Map 14 Parcel 27) 
▪ Harold F. Williams, III, 14 Mary Ann Drive (Map 68 Parcel 444) 
▪ J. Graham Goldsmith Architects, 1A Crows Nest Way (Map 12 Parcel 24) 
▪ Raymond & Robin Callahan, 110 Tom Nevers Road (Map 91 Parcel 42) 

    Reports issued by Holly E. Backus are included in your packet. 
 
Tertiary Dwellings: 
 Sharon L. Hubbard, 28 Dukes Road (Map 56 Parcel 190) CONTINUE TO 07-11-16 
 Anthony C. Mazotas, 29 Essex Road (Map 67 Parcel 614) 
 Harold F. Williams III, 14 Mary Ann Drive (Map 68 Parcel 444) 

Reports issued by Holly E. Backus are included in your packet. 
 
Previous Plans: 
 #09-12 Cape Cod 5, performance security release 

The Applicant is requesting the release of the performance security. Most of Mr. Ed Pesce’s engineering 
inspection items have been completed or addressed, however there are still a few items that remain. A copy of his 
latest inspection report is included in the Board’s packet. Staff does not recommend release at this time.  

 
 #56-15 David Fredericks, 7 Newtown Road, minor modification  

The Applicant received an Approval Required (AR) plan (File #7904), an Approval Not Required (ANR) plan 
(File #7877), and a Special Permit for Secondary Residential Lot (File #56-15). The Applicant is seeking for a 
clarification on if the approval required decisions would require the issuance of a Form I Covenant or not. The 
Applicant will have their counsel represent at the meeting. Staff recommends waiving of Form I Covenant, as any 
conveyances would be subject to the requirements of the AR approval and the Special Permit.  
 
 #3222 Oliver Estates, Form J Lot 2 

The Applicant is requesting the release of Lot2 from Oliver Estates, which was approved February 23, 1988.  
   Staff recommends release of Lot 2.  
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 #7803 Skiff Lane Subdivision, Release of escrow ($3,694.39)  
The Applicant has asked for a release of escrow. The Board’s consultant engineer, Mr. Ed Pesce, PE conducted a 
site inspection and is satisfied with the drainage modification. The remaining balance took in consideration of any 
outstanding invoices from Pesce Engineering.  Staff recommends release of escrow. 
 
 #7874 Millie’s Subdivision, extension request for legal documents & endorse plans 

The Applicant’s engineer is requesting the endorsement of the final definitive plans. The Applicant’s engineer is 
further requesting an extension in order to record all the applicable legal documents in accordance with Condition 
#3 of the subdivision approval. Staff notes that the subdivision approval required these documents to be 
submitted within six (6) months from the date of the decision which was November 19, 2016, and the Applicant 
has done such. A copy of the decision is included in the Board’s packet for convenience. There is also an updated 
engineering review from Mr. Ed Pesce, PE included in the Board’s packet. The Applicant’s engineer made 
revisions that adequately address Mr. Pesce’s previous review comments, however some minor comments have 
not been addressed or information received. One comment was regarding if the Nantucket Fire Department has 
reviewed the plans or not. Staff recommends approval of extension and once Mr. Pesce’s comments are 
addressed, the endorsement of the plans.   
 
 24 Fulling Mill Road, modification to the secondary dwelling approval to modify requirement  

The approval of the Secondary Dwelling Permit included a requirement to improve the road to a minimum width 
of sixteen (16) feet and a minimum height of thirteen (13) feet. However, per the Fire Chief Mr. Paul Rhude, the 
Fire Department will require approximately ten (10) feet wide on straight portions and twelve (12) feet wide on 
the corners with a twelve (12) foot height clearance for their applicable public safety vehicles. The Applicant is 
requesting for the modification in order to be more in keeping with the existing conditions, constraints, and rural 
nature of the area. There are photos included in the Board’s packet that were provided by the Applicant’s 
representative and taken on May 26, 2016 to help illustrate the existing conditions.  

 
▪  #6842 Nantucket Westmoor Farms, LLC, 6 & 8 Westmoor Farms Road, Covenant & Restriction 

Agreement discussion 
The Applicant has received zoning violations on the properties from the Zoning Enforcement Officer regarding 
the uses taken place.  Specifically, the Nantucket Westmoor Farms Subdivision Declaration of Protective 
Covenants and Restrictions prohibit commercial use on the property. The Applicant would like clarification on 
the uses allowed and have the Board consider a covenant clarifying and limiting the number of  “special events” 
that can be held on the properties. All correspondence and documentation is included in the Board’s packet for 
consideration. Staff recommends the Board to discuss the uses taken place and a resolution to the issue.  
 

Public Hearings: 
 #7716 Valero Road Subdivision, 60, 62, 64, 66 & 68 Old South Road,  

This Application was not heard at the December, January, February, March, April & May meetings.  
CONTINUED TO 08-08-16 

  
 

 #16-15 Brotherhood of Thieves, 23 Broad Street,  
This Application was not heard at the December, January, February, March, April & May meetings. 

   CONTINUED TO 08-08-16 
 

 #7946 Stephen M. Waterhouse, 20 Sparks Avenue, CONTINUED TO 07-11-16 
  (This application was not discussed at the April meeting.)  

FROM 05-02-16 STAFF REPORT: 
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 
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example, the conditions that were submitted included a duplex prohibition. Staff does not have a 
recommendation at this time.  
 
UPDATE: 
Since the last meeting, the engineer and legal counsel for the applicant provided staff with a revised proposal of 
waivers, including uses that were not included in the initial application. The application has been re-advertised 
accordingly. The application has been continued until the July meeting.  

 
 #7918 – Richmond Great Point Development, LLC, owner, 42, 46, 48, 54 Skyline Drive & 20 

Davkim Lane,  
(This Application was last heard at the February meeting.) 

  FROM 02-26-16 STAFF REPORT:  
The Applicant is seeking approval of a Definitive Subdivision Plan for properties along Skyline Drive and 
Davkim Lane. The Applicant proposes to create a new roadway known as Clay Street to access one (1) new 
buildable lot containing portions of 42, 46, 48 and 54 Skyline Drive and to connect Skyline Drive to Davkim 
Lane. A reconfiguration of the 20 Davkim Lane lot to accommodate the proposed roadway will result in the 
creation of an additional lot with frontage on proposed Clay Street. A copy of Mr. Ed Pesce’s report is included 
in your packet.  A letter in opposition to this proposal is also included in your packet. 
 
Staff does not have a recommendation at this time.  This proposal will significantly impact future development in 
that area, particularly relevant to the workforce housing project that the applicant has publicly committed to 
building.  The Board should thoroughly discuss this proposal and the future potential that will be created. 
 
UPDATE: 
The Applicant submitted a modified plan and materials for the Board to consider. The Applicant also submitted a 
revised list of waivers from the Subdivision Regulations and a revised Storm Water Management Plan. One of the 
proposed changes to the proposed subdivision plans is that the proposed Clay Street does not continue into or 
through any portion of the 20 Davkim Lane property. Staff does not have a recommendation at this time.  

  
▪  #7972 GG Development, LLC Modification, 11 Mill Hill Lane 

The Applicant is seeking an approval of a Modification to the Woodland Hill Definitive Subdivision (files #7873 
and #7661). Specifically, the owner is requesting a waiver modification from the forty (40) foot width of the 
layout on a small southern portion of Red Mill Lane. The request is necessary as part of the subdivision approval 
process, the Applicant was required to submit a Petition to the Massachusetts Land Court to eliminate the private 
unconstructed “way” that was shown on Land Court Plan # 12559-G (included in the Board’s packet.) The Land 
Court determined that a small portion of the way is owned by the abutting neighbor. As a result of the Land 
Court’s determination, the Applicant is requesting the waiver and asking for approval of the modified subdivision 
plan. Staff recommends approval of the modification.  

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

Tomahawk Road 
   FROM 05-02-16 STAFF REPORT: 

The Applicant is seeking a MCD Special Permit to construct a mixed commercial and residential use structure 
with a self-storage facility. The premise 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 two (2) structures will be separated by only 
8.6’, however the CI zoning district requires 10’ (ten) foot setbacks but the RC-2 zoning district requires only 5’. 
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 
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buildings. During peak operation, the facility is proposed to have three (3) or less employees. The proposed hours 
of operation of the self-storage facility is 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 Mr. Ed Pesce, PE and 
a review is forthcoming. Staff does not have a recommendation at this time.  
 
UPDATE: 
The Applicant’s legal counsel and project engineer presented the application to the Board. Overall, the Board had 
concerns on access and circulation to and from the site, along with concerns with the proposed loading areas. A 
Board member asked the Applicant to consider rearranging the site to accommodate at least two (2) loading 
zones for the facility. There was a discussion if the project should have one (1) way access to and from the site. 
The Planning Director brought up a good point on having “edge parking” along the roadway for parking while 
the facility is being used by providing connectivity. The Board also asked for a landscape plan and for the 
Applicant to check with the Fire Chief. The Board would also like to see Mr. Pesce’s review comments for the 
proposed project.  
 
The Applicant has not provided revised plans based on the previous comments from the Board at this time; 
however they plan to present changes at the meeting and anticipate continuing the public hearing to the July 
meeting.  

 
▪  #22-16 Walter J. Glowacki, 4 Perry Lane 
  FROM 05-02-16 STAFF REPORT: 
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.  
 
UPDATE: 
At the last meeting, after listening to the request from the Applicant’s legal council, the Board was very adamant 
that no exterior would be allowed. The Applicant’s legal council was clear that this was strictly for personal use 
only and no commercial uses were proposed upon the premise. The Board was very clear that the buildings were 
for “dead” storage for one (1) entity. The Board also had comments on the location of the proposed structures. 
The larger structure should be moved away from the rear and side property lines. The Board is concerned on the 
“lack of screening” proposed on the site and that there should be Leland Cypresses planted along with a fence. 
Attorney Sarah Alger represented adjacent property owners and asked for clearer plans showing landscaping all 
around the property and open space, The Board and staff were told that there is currently a broken tractor and 
scrap metal sitting on the property. The Applicant has provided revised plans that are included in the Board’s 
packet for consideration. Not all comments from the Board and staff have been considered in the revised plans. 
Staff comments are also included in the Board’s packet.  

 
▪  #23-16 Walter J. Glowacki, 6 Perry Lane 

  FROM 05-02-16 STAFF REPORT: 
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.  
 
UPDATE:  
See Update of File #22-16 above.  
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▪  #25-16 Nantucket Cottage Hospital (“NCH”) as the Owner, 57 & 59 South Prospect Street and 
10 Vesper Lane  

FROM 05-02-16 STAFF REPORT: 
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 
construction. Part of the premise is located within the Public Wellhead Recharge District. Plans have been 
provided to Mr. Ed Pesce, PE and a review is forthcoming.  

    
   UPDATE: 

At the May Planning Board meeting, the consultants for NCH provided a presentation of the proposed project. A 
Board member had a concern on moving the “Founder’s Building” across the street and not keeping on the same 
lot. The Planning Director had a comment regarding the continuation of on-street parking on Vesper Lane and 
the addition of the moving of the building called “Green Light” along South Prospect Street must be included on 
the proposed site plans. Another Board member had concerns on ADA parking at the “Founder’s Building” and 
the “Anderson Building.” There was also concern on screening to soften the building, the proposed color of the 
asphalt parking lot, and the modern light poles proposed.  
 
Since the last meeting, Mr. Ed Pesce, PE from Pesce had a meeting with the Applicant’s engineer and revised the 
site plans accordingly. A copy of Mr. Pesce’s report is included with the Board packet. A few items from Mr. 
Pesce’s review for the Board to consider: 

(1) Recommendation for a written endorsement from the Nantucket Fire Department 
(2) A notation on the plans that states “Potential Connection to Cemetery to Provide 2 Spaces.” He 

recommends a discussion of the applicant with the Board on the intent of this notation.  
(3) The proposed lighting along Vesper Lane appears to exceed .5 foot-candles at the property 

boundary. He recommends a discussion of the applicant with the Board to determine if there are 
any alternatives to the proposed design.  

 
▪  #27-16 Seven North Water LLC, 7 North Water Street 

The Applicant is seeking a special permit to construct a new driveway on North Water Street within 
twenty-five (25) feet of the intersection of Ash Street. Per the Applicant, a stacked two (2) car driveway 
was closed off when the road was resurfaced in the 1990’s. The Applicant states that the driveway is 
visible on the 1975 Town aerial maps, however the Applicant did not submit such evidence with the 
application. The Applicant states that the building at 7 North Water Street is now being converted 
from an inn to a private residence, and therefore requiring off-street parking. The Applicant is 
proposing two (2) stacked parking spaces surfaced with shell with a brick apron. Staff recommends 
approval. 

 
▪  #28-16 Nantucket Theatre Project LLC, 5 North Water Street 

The Applicant is seeking a modification to a previously granted Special Permit. Due to a delay in the 
manufacturing of the required elevator and in order for the White Heron Theater to be open this season and be 
able to provide the required accessible restroom facilities for the theater, the Applicant is requesting the use of the 
portable restroom unit to be installed and used temporarily from June through October 2016. The Applicant is 
also requesting that the Board authorize a temporary Certificate of Occupancy in order to be open for the 2016 
season while the outstanding building and site improvements are completed. Staff has received multiple 
emails/letters in opposition to the request, which are included in the Board’s packet for review. If the Board is so 
inclined to approve, staff recommends a performance security account be established to ensure the final 
improvements are constructed and met.  
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▪  #29-16 Mary G. Heard Estate of Edward Heard, 2 Lucretia Mott Lane 
The Applicant is requesting a Special Permit in order to construct a second driveway access. The Applicant 
previously received ANR approval in April 2016 (File #7954) pursuant to MGL Chapter 41 Section 81L. The 
Applicant also received Secondary Dwelling Approval last month to construct a second dwelling on the newly 
created lot abutting Lucretia Mott Lane. The existing driveway is strictly for the use of the existing 2-story 
structure on the property. The proposed location of the second driveway will be on the northwest side to access 
the second dwelling. The proposed driveway will be surfaced with shell with a 10’ wide paved apron and will 
access one (1) parking space for the new secondary structure. The Board should be aware that staff has received 
concerns about this request from abutting neighbors.  

