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S T A F F  R E P O R T  

 
Date:  July 1, 2016 
 
To:  Planning Board  
 
From:  Holly E. Backus 

Land Use Specialist  
 
Re:  Staff Report for July 11, 2016 Planning Board Meeting  
Call to Order: 
 
Approval of the Agenda: 
 
Minutes:  

  
ANRs: 
▪  #7987 Town of Nantucket, Henry St. & Hulbert Av. (Map 29) ***** RE-AFFIRM VOTE 

 
▪ #7989 Eric Rosenberg & Michele Kolb, 7 Gardner Street (Map 42.3.3 Parcel 58)  

The purpose of this plan is to divide a single lot, on which two (2) or more buildings were in existence 
prior to the 1955 enactment of the Subdivision Control Law. Evidence is provided of both buildings 
from the 1949 Sanborn Fire Map. Staff recommends endorsement.  
 

▪  #7990 29 Nonantum LLC, 29 Nonantum Avenue (Map 87 Parcel 51 (Portion) 
 The purpose of this plan is a perimeter plan. Staff recommends endorsement.  
 
▪  #7991 Matthew S. Sanford, 10 Academy Lane (Map 42.4.3 Parcel 86) 
The purpose of this plan is to divide a single lot, on which two (2) or more buildings were in existence 
prior to the 1955 enactment of the Subdivision Control Law. Evidence of both buildings is provided from 
the 1923 Sanborn Fire Map. Staff recommends endorsement.  
 
▪  #7992 Town of Nantucket, Saccacha Avenue (Map 82) 
The purpose of this plan is to create a 1,440 square foot unbuildable lot from a section of unconstructed 
Saccacha Avenue, a private way and shown as Parcel A. This portion of the private way is to be eliminated 
as authorized by Article 102 and 103 of the 2016 Annual Town Meeting. This lot will be available for 
acquisition by abutters. Staff recommends endorsement.  
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▪  #7993 Dean Lampe, 30 York Street (Map 55.4.1 Parcel 150) 
The purpose of this plan is to divide a single lot, on which two (2) or more buildings were in existence 
prior to the 1955 enactment of the Subdivision Control Law. Evidence is provided from the 1923 and 
1949 Sanborn Fire Maps. Both proposed lots have frontage on either York Street or Boyer’s Alley. Staff 
recommends endorsement.  

 
▪  #7994 Rockwood Nominee Trust, 5 Mothball Way (Map 83 Parcel 42.7) 

The purpose of this plan, as shown on Land Court Plans #39297B through #39297-C,  is to divide the 
previously endorsed Lot 13 into two (2) buildable lots and one (1) unbuildable lot: Lot 13A, Lot 13B and 
Lot 12. The unbuildable Lot 13B will be conveyed to abutting Lot 12 to create at least seventy-five (75) 
feet of frontage, as required, for both buildable lots. Copies of the Land Court Plan(s) are included in the 
Board’s packet. Both lots will have frontage along Mothball Way. Staff recommends endorsement.  

 
▪  #7995 Sixty-Four Walsh Street LLC, 64 Walsh Street (Map 29 Parcel 94)  

The purpose of this plan is to divide a single lot into Lot 1 and Lot 2. Both lots will have frontage on 
Walsh Street (established since January 2, 1955) and meet the required “r” factor and the minimum lot 
size for R-1. Staff recommends endorsement.  

 
▪ #7996 6 Lily Street, LLC, 6 Lily Street, Siasconset (Map 73.3.1 Parcel 109) 
The purpose of this plan is to divide a single lot into Lot 5A and Lot 5B. The property received ANR 
endorsement in December 2013 (Planning Board File #7625) to create Lot 5 and Lot 7.  Lot 5A is 
intended to be conveyed to the abutter at 8 Lily Street (Lot 7). Staff recommends endorsement.  

 
▪  #7997 William S. & Katherine M. Oldakowski, 34A Walsh Street (Map 29 Parcel 106) 

The purpose of this plan is perimeter plan of Lot 10 with recently acquired Parcel 7 from the Yard Sale     
Program (Article 87 & 88 from 2012 ATM).  Staff recommends endorsement.  

 
▪  #7998 Irvin F. Holdgate, Jr., 4 Lincoln Street, Siasconset (Map 73.4.2 Parcel 134)  

 The purpose of this plan is a perimeter plan of an existing lot. Staff recommends endorsement.  
 

▪  #7999 EILOGO VI, LLC, 3 Sunset Ridge Lane, Siasconset (Map 73.4.2 Parcel 84)  
 The purpose of this plan is a perimeter plan of an existing lot. Staff recommends endorsement. 
 
Second Dwellings:  
 Matthew Reinemo, Reinemo Nominee Trust, 9 Cachalot Lane (Map 67 Parcel 858) 
 Marc Yacone, 42 Friendship Lane (Map 56 Parcel 330)   

   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 08-08-16 
 Jonathan Featherstone-Witty, 69 Fairgrounds Road (Map 69Parcel 766)  
Reports issued by Holly E. Backus are included in your packet. 
 

Previous Plans: 
 #09-12 Cape Cod 5, performance security release CONTINUE TO 08-08-16 

 
 #7874 Millie’s Subdivision, endorse plans 

FROM 06-10-16 STAFF REPORT: 
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 
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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. There is also an updated engineering review from 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 
concern was whether or not the Nantucket Fire Department has reviewed the plans. Staff recommends 
approval of extension and once Mr. Pesce’s comments are addressed, the endorsement of the plans. 
 
UPDATE: 
The Board voted 5-0 to approve the extension on providing the legal documents for the definitive 
subdivision; however the plans for the subdivision were not approved due to pending review 
comments from consulting engineer Mr. Ed Pesce, PE. Specifically, Mr. Pesce wanted the Nantucket 
Fire Department to be satisfied with the plans prior to endorsement. The project engineer has been in 
contact with the Fire Department and the NFD is satisfied with the proposed hydrant locations within 
the subdivision. Staff recommends approval.  

 
 #13-11 Atlantic Development, 51 Sparks Avenue, extension request to August 8, 2017  
  Staff recommends approval of the extension request.  

 
 #56-15 Newtown Court, 7 Newtown Court, endorse plans 

The Applicant’s engineer is requesting a modification of the approved plan for the Special Permit that 
was approved last year. This minor modification includes lot line adjustments for lots A-2, C-1 and C-2 
in order to remove an encroachment for an air conditioning unit that is attached to a dwelling under 
construction on Lot A-2. Staff recommends endorsement.  
 