 
▪  #30-16 Richard A. Travaglione, Trustees of 29 Tomahawk Road Realty Trust & 27 Tomahawk 

Road Realty Trust, 27 & 29 Tomahawk Road 
The Applicant is requesting a Special Permit to construct two (2) warehousing units for interior storage and 
warehousing. One (1) building will be 2,090 square feet and the other will be 1,870 square feet. Both buildings 
will have three (3) parking spaces behind each structure and one (1) parking space within the building at 29 
Tomahawk, for a total of seven (7) parking spaces for the proposed project. This is within the Coffin 
commercial subdivision off Arrowhead Drive and the uses proposed are consistent with the intent of the 
subdivision. The property is currently zoned Commercial Industrial (CI), however is subject to a “Zoning 
Freeze” under the Residential Commercial (RC-2) zoning district. The Applicant is seeking a waiver on open 
space and driveway requirements to the extent necessary. Specifically, the Applicant is requesting for a driveway 
curb-cut to be 42’ wide when the maximum allowable is 30’ wide. The Applicant is proposing 14% of open 
space where the minimum required is 20%. Lastly, the Applicant is further seeking Minor Site Plan Review. 
The structure proposed at 20 Tomahawk Road will include a housing unit, which is an allowed by right use 
within the RC-2 zoning district and therefore, relief is not necessary. Staff has consulted with Mr. Ed Pesce, PE 
on the application and has provided minor comments to the Applicant’s project engineer. Mr. Pesce has asked 
the engineer for drainage calculations, which were provided to Mr. Pesce for review. Both staff and Mr. Pesce 
recommend the Applicant submit a small amount of escrow for this project. Should the Board be so inclined to 
approve this request, staff recommends an escrow account be established in order to account for Mr. Pesce’s 
review.  

 
▪  #31-16 A.D. Associates LLC, 4B Bartlett Road 

The Applicant is requesting a Special Permit to convert an existing basement storage space to use as a 
laboratory, medical sterilization and decontamination area, and staff-break room, accessory to the existing 
medical offices on the first and second floors. The Applicant proposes thirteen (13) parking spaces, where 
seventeen (17) parking spaces are required. The Applicant is further requesting a waiver of site plan review 
because all proposed changes are within the interior of the existing structure and will not affect the exterior. 
The requested application does not increase the intensity of the existing use, staff recommends approval.    

 
▪  #32-16 Donald T. Visco and Phyllis J. Visco, as Trustees of Visco Family Nominee Trust, 10 

Tomahawk Road (Lot 229)  
The Applicant is requesting a Special Permit to construct a 1,960 square foot commercial building for interior 
storage and warehousing and exterior storage to store port-a-potties at the rear of the site. This is within the 
Coffin commercial subdivision off Arrowhead Drive and the uses proposed are consistent with the intent of 
the subdivision. The property is currently zoned Commercial Industrial (CI), however is subject to a “Zoning 
Freeze” under the Residential Commercial (RC-2) zoning district. The Applicant is further seeking a waiver on 
parking, off-street loading requirement, and driveway width. Specifically, the Applicant is requesting for a 
driveway curb-cut to be slightly larger than 30’ wide when the maximum allowable is 30’ wide, however staff 
does not see the exact size of the curb-cut shown on the proposed site plan. The site plan shows two (2) 
“residential parking spaces,” however nowhere in the application is residential use requested or indicated and 
therefore this may a labeling error on the plans. Staff respectfully requests clarification. The site plan also shows 
a 480 square foot exterior storage area on gravel surrounded by a 6’ chain link fence. Staff has consulted with 
Mr. Ed Pesce, PE on the application and he had a question on what was being proposed to keep the run-off 
contained on the site.  Should the Board be so inclined to approve this request, staff recommends clarification 
from the Applicant on the proposed size of the curb-cut requested.   

 
 



June 2016 Planning Board Staff Report  9 
 

▪  #33-16 Faros 17 Broad LLC, 17 Broad Street  
The Applicant is seeking modification #2 to a previously issued Major Commercial Special Permit for a hotel 
use at 17 Broad Street. The Applicant is requesting the Board to accept improvements made by the Applicant 
on Broad and North Water Streets in order to satisfy provisions within Sections 1.2 and 3.3 within the original 
Special Permit. The original MCD decision and first amendment have been provided in the Board’s packet for 
convenience. However, the sections of the original decision are as follows: 
 

Section 1.2 “Within eight weeks of the issuance of any building permit, the Applicant shall identify the extent 
of any work to occur within any public right of way and on any public property (including, but not 
limited to, sidewalks, curbs, crosswalks, pavement markings, lighting and landscaping) shall offer 
the performance of such work to the Nantucket Board of Selectmen for acceptance as a gift.” 

 
Section 3.3 “The Applicant has agreed to offer a contribution in a n amount of $10,000.00 to the Town of 

Nantucket to be used for street light repair, tree planting, or sidewalk improvements on Broad or 
north Water Streets. Variations of the type or location of such improvements may be voted by the 
Planning Board by majority vote without need for a public hearing. Said payment shall be made to 
the Town of Nantucket prior to the issuance of any Certificate of Occupancy.”  

 
The Applicant is requesting the Board to allow construction of the facility to continue on the site until June 30, 
as well as requesting clarification that “exterior work” applies to construction and hardscaping and does not 
include landscaping and exterior painting. The original decision states the following:  
 
 Section 2.3 “No exterior construction shall take place from June 15th to September 15th of any year.” 
 
And lastly, the Applicant is further seeking to amend the requirement of Open Space, as it is not longer 
required in the Commercial Downtown (CDT) zoning district. Staff agrees with the request to amend the 
Open Space requirement, as it is no longer required. The Board should consider about what type of 
construction the Applicant wishes to continue and what those times may be during the day/week.  
 

Preliminary Plans: 
 
Sketch Plans:  
 Linda J. Bellevue, Trustee, 70 Milestone Road (Map 54 Parcels 35 & 35.1) 

   The Applicant will do a presentation of the proposed sketch plan at the meeting.  
 
Public Comments: 
 
Other Business: 
 Kopelman & Paige, Vote for Accepting non-survey plans 
 Fog Island Café, Dinner theater activities discussion  
 40B 106 Surfside Road, Comments 
 FYI only, Discussion regarding 36 Pocomo Road illegal brush cutting  
 Senate Bill 2311 

Adjourn:  

 



KING ST

PIT
MA

N 
RD

SOH

SR-1

#7973 ANR
Tredick R. T. & Robin K. Gorham

9 King Street
Map 73.4.2 Parcel 11

1 of 10



2 of 10



3 of 10



4 of 10



5 of 10



6 of 10



7 of 10



8 of 10



9 of 10



10 of 10



MASSASOIT BRIDGE RD

LUG-2

MMD

MMD

MMD LUG-3

#7974 ANR
Elizabeth Harris Lifschultz
3 Massasoit Bridge Road

Map 59 Parcel 11

1 of 7



2 of 7



3 of 7



4 of 7



5 of 7



6 of 7



7 of 7



BOSWORTH RD

TO
M 

NE
VE

RS
 RD

LYFORD RD

SURREY AVLUG-3

#7975 ANR
Town of  Nantucket

Central Road aka Surrey Avenue
Map 92.4

1 of 4



2 of 4



3 of 4



4 of 4



BARTLE
TT 

RD

KE
EL

 LN

FINBACK LN

SPINDRIFT CI

TO
PP

IN
G 

LIF
T

RC-2

R-10L

LUG-3

R-20

R-40

R-20 R-20

#7976 ANR
Donale E. Dimock

54 Bartlett Road
Map 66 Parcel 100

1 of 4



2 of 4



3 of 4



4 of 4



NEW SIAS ST

SU
NS

ET
 R

ID
GE

LIN
CO

LN
 SI

AS
 ST

W 
SA

NK
AT

Y R
D

SR-1

SOH

#7977 ANR
David & Deborah Willse

33 New Sias Street
Map 73.4.2 Parcel 83

1 of 4



2 of 4



3 of 4



4 of 4



PL
UM

 ST

WO
OD

BI
NE

 S
T

NA
US

HO
N 

WY

LUG-1

R-20

#7978 ANR
Woodbine Street

Roadway Acquisition Plan 
Map 80

1 of 4



2 of 4



3 of 4



4 of 4



JO
Y S

T

MT VERNON ST

HU
MMOCK

 PO
ND

 RD

R-1

R-40

#7979 ANR
18 Mount Vernon Street Nominee Trust

18 Mount Vernon Street
Map 55.4.4 Parcel 32.1 

1 of 7



2 of 7



3 of 7



4 of 7



5 of 7



6 of 7



7 of 7



OLD SOUTH RD

BLUEBIRD LN

GR
EG

LE
N A

V

GOLD
FIN

CH DR KIL
LD

EE
R L

N

NANCY ANN LN

UNKNOWN

KITTIWAKE LN

CN

R-5

R-20

CN

CTECR-10

LUG-3

#7980 ANR
Richmond Great Point Development LLC

63, 67, 73 & 75A Old South Road
Map 68 Parcles 157, 158, 129 & 999.2

1 of 11



2 of 11



3 of 11



4 of 11



5 of 11



6 of 11



7 of 11



8 of 11



9 of 11



10 of 11



11 of 11



GR
EG

LE
N A

V

NA
NC

Y A
NN

 LN

CTEC

R-10

CN

CN

R-20

#7981 ANR
Richmond Great Point Development LLC
10A, 10B, 12A, 12B, 14A Greglen Avenue

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

1 of 11



2 of 11



3 of 11



4 of 11



5 of 11



6 of 11



7 of 11



8 of 11



9 of 11



10 of 11



11 of 11



JEFFERSON AV

R-1

RC

#7982 ANR
Richard P. Beaudette, Esq.,Trustee of  Revocable Living Trust

40 Jefferson Avenue
Map 30 Parcel 119 

1 of 6



2 of 6



3 of 6



4 of 6



5 of 6



6 of 6



YORK ST

WARREN ST

ROH

#7983 ANR
Mollie & David Bigley

20 York Street
Map 55.4.1 Parcel 145

1 of 5



2 of 5



3 of 5



4 of 5



5 of 5













AMEL
IA DR

TICCOMA WY

OLD SOUTH RD

TO
MS W

Y

FA
IRGROUNDS R

D

YO
UNGS W

Y

NEWTOWN RD

LE
WIS 

CT

GOLD STAR DR

MICHEM
E LN

RAMOS CT

RC-2

R-10

RC-2

CN

R-20

LUG-3

R-5

R-20

CN

R-5

CN

#7952 ANR
Town of  Nantucket

Map 67 Parcel 40 - portion of

____ #7984

1 of 6



2 of 6



3 of 6



4 of 6



5 of 6



6 of 6



UNKNOWN

INDUSTRIAL RD

BUNKER RD

SHADBUSH RD

CI

LUG-3

LUG-3

LUG-3

#7985 ANR 
Inhabitant of  the Town of  Nantucket
Off  Industry Road & Shadbush Road

Map 69 Parcels 292 & 295 

1 of 4



2 of 4



3 of 4



4 of 4



UN
KN

OW
N

LUG-2

LUG-1

#7986 ANR
Town of  Nantucket

Map 79 
Taking & Disposition Plan 

1 of 4



2 of 4



3 of 4



4 of 4



HULBERT AV

HE
NR

Y S
T

R-1

#7987 ANR
Town of  Nantucket

Henry Street Map 80 
Taking & Disposition Plan 

1 of 4



2 of 4



3 of 4



4 of 4



           
SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: June 13, 2016 

1A Crows Nest Way 
Assessors Map #12 Parcel #24 

Applicant 
J. Graham Goldsmith Architects 

Owner 
SAME  

 

 

1 of 4



The applicant is proposing to construct a 764 square foot secondary dwelling. The proposed 
secondary dwelling will be located on the southwest  side of the site, which has approximately 
48,332 square feet of lot area and is zoned LUG-1.  There is a proposed 2,010 square foot new 
primary dwelling and 440 square foot garage also proposed on the lot.  
 
The dwelling will be accessed by a shell driveway off Crows Nest Way, which is a private dirt road. 
The site will contain a total of five (5) exterior parking spaces and one (1) interior parking space 
within existing proposed garage. 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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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: June 13, 2016 

14 Mary Ann Drive 
Assessors Map #68 Parcel #444 

Applicant 
Harold F. Williams III 

Owner 
SAME  
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The applicant is proposing to construct a 728 square foot secondary dwelling. The proposed 
secondary dwelling will be located on the southeast  side of the site, which has approximately 6,480 
square feet of lot area and is zoned R-5.   
 
The dwelling will be accessed by two shared driveways separated by a five (5) foot walkway off Mary 
Ann Drive, which is a private paved road. The site will contain a total of four (4) exterior parking 
spaces. The site plan, as submitted does not meet 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 a revised site plan indicating the required apron, driveway widths and proposed 

square footage of the secondary and tertiary dwellings; 
(2) That an apron at the driveway entrance shall be constructed with a minimum depth of 

ten (10) feet and a maximum width of twenty (2) feet each side, excluding corner 
rounding which may have a maximum radius of two (2) feet, provided the driveways are 
separated by at least a five (5) feet of landscaping or walkway,  pursuant to Nantucket 
Zoning Bylaw Section 139-20.1(B)(2)(f)[2];  

(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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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: June 13, 2016 

48 Wauwinet Road 
Assessors Map #14 Parcel #27 

Applicant 
Mac Davis 

Owner 
SAME  
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The applicant is proposing to convert an existing 643 square foot garage into a garage apartment as 
the secondary dwelling on the lot. The proposed secondary dwelling will be located on the northeast  
side of the site, which has approximately 66,540 square feet of lot area and is zoned LUG-3. Please 
note, this lot was created in 1971, prior to the Zoning Bylaw. There is an existing 1,332 square foot 
primary dwelling located on the lot. 
 
The dwelling will be accessed by a shared dirt driveway with an existing block apron off Wauwinet 
Road, which is a public paved road. The site will contain proposed total of one (1) exterior parking 
space and two (2) interior parking spaces within the existing garage. 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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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: June 13, 2016 

97 Low Beach Road 
Assessors Map #75 Parcel #31.2 

Applicant 
Emeritus  

Owner 
Eric & Lori Dannheim  
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The applicant is proposing to construct a 1,120 square foot secondary dwelling. The proposed 
secondary dwelling will be located on the northeast  side of the site, which has approximately 
143,794 square feet of lot area and is zoned LUG-3. There is a permitted 2,852 square foot primary 
dwelling currently under construction. 
 
The dwelling will be accessed by a shared shell driveway off Low Beach Road, which is a private dirt 
road. The site will contain a total of six (6) parking spaces; four (4) exterior parking spaces, one (1) 
interior parking space within a proposed garage, and one (1) compact parking space. 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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75 / 31.2
LUG-3
200 ft.
35 ft.
20 ft.
20 ft.

2nd Dwelling Application

05/31/16

120,000 sq. ft.*
143,748 sq. ft. +/-
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Holly Backus

From: John [John@emeritusdevelopment.com]
Sent: Thursday, June 02, 2016 11:05 AM
To: Holly Backus; Catherine Ancero
Subject: RE: 97 Low Beach_2nd Dwelling Application

Categories: Planning Board Matters

The ground cover listed on the building permit as 2,852 SF is the correct square footage. I used the landscape architects cad file when 
I calculated the ground cover for this submission and I did not realize she was using an old footprint. I can print off a corrected copy if 
you need me to. 
 
Thanks, 
John 
 
From: Holly Backus [mailto:hbackus@nantucket‐ma.gov]  
Sent: Thursday, June 02, 2016 10:57 AM 
To: Catherine Ancero <CAncero@nantucket‐ma.gov>; John <John@emeritusdevelopment.com> 
Subject: RE: 97 Low Beach_2nd Dwelling Application 
 

Hi John, 
 
I am reviewing this second dwelling application and have a quick question: 
The site plan indicates the primary structure with 2,704 square feet of ground cover, yet the approved building 
permit indicates 2,852 square feet. Could you confirm the correct ground cover square footage for the 
primary?  
 
Thanks!!  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Catherine Ancero  
Sent: Thursday, June 02, 2016 8:18 AM 
To: 'John' 
Cc: Holly Backus 
Subject: RE: 97 Low Beach_2nd Dwelling Application 
 
Morning John- 
Thank you! Also I have noticed that when second dwelling applications are submitted from your office that there is always 
an additional check for $50. The filing fee for second dwelling application is $100 only. The $50 is for a re-inspection fee 
only. Should you have any questions please call or email. 
 
 
Thank you, 
 
 
Catherine Ancero, 
Administrative Specialist 
Planning Board 
Town of Nantucket  
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Planning and Land Use Services (PLUS) 
Planning Board Office 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
Telephone#: 508.325.7587 (PLUS) Ext. 7008 
Facsimile#: 508.228.7298 
 
Email: cancero@nantucket-ma.gov 
 
Town website: http://www.nantucket-ma.gov 
 

 
 
 
 

From: John [mailto:John@emeritusdevelopment.com]  
Sent: Wednesday, June 01, 2016 4:56 PM 
To: Catherine Ancero 
Subject: 97 Low Beach_2nd Dwelling Application 
 
Hi Catherine, 
 
Anton just dropped off a 2nd dwelling application for me and he said that I left off the driveway material. I actually drew the site plan 
twice because my program crashed just as I finished it the first time and apparently I forgot to add it back when I redrew everything. 
Sorry for any confusion. Attached should be the drawing with the driveway noted as shell. I have to drop off a building permit tomorrow 
so I will bring this revised copy with me. 
 
Best, 
John Hayford 
Senior Project Manager 
  
Emeritus  
8 Williams Lane 
Nantucket, MA 02554 
P: 508.325.4995 
www.emeritusdevelopment.com 
  
The information contained in this e-mail may be confidential and is intended solely for the use of the named addressee. Access, 
copying or re-use of the e-mail or any information contained therein by any other person is not authorized. If you are not the intended 
recipient, please notify us. 
 Please consider the environment before printing this email 
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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: June 13, 2016 

110 Tom Nevers Road 
Assessors Map #91 Parcel #42 

Applicant 
Raymond & Robin Callahan 

Owner 
SAME  
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The applicant is proposing to construct a 1014 square foot secondary dwelling. The proposed 
secondary dwelling will be located on the northeast  side of the site, which has approximately 
217,500 square feet of lot area and is zoned LUG-3. 
 
The dwelling will be accessed by a shell shared driveway with a Belgium Block apron off Tom 
Nevers Road, which is a public paved road. The site will contain a total of four (4) exterior parking 
spaces. The site plan, as submitted does not meet 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 a revised site plan indicating the square footage of the proposed secondary dwelling 

is provided to staff prior to  any 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: June 13, 2016 

231 Madaket Road 
Assessors Map #38 Parcel #10 

Applicant 
Michael Haigley 

Owner 
Louise Swift  
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The applicant is proposing to convert an existing 672 square foot garage into a garage apartment as 
the secondary dwelling on the lot. The proposed secondary dwelling will be located on the northeast  
side of the site, which has approximately 151,630 square feet of lot area and is zoned LUG-1. There 
is an existing 2,112 square foot primary dwelling located on the lot. 
 
The dwelling will be accessed by a shared dirt driveway easement with an existing Belgian Block 
apron off Madaket Road, which is a public paved road. The site will contain proposed total of two 
(2) exterior parking spaces and one (1) interior parking space within the existing garage for the 
garage apartment. 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: June 13 2016 

14 Mary Ann Drive 
Assessors Map: #68  Parcel: #444 

Applicant 
Harold F. Williams III 

Owner 
Same 
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The Applicant is proposing to construct a one 1-bedroom tertiary dwelling with a gross floor area of 
625 square feet. The site contains an existing 936 square foot primary dwelling unit that is owner 
occupied. The proposed tertiary dwelling will be located within the basement of the secondary 
structure (currently proposed), which is located on the eastern portion of the site.  The site contains 
approximately 6,480 square feet of lot area and is zoned R-5. The Applicant is proposing a total of 
six (6) bedrooms, which is consistent with the requirements of the Zoning Bylaw.  
 
Access to the site is from Mary Ann Drive, a private paved roadway. Four (4) exterior parking 
spaces are shown on the site plan.  The site plan, does not meet all of 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 a revised site plan indicating the required apron, driveway widths and proposed 

square footage of the secondary and tertiary dwellings; 
(2) That the tertiary dwelling shall be in the same ownership as at least one other owner-

occupied dwelling unit on the lot, or shall be owned by a not-for-profit, religious, or 
educational entity, or shall be subject to a restriction limiting occupancy to a year-round 
household;  

(3) That an apron at the driveway entrance shall be constructed with a minimum depth of 
ten (10) feet and a maximum width of twenty (20) feet each side, excluding corner 
rounding which may have a maximum radius of two (2) feet, provided the driveways are 
separated by at least five (5) feet of landscaping or walkway, pursuant to Nantucket 
Zoning Bylaw Section 139-20.1(B)(2)(f)[2];  

(4) That the driveway entrance shall be cleared free of vegetation and obstruction to a 
minimum 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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TERTIARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                                                           Meeting Date: June 13, 2016 

29 Essex Road 
Assessors Map #67  Parcel #614 

Applicant 
Anthony C. Mazotas 

Owner 
SAME 

 

 

1 of 11



The Applicant is proposing to convert an existing basement within the primary structure into a one 
1-bedroom tertiary dwelling with a gross floor area of 608 square feet. The site, 29 Essex Road, 
contains an existing 988 square foot primary dwelling unit and a 794 square foot secondary dwelling 
unit. The proposed dwelling will be located at the northeast side of the site, which has approximately 
8,334 square feet in lot area and is zoned R-5. (Please note: there was an approved modification (File 
#7905) on January 11, 2016 that lifted the restriction of second dwellings from some lots and 
allowing tertiary dwellings on the other lots. The applicant received secondary dwelling approval at 
the July 24, 2006 Planning Board Meeting.)  
 
Access to the site is from Essex Road; a paved public roadway. There an existing gravel driveway 
with asphalt apron that will contain a total of six (6) 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 the tertiary dwelling shall be in the same ownership as at least one other owner-

occupied dwelling unit on the lot, or shall be owned by a not-for-profit, religious, or 
educational entity, or shall be subject to a restriction limiting occupancy to a year-round 
household;  

(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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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

Plymouth, MA  02360 
Phone: 508-743-9206    Fax: 508-743-0211 

epesce@comcast.net 
 

 

June 7, 2016 
 
Nantucket Planning Board  
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director of Planning and Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
RE:  Updated Construction Inspection at the Cape Cod Five Cents Savings Bank, 112 
Pleasant Street 
 
Dear Ms. Snell & Members of the Board:  
 
Pesce Engineering & Associates, Inc. is pleased to provide you this letter report of our 
updated on-site inspection findings of the construction of the Cape Cod Five Cents 
Savings Bank and site layout located at 112 Pleasant Street, Nantucket, MA.   
 
Our original on-site inspection took place on November 11, 2013, and an inspection 
letter was provided, dated November 12, 2013.  In addition to a recent site inspection, 
we have reviewed the following new information to prepare this letter report: 

 

 “Existing Conditions Site Plan of Land in Nantucket, MA, prepared for The Cape 
Cod Five Cents Savings Bank,” 2 sheets, prepared by Blackwell & Associates, 
Inc., dated March 23, 2016.   

 
Based on our recent site inspection, a few items remain from our previous inspection 
report that have not been addressed with the information received. 

 
Construction Items that are Incomplete or are Unaddressed:  
 

1. The light post bases are constructed in the locations as shown on the original 
design plans except for one post.  This missing light post is located on the left 
side of the access drive to Nantucket Commons (on the west side of the drive, 
but to the east side of the (5) space parking area adjacent to the property line).  
Also, it is recommended that the lighting be inspected during evening hours to 
confirm the lighting will not impact abutters. 

 
2. There is an additional manhole behind the bank and adjacent to UG-Basin #3.  

Additional information is required to determine the purpose of this manhole (Does 
it connect multiple roof leaders?).   
 

3. No indication of the locations of roof leader drains that were intended to be piped 
to the underground basins are shown on the plans.  These should be located in 
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Nantucket Planning Board 
112 Pleasant St. Updated Inspection 

June 7, 2016 
Page 2 

 

 

 

PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                    Fax 508-743-0211  
 
 

the field or from constructions records, and added to the Existing Conditions 
Plans. 

 
4. The two trench drains observed were found to be full of sediment and should be 

cleaned (one at 5 parking spaces near UG-Basin #1, and one at the end of the 
access drive to Nantucket Commons).  Additionally, all drainage structures 
should be pumped/cleaned, and documentation of this cleaning by a 
subcontractor should be provided to the Board. 
 

5. Only one cleanout cover to grade was found during the inspection.  This is 
assumed to be the inspection port for UG-Basin #3.  No inspection ports were 
visible for UG- Basins #1 or #2.  All inspection ports must be located, and covers 
installed to grade to allow for future inspections. 

 
6. The invert elevations for the Drain Manhole (DMH) next to CB-1, which is 

connected to the 12-inch drain line from Pleasant Street appear to be 
constructed incorrectly (the inlet elevation is lower than the outlet), or the inlet 
and outlet invert elevations have been transposed.  This should be checked and 
corrected as appropriate.   Alternatively, if these are in fact correct, then the 
applicant’s engineer should provide documentation that this system will work 
effectively in a “surcharge” condition.  

 
 
Thank you again for this opportunity to assist the Planning Board in their review of this 
project.  As always, please call if you have any questions or comments. 
 

Sincerely,  
 
PESCE ENGINEERING & ASSOCIATES, INC. 
 

 
Edward L. Pesce., P.E., LEED ® AP 
Principal  
 
 
cc: Jeff Blackwell, Blackwell & Associates, Inc. 
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

Plymouth, MA  02360 
Phone: 508-743-9206    Fax: 508-743-0211 

epesce@comcast.net 
 

 

June 7, 2016 
 
Nantucket Planning Board  
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director of Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
RE:  Final Engineering Inspection for the Skiff Lane Subdivision 
 
Dear Mrs. Snell and Members of the Board:  
 
Pesce Engineering & Associates is pleased to provide you this report for the final 
inspection of the Skiff Lane subdivision.  We conducted a final site inspection on June 6, 
2016, and found the proposed drainage modification site to be completely finished and 
the construction area properly restored.   
 

             
 
Photos: Area of the new subsurface drainage infiltration system located in a new 
drainage easement between #1 & #3A Skiff Lane. 
 
We have also review the As-Built Plan prepared by Bracken Engineering, dated June 
30, 2015, and find it to be acceptable and complete.  
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Nantucket Planning Board 
Skiff Lane Final Inspection 

June 7, 2017 
Page 2 

 
 

  

 

PESCE ENGINEERING & ASSOCIATES, INC.                                           Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                     Fax 508-743-0211  

Thank you for this opportunity to assist the Planning Board in their review of this project.  
As always, please call if you have any questions.   
 