▪  #6810 Mary Jane McLean & Anne Jennings, 341 Madaket Road & 3 Pop’s Lane, minor modification 
The Applicant wishes to strike the legend notation from a previous ANR that became a Land Court 
Plan. Staff recommends that a new ANR plan be submitted for endorsement.  

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

discussion 
FROM 06-10-16 STAFF REPORT: 
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 
discuss the uses that have occurred and a possible resolution of the issue.  
 
UPDATE:  
At the last meeting, the Applicant’s attorney asked for the Board to vote on if they thought the uses 
taking place were in fact commercial in nature or not. The Board voted 4-1 that the uses are not 
commercial uses taken place on the premise. The Applicant’s attorney stated he will provide a 
restriction covering exactly the intended events for the summer season. We have not received any new 
information.  

 
 #6959 Pine Estates, modify restrictions 

The Applicant is seeking consideration from the Board to waive Section 3.3 of the Restrictions of the 
Pine Estates Homeowners Association. The restriction prohibits secondary dwellings and garage 
apartments from nine (9) of the ten (10) buildable lots. Copies of the Definitive Subdivision Decision 
(File #6959) and the Restrictions are included with the Board’s packet for convenience.    
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 5 Meadow Lane, modification to the secondary dwelling approval to remove requirement 

The approval of the Secondary Dwelling Permit included a requirement to improve the road; however 
Meadow Lane was repaved by the Town last year. This condition was inadvertently placed on the 
approval letter. There are photos included in the Board’s packet that were provided by the Applicant to 
help illustrate the condition of the road. Staff recommends the removal of the condition.  

 
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 

  
 #7946 Stephen M. Waterhouse, 20 Sparks Avenue, CONTINUED TO 08-08-16 
  (This application was not discussed at the June meeting.)  

 
 #16-15 Brotherhood of Thieves, 23 Broad Street, REQUEST TO WITHDRAWL  

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

▪ #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 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 Ed Pesce, PE and a 
review is forthcoming. Staff does not have a recommendation at this time.  
 
FROM 06-10-16 STAFF REOPORT: 
The Applicant’s legal counsel and project engineer presented the application to the Board. Overall, the 
Board had concerns about access and circulation to and from the site, along with concerns about 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 suggested “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.  
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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.  
 
UPDATE: 
The Applicant provided revised plans since the last meeting incorporating the Board’s comments. Mr. 
Ed Pesce, PE also provided review comments for consideration. Mr. Pesce recommends that the 
Applicant discuss with the Board the reasons for the requested waivers, provide “one way” signage to 
be added on either side of the building access to control the flow of traffic around the building, provide 
the spot grade to insure proper drainage, and add a note regarding a 6 inch curb reveal requirement to 
the applicable plans. Mr. Pesce also recommends that an additional leach pit be fitted on the southeast 
corner of the infiltration system. Should the Board be so inclined to approve, staff recommends that 
Mr. Pesce’s comments be addressed.  

 
▪ #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.  
 
FROM 06-02-16 STAFF REPORT: 
At the last meeting, after listening to the request from the Applicant’s legal counsel, the Board was very 
adamant that no exterior storage would be allowed. The Applicant’s legal counsel 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 about the “lack of screening” proposed on the site and 
that there should be Leyland 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.  

 
UPDATE: 
Staff has met with the Applicant and we expect a withdrawal of this application and the submission of 
an MCD application for 4 & 6 Perry Lane.  

 
▪ #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. A portion of the premises is located within the 
Public Wellhead Recharge District. Plans have been provided to Ed Pesce, PE and a review is 
forthcoming.  
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   FROM 06-10-16 STAFF REPORT: 

At the May Planning Board meeting, the consultants for NCH provided a presentation of the proposed 
project. A Board member had a concern about moving the “Founder’s Building” across the street and 
rather than keeping it 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 were also concerns about screening to soften the building, the proposed color of the 
asphalt parking lot, and the modern light poles proposed.  
 
Since the last meeting, Ed 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 between the applicant and the Board to determine 
if there are any alternatives to the proposed design.  
 

  UPDATE: 
At the last meeting, the Board brought up some additional comments regarding the site. This included 
removing grass areas to accommodate three (3) ambulances within the garage bay area or at least to 
widen the area. Discussion also included changing the emergency room drop-off area to allow more 
room for vehicles. The project engineers have also been in contact with the Nantucket Fire Department 
on the location of the proposed fire hydrants. Mr. Ed Pesce, PE reviewed the turning lanes, exiting onto 
Prospect Street and they will be removed. A letter and revised documents have been provided and are 
included in the Board’s packet for consideration.  

 
 #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  
Ed Pesce’s report is included in your packet.  A letter of 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 
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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.  

 
 #34-16 Frederick Galiardo, 6 Tom Nevers Road 
The Applicant is requesting a Special Permit to construct a second driveway access. The driveway in 
question is visible via the aerial maps. This is to validate the driveway. The granting of the Special Permit 
would not have a significant and adverse effect on the scenic or historic integrity of the neighborhood, 
and it is not contrary to sound traffic and safety considerations. Staff recommends approval.  

 
 #35-16 Seacliff, LLC and 142 Cliff Road, LLC, 144 Cliff Road & 142 Cliff Road 
The Applicant is requesting a Special Permit to construct a second driveway access. The Applicant 
proposes to extend the existing driveway in order to created a horse-shoe shaped driveway with two 
access fronting Cliff Road. The Applicant states that the request comes from seeking approval from the 
HDC with two (2) driveways. Section 139-20.1B(2)(g) requires “on-site” turnarounds for roads off Cliff 
Road. Both driveway accesses will be constructed with a Belgian block apron, in compliance with the 
Zoning Bylaw. The proposed driveways would be too close to one another, in regards to this application 
and the preceding application, and both properties have sufficient room to accommodate the required 
turnaround on the property to alleviate the need to backup onto Cliff Road, therefore staff recommends 
denial.  

 
 #36-16 Seacliff, LLC and 146 Cliff Road, LLC, 144 & 146 Cliff Road 
The Applicant is requesting a Special Permit to construct a second driveway access. The Applicant 
proposes to construct a second driveway access. Currently there is a driveway on 146 Cliff Road that is 
used by the owner of 148 Cliff Road with an easement (in perpetuity,) however the owner of 146 Cliff 
Road would like to have their own driveway access. Like the previous application (File #35-16,) Section 
139-20.1B(2)(g) requires “on-site” turnarounds for roads off Cliff Road. At this time, staff has not 
received the surveyed site plan showing the proposed driveways in relationship to one another and 
adjoining property lines. Based on the submitted information, the proposed driveways would be too close 
to one another, in regards to this application and the prior application, and both properties have 
sufficient room to accommodate the required turnaround on the property to alleviate the need to backup 
onto Cliff Road, therefore staff recommends denial. 