Sincerely,  
 
PESCE ENGINEERING & ASSOCIATES, INC. 

 
Edward L. Pesce., P.E., LEED ® AP 
Principal  
 
 
cc: Zac Basinski, Bracken Engineering, Inc.  
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Nantucket Planning and Land Use Services ▪ 2 Fairgrounds Road ▪ Nantucket ▪ MA ▪ 02554 ▪   (508) 325-7587 

 
 

Plans to be Endorsed by the Board 
 

 
Date: __________________________  
 
Type of Plan to be endorsed:  

 Subdivision  
Planning Board File # _______________________ 

 Special Permit  
Planning Board File # _______________________ 

 
Name of development: _______________________________________________________________ 
 
Applicant’s name: ___________________________________________________________________ 

Mailing address: ____________________________________________________________________ 
Phone number: ____________________Fax number: __________________E-mail: _______________ 
 
Engineer / surveyor’s name: ___________________________________________________________ 

Mailing address: _____________________________________________________________________ 
Phone number: ____________________Fax number: __________________E-mail: _______________ 
 
Have these plans been submitted to the Town’s Engineer:   Yes / No 
If no, please submit a second set of plans for review prior to the next Planning Board Meeting.  
 
Please list the Planning Board’s conditions (if any) that refers to these plans: 
(EX: “…Within six (6) months from the date of the decision and prior to the commencement of any construction, the applicant shall 
submit final plans including all engineering plans, landscaping plans, elevations, lighting plans, floor plans, etc. The set shall be subject 
to final review by the Planning Board’s engineering consultant…” 
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Holly Backus

From: Don [Don@brackeneng.com]
Sent: Wednesday, June 08, 2016 6:17 PM
To: Ed Pesce; Zac
Cc: Holly Backus; Leslie Snell; Catherine Ancero
Subject: RE: Millie's Subdivision - Updated Review

Follow Up Flag: Follow up
Flag Status: Flagged

Ed, 
 
I will check the dimensions on the turn around, I don’t think we asked for a waiver, we should be able to adjust to meet 
it. 
 
I would rely on the PB staff to see if any comments came in from the FD. If not, I can try to meet with someone over 
there on Friday. 
 
The shared driveways were discussed with the Board and I believe they are satisfied with the easements we created. 
 
I will be in touch, thanks. 
 
Don Bracken, PE  
President 
 
 
Bracken Engineering, Inc. 
49 Herring Pond Road  
Buzzards Bay, MA 02532 
(t) 508‐833‐0070 
(f) 508‐833‐2282 
 
19 Old South Road  
Nantucket, MA 02584 
(t) 508‐325‐0044 
 
http://www.brackeneng.com 
 
This Electronic Message contains information 
From Bracken Engineering, Inc.,  
which may be privileged.  The information is intended 
to be for the use of the addressee only.  If you are not 
the addressee, note that any disclosure, copy, distribution 
or use of the contents of this message is prohibited. 
 

From: Ed Pesce [mailto:epesce@comcast.net]  
Sent: Tuesday, June 07, 2016 9:46 PM 
To: Don; Zac 
Cc: 'Holly Backus'; 'Leslie Snell'; 'Catherine Ancero' 
Subject: Millie's Subdivision - Updated Review 
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Hello Don & Zac, 
 
See the attached draft report for Millie’s Subdivision.  As my letter states, you adequately addressed most of 
my previous comments.  Can you please comment on the remaining items, and specifically tell me if you have 
any new information for the comments highlighted in YELLOW. 
 
After I get your answers, I will finalize my letter and submit to the PB. 
 
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 
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

Plymouth, MA  02360 
Phone: 508-743-9206    Fax: 508-743-0211 

epesce@comcast.net 
 

 

June 7, 2016 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
RE:  UPDATED Engineering Review of the proposed “Millie’s Subdivision” 
 
Dear Ms. Snell & Members of the Board:  
 
Pesce Engineering & Associates, Inc. is pleased to provide you this updated 
engineering review of the proposed “Millie’s Subdivision” Definitive Subdivision, located 
off Bartlett Road and shown as Parcel 100 on Assessor’s Map 66, Nantucket, MA.  As 
before, we have evaluated the plans for consistency with the Town's Zoning Bylaw and 
the Nantucket Rules and Regulations Governing the Subdivision of Land (SR&R).   
 
We have reviewed the following new information to prepare this letter report: 

 

 Letter from Bracken Engineering, Inc., to Andrew Vorce, Director, Nantucket 
Planning Board, Re: “Millie’s Subdivision” Definitive Subdivision, dated may 17, 
2016, with attached revised Stormwater Report. 
 

 Revised Site Development Plans entitled “Definite Subdivision Plan Set “Millie’s 
Subdivision, in Nantucket, Massachusetts,” prepared by Bracken Engineering, 
Inc., 8 sheets, dated September 14, 2015, and revised May 16, 2016.   

 
The applicant’s engineer has made multiple revisions to the plans based on our 
previous engineering review comments of October 14, 2015, and comments received 
from the Board.  These revisions adequately address most of our previous comments, 
however some comments have not been addressed in the revised design, or additional 
information has not been received to be evaluated. 
 
Remaining Comments to be Addressed: 
 
General Comments 
 

2. However we note that the proposed design dimensions of the dead-end turning “tees” do 
not fully comply with the dimensional requirements of the design shown on Plate No. 4 
of the Subdivision Rules and Regulations (SR&R).  This should be added to the list of 
waivers requested for consideration by the Board.  Note: The proposed dimensions of 
20’ X 49’ X 10’ radii (vs. 30’ X 50’ X 15’ radii in the SR&R) appear to provide adequate 

access for this subdivision.   Approved by the Board? 
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Nantucket Planning Board 
Millie’s Subdivision Updated Review 

June 7, 2016 
Page 2 

 
 

 

 

PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                    Fax 508-743-0211  
 
 

Definitive Plans, Site Layout & Utilities 

 
1. We recommend that the Nantucket Fire Dept. review these plans and provide comment to 

the Board on the adequacy of access and turnarounds for emergency vehicles. Recived?  
 
4. We recommend that labels be added to the plans showing the required 25 ft. radii for the 

curb transition at Bartlett Road.   Note: The design currently shows a 15 ft. radius. 
 

6. We note that all but four of the proposed driveways are shown as joint driveways for 2 lots, 
straddling the affected lots.  We recommend that the applicant discuss this with the Board, 

and decide if separate driveways serving only single lots is more appropriate.  Approved by 
the Board? 

 
11.  We recommend that a sieve analysis specification be provided for the gravel base material 

shown for the subdivision roadway cross-sections on Sheet 7.  Note: The Road A, Road 
B, and Bike Path cross sections (on Sheet 7) currently show a note regarding a 
sieve analysis requirement prior to construction, to be submitted to the Town.  
However, no sieve design specification for this material is provided.   

 
Stormwater Management 
 
3. We recommend that a Stormwater Operation & Maintenance Plan be provided for the 

subdivision, listing the periodic, seasonal & annual tasks to be performed to ensure the 
proper long-term performance of the stormwater management system.  Additionally, we 
recommend that the O & M plan have a line for a name, date and signature by the owner(s).  
This will ensure that the owner/applicant (or Home Owners Association) understands that 

recommended maintenance & inspections are required.  Note: A new O & M manual has 
been provided, but no date or signature line for the owner has been included. 

 
Thank you again for this opportunity to assist the Planning Board in their review of this 
project.  As always, please call if you have any questions or comments. 
 

Sincerely,  
 
PESCE ENGINEERING & ASSOCIATES, INC. 
 

 
Edward L. Pesce., P.E., LEED ® AP 
Principal  
 
cc: Don Bracken, Bracken Engineering, Inc. 
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Holly Backus

From: Eleanor Antonietti
Sent: Friday, May 20, 2016 2:08 PM
To: Holly Backus
Cc: Catherine Ancero
Subject: FW: 24 Fulling Mill Road

Categories: Planning Board Matters

See below. 
 
From: Patrick Levesque [mailto:levesquebuilders@me.com]  
Sent: Wednesday, December 16, 2015 4:24 PM 
To: Paul Rhude 
Cc: Eleanor Antonietti; Lisa Botticelli; Catherine Ancero; dcland@comcast.net 
Subject: Re: 24 Fulling Mill Road 
 
Thank you Chief Rhude, 
 
I would like to meet with you and the tree warden. When is a good time for you? David, timing for yourself? I 
should be able to make my schedule work with yours. 
 
David I just got off the phone with the Chief, he is not available tomorrow, can you meet on Friday?  
 
Pat 
 
 
On Dec 16, 2015, at 4:09 PM, Paul Rhude wrote: 
 

Good afternoon Pat, 
  
I checked the road this afternoon.  The current width and height clearance may prevent our emergency vehicles from 
reaching your property.  We will require approximately 10’ width on straight portions, 12’ width on the corners and 12’ 
height clearance to get our vehicles in.  I would be happy to meet at the location with yourself and the Tree Warden to 
go over the specifics of this road. 
Regards, 
  
Paul Rhude 
Chief 
Nantucket Fire Department 
(508)274-6086 Cell 
(508)228-2324 Ext 3 
prhude@fire.nantucket-ma.gov 
  
  

From: Eleanor Antonietti [mailto:eantonietti@nantucket-ma.gov]  
Sent: Wednesday, December 16, 2015 1:44 PM 
To: levesquebuilders@me.com; Lisa Botticelli 
Cc: Catherine Ancero; Paul Rhude; dcland@comcast.net 
Subject: 24 Fulling Mill Road 
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Good morning Pat: 
I have spent additional time going over all the accumulated information regarding Fulling 
Mill Road (layout versustravelled width etc…). After thorough and painstaking examination 
of the available Land Court documents, I have come to the conclusion – having further 
consulted with Director of Planning, Andrew Vorce –  that a full survey of the roadway is not 
necessary and that a waiver or modification of the following condition may be justified. 

That the traveled surface of Fulling Mill Road from the intersection with Polpis Road to the
entrance to the Locus via the “Way” shall be improved (i.e. grading and trimming of
vegetation) to a minimum width of sixteen (16) feet and minimum height of thirteen (13)
feet. This road work shall be completed prior to the issuance of a Building Permit and prior
to the issuance of the Certificate of Occupancy; 

  
I can give you the required information in person, but I have attached numerous documents 
(compiled in a pdf) which you may or may not find relevant to your task.  
Needless to say, you will have to amend the existing 2nd dwelling approval. Please submit to 
Planning Board Administrator, Catherine Ancero*, a letter detailing the requested 
waiver/modification of the requirement and specify to what width and height you propose 
to make the above-referenced improvements. The letter should explain the reason for the 
request and perhaps include some photos of the problematic areas of the roadway which 
show the trees and the wetlands bordering, or in some cases, encroaching on the roadway.
As I mentioned yesterday, you will also need to obtain some sort of written confirmation (this 
could be an email to me and Catherine Ancero) from both the Fire Chief, Paul 
Rhude*, and the Tree Warden, David Champoux*, which acknowledges and approves your 
request to improve the road to a width and height that is more in keeping with the existing 
conditions, constraints, and rural nature of the area. 
  
Let me know if you have any further questions. 

*Catherine Ancero, Fire Chief Rhude, and David Champoux are all cc’d herewith. 

Eleanor  W. Antonietti 
Zoning Administrator 
Land Use Specialist 
  
Planning and Land Use Services (PLUS) 
Nantucket Planning Office  
2 Fairgrounds Road  
Nantucket, MA 02554  
telephone 508.325.PLUS(7587) ext. 7010 
facsimile  508.228.7298 
eantonietti@nantucket-ma.gov 
www.nantucket-ma.gov 
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The Richmond Company, Inc. 
23 Concord Street 
Wilmington, Massachusetts 01887 
(979) 988-3900 

 
 
June 3, 2016 
 
TOWN OF NANTUCKET 
PLANNING BOARD 
2 Fairgrounds Road 
Nantucket, Massachusetts 02554 
 
Attention: Leslie Woodson Snell, AICP, LEED AP, Deputy Director of Planning 
 
Subject: Request for Continuation of June 13, 2016 Public Hearing 
 Processing of “Valero Road” Definitive Subdivision 

Valero Properties - # 60, # 62, # 64, # 66, and # 68 Old South Road 
 
Dear Ms. Snell: 
 
The purpose of this correspondence, issued in our capacity as the applicant and development 
manager, on behalf of the two owners of the subject properties (Old South Road Trust and Valero 
Realty Trust) is to respectfully request a further continuance of the public hearing related to the 
Planning Board’s consideration and processing of the “Valero Road” definitive subdivision that has 
been submitted for the Valero properties located at 60, 62, 64, and 68 Old South Road. 
 
As you know, the Planning Board re-opened the public hearing on this matter at its June 8, 2015 
meeting and the Board, as well as you and Mr. Vorce, provided us with some preliminary input on 
certain changes that should be made to the subdivision plans and also asked a series of questions 
that would need to be addressed before the Board would be expected to close the public hearing 
and take action on the matter.  Immediately prior to the June 8, 2015 meeting, we also received the 
“Engineering Review” letter issued by Pesce Engineering & Associates, Inc. containing the Town 
consulting engineer’s comments and requests for certain technical clarifications and information 
with respect to some aspects of the design of the subdivision. 
 
We are continuing to review this information and these questions with our civil engineer (Hayes 
Engineering) and with the property owners.  A final decision with respect to the pending definitive 
subdivision has also been complicated by the Valero’s need to consider the prospective impacts of 
the zoning bylaw changes that were approved at the November 9, 2015 Special Town Meeting on 
the future use and development of the subject property. 
 
Accordingly, in order to allow us sufficient time to continue to complete this process, and to make 
any changes that may be necessary to the design and plans, we are respectfully requesting a 
further continuance of the public hearing related to the definitive subdivision from the June 13, 
2016 meeting of the Planning Board to the August 8, 2016 meeting of the Planning Board. 
 



 

 
Valero / Old South Road Properties 
Definitive Subdivision – Continuance Request 
June 3, 2016 
Page Two 
 
 
We appreciate your consideration and that of the Planning Board with respect to our request, and 
we look forward to continuing to work with you and Mr. Vorce, the Planning Board, and all the 
involved parties as the review of the matter progresses. 
 
If you any immediate questions with respect to either this request or the matter in general, please 
feel free to contact me at 978-988-3900, Extension # 12. 
 
Very truly yours, 

 

 
 

David J. Armanetti 
Director of Real Estate Development 
The Richmond Company, Inc. 
On Behalf of Old South Road Trust and Valero Realty Trust 
 
 
Cc: Town of Nantucket Board of Health 

Richard Valero, OSRT / VRT 
 Kenneth Valero, OSRT / VRT 
 Eliot Brais, Esq. 

Philip Pastan, TRC 
 Kathryn Fossa, TRC 
 Andrew Burek, Esq., TRC 
 John Ogren, Hayes Engineering 
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Catherine Ancero

From: Rhoda H. Weinman [weinman@nantucketislandlaw.net]
Sent: Tuesday, June 07, 2016 11:36 AM
To: Catherine Ancero
Cc: 'William J. Boardman'
Subject: Brotherhood

Hi Catherine, 
 
Once again, we would like to continue this matter to the July meeting.  I apologize for this, but the majority of the 
abutters to the Brotherhood have not arrived yet for the summer.  Please let me know the date of the July meeting. 
Thank you. 
 
Rhoda H. Weinman, Attorney at Law 
36 Centre Street, Post Office Box 1365 
Nantucket Island, Massachusetts  02554 
(508) 228-9600 
(508) 228-8926 fax 
weinman@nantucketislandlaw.net   
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Catherine Ancero

From: Catherine Ancero
Sent: Friday, June 10, 2016 4:49 PM
To: Catherine Ancero
Subject: FW: #7946 Waterhouse Definitive Subdivision - Revised Plan received 6-6-16
Attachments: 2015 Planning Board Fees.pdf

 
 
 
From: Teddy [mailto:acksurvey@hotmail.com]  
Sent: Wednesday, June 08, 2016 10:41 AM 
To: Holly Backus; Ed Pesce; Leslie Snell; dan mulloy; Arthur Reade; Victoria Waterhouse 
Subject: RE: #7946 Waterhouse Definitive Subdivision - Revised Plan received 6-6-16 
 
Hi Holly, 
 
We have hired Dan Mulloy for assistance with the drainage design,  
there will be a new sheet 2 and possibly more sheets.   
 
I would like to continue to the July 11 meeting please, 
 
Thank you 
 
Teddy 

From: hbackus@nantucket‐ma.gov 
To: acksurvey@hotmail.com 
CC: epesce@comcast.net; LSnell@nantucket‐ma.gov 
Subject: #7946 Waterhouse Definitive Subdivision ‐ Revised Plan received 6‐6‐16 
Date: Wed, 8 Jun 2016 13:10:31 +0000 

Good Morning Teddy, 
  
I forwarded the revised plan to Ed, however he asked about sheet 2 from the previous set. He said 
that sheet 2 should be kept with the plans, as it had more info regarding the roadway cross-section 
and drainage. I would assume sheet 2 will need to be revised accordingly.  
  
I have copied him on this email if you have any questions. 
Thanks!  
  
Holly E. Backus 
Land Use Specialist 
  
Town of Nantucket 
Planning & Land Use Services 
2 Fairgrounds Road 
Nantucket, MA 02554 
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Tel: 508-325-7587 X 7026 
Fax: 508-228-7298 
hbackus@nantucket-ma.gov  
http://www.nantucket-ma.gov 
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The Richmond Company, Inc. 
23 Concord Street 
Wilmington, Massachusetts 01887 
(979) 988-3900 

January 6, 2016 

TOWN OF NANTUCKET 
PLANNING BOARD 
2 Fairgrounds Road 
Nantucket, Massachusetts 02554 

Attention: Leslie Woodson Snell, AICP, LEED AP, Deputy Director of Planning 

Subject: Submittal of Application for Approval of a Definitive Subdivision Plan 
42 (Rear) 48 (Rear) and 54 (Rear) Skyline Drive Properties and 20 Davkim Lane Property 

Dear Ms. Snell: 

The purpose of this correspondence, issued in our capacity as the applicant and development manager, 
on behalf of the owner of the subject properties (Richmond Great Point Development LLC) is to submit 
the enclosed completed application (Form B) and associated materials (plans, storm water management 
report, deeds, etc.) comprising a Definitive Subdivision Plan for the series of adjoining properties located 
at 42 (Rear), 48 (Rear), and 54 (Rear) Skyline Drive, and 20 Davkim Lane. 

The submittal is being made in accordance with and conforms to the provisions of Section 2.06 of “The 
Rules and Regulations Governing the Subdivision of Land, Nantucket, Massachusetts” as well as “The 
Subdivision Control Law of Massachusetts” (M.G.L. Chapter 41, Sections 81K-81GG, inclusive). 

The primary intent of the subdivision is to consolidate the +/-1 acre (rear) portions of both of the 48 
Skyline Drive property and the 54 Skyline Drive property, which have been previously subdivided out from 
the front portions of these properties, by way of approval not required plans that were previously 
endorsed by the Town of Nantucket Planning Board, into a single +/- 2 acre conforming / buildable lot.  
This lot will take access from and derive its frontage off a new roadway, also comprising part of this 
subdivision, whose layout matches the layout of the previously laid out “paper street” known as Clay 
Street.  This road will intersect with Skyline Drive, at the south, will run north, past the 42 (Front) and 48 
(Front) Skyline Drive properties and past the (new) 48 (Rear) / 54 (Rear) Skyline Drive property, and will 
then turn northwest, running through the southern edge of the 20 Davkim Lane property, and intersecting 
with the existing portion of Davkim Lane, due east of its existing intersection with Nancy Ann Lane. 

The entirety of the 48 (Rear), and 54 (Rear) Skyline Drive properties, which will be consolidated to create 
the buildable lot upon approval of this subdivision (show as Lot # 1 on the plan), are designated within the 
Limited Use General 2 (LUG-2) zoning district.  The buildable lot resulting from the proposed action will 
meet or exceed the relevant dimensional criteria and related requirements for such as established in the 
local zoning bylaw for the above-referenced district, including but not limited to the following: 

- Minimum Lot Area (Not Less than 80,000 Square Feet) – Proposed 89,219 Square Feet 
- Minimum Lot Frontage (Not Less than 150 Linear Feet – Proposed 302.48 Linear Feet 
- Minimum Lot Regularity Factor (Not Less than 0.55) – Proposed 0.568 
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Definitive Subdivision Plan Submittal 
January 6, 2016 
Page Two 

It is further noted that the land area comprising the entirety of the 48 (Rear), and 54 (Rear) Skyline Drive 
properties, which will be consolidated to create the buildable lot upon approval of this subdivision (shown 
as Lot # 1 on the plan), is subject to a covenant in favor of the Nantucket Land Council, Inc. (NLC), dated 
as of January 15, 1982, recorded at Book 481, Page 314 in the Nantucket County Registry of Deeds.  
This covenant provides that certain land in this area, including the subject properties, “shall not be 
resubdivided, or combined and resubdivided, in such a manner as to create or leave any lot containing 
less than 80,000 square feet of land”.  As described herein and as a review of the proposed subdivision
plan will confirm, the current proposal, which resubdivides portions of two lots and consolidates them into 
a single lot, which is comprised of 89,219 square feet of land area, exceeds and complies with the 
(applicable) restriction in this covenant. 

With respect to access and vehicular circulation, as part of this application, we are respectfully requesting 
that the Planning Board allow for a “phased” improvement of the new roadway, based on the anticipated 
progression of development of the (new) 48 (rear) / 54 (Rear) Skyline Drive property, and the other 
surrounding properties. To this end, our intent is to sell and to provide for the development of the (new) 
48 (rear) / 54 (Rear) Skyline Drive property immediately.  Our proposal is to initially improve the first +/- 
450 linear feet of this roadway to driveway standards, including all required drainage, terminating at a 
“turnaround”, but not to improve it to full roadway standards and not to improve the remaining +/- 800 
linear foot long segment running further north which intersects into the existing portion of Davkim Lane 
until such time as is necessary, based on the future development and improvement of the adjacent (20 
Davkim Lane) property. The rationale and underlying basis for this “phasing” request is as follows. 

As you are aware and as the Planning Board is aware, the 20 Davkim Lane property, which is +/- 15
acres in size, was recently the subject of zoning warrant articles which were approved at the Nantucket 
Special Town Meeting which was held on November 9, 2015, which is ultimately expected to result in the 
development of this property as a multi-family rental apartment residential community. We are currently 
in the initial phases of the site planning specific to this property, which will take several months to work 
through and will then be subject to substantial review / approval by the Planning Board, including a 
special permit, major site plan review, and a subsequent definitive subdivision.  Because the precise path 
and layout of the roadway that will be expected to run through this property is still subject to this planning 
and permitting process, we would respectfully request the phasing and improvement flexibility described 
herein relative to the roadway that will serve the current subdivision, in order to improve the segment 
which is required to allow for the release and development of the 48 (Rear) and 54 (Rear) Skyline Drive 
properties as a single residential lot as a driveway immediately, while deferring the improvement of the 
remaining segment of the roadway until such time as the specific development plan for the (much larger) 
surrounding property is finalized, and reviewed / approved by the Planning Board. 

In addition to the completed (Form B) application, we have submitted the following plans and technical 
materials that are required to be submitted to provide for the processing and approval of the proposed 
subdivision, including:  (1) the Definitive Plan, Clay Street, Nantucket, Mass as prepared by Hayes 
Engineering, Inc., dated December 11, 2015, depicting the subdivision of the lots along with the 
applicable / customary notes and details (totaling 9 sheets), (2) the Storm Water Management Report, as 
prepared by Hayes Engineering, Inc., dated December 11, 2015, (3) the Site Analysis Report, as 
prepared by Hayes Engineering, Inc., dated December 2015, (4) the Street Network Plan, as prepared by 
Hayes Engineering, Inc., dated December 11, 2015, and (5) the Requested Waivers, as prepared by 
Hayes Engineering, Inc., dated December 2015.

We have also attached Attachment # 1 to the Form B application form, detailing the derivation of the title 
to the land comprising the proposed subdivision, given that the land includes multiple parcels, and that 
title to several of the parcels has been derived from different sellers / grantors. 
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Definitive Subdivision Plan Submittal 
January 6, 2016 
Page Three 

We trust that this submittal conforms to the applicable requirements for such a Definitive Subdivision Plan 
(AR) and we look forward to the completion of your review and the subsequent review and approval of the 
plan by the Town of Nantucket Planning Board. 

If you any immediate questions with respect to either the application or the enclosed materials, please 
feel free to contact me at 978-988-3900, Extension # 12. 

Very truly yours, 

David J. Armanetti, Director of Real Estate Development 
The Richmond Company, Inc. (Applicant / Development Manager) 
On Behalf of Richmond Great Point Development LLC (Owner) 

Cc: Philip Pastan, TRC 
 Kathryn Fossa, TRC 
 Patricia Roggeveen, RGPDLLC 
 Shane Valero, RGPDLLC 
 John Ogren, Hayes Engineering 
 Andrew Burek, Esq., TRC 
 Arthur Reade, Esq. 

4of 25



5of 25



6of 25



7of 25



8o
f 2

5



9o
f 2

5



10
of

 2
5



11
of

 2
5



12
of

 2
5



13
of

 2
5



14
of

 2
5



15
of

 2
5



16
of

 2
5



17of 25



18
of

 2
5



PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

Plymouth, MA  02360 
Phone: 508-743-9206   Cell: 508-333-7630 

epesce@comcast.net 

February 4, 2016 

Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  

RE:  Engineering Review of the Proposed Clay Street (Rear of Skyline Drive) 
Definitive Subdivision 

Dear Mrs. Snell & Members of the Board:  

Pesce Engineering & Associates, Inc. is pleased to provide you this engineering review 
of the proposed Clay Street Definitive Subdivision, located off Skyline Drive, Nantucket, 
MA.  We have evaluated the plans for consistency with the Town's Zoning Bylaw, the 
Nantucket Rules and Regulations Governing the Subdivision of Land (SR&R), and 
general conformance with the Massachusetts Stormwater Management Regulations.

Along with a site visit conducted on January 15, 2016, we have reviewed the following 
information to prepare this letter report: 

 Letter from The Richmond Company to the Town of Nantucket Planning Board, 
Subject: Submittal of a Definitive Plan of a Subdivision Plan, 42 (Rear) 48 (Rear) 
and 54 (Rear) Skyline Drive Properties and 20 Davkim Lane Property, with 
application package and enclosures including the Form B Application for 
Approval of a Definitive Subdivision Plan, dated January 6, 2016, and list of 
requested waivers. 

 Site Development Plans; Definitive Plan, Clay Street, Nantucket, MA, 9 sheets, 
prepared by Hayes Engineering, Inc., dated December 11, 2015.

 Site Analysis Report, Clay Street, and Street Network Plan, prepared by Hayes 
Engineering, Inc., dated December 2015. 

 Storm Water Management Report, Definitive Subdivision, Clay Street, Nantucket, 
MA, prepared by Hayes Engineering, Inc., dated December 11, 2015.