 
 #37-16 Inn Partners Regatta, LLC, 78 Center Street 

The Applicant is requesting a Special Permit to alter and extend the preexisting, nonconforming 
transient residential facility. Specifically, the Applicant is requesting a Special Permit for a transient 
residential facility use. The property has been continuously been used as The Regatta Inn Guest House 
since prior to the adoption of Zoning. The Applicant is requesting the continued use as it is allowed by 
Special Permit within the ROH district. The Applicant is also requesting relief to alter the pre-existing 
nonconforming structure with respect to setbacks and height. The proposed addition will not increase 
the existing nonconformities of the structure. The Applicant is further a waiver of seventeen (17) 
parking spaces for “rooming, lodging, or guest house” uses. The property only provides one (1) parking 
space. And lastly, the Applicant is requesting Minor Site Plan review. The Applicant has received HDC 
approval on the proposed addition. Staff has received opposition to this request, a copy of which is 
included in the Board’s packet. It is important for the Board to note that the public hearing will need to 
be kept open due to the need to properly re-advertise. Staff is supportive of this application, but does 
not have a recommendation at this time.   

 
 #38-16 16 Tomahawk Road, 16 Tomahawk Road 
The Applicant is requesting a Special Permit to construct 2,356 square foot a contractor’s shop that 
includes light manufacturing, exterior storage, wholesale, aquaculture, ancillary office, interior storage 
and exterior storage uses. The Applicant plans to wholesale oysters from the premise. The Applicant 
further requests waivers on the engineering escrow and site plan review. The site will have sufficient 
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parking spaces provided; however the proposed curb-cut exceeds the maximum allowable width at 44’. 
The site 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 site plan shows a proposed catch basin and subsurface drainage structure to accommodate 
stormwater runoff. Staff recommends approval.  

 
 #41-16 White Elephant Village, 19 South Beach Street, and 72 South Beach Street 
The Applicant is requesting a Special Permit to amend the original MCD (PB File #12-05), as amended 
in 2008, 2009, 2011, and 2013. Specifically, the Applicant is requesting to amend the Special Permit to 
release Lots 4 through 16 on the subdivision plan to be removed from the MCD special permit to allow 
for future development in accordance with the definitive subdivision plan that was previously approved 
by the Planning Board in December 2015 (PB File #7887). The Applicant is seeking to allow continued 
use of Lots 4 through 16 for ancillary hotel functions and uses as previously approved until such time as 
building permits are obtained for the development of the residences. After these lots are released, the 
special permit shall only pertain to the resort proper, which includes forty-five (45) guest suits with 
supporting amenities and function/meeting/restaurant/bar/service spaces; and utilizing all or portion of 
Townhouse 5 for office/retail/art gallery/personal services/convenience store/ and customarily 
ancillary uses as such time when Lot 15 is released from the special permit. Staff will provide a 
recommendation at the meeting, we nave permitting concerns that need to be addressed.   

 
 #42-16 White Elephant Village, 19 South Beach Street 
The Applicant is requesting a Special Permit to authorize the use of offices, retail, personal services, 
convenience store, and art gallery uses specifically at 19 South Beach Street. The Applicant is also 
seeking a parking waiver for these uses that already exist on site. Specifically, the premise contains an 
office tenant and ancillary amenities and support facilities to the White Elephant Village. The Applicant 
wishes to continue using the premise with these uses, however in addition would like to allow uses such 
as art gallery, personal services, convenience store uses, and accessory uses. However, it is important for 
the Board to note that the Applicant does not wish to peruse any additions or alterations to 19 South 
Beach Street (Townhouse 5). The Applicant further seeks relief from the off-Street parking 
requirements of the Bylaw. Staff will provide a recommendation at the meeting, we nave permitting 
concerns that need to be addressed.   
 
 

RICHMOND GREAT POINT DEVELOPMENT, LLC APPLICATIONS: 
 #7988 Richmond Great Point Development, LLC, Nancy Ann Lane, Greglen Avenue, Davkim 

Lane, and Old South Road 
The Applicant is seeking approval of a Definitive Subdivision Plan to reconfigure certain roadway 
segments and reconfigure existing lots in the area comprising thirteen (13) contiguous lots and 1,270 
linear feet +/- of roadway segments. The Applicant is seeking approval to improve the engineering 
design of Nancy Ann Lane and Greglen Avenue roadways to accommodate the future mixed-use 
development. No buildings are proposed to be developed as part of the proposed subdivision; however 
most of the vacant properties will not be reconfigured until the roadway reconfiguration improvements 
are completed. Staff does not have any recommendations at this time.  

 
 #39-16 Old South Road Crossing Retail “Liner” Buildings, 63, 67m 73, and 75(A) Old South 
Road 
The Applicant is requesting a Major Commercial Development Special Permit to develop a series of 
retail “liner” buildings that will include retail, personal services, and restaurant uses. These uses are 
proposed within a series of five (5) single story buildings, to be located on a combination of five (5) 
contiguous properties. The Applicant is further requesting waivers from Off-Street Parking; Driveway 
Access; and Site Plan Review. The Applicant intends to construct three (3) of the five (5) buildings first. 
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These commercial buildings will have multiple commercial tenants in each structure, however no 
residential uses are proposed. One (1) structure will have outdoor display and outdoor patio area. Mr. 
Ed Pesce, PE provided an engineering review comments that are included in the Board’s packet for 
consideration. One component of the proposed project is widening of Old South Road to add a center 
left or right turning late between the east-west Old South Road travel lanes. Should the Board consider 
approving this design concept, Mr. Pesce and staff recommend that additional design details be 
provided to the Board for their review. This would include the relocation of the drainage and electrical 
infrastructure on Old South Road. Recently, town staff had a coordinated review with the Applicants to 
discuss the proposed project. Staff understands that the Applicant would like to hear feedback from the 
Board on the proposed projects as the projects represent a preliminary design concept; however Mr. 
Pesce left the Applicant and their engineers a list of items to include in a future revision, as outlined in 
his July 4, 2016 review letter. Staff does not have any other recommendations at this time.  