The proposed development is located on approximately 18.3 acres of land (comprising 
multiple parcels) situated between Skyline Drive (including potions of the rear of the lots 
for #42, 48 & 54 Skyline Drive), and the intersection of Nancy Ann Lane & Davkim Lane.  
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Nantucket Planning Board 
Clay Street Subdivision Review 

February 4, 2016 
Page 2

PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                    Fax 508-743-0211 

See the Street Network Plan for an overall view of this area.  The site is located in both 
the Land Use General 2 (LUG-2) and Commercial Neighborhood (CN) Zoning Districts
and the Public Wellhead Recharge Overlay District. No wetland areas are located on 
the subject parcels. 

Several buildings exist on the property, which is the site of the former Glowacki 
commercial operations.  The applicant proposes to develop this parcel by creating 4 
new lots (Lots 1, 2U, 2R & 3) and a roadway lot (designated as 2 roadway lots; Road-U 
and Road-R).  The proposed subdivision road is a 22-ft. wide paved surface, with 1 ft. 
Cape Cod berms, within a 40-ft. layout, and with 10 ft. wide electric easements on each 
side.  The new subdivision road is approximately 1,300 feet long. Municipal water 
service is planned for only part of the subdivision (an extension of a water main for the 
northerly 500 ft. of the road) with the remainder serviced by private wells. Title 5 septic 
systems are planned to be installed for the new lots.

The following are our review comments: 

Definitive Plans, Utilities, and Site Layout 

1. We recommend that the applicant discuss with the Board the justification and 
explanation for the waivers requested.  From our review of these waivers, we find 
they do not present any major additional engineering issues or concerns.   

2. While we note that a waiver for submission of a Landscaping Plan (at this time) has 
been requested.  We recommend that when it is submitted to the Board for review,
that if street lighting is proposed, that this lighting be specified as “Dark Sky 
Compliant” with vertical cutoff shielding to mitigate impacts to abutters.

3. The applicant is requesting that the subdivision road be built in phases, and as such 
is proposing to build the first approximately 450 ft. of the new subdivision road, as a 
12 ft. wide gravel driveway to allow access to Lot 1. If the Board chooses to 
approve this request, we recommend the following conditions: 

a. All proposed drainage piping/structures and utilities should be installed up 
to the proposed 450 ft. length of the driveway. 

b. A paved asphalt apron should be installed at the intersection with Skyline 
Drive. 

c. Discussion of the “triggering” event (or date) that will require the upgrade 
of this driveway to subdivision standards.   
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Nantucket Planning Board 
Clay Street Subdivision Review 

February 4, 2016 
Page 3

PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                    Fax 508-743-0211 

4. If it has not already been received, we recommend that the applicant receive 
approval from the Nantucket Fire Department on the proposed fire hydrant location,
with a written report (or e-mail message) to the Planning Board. We also note that 
only one fire hydrant is proposed (near Station 8+00) along the entire new
subdivision road. This may be insufficient for the future use of this property (for fire 
protection) if the property is further subdivided, and future residences are located 
more than 300 ft. from a fire hydrant. 

5. We recommend that some additional signage be added to the plans as follows: 

a. Street signs at the intersections at each end of Clay Street. 

b. Stop signs (with pavement stop line) at the intersections at Skyline Drive 
and after the end of Clay Street, on Davkim Lane at the intersection with 
Nancy Ann Lane. 

6. The proposed grading appears to cut through and affect the foundation of the metal 
structure near Station 10+25.  We recommend that the grading at this location be 
modified or the structure removed/relocated. 

7. We recommend that proposed driveway aprons (in conceptual locations), with 
appropriate driveway detail, be shown on the plans. 

8. The roadway cross section detail on sheet 5 indicates “6” Compacted Sub Base 
With Gravel Hardening.”  We recommend that this roadway base material be 
specified with a design sieve specification (such as MA DOT M2.01.7, M1.03.0 or 
similar). 

9. The plans show Lots 2U & 2R labeled as “Not a Separate Building Lot” with a 
“paper” street, Oniska Avenue, located between them. We recommend that the 
applicant clarify the intent for these lots, and the intended disposition (or relevance) 
of the apparent paper streets labeled as Summer Street, Andrew Street and Oniska 
Avenue.

Stormwater Management 

This project proposes to mitigate post-development runoff for the new subdivision 
roadway by collecting runoff flow into a series of new catch basins and drain manholes, 
followed by discharge to 2 locations: 

 A Stormceptor® treatment unit (at the intersection with Skyline Drive), which will 
discharge to a subsurface infiltration area in the subdivision road.  
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Nantucket Planning Board 
Clay Street Subdivision Review 

February 4, 2016 
Page 4

PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                    Fax 508-743-0211 

 A sediment forebay, which overflows to the existing gravel pit area east of the 
proposed subdivision road, which will act as a large infiltration area. 

This stormwater management system will remove the Total Suspended Solids (TSS) in 
the stormwater, and recharge the stormwater to the aquifer.  The proposed design also 
reduces the peak rate of runoff as compared to the existing conditions, and is 
additionally designed for the 100-yr. storm. 

We have the following stormwater management comments: 

1. The applicant proposes to use the existing gravel pit area as a big detention 
basin/infiltration area – designed for the volume up to the 20 ft. contour level.  While 
this method will work well, it is not the conventional approach, since there are 
multiple sheds and structures in this area.  For the proper use of stormwater 
management area, these structures should be removed to prevent the storage of 
materials/contaminants in the stormwater, or a re-design of this area (with no 
structures in the infiltration area) should be provided. 
  

2. We recommend that the plans (sheets 4 & 8) show the gross length and width of the 
proposed infiltration bed with the MC-3500 StormTech™ chambers, for clarity during 
construction. 

3. No soil test pit data was provided to evaluate the separation distance from the 
bottom of the StormTech™ chambers from the estimated seasonal high 
groundwater elevation.  Subject to the approval of the Board, we recommend that 
the requirement to provide test pit data be added as a condition of the Decision; to 
conduct these test pits and provide this information to the Board prior to the 
construction start. 

4. We recommend that inspection ports (2 minimum, per row of chambers), with covers 
brought to finish grade, be added to the plans. 

5. The sediment forebay should have the following design features added to the plans: 

a. A flared end section with rip-rap apron for the inlet pipe. 

b. A rip-rap overflow spillway & apron at the 18.5 ft. elevation 

c. Construction Details for the above 

6. The following comment pertains to the Stormwater Report: 
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Nantucket Planning Board 
Clay Street Subdivision Review 

February 4, 2016 
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PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                    Fax 508-743-0211 

a. Page63 of the report in Appendix B (HydroCAD® calculations):  The
elevations shown for the subsurface infiltration chambers are different 
from those shown in the “MC-3500 Typical Cross-Section” detail on
sheet 8. Please clarify and revise accordingly.

b. Page 2 of the report in Appendix D “Checklist for Stormwater Report”:  
The Checklist should be stamped, signed, and dated by the engineer.

Thank you again for this opportunity to assist the Planning Board in their review of this 
project.  As always, please call if you have any questions or comments. 

Sincerely,  

PESCE ENGINEERING & ASSOCIATES, INC. 

Edward L. Pesce., P.E., LEED ® AP
Principal  

David Armanetti, The Richmond Co. 
John Ogren, P.E., Hayes Engineering, Inc. 
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Holly Backus

From: Holly Backus
Sent: Monday, June 06, 2016 8:56 AM
To: 'Frances Scarcille'; nikki
Cc: Catherine Ancero
Subject: RE: Electronic Copies Of Materials Submitted For 4 & 6 Perry

Good Morning Frances, 
 
Thank you for the electronic copies. We look forward to the hard copies. 
 
Take care,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Frances Scarcille [mailto:frances.scarcille@gmail.com]  
Sent: Sunday, June 05, 2016 9:30 PM 
To: Holly Backus; nikki 
Subject: Electronic Copies Of Materials Submitted For 4 & 6 Perry 
 
Dear Holly, 
 
     Attached here, are the electronic copies of the  materials 
which I Express Mailed to Nikki on Friday.  She will bring you these 
hard copies this morning (Monday, June 6th). In addition, I have 
mailed a couple extra "packages" directly to you  (with regular mail). 
 
 
 ***** JUNE 6th  ELECTRONIC SUBMISSION FOR 4 AND 6 PERRY LANE***** 
 
     Included in the submission are the following (see attachments): 
 
             1.       2-page brief description of numbered revisions / updates, 
                      made to our engineer's site drawing, as per your requests. 
 
             2.       Revised Engineer's Site Plan Drawing ( 24 X 36) 
 
             3.      Revised Engineer's  Site Plan Drawing (11 X 17) 
 
             4.      Tree Expert's sketch and schedule for Walter's planting of 
                      Leland Cypress ( also see item #1) 
  
              5.      Photo of Leland Cypress Trees 
 
              6.     Photo of Fence ( to screen south, east, and west) 
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Holly, hopefully this will meet with everyone's approval, and still be fair to Walter. 
Let me know.   Take care. 
 
                                                  Thanks, 
                                                  Frances 
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1

Holly Backus

From: Frances Scarcille [frances.scarcille@gmail.com]
Sent: Friday, June 03, 2016 1:36 PM
To: Holly Backus; pkyburg@gmail.com
Subject: Answer To Your Questions

Categories: Planning Board Matters

Hi Holly, 
 
     In answer to your questions: 
 
1. Those trees are Walter's; however, we will just go 
ahead and put up the fence (for a symmetrical appearance) 
on both north and south sides.  That should keep everyone 
happy! 
 
2. Peter said that the board wanted to see some parking spaces. 
   As with all properties, parking spaces are required.  This is not 
  "outdoor storage", and no business is to be conducted here. 
 
I will get you two hard copies of the drawing. I was thinking also  
of including photos of the fence, trees, etc. 
Also, a little written description of the changes. 
Would that be good ? 
 
                                         Thanks, 
                                         Frances 
     
 

12 of 33



13 of 33



14 of 33



15 of 33



COMMONWEALTH	OF	MASSACHUSETTS	
	

Nantucket,	ss	
	

DECLARATION	OF	EASEMENT	
	

WHEREAS	WALTER	J.	GLOWACKI,	(hereinafter	“Glowacki”)	is	the	
developer	of	two	lots	on	Perry	Lane	(numbers	4	and	6);	and	

	
WHEREAS	the	plans	as	approved	by	the	Nantucket	Planning	

Board	called	for	common	driveways	entering	onto	Perry	Lane	in	order	
to	reduce	the	curb	cuts	entering	onto	Perry	Land;	and	

	
WHEREAS	Glowacki	has	constructed	the	driveway	aprons	and	

curb	cuts	in	accordance	with	said	plans;	and	
	
WHEREAS	 Glowacki	would	like	to	memorialize	the	existence	of	

said	common	drive	to	insure	that	adjacent	lot	owners	use	this	common	
drive;	

	
NOW	THEREFORE,	Glowacki	hereby	establishes	the	following	

easements,	as	a	common	scheme	for	the	benefit	of	both	lots	on	Perry	
Lane.	

	 1.	 The	following	enumerated	lots	shall	share	a	common	
driveway:	

	
	 	 (a)	Lot	4	and	Lot	6	on	Plan	22,	Page	91,	registered	on	

January	17,	1984	in	the	Nantucket	Registry	of	Deeds.		
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COMMONWEALTH OF MASSACHUSETTS 
 
 

Nantucket, ss       Date: June  ____, 
2016 
 
 The foregoing instrument was sworn to and acknowledged before me, 
notary public, by Walter J. Glowacki, who identified himself by _____  
presenting identification which was a       
   , or, ______  as being personally known to be the person 
whose name is signed on the foregoing instrument, and acknowledged to me 
that he signed it vountarily for its stated purpose, as his free act and deed. 
 
 
 
 
_________________________ 
Notary Public  
My	commission	expires:	
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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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Jeffrey S. Dirk, P.E., PTOE, FITE 
Principal
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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;

G:\6581 Nantucket, MA\Reports\January 2016\NCH TIA_0116.docx 4

NCH PACKET # 2

19 of 21



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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#27-16 Seven North Later LLC
7 North Water Street
Map 42.4.2 Parcel 87

Special Permit for new driveway 

1 of 12



2 of 12



3 of 12



4 of 12



5 of 12



6 of 12



7 of 12



8 of 12



9 of 12



10 of 12



11 of 12



12 of 12



N WATER ST

WHALERS LN

ASH LN

CDT

ROH

#28-16 Nantucket Theatre Project LLC
5 North Water Street
Map 42.4.2 Parcel 88

Modification to a Previously Granted Special Permit 
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Holly Backus

From: Holly Backus
Sent: Monday, June 06, 2016 8:15 AM
To: 'greta van susteren'
Cc: Catherine Ancero
Subject: RE: 5 North Water Street

Good Morning Greta, 
 
Thank you for your email. 
Staff will make sure your comments are provided to the Board. 
If you are on island, please feel free to attend the meeting on Monday, June 13th at 6:30PM at the Public Safety 
Facility at 4 Fairgrounds Road. 
 
Please let me know if you have any questions or if I can be of further assistance. 
Thank you,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
-----Original Message----- 
From: greta van susteren [mailto:gretavs@icloud.com]  
Sent: Sunday, June 05, 2016 3:21 PM 
To: Holly Backus 
Subject: Re: 5 North Water Street 
 
TO: Nantucket Planning Board 
From: Greta Van Susteren 
8 Water Street 
 
Nantucket Theatre Project is seeking a special permit for temporary portable restrooms.   
 
I have no objection to putting them on the less traveled street Whaler's Lane.  That makes sense to use that street 
to accommodate the theatre. 
 
Water Street is too heavily traveled (cars and foot) and hence it makes sense to put on the less traveled side.  
 
Best, Greta Van Susteren 
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Holly Backus

From: Holly Backus
Sent: Monday, June 06, 2016 8:51 AM
To: 'Carter Mills'
Cc: jedsoffice@bellsouth.net; Catherine Ancero
Subject: RE: Objection to Portable Public Restrooms at 5 North Water Street

Good Morning, 
 
Thank you for your email/letter. 
Staff will make sure your comments are provided to the Board. 
If you are on island, please feel free to attend the meeting on Monday, June 13th at 6:30PM at the Public 
Safety Facility at 4 Fairgrounds Road.  
 
Please let me know if you have any questions or if I can be of further assistance. 
Thank you,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Carter Mills [mailto:cartermills@squirecreek.net]  
Sent: Sunday, June 05, 2016 6:53 PM 
To: Holly Backus 
Cc: jedsoffice@bellsouth.net 
Subject: Objection to Portable Public Restrooms at 5 North Water Street 
 
Please see the attached letter. 
 
A. Carter Mills IV 
cartermills@squirecreek.net 
318.791.1057 
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Holly Backus

From: Holly Backus
Sent: Tuesday, June 07, 2016 8:39 AM
To: 'Jim Frates'
Cc: Catherine Ancero
Subject: RE: Planning Board Hearing on 5 North Water Street 

Good Morning Mr. Frates, 
 
Thank you for your email.  
Your comments will be provided to the Planning Board members prior to the meeting.  
 
I understand you will not be able to attend the meeting, however the meetings are recorded and streamed live 
on the town’s website (http://www.nantucket-ma.gov/363/Video-On-Demand ) for the community’s 
convenience.  
 
Please let me know if you have any questions or if I can be of further assistance. 
Thank you,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Jim Frates [mailto:jim.frates@alkermes.com]  
Sent: Monday, June 06, 2016 4:46 PM 
To: Holly Backus 
Cc: Jim Frates 
Subject: Fwd: Planning Board Hearing on 5 North Water Street  
 
Please note, I was given notice of this hearing by a neighbor this morning and so just sent you the note below. 
Perhaps a minute or two late, please confirm receipt and accept my apologies for being so close to the 
deadline...and the spelling errors I see upon a closer read. I will correct in the version below if you care to use 
that for the public record.   
Thank you 
Jim 
781 480 8313 cell  
 
Sent from my iPad 
 
Begin forwarded message: 

From: Jim Frates <jim.frates@alkermes.com> 
Date: June 6, 2016 at 4:34:37 PM EDT 
To: "hbackus@nantucket-ma.gov" <hbackus@nantucket-ma.gov>, Jim Frates 
<jim.frates@alkermes.com> 
Subject: Planning Board Hearing on 5 North Water Street  

Dear Planning Board, 
My family and I write to adamantly oppose the ideas that any special permits or exceptions be 
granted for public restrooms at the Nantucket Theatre.  While we understand the desire of the 
theatre to be up and running as soon as possible, we feel strongly that shortcutting basic 
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occupancy and crowd hygiene rules and common sense put an undue burden on already 
disturbed residential neighbors. 
 
Our family purchased 10 North Water Street, directly across from the new large theatre more 
than thirty years ago and have watched as the commercial district slowly expanded. It has eaten 
up a once quiet neighborhood.  The additional stress of outdoor, noisy, smelly, unsightly and 
unsanitary bathrooms (where are hands washed, trash collected, etc.) seems a step too far when 
even single households would have the requirement of basic plumbing to receive their occupancy 
certificate. 

  
We are unable to be at the hearing on Monday, June 13th but as long time summer residents who 
will be in our home from the middle of June on this year please keep our neighborhood up to 
Nantucket standards. A porta potty will be an eye sore and a nuisance drawing additional crowds 
and pollution.  Who will be there to manage the late night issue that may arise on Saturday's or 
Sunday's when the potty will attract the late night crowd leaving the bar?  Waste piles up on 
North Water Street and our front step as it is (cans, containers, trash, cigarette butts) and these 
public restrooms will make the problem worse.  They may be cleaned Monday morning or at the 
start of a business day but they ruin our weekends and mornings.  

  
The neighbors have quietly and peacefully born the massive construction inconvenience without 
complaint, please don't inflict this outdoor porta potty open to crowds and the public because of 
poor schedule management on the owners part.  This is not a fairgrounds, we live, sleep and walk 
on North Water every night and don't deserve a porta potty for a neighbor.  Ask yourself if you 
would put it next to your house. 
Respectfully submitted, 
James Frates and Elizabeth Pegg 
10 North Water Street 
Nantucket, 02554 

 
471 Grove Street  
Needham, MA. 02492 

781 609 6127 w 
781 235 2546 h 
617 480 8313 cell 

 
Sent from my iPad 
This message may contain confidential or privileged information. If you are not the intended recipient, please 
advise the sender immediately by reply e-mail and delete this message and any attachments without retaining a 
copy. Thank you for your cooperation.  
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Holly Backus

From: Holly Backus
Sent: Tuesday, June 07, 2016 8:54 AM
To: '7 Northwater'
Cc: Catherine Ancero
Subject: RE: case 28-16

Good Morning Dana, 
 
Thank you for your email.  
Your questions and comments will be provided to the Planning Board members prior to the meeting.  
 
I understand you will not be able to attend the meeting, however the meetings are recorded and streamed live 
on the town’s website (http://www.nantucket-ma.gov/363/Video-On-Demand ) for the community’s 
convenience.  
 
Please let me know if you have any questions or if I can be of further assistance. 
Thank you,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: 7 Northwater [mailto:7northwater@gmail.com]  
Sent: Monday, June 06, 2016 4:55 PM 
To: Holly Backus 
Subject: case 28-16 
 

Attention Holly Backus and HDC Planning Board 

Case 28-16 

  

I am the owner of 7 North Water Street and cannot attend meeting on Monday June 13th but wanted to express 
my thoughts regarding this matter. 

  

I am new to the area and am excited for a great season on Nantucket. I am not looking to make waves but I am 
not in favor of portable bathrooms being installed with regards to not truly understanding where the location 
would be and how it will affect my property with public usage, noise, smell, and aesthetics. I spoke with Mike 
Kopko an executive over at the theatre and expressed my concerns and he stated that the outdoor bathrooms are 
off the table now and he was going to make an alternative plan inside. I have no idea if that is the case. 
Secondly my question is in regards of the Temporary Certificate occupancy. Does this change the working 
hours on the exterior of the property during summer season? Will that be disruptive to the people that are 
renting my property? If so, how ? I’m just trying to manage my expectations and renters expectations as there is 
so much work being done within the vicinity. I’m under the assumption that a privacy fence and extensive 
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landscaping  were going to be installed on our property border and that a lot of my fears would go away. If that 
is accurate, when is that happening and what is the timeline expected? 

  

Thanks again for your time. 

  

Dana Pascucci 

917 676 4714 
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Holly Backus

From: Holly Backus
Sent: Tuesday, June 07, 2016 9:08 AM
To: 'Mary Parker'
Cc: Catherine Ancero
Subject: RE: #28-16 Nantucket Theatre Project

Good Morning Mrs. Parker, 
 
Thank you for your email. 
Your questions and comments will be provided to the Planning Board members prior to the meeting. 
 
If you are on-island, please feel free to attend the meeting on Monday, June 13th at 6:30PM at the Public 
Safety Facility at 4 Fairgrounds Road. If not, the meetings are recorded and streamed live on the town’s 
website (http://www.nantucket-ma.gov/363/Video-On-Demand ) for the community’s convenience.  
 
Please let me know if you have any questions or if I can be of further assistance. 
Thank you,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Mary Parker [mailto:islandgirlmary@yahoo.com]  
Sent: Monday, June 06, 2016 5:18 PM 
To: Holly Backus 
Subject: RE: #28-16 Nantucket Theatre Project 
 
Dear Mr. Rector, 
 
I am vehemently opposed to having potable toilets situated at the White Heron Theatre for the 2016 Summer season. 
Besides the stench and appearance, the whole concept sounds unacceptable.  
 
It will be offensive to the entire neighborhood if they are visible from the street and the concept that they will be available 
for patrons "and the public" suggests that they will either be visible or "promoted" to the public somehow. We have very 
sufficient public toilets at the Town Building that are well maintained by a committed staff.  
 
I cannot imagine that several porta-johns can handle the capacity of the 50+ seating of the theatre and suspect that odor 
will become an issue quickly. Where is the proposed location of the toilets on the site? 
 
My up-scale rental home is within sight of the theatre and my tenants will pass it frequently during their stay at my home. I 
do not wish them to have to pass by portable toilets. They are unsanitary, odor producing and an extremely "shabby" 
addition to our neighborhood.  
 
Sincerely, 
 
Mary Parker 
2 Ash Lane 
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Special Permit with waivers & Site Plan Review
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Holly Backus

From: Ed Pesce [epesce@comcast.net]
Sent: Thursday, May 19, 2016 1:20 PM
To: Holly Backus; art@nantucketengineer.com
Subject: RE: #30-16 Special Permit for 27 & 29 Tomahawk

Categories: Planning Board Matters

Hello Art & Holly, 
 
Just to clarify – Please add 2 inspection ports (one on each end), with covers brought to grade. Since there is 
no water quality structure between the CB and the infiltration chambers, these ports will make it easier for 
inspection and maintenance in the future. 
 
Art - The only other item I wanted to check was your sizing calculations for the drainage.  Can you send you 
send me that?  Don’t type anything up for me if you have hand notes and calculations – just scan and e-mail 
me those. 
 
Thanks very much, 
 
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: Thursday, May 19, 2016 12:35 PM 
To: Ed Pesce <epesce@comcast.net> 
Subject: FW: #30‐16 Special Permit for 27 & 29 Tomahawk 
 

FYI  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Arthur Gasbarro [mailto:art@nantucketengineer.com]  
Sent: Thursday, May 19, 2016 12:30 PM 
To: Holly Backus 
Cc: John Brescher; Catherine Ancero 
Subject: RE: #30-16 Special Permit for 27 & 29 Tomahawk 
 

Hi Holly, 
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Here is a pdf of the site plan, and I will also drop off two stamped full size copies. 
 
I will add the ports along with any other requirements that he may have.  
 
Art 
--------------------------------------------- 
Arthur D. Gasbarro, PE, PLS, LEED AP 
Nantucket Engineering & Survey, P.C. 
20 Mary Ann Drive 
Nantucket, MA 02554 
508-825-5053 
art@NantucketEngineer.com  
www.NantucketEngineer.com 
 
 
 

From: Holly Backus [mailto:hbackus@nantucket‐ma.gov]  
Sent: Thursday, May 19, 2016 11:22 AM 
To: Arthur Gasbarro <art@nantucketengineer.com> 
Cc: John Brescher <john@gliddenandglidden.com>; Catherine Ancero <CAncero@nantucket‐ma.gov> 
Subject: #30‐16 Special Permit for 27 & 29 Tomahawk 
 

Good Morning, 
 
I just wanted to touch base on this application. 
 
If we could receive at least (2) larger copies of the plans….even a clearer PDF would be sufficient, that would 
be great! 
 
Also, I had the opportunity to go over a couple of these new applications for the June PB meeting with Ed 
Pesce this morning. He briefly looked at the proposed plan and had a concern on the drainage in regards to 
the “ports being to grade.” (Art, although I’m not an engineer, I have only worked with them for 10+ years 
and do know some storm-water terminology, but I will not act like I know exactly what he is referring to in this 
instance!)  Of course, we want to make sure that the run-off is proposed to be contained on-site.  
 
I will let you both know if anything comes up while I review for the staff report.  
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 
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Holly Backus

From: Arthur Gasbarro [art@nantucketengineer.com]
Sent: Wednesday, June 08, 2016 6:32 AM
To: Ed Pesce; Holly Backus; 'John Brescher'
Cc: Catherine Ancero; Leslie Snell
Subject: RE: #30-16 Special Permit for 27 & 29 Tomahawk
Attachments: Stormwater.pdf; SitePlan_6-8-16.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

Categories: Planning Board Matters

Sorry that this got by me.  Attached is a revised plan with the inspection ports added to the drainage system.  I 
also added another catch basin to capture the runoff from the driveway between the structures.  The area of the 
apron along the road is the only portion that will not be contained onsite.  I will drop off hard copies first thing 
as well. 
 
Please contact me with any questions or should you need anything further. 
 
Regards, 
 
Art 
--------------------------------------------- 
Arthur D. Gasbarro, PE, PLS, LEED AP 
Nantucket Engineering & Survey, P.C. 
20 Mary Ann Drive 
Nantucket, MA 02554 
508-825-5053 
art@NantucketEngineer.com  
www.NantucketEngineer.com 
 

From: Ed Pesce [mailto:epesce@comcast.net]  
Sent: Tuesday, June 07, 2016 11:34 PM 
To: 'Holly Backus' <hbackus@nantucket‐ma.gov>; 'John Brescher' <john@gliddenandglidden.com> 
Cc: 'Catherine Ancero' <CAncero@nantucket‐ma.gov>; 'Leslie Snell' <LSnell@nantucket‐ma.gov>; Arthur Gasbarro 
<art@nantucketengineer.com> 
Subject: RE: #30‐16 Special Permit for 27 & 29 Tomahawk 
 
Holly & John, 
 
Sorry - I didn’t read all the way down this string of e-mail.  Yes, I did do a cursory review of this with Holly in her 
office.  She’s right that my comments included a couple revisions that I recommended. 
 
However, again I don’t recall seeing a revised plan yet for this site yet.  And I would agree with holly that a 
reduced escrow fee would be appropriate – say $3,000 (subject to Leslie’s approval). 
 
Thanks, 
 
ED 
 
_____________________________________________ 
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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: Tuesday, June 07, 2016 9:28 AM 
To: John Brescher 
Cc: Catherine Ancero; Leslie Snell; Ed Pesce; Arthur Gasbarro 
Subject: RE: #30-16 Special Permit for 27 & 29 Tomahawk 
 

Good Morning John, 
 
Ed did a cursory review on staff’s behalf, although no escrow funds were collected at the time of submittal. (I 
am assuming due to the size of the project.) Staff provided a comment to Art in an email on May 19th (see 
below.) I’m sure that Art understood Ed’s comments (although it was through my email) and he has since 
emailed staff a revised plan incorporating the comment.  
 