 
 #40-16 “Meadows II” Rental Apartment Development Project, 20 and 20R Davkim Lane 
The Applicant is requesting a Special Permit to allow the development of the “Medows II,” a workforce 
rental community project, located on a combination of two (2) contiguous properties, comprising of two 
hundred and twenty-five (225) rental apartment units. The proposed project will offer a mix/range of 
studio, one-bedroom, two-bedroom, and three-bedroom units, with a total of three hundred and sixty-
three (363) individual bedrooms. The Applicant is further requesting waivers from Major Site Plan 
Review; Intensity Regulations; and Site Plan Review. The Applicants will be providing a Traffic Study for 
a future meeting. The proposed project will need to be served by new infrastructure, which will be 
provided by the applicant. This includes water and sewer services, drainage, street lighting, landscaping, 
etc. Recently, town staff had a coordinated review with the Applicants to discuss the proposed project. 
Staff understands that the Applicant would like to hear feedback from the Board on the proposed 
projects as the projects represent a preliminary design concept. Staff does not have any recommendations 
at this time.  

 
 #43-16 “Sandpiper Place” Single Family home Development Project, Off Daffodil Lane, 
Mayflower Circle, Evergreen Way, and Old South Road  
The Applicant is requesting a Special Permit to develop the “Sandpiper Place” workforce 
homeownership housing development, comprised of one hundred (100) single family housing units on a 
combination of nineteen (19) contiguous properties. Also, the proposed project includes a major 
“community focal point” that will be located adjacent to the main entrance, designed to incorporate a 
series of public spaces for community use, including meeting the house/barn structure, an outdoor 
common area, an outdoor patio/stage area, and landscaping improvements. The Applicant has further 
submitted a conventional subdivision plan in support of the Special Permit in which a total of one 
hundred (100) individual single family lots are proposed. The proposed lots range from 4,000 square feet 
to 4,500 square feet. The Applicant is further seeking waivers from Residential Development Options; 
Intensity Regulations; and Site Plan Review. Recently, town staff had a coordinated review with the 
Applicants to discuss the proposed project. Staff understands that the Applicant would like to hear 
feedback from the Board on the proposed projects as the projects represent a preliminary design 
concept. Staff recommends the Applicant to provide the Board a timeline of the “Phases” proposed of 
the project. Staff does not have any other recommendations at this time.  

 
ZBA Cases: 

▪ #15-16 Madaket Wheelhouse, LLC, 13 Massachusetts Avenue (Map 60 Parcel 75) 
▪ #22-16 John N. Jordin & Julie M. Jordin, 28 Lovers Lane (Map 68 Parcel 145) 
▪ #23-16 Mark Bono & Elizabeth Gilbert Bono, as Owner, and EK Associates, LLC, as 

Applicant, 15 Black Fish Lane (Map 73 Parcel 108) 
▪ #24-16 6 Lily Street LLC & Sconset Partners LLC, 6 & 8 Lilly Street (Map 73.3.1 Parcels 109 & 

110) 
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▪ #25-16 George Gray, LLC, 55 Union Street (Map 55.1.4 Parcel 89) 
▪ #26-16 Paul Benk & Lauri LeJeune Benk, 8 North Gully Road (Map 73.1.3 Parcel 48) 
▪ #27-16 Kite Hill Lane, LLC, 5 Kite Hill Lane (Map 42.4.4 Parcel 65) 
▪ #28-16 Eric J. Rosenberg & Michele Kolb, 7 Gardner Street (Map 42.3.3 Parcel 58 (portion) 
▪ #29-16 Hans Dalgaard, 65 Surfside Road (Map 67 Parcel 222) 

Staff will provide a recommendation at the meeting. 
 

Sketch Plans:  
 
Public Comments: 
 
Other Business: 
 40B 106 Surfside Road, Comments 

Adjourn:  
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 Nantucket Planning Board 
Agenda  

MONDAY, JULY 11,  2016    
5:30PM 

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:

▪ June 13, 2016

IV. ANRs:
 #7987 Town of Nantucket, Henry St. & Hulbert Av. (Map 29) ***** RE-AFFIRM VOTE
 #7989 Eric Rosenberg & Michele Kolb, 7 Gardner Street (Map 42.3.3 Parcel 58)
 #7990 29 Nonantum LLC, 29 Nonantum LLC (Map 87 Parcel 51 (Portion)
 #7991 Matthew S. Sanford, 10 Academy Lane (Map 42.4.3 Parcel 86)
 #7992 Town of Nantucket, Saccacha Avenue (Map 82)
 #7993 Dean Lampe, 30 York Street (Map 55.4.1 Parcel 150)
 #7994 Rockwood Nominee Trust, 5 Mothball Way (Map 83 Parcel 42.7)
 #7995 Sixty-Four Walsh Street LLC, 64 Walsh Street (Map 29 Parcel 94)
 #7996 6 Lily Street LLC, 6 Lily Street, (Map 73.3.1 Parcel 109)
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Planning Board Updated Agenda for Monday, July 11, 2016 as of 7-8-16  

2

 #7997 William S. & Katherine M. Oldakowski, 34A Walsh Street (Map 29 Parcel 106)
 #7998 Irvin F. Holdgate, Jr., 4 Lincoln Street, Siasconset (Map 73.4.2 Parcel 134)
 #7999 EILOGO VI, LLC, 3 Sunset Ridge Lane, Siasconset (Map 73.4.2 Parcel 84)

V. Second Dwellings: 
 Matthew Reinemo, 9 Cachalot Lane (Map 67 Parcel 858)
 Marc Yacone, 42 Friendship Lane (Map 56 Parcel 330)

VI. Tertiary Dwellings:
 Sharon L. Hubbard, 28 Dukes Road (Map 56 Parcel 190), CONTINUED TO 8-8-16 
 Johnathan Featherstone-Witty, 69 Fairgrounds Road (Map 69 Parcel 766)

VII. Previous Plans:
 #09-12 Cape Cod 5, performance security release, CONTINUED TO 8-8-16 
 #7874 Millie’s Subdivision, endorse plans
 #13-11 Atlantic Development, 51 Sparks Avenue, extension request to August 8, 2017
 #56-15 Newtown Court, 7 Newtown Court, endorse plans
 #6810 Mary Jane McLean & Anne Jennings, 341 Madaket Road & 3 Pop’s Lane, minor modification

to strike legend notation 
 #6842 Nantucket Westmoor Farms, LLC, 6 & 8 Westmoor Farms Road, Covenant & Restriction

Agreement discussion 
 #6959 Pine Estates, modify restrictions
 Robert & Deborah Giese, 5 Meadow Lane, (Map 41 Parcel 444), discussion of condition
 #791 Nantucket Beach Properties, Jonathan Way, Form J (Lot 590)

 ***** This item was not anticipated by the Chairman 48 hours in advance.

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

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

WITHDRAW 
 #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 
 #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 
 #34-16 Frederick Galiardo, 6 Tom Nevers Road, action deadline 9-11-16
 #35-16 Seacliff, LLC and 142 Cliff Road, LLC, 144 Cliff Road & 142 Cliff Road, action deadline 9-11-

16 
 #36-16 Seacliff, LLC and 146 Cliff Road, LLC, 144 & 146 Cliff Road, action deadline 9-11-16
 #37-16 Inn Partners Regatta, LLC, 78 Center Street, action deadline 9-11-16
 #38-16 16 Tomahawk Road, 16 Tomahawk Road, action deadline 9-11-16
 #41-16 White Elephant Village, 19 South Beach Street, and 72 South Beach Street, action deadline 9-

11-16 
 #42-16 White Elephant Village, 19 South Beach Street, action deadline 9-11-16
 #7918 Richmond Great Point Development, LLC – 42, 48, & 54 Skyline Drive & 20 Davkim
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Planning Board Agenda for Monday, July 11, 2016  
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Lane, action deadline 07-31-16 
 #7988 Richmond Great Point Development, LLC, Nancy Ann Lane, Greglen Avenue, Davkim

Lane, and Old South Road, 10-28-16 
 #39-16 Old South Road Crossing Retail “Liner” Buildings, 63, 67m 73, and 75(A) Old South

Road, action deadline 9-11-16 
 #40-16 “Meadows II” Rental Apartment Development Project, 20 and 20R Davkim Lane, action

deadline 9-11-16 
 #43-16 “Sandpiper Place” Single Family Home Development Project, Off Daffodil Lane,

Mayflower Circle, Evergreen Way, and Old South Road, action deadline 9-11-16 

IX. ZBA Cases:
 #15-16 Madaket Wheelhouse, LLC, 13 Massachusetts Avenue (Map 60 Parcel 75)
 #22-16 John N. Jordin & Julie M. Jordin, 28 Lovers Lane (Map 68 Parcel 145)
 #23-16 Mark Bono & Elizabeth Gilbert Bono, as Owner, and EK Associates, LLC, as Applicant,

15 Black Fish Lane (Map 73 Parcel 108)
 #24-16 6 Lily Street LLC & Sconset Partners LLC, 6 & 8 Lilly Street (Map 73.3.1 Parcels 109 &

110) 
 #25-16 George Gray, LLC, 55 Union Street (Map 55.1.4 Parcel 89)
 #26-16 Paul Benk & Lauri LeJeune Benk, 8 North Gully Road (Map 73.1.3 Parcel 48)
 #27-16 Kite Hill Lane, LLC, 5 Kite Hill Lane (Map 42.4.4 Parcel 65)
 #28-16 Eric J. Rosenberg & Michele Kolb, 7 Gardner Street (Map 42.3.3 Parcel 58 (portion)
 #29-16 Hans Dalgaard, 65 Surfside Road (Map 67 Parcel 222)

X. Public Comments: 

XI. Other Business:
 40B 106 Surfside Road, Comments

XII. Adjourn:

13 OF 789

cancero
Typewritten Text

cancero
Typewritten Text
(Pg. 453-570)

cancero
Typewritten Text

cancero
Typewritten Text
(Pg. 571-600)

cancero
Typewritten Text

cancero
Typewritten Text

cancero
Typewritten Text
 (Pg. 601-734)

cancero
Typewritten Text
(Pg. 735-770)

cancero
Typewritten Text
(Pg. 771-785)

cancero
Typewritten Text

cancero
Typewritten Text

cancero
Typewritten Text
(Pg. 786-789)

cancero
Typewritten Text



HULBERT AV

HE
NR

Y S
T

R-1

#7987 ANR
Town of  Nantucket

Henry Street Map 80 
Taking & Disposition Plan 
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GARDNER ST

HOWARD ST

ROH

#7989 ANR
Eric Rosenberg & Michele Kolb

7 Gardner Street
Map 42.3.3 Paracel 58

18 OF 789



19 OF 789



20 OF 789



21 OF 789



22 OF 789



NONANTUM AV

R-20

LUG-3

#7990 ANR
29 Nonantum LLC

29 Nonantum Avenue
Map 87 Paracel 51 - portion of  
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ACADEMY LN

ROH

#7991 ANR
Matthew S. Sanford
10 Academy Lane 

Map 42.4.3 Parcel 86
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SACCACHA AV

S MIACOMET AV

LUG-2

LUG-3

#7992 ANR
Town of  Nantucket

Saccacha Avenue
Map 82
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YORK ST

BOYERS ALLEY WY
PLEASANT ST

ROH

R-1

#7993 ANR
Dean Lampe

30 York Street
Map 55.4.1 Parcel 150
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UNKNOWN

MOTHBALL WY

HUMMOCK POND RD

R-20

LUG-3

LUG-3

MMD

LUG-2

#7994 ANR
Rockwood Nominee Trust

5 Mothball Way
Map 83 Parcel 42.7
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TRANSMITTAL LETTER 

To: 
Nantucket Planning Board 
Attn:  Holly Backus 

From: Arthur Gasbarro, PE, PLS 

cc:   

Date: July 5, 2016 

Re: 5 Mothball Way – Map 83 Parcel 42.7 – ANR Application 

  

  

Notes:   

Please contact me with any questions, comments or concerns 
regarding the attached application for the July 11th Board meeting. 
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Rockwood Nominee Trust

5 Mothball Way

Nantucket Engineering & Survey, P.C.

X

X
X

X

X
X

X
X

X

X

X

X

X

Arthur D. Gasbarro, PE, PLS - Nantucket Engineering & Survey, P.C.
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WALSH ST

N BEACH ST

CH
AR

LE
S S

T

BRANT POINT RD

R-1

R-5

R-40

#7995 ANR
Sixty-Four Walsh Street LLC

64 Walsh Street
Map 29 Parcel 94
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LILY SIAS ST

SOH

#7996 ANR
6 Lily Street LLC

6 Lily Street
Map 73.3.1 Parcel 109
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WALSH ST

R-1

R-40

#7997 ANR
William S. & Katherine M. Oldakowski

34A Walsh Street
Map 29 Parcel 106
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SUNSET RIDGE

LIN
CO

LN
 SI

AS
 ST

SR-1

SOH

#7998 ANR
Irvin F. Holdgate, Jr.
4 Lincoln Street (Sias)
Maps 73.4.2 Parcel 134
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SUNSET RIDGE

LIN
CO

LN
 SI

AS
 ST

SR-1

SOH

#7999 ANR
EILOGO IV, LLC

3 Sunset Ridge Lane (Sias)
Map 73.4.2 Parcel 84
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SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: July 11, 2016 

9 Cachalot Lane 
Assessors Map #67 Parcel #858 

Applicant 
Matthew Reinemo 

Owner 
Reinemo  Nominee Trust   
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The applicant is proposing to construct a 1,055 square foot secondary dwelling. The proposed 
secondary dwelling will be located on the northeast side of the site, which has approximately 24,672 
square feet of lot area and is zoned R-20. There is an existing 1,630 square foot primary dwelling 
located on the lot. 
 
The dwelling will be accessed by a shared driveway off Cachalot Lane, which is a private paved road. 
The site will contain a total of six (6) 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) A revised site plan indicating the required apron and apron material from the edge of 

pavement, the surface of the new parking/drive, and the overall dimensions of the 
driveway width proposed be provided to staff prior to the issuance of an approval letter; 

(2) That an apron at the driveway entrance shall be constructed with a minimum depth of 
ten (10) feet and a maximum width of fifteen (15) feet, flared to a width not to exceed 
nineteen (19) feet, pursuant to Nantucket Zoning Bylaw Section 139-20/1(B)(2)(d);  

(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: July 11, 2016 

42 Friendship Lane 
Assessors Map #56 Parcel #330 

Applicant 
Sophie Metz Design 

Owner 
Marc Yacone  
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The applicant is proposing to construct a 783 square foot garage apartment for a secondary dwelling. 
The proposed secondary dwelling will be located on the northeast side of the site, which has 
approximately 20,011 square feet of lot area and is zoned R-20. There is an existing 980 square foot 
primary dwelling located on the lot. 
 
The dwelling will be accessed by a shared gravel driveway off Friendship Lane, which is a private 
paved road. The site will contain a total of three (3) 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) A revised site plan indicating the required apron and apron material from the edge of 

pavement be provided to staff prior to the issuance of an approval letter; 
(2) That an apron at the driveway entrance shall be constructed with a minimum depth of 

ten (10) feet and a maximum width of fifteen (15) feet, flared to a width not to exceed 
nineteen (19) feet, pursuant to Nantucket Zoning Bylaw Section 139-20/1(B)(2)(d);  

(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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TERTIARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                                                           Meeting Date: July 11, 2016 

69 Fairgrounds Road 
Assessors Map: #67  Parcel: #766 

Applicant 
Jonathan D. Featherstone 

Owner 
Ironie Nominee Trust 
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The Applicant is proposing to covert space above the garage of the primary dwelling into a one (1)-
bedroom tertiary dwelling with a gross floor area of 593.7 square feet. The site contains an existing 
1,897 square foot primary dwelling unit and a 1,092 square foot secondary dwelling that is owner 
occupied. The proposed tertiary dwelling will be located within the primary dwelling, which is 
located on the southeast portion of the site.  The site contains approximately 15,000 square feet of 
lot area and is zoned R-10. 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 a shared gravel driveway off Fairgrounds Road, a public paved roadway 
with a proposed concrete apron. Eight (8) exterior parking spaces are shown on the site plan.  The 
site plan, meets 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 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 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];  

(3) 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; 

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

(5) That the applicant shall submit an As-Built prior to the final inspection by staff which 
shall take place prior to the issuance of a Certificate of Occupancy. 
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BARTLE
TT 
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RC-2

R-20

R-10L

LUG-3

R-40R-40

#7874 Millie's Subdivision 
Extension request for legal documents & endorse plans 
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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…” 

 

 

 

 

 

 

 

122 OF 789

don
Typewritten Text
5-17-16

don
Typewritten Text
7874

don
Typewritten Text
X

don
Typewritten Text
Millies Subdivision

don
Typewritten Text
Donald E. Dimock

don
Typewritten Text
44 Bartlett Raod, Nantucket, MA

don
Typewritten Text
508-425-1801

don
Typewritten Text
NA

don
Typewritten Text
NA

don
Typewritten Text
Bracken Engineering, Inc.

don
Typewritten Text
19 Old South Road, Nantucket, MA 02554

don
Typewritten Text
508-325-0044

don
Typewritten Text
508-833-2282

don
Typewritten Text
don@brackeneng.com

don
Typewritten Text
____

don
Typewritten Text
XXX

don
Typewritten Text
See Condition #3 for legal documents. An extension to the time frame will be requested.

don
Typewritten Text
See Condition #2. Plans have been revised to incorporate changes required by Pesce Engineering & Assoc.'s.Also see request for modification for the re-location of a drainage easement.



1

Holly Backus

From: Robert Bates [rbates@fire.nantucket-ma.gov]
Sent: Wednesday, July 06, 2016 2:03 PM
To: Don; Holly Backus
Cc: Ed Pesce; Chris Pykosz
Subject: RE: Dimock ANR

That works perfectly for NFD 
 
Robert G. Bates Jr. 
Fire Alarm Superintendent 
Nantucket Fire Department 
508 228 2323 ext 5 
rbates@fire.nantucket‐ma.gov 
 
 
 

From: Don [mailto:Don@brackeneng.com]  
Sent: Wednesday, July 06, 2016 1:40 PM 
To: Robert Bates; Holly Backus 
Cc: Ed Pesce; Chris Pykosz 
Subject: RE: Dimock ANR 
 
Bob, 
 
Are these locations ok? 
 
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. 
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From: Robert Bates [mailto:rbates@fire.nantucket-ma.gov]  
Sent: Wednesday, July 06, 2016 11:18 AM 
To: Don; Holly Backus 
Cc: Ed Pesce; Chris Pykosz 
Subject: RE: Dimock ANR 
 
The best option for the FD would be a hydrant at the intersection of Bartlett / Dimock and then at again at Dimock / 
Millies which would give us excellent coverage for the neighborhood and also for the change in direction down Millies…..
 
I do realize that is a very short distance between hydrants (just shy of 200 feet) but if the need were to arise to need / 
utilize a second hydrant the other hydrants are quite a distance (400‐ and 1100+ ‐ the 1100+ hydrant is unreachable with 
the hose we carry on one truck) requiring extended times and additional manpower to get the water supply 
operational.  Plus once we place our large diameter hose in the street the street is closed to all vehicular traffic – so 
having a hydrant at both the listed intersections would allow for additional apparatus to access the street should the 
need arise. 
 
Trying to be proactive vs. reactive for our potential water supply needs 
 
Robert G. Bates Jr. 
Fire Alarm Superintendent 
Nantucket Fire Department 
508 228 2323 ext 5 
rbates@fire.nantucket‐ma.gov 
 
 
 

From: Don [mailto:Don@brackeneng.com]  
Sent: Wednesday, July 06, 2016 11:08 AM 
To: Robert Bates; Holly Backus 
Cc: Ed Pesce; Chris Pykosz 
Subject: RE: Dimock ANR 
 
Bob, 
 
Here is a sketch of where the nearest hydrants are in reference to the intersection. One is 390’ north and the next is 
1130’ south plus or minus. 
 
I assume we should place the hydrant near the intersection of the proposed roads?  
 
I am including Chris Pykosz in this train to get his thoughts as well. 
 
Thanks, 
 
Don Bracken, PE  
President 
 
 
Bracken Engineering, Inc. 
49 Herring Pond Road  
Buzzards Bay, MA 02532 
(t) 508‐833‐0070 
(f) 508‐833‐2282 
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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: Robert Bates [mailto:rbates@fire.nantucket-ma.gov]  
Sent: Wednesday, July 06, 2016 8:18 AM 
To: Don; Holly Backus 
Cc: Ed Pesce 
Subject: RE: Dimock ANR 
 
Good Morning – found the plans this morning and have a question.  I see no water main / hydrant in this subdivision all I 
see is storm drains.  Our minimum needs would be a either hydrant at the intersection of Bartlett  / Dimock (depending 
on existing Bartlett Rd Hydrant placement) or a hydrant at Dimock  / Millie with an appropriately sized water main 
feeding it per Wannacomet specifications.  Also I would like to see the next closest hydrant on Bartlett Rd for reference 
purposes.   
 
 
Robert G. Bates Jr. 
Fire Alarm Superintendent 
Nantucket Fire Department 
508 228 2323 ext 5 
rbates@fire.nantucket‐ma.gov 
 
 
 

From: Don [mailto:Don@brackeneng.com]  
Sent: Tuesday, July 05, 2016 9:05 PM 
To: Holly Backus 
Cc: Ed Pesce; Robert Bates 
Subject: RE: Dimock ANR 
 
Hi Bob, 
 
I was just checking in to see if you have had a chance to review the plans we dropped off. We are trying to finalize this 
week if possible. 
 
Thank you, 
 
Don Bracken, PE  
President 
 
 
Bracken Engineering, Inc. 
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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: Holly Backus [mailto:hbackus@nantucket‐ma.gov]  
Sent: Thursday, June 30, 2016 2:04 PM 
To: Don <Don@brackeneng.com> 
Cc: Ed Pesce <epesce@comcast.net>; Robert Bates <rbates@fire.nantucket‐ma.gov> 
Subject: RE: Dimock ANR 
 

Hi Don, 
 
Bob Bates with the Nantucket Fire Department would like to see a set of plans for review. He specifically would 
like to see hydrant placement, driveway placement etc. I have copied him on this email for convenience. 
 
Thanks!  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Don [mailto:Don@brackeneng.com]  
Sent: Thursday, June 30, 2016 10:54 AM 
To: Holly Backus 
Cc: Catherine Ancero 
Subject: RE: Dimock ANR 
 
Great thanks. If no info is in file I will see if I can meet with fire department next week. 
 
Don Bracken, PE  
President 
 
 
Bracken Engineering, Inc. 
49 Herring Pond Road  
Buzzards Bay, MA 02532 
(t) 508‐833‐0070 
(f) 508‐833‐2282 
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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: Holly Backus [mailto:hbackus@nantucket-ma.gov]  
Sent: Thursday, June 30, 2016 10:31 AM 
To: Don 
Cc: Catherine Ancero 
Subject: RE: Dimock ANR 
 

Hi Don, 
 
I am not aware of the Fire Department signing off on this subdivision, however I can look into it and let you 
know. 
 
Thanks! 
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Don [mailto:Don@brackeneng.com]  
Sent: Wednesday, June 29, 2016 4:01 PM 
To: Holly Backus 
Subject: RE: Dimock ANR 
 
Holly, 
 
I want to make sure I finish this and get the Fire Department to sign off. Do you know if there was any correspondence 
from them at all? 
 
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 
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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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SPARKS AV

PLEASANT ST

SANFORD RD

RC

R-40

R-10

#13-11 Previous Plan
Nantucket Sparks / Pleasant, LLC

51 Sparks Avenue & 109 Pleasant Street 
Map 55 Parcel 266
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NEWTOWN RD

RAMOS CT

LE
WIS 

CT

R-10

#7904 Newtown Court Subdivision
#56-15 Secondary Residential Lot Special Permit

Map 55 Parcel 212
Clarification  __________ endorse plans
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MACY RD

MADAKET RD

AMES AV

A ST

POPS LN

C ST

WASHINGTON AV

BALTIMORE ST

CHICAGO ST
TENNESSEE AV

BALTIMORE ST

VR

LUG-3

LUG-3 LUG-3

#6810 Minor Modification
Mary Jane MacLean & Anne Jennings

341 Madaket Road & 3 Pop's Lane
Map 60.2.4 Parcel 64.1 & 64.2
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PILGRIM RD

PRISCILLA LN

OLD WESTMOOR FARM RD

R-20

R-1

Nantucket Westmoor Farms, LLC
6 & 8 Westmoor Farms Road

Covenant & Restriction Agreement discussion 
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OLD SOUTH RD

R-5

LUG-3

RC-2

#6959 Previous Plans -modify restrictions 
Pine Estates 

Fawn Lane & Buck Hollow Way

199 OF 789



200 OF 789



201 OF 789



202 OF 789



203 OF 789



204 OF 789



205 OF 789



206 OF 789



207 OF 789



208 OF 789



209 OF 789



210 OF 789



211 OF 789



212 OF 789



213 OF 789



214 OF 789



           
SECONDARY DWELLING REPORT 

 
Prepared by: Holly E. Backus, Land Use Specialist                              Meeting Date: April 11, 2016 

5 Meadow Lane 
Assessors Map #41 Parcel #444 

Applicant 
Robert & Deborah Giese 

Owner 
SAME 
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The applicant is proposing to construct a 746 square foot second dwelling garage apartment at 5 
Meadow Lane. The proposed one (1) bedroom dwelling will be located on the northeast corner of 
the site, which contains approximately 14,584 square feet of lot area and is zoned R-10.   
 
The proposed secondary dwelling will be accessed from an existing pea-stone driveway at 5 Meadow 
Lane, which is a paved road. The site will contain a total of four (4) parking spaces, two (2) exterior 
parking spaces and two (2) interior parking spaces which are located in the 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 an apron shall be constructed at the driveways intersection with Meadow Lane. The 
apron shall be a minimum depth of ten (10) feet and width of fifteen (15) feet, flared to a 
maximum width of nineteen (19) feet; 

(2) That the traveled surface of Meadow Lane shall be repaired and the pot holes filled from 
New Lane to the western boundary of the site. This road work shall be completed prior 
to the issuance of a Building Permit and prior to the issuance of the Certificate of 
Occupancy; 

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

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

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

From: Holly Backus
Sent: Wednesday, July 06, 2016 4:49 PM
To: robtgiese@aol.com
Cc: Catherine Ancero; Eleanor Antonietti
Subject: RE: 5 Meadow Ln.

Good Afternoon Mr. Geise, 
 
It seems the condition in question was inadvertently placed on the approval letter from the Planning Board. 
Staff will place this item back on the Planning Board agenda for next Monday, July 11th meeting to rectify the 
situation and provide a new letter for permitting purposes.  
 
My sincere apologies. We will have a new letter signed that night for the chairman that will be ready the 
following day or two.  
I appreciate your patience and understanding. 
 
Thank you,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Eleanor Antonietti  
Sent: Wednesday, July 06, 2016 4:22 PM 
To: Holly Backus 
Subject: FW: 5 Meadow Ln. 
 

From: robtgiese@aol.com [mailto:robtgiese@aol.com]  
Sent: Wednesday, July 06, 2016 3:59 PM 
To: Eleanor Antonietti 
Subject: Fwd: 5 Meadow Ln. 
 
Per Mr. Silverstein's instructions I am forwarding the below to you. 
  
  
-----Original Message----- 
From: robtgiese <robtgiese@aol.com> 
To: MSilverstein <MSilverstein@nantucket-ma.gov> 
Cc: jeff <jeff@blackwellsurvey.com> 
Sent: Wed, Jul 6, 2016 3:53 pm 
Subject: Re: 5 Meadow Ln. 

Dear Mr. Silverstein --- I was quite surprised to receive your email. Meadow Lane was repaved by the town last year and 
does not require repair. Under separate cover I am sending you pictures of the street. I hope that you will reconsider your 
decision. Thank you for your attention to this matter. If you need to reach me otherwise my number is 508-228-0882. Best, 
Bob Giese 
  
  
-----Original Message----- 
From: Marcus Silverstein <MSilverstein@nantucket-ma.gov> 
To: 'robtgiese@aol.com' <robtgiese@aol.com> 
Sent: Wed, Jul 6, 2016 8:55 am 
Subject: 5 Meadow Ln. 
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Dear Mr. Geise, 
  
Your request for work at 5 Meadow Ln. (Map# 41, Parcel# 444) cannot be processed at this time for the following 
reason(s): 
  
The Planning Board-issued Secondary Dwelling Approval, condition 2, requires “[t]hat the traveled surface of Meadow 
Lane shall be repaired and the pot holes filled from New Lane to the western boundary of the site,” and that said “road 
work shall be completed prior to the issuance of a Building Permit and prior to the issuance of the Certificate of 
Occupancy.” Planning Board sign-off indicating the required pre-permit work has been completed is required as part of 
your request. 
  
If any person is aggrieved by the denial, an appeal may be filed with the Zoning Board of Appeals within thirty (30) days of 
the date of this notice. 
  
Respectfully, 
  
Marcus Silverstein 
Zoning Enforcement Officer 
Town of Nantucket 
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Vaughan, Dale, Hunter and Beaudette, PC 
2 Whaler’s Lane, PO Box 659 

Nantucket, MA 02554 
 

Tel: (508) 228-4455 
Fax: (508) 228-3070 

 
 
      July 8, 2016 
 
        
 
BY E-MAIL 
 
Barry Rector, Chairman 
Nantucket Planning Board 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
 Re: Scricco Nantucket Nominee Trust; 
  5 Jonathan Way, Nantucket MA 02554 
 
Dear Mr Rector: 
 
 Our office represents Francis M. Scricco, Trustee of the Scricco Nantucket Nominee 

Trust, which currently owns 5 Jonathan Way, Nantucket, Massachusetts, shown as Lot 590 upon 

plan numbered 5004-24, Sheet 2, drawn by Hayes Engineering, Inc. Surveyors, dated March 26, 

1970 and filed with Certificate of Title No. 6146 at the Nantucket Registry District for the Land 

Court.  Through a title search, it has been brought to our attention that Lot 590, is subject to the 

Nantucket Planning Board Covenant, dated December 7, 1970 and Amended on January 5, 1971, 

and registered at the Nantucket Registry District for the Land Court as Document No. 12379 and 

is not benefited by a recorded Form J Release at the Nantucket Registry of Deeds.  Our client has 

owned occupied and improved this property since July 20, 1981 and presumably there is a 

previous Form J issued.  The property is now scheduled to sell and requires this title matter 

resolved. 
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 I would greatly appreciate if you could schedule this matter on the Agenda for the 

Monday, July 11, 2016, Nantucket Planning Board meeting.  Please contact me at 508-228-4455 

with any questions or concerns.  Thank you for your help. 

      Sincerely, 

      Richard P. Beaudette 
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NANTUCKET PLANING BOAR

FormJ
Certificate of Completion and

Release of Municipal Interest in
Subdivision Performance Security

Date: Plannig Board File #

Subdivision Name:

Owner:

Owner's Address:

Phone number: Fax number: E-mai:

Applicant, (if other than owner):

Applicant's Address:

Phone number:

Date of Subdivision Plan:

Fax number: E-mai:

Land Location:

Plan Recorded: Nantucket Registr of Deeds Plan Book Page
Plan Registered: Nantucket Land Registr, Land Court Plan Number

Type of Performance Security:

o Covenant dated