I agree, the Board has had past concerns within this subdivision for other projects, however I believe the 
subdivision was thoroughly reviewed for stormwater requirements through the subdivision process. I’m sure a 
smaller escrow could be requested for a more detailed look. However, I have copied both Ed and Art on this 
email. 
 
Thanks, 
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: John Brescher [mailto:john@gliddenandglidden.com]  
Sent: Tuesday, June 07, 2016 9:13 AM 
To: Holly Backus 
Cc: Catherine Ancero; Leslie Snell 
Subject: RE: #30-16 Special Permit for 27 & 29 Tomahawk 
 
Good morning! 
 
Out of curiosity, has Ed Pesce seen any of these plans and will he have comments prior to the meeting?  I believe the 
Planning Board has wanted him to weigh in on this subdivision in the past.   
 
Just let me know when you have a chance. 
 
Thanks! 
 
Best, 
John 
 
John B. Brescher, Esquire 
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Glidden & Glidden, P.C. 
37 Centre Street / PO Box 1079 
Nantucket, Massachusetts 02554 
508-228-0771 
508-228-6205 (fax) 
john@gliddenandglidden.com 
 

From: Holly Backus [mailto:hbackus@nantucket‐ma.gov]  
Sent: Thursday, May 19, 2016 12:33 PM 
To: Arthur Gasbarro <art@nantucketengineer.com> 
Cc: John Brescher <john@gliddenandglidden.com>; Catherine Ancero <CAncero@nantucket‐ma.gov> 
Subject: RE: #30‐16 Special Permit for 27 & 29 Tomahawk 
 

Thanks Art!  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Arthur Gasbarro [mailto:art@nantucketengineer.com]  
Sent: Thursday, May 19, 2016 12:30 PM 
To: Holly Backus 
Cc: John Brescher; Catherine Ancero 
Subject: RE: #30-16 Special Permit for 27 & 29 Tomahawk 
 

Hi Holly, 
 
Here is a pdf of the site plan, and I will also drop off two stamped full size copies. 
 
I will add the ports along with any other requirements that he may have.  
 
Art 
--------------------------------------------- 
Arthur D. Gasbarro, PE, PLS, LEED AP 
Nantucket Engineering & Survey, P.C. 
20 Mary Ann Drive 
Nantucket, MA 02554 
508-825-5053 
art@NantucketEngineer.com  
www.NantucketEngineer.com 
 
 
 

From: Holly Backus [mailto:hbackus@nantucket‐ma.gov]  
Sent: Thursday, May 19, 2016 11:22 AM 
To: Arthur Gasbarro <art@nantucketengineer.com> 
Cc: John Brescher <john@gliddenandglidden.com>; Catherine Ancero <CAncero@nantucket‐ma.gov> 
Subject: #30‐16 Special Permit for 27 & 29 Tomahawk 
 

Good Morning, 
 
I just wanted to touch base on this application. 
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If we could receive at least (2) larger copies of the plans….even a clearer PDF would be sufficient, that would 
be great! 
 
Also, I had the opportunity to go over a couple of these new applications for the June PB meeting with Ed 
Pesce this morning. He briefly looked at the proposed plan and had a concern on the drainage in regards to 
the “ports being to grade.” (Art, although I’m not an engineer, I have only worked with them for 10+ years 
and do know some storm-water terminology, but I will not act like I know exactly what he is referring to in this 
instance!)  Of course, we want to make sure that the run-off is proposed to be contained on-site.  
 
I will let you both know if anything comes up while I review for the staff report.  
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 
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27 & 29 TOMAHAWK ROAD 

COMMERCIAL USE DEVELOPMENT 
COMBINED LOT AREA = 10,000 S.F. 

 
DRAINAGE ANALYSIS  

& 
STORMWATER MANAGEMENT  

OPERATION AND MAINTENANCE PLAN 
 
 The proposed stormwater management system will be owned by the owner/applicant, who 

will be responsible for the operation and maintenance of the system. 

 

 The paved area will be swept by hand twice per year.  

 

 The catch basin sumps will be inspected and cleaned annually.  When the depth of solids 

is greater than twelve inches in the bottom of the catchbasin, the structure shall be cleaned 

by removing the solids.   

 

 The routine tasks to be undertaken are regular inspection and cleaning as described above.  

The non-routine tasks would include any necessary repairs to the system that may be 

discovered during the annual inspection.  The property owner will be responsible for both 

routine and non-routine tasks associated with the stormwater management system. 

 
 The owner will maintain records of performed maintenance activities. 

 
 The structures will have gutters and downspouts connected to the drainage system. 

 
 The drainage system is designed to infiltrate a 25-year storm. 
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BARTLETT RD

RC-2

R-10

#31-16 A.D. Associates LLC
4B Bartlett Road 
Map 67 Parcel 14
Special Permit 
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TOMAHAWK RD

CI

#32-16 Donald T. Visco & Phyllis J. Visco 
10 Tomahawk Road 
Map 69 Paracel 362

Special Permit 
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BROAD ST

N WATER ST

ASH LN

WHALERS LN

FEDERAL ST

CDT

ROH

#33-16 Faros 17 Broad Street LLC
17 Broad Street

Map 42.4.2 Parcel 74
Modification to MCD Special Permit #36-13
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1

Holly Backus

From: Catherine Ancero
Sent: Thursday, May 19, 2016 12:19 PM
To: Holly Backus
Subject: FW: North Water Street Trees @ 17 Broad

See email below 
 

From: Sarah F. Alger [mailto:sfa@sfapc.com]  
Sent: Wednesday, May 18, 2016 7:06 PM 
To: Andrew Vorce; Leslie Snell 
Cc: Catherine Ancero 
Subject: Fwd: North Water Street Trees @ 17 Broad 
 
FYI. For the 17 Broad file.  

Sarah F. Alger, PC 
Two South Water Street 
Nantucket, Massachusetts  02554 
508-228-1118 telephone 
508-228-8004 fax 
Five Parker Road 
Osterville, Massachusetts  02655 
508-428-8594 telephone 
508-420-3162 fax  
 
Sent from my iPhone.  Please excuse any egregious typographical errors. 
 
Begin forwarded message: 

From: <sfa@sfapc.com> 
Date: May 18, 2016 at 18:50:51 EDT 
To: Mooney Erika <emooney@nantucket-ma.gov>, <LGibson@nantucket-ma.gov> 
Cc: Leventhal Jeremy <jleventhal@farosproperties.com>, Leventhal Alexander 
<aleventhal@farosproperties.com>, Gould Elliot <egould@farosproperties.com>, 
<mmcgowan@sconsetgardener.com>, Santos Paul <psantos@nantucketsurveyors.com>, 
<steve@hollister.consulting>, Kelley James <shimmopond@aol.com> 
Subject: North Water Street Trees @ 17 Broad 

Dear Erika, 
 
I was able to speak with Marty McGowan about the tree root issue that Mr. DeCosta raised at the 
meeting tonight.  Please let the Board know that my clients will install a "root remediation 
system" along North Water Street to aid in directional root growth away from or under the 
sidewalks.   
 
Thank you for your attention.  
 
Regards, 
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Sarah Alger 

Sarah F. Alger, PC 
Two South Water Street 
Nantucket, Massachusetts  02554 
508-228-1118 telephone 
508-228-8004 fax 
Five Parker Road 
Osterville, Massachusetts  02655 
508-428-8594 telephone 
508-420-3162 fax  
 
Sent from my iPhone.  Please excuse any egregious typographical errors. 
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MILESTONE RD

<N
ull

>

PROPRIETORS W
Y

LUG-3

Sketch Plan:
Linda J. Bellevue, Trustee
68 & 70 Milestone Road

Map 54 Parcels 35 & 35.1 
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AMEL
IA DR

OLD SOUTH RD

CN

RC-2

RC-2

LUG-3

R-5
R-5

Fog Island Cafe
5 Amelia Drive

Map 67 Parcel 435
Dinner Theater Activities Discussion 
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POCOMO RD

VILLAGE WY

LUG-3

Scott L. Martin & Andrea G. Martin, Trustees of  36 Pocomo Road Nominee Trust
36 Pocomo Road
Map 14 Parcel 79

Brush cutting discussion 
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1

Holly Backus

From: Catherine Ancero
Sent: Thursday, June 09, 2016 9:09 AM
To: Holly Backus
Subject: FW: Senate Bill 2311
Attachments: Muni Leaders sign-on letter DRAFT.docx; ATT00001.htm

See email below. Will scan and save under packet “Other Business” 
 

From: Andrew Vorce  
Sent: Wednesday, June 08, 2016 8:27 PM 
To: Catherine Ancero 
Subject: Fwd: Senate Bill 2311 
 
For PB packet. 
 
Sent from my iPhone 
 
Begin forwarded message: 

From: "Judi Barrett (Home)" <judith.barrett@cloverset.org> 
To: "Judith A. Barrett (Home)" <judith.barrett@cloverset.org> 
Subject: Senate Bill 2311 

Dear Friends and Colleagues, 
 
As you’ve probably heard by now, the Senate is expected to vote tomorrow on a bill with long-
awaited improvements to the Zoning Act. As a planner who’s been involved with zoning reform 
for many years, I think the Senate Ways and Means Committee has done an admirable job of 
trying to craft a bill that addresses many of the concerns of professional planners, city and town 
officials, the real estate industry, and others. I’ll be the first to admit that S2311 contains some 
provisions that I’m not all that wild about, but I also understand that the legislature has to work 
with many constituents and that lots of interests have to be balanced when land use laws change. 
That is what compromise is for! I also know that we’ve all been at this for a long time. If we 
can’t move forward this year, it’s unlikely that we will see any zoning reform progress on 
Beacon Hill for a long time to come. With all of this in mind, I’ve become an enthusiastic 
supporter of S2311 and I hope you will be, too. 
 
S2311 includes features that can benefit everyone. For example: 
 
·         The bill clearly provides that communities can charge development impact fees. This has 
been a subject of disagreement for a long time. By providing for impact fees in state law, the 
legality of requiring them will be settled. Communities will still have to be careful about how 
they approach calculating, accounting for and reporting impact fee revenues, but there will no 
longer be a question about whether an impact fee is legal. 
 
·         The bill requires communities to prepare and adopt a master plan, but it also simplifies the 
minimum requirements for master plans and clarifies the procedures for adoption. The bill 
further encourages communities to align their zoning bylaws and ordinances with the goals and 
policies of the master plan. 
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·         S2311 specifically provides for site plan review, which doesn’t appear anywhere in the 
present Zoning Act. It’s about time! 
 
·         The bill requires communities to adopt as-of-right zoning for multifamily housing (which 
can be regulated through site plan review). Through the master plan requirement, S2311 equips 
communities to decide where multifamily development should happen instead of leaving the 
decision to Chapter 40B comprehensive permits. 
 
·         The bill clearly provides for inclusionary zoning, which has also been the subject of legal 
disagreements over the years. Communities that align inclusionary zoning with the regulations 
for multifamily housing will be able to generate housing units eligible for the Subsidized 
Housing Inventory without having to rely on Chapter 40B. 
 
·         Communities will have the option to eliminate the “Approval Not Required” process 
under the Subdivision Control Law and replace it with a minor subdivision review process. 
 
·         Communities will have the option to pass zoning amendments with a simple majority vote 
if they wish, rather than the 2/3 requirement that everyone has to meet today. Similar flexibility 
would be available for approval of special permits. 
 
·         S2311 provides for accessory dwelling units “as of right” in all communities. This will 
allow cities and towns to provide for “informal” affordability through the creation of small 
housing units that have little if any impact on the neighborhoods in which they’re located. As 
you may know, accessory dwellings also help seniors stay in their homes if they want to, rather 
than being forced to sell because they can’t afford their housing costs. 
 
Members of the real estate industry seem to be opposed to S2311. Apparently they think it does 
not give them enough concessions. We need to make it clear to the Senate that S2311 is a 
critically important piece of legislation, both for community planning and for meeting the 
housing needs of people of all ages. I hope you’ll consider contacting your state senator to say 
that you support S2311. 
 
Thanks for listening! 
 
Judi Barrett 
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June XX, 2016 
 
Senate President Stan Rosenberg 
State House Room 332 
Boston, MA 02133 
 
Dear Senate President Rosenberg; 
 
As municipal leaders across the Commonwealth, we write to express our support for S. 2311, An Act 
Promoting Housing and Sustainable Development.  
 
This important legislation will provide overdue updates to our antiquated planning and zoning laws while 
giving cities and towns opportunities to stimulate housing production. The legislation takes a balanced 
approach that introduces more certainty and predictability for developers and property owners, while also 
giving cities and towns the tools necessary to meet the needs of today and shape the future of our 
communities.  
 
We are building fewer than half of the homes that we need annually to meet our current statewide needs 
and prevent job loss to other states. Our restrictive and outdated zoning laws are partly to blame. This bill 
doesn’t just help us update outdated policies, it also helps us to ensure that we can remain economically 
competitive.  
 
We urge you to take this opportunity to advance S. 2311 and pass meaningful zoning reform and housing 
production legislation. 
 
Sincerely, 
 
Kimberley Driscoll 
Mayor of Salem 
 
Joseph Curtatone 
Mayor of Somerville 
 
Setti Warren 
Mayor of Newton 
 
Thomas Ambrosino 
City Manager, Chelsea 
 
Adam Chapdelaine 
Town Manager, Arlington 
 
Thomas Younger 
Town Administrator, Swampscott 

Michelle Ciccolo 
Lexington Board of Selectmen 
 
James McKenna 
Town Manager, Winthrop 
 
Edward Bettencourt, Jr, 
Mayor of Peabody 
 
Michael Cahill 
Mayor of Beverly 
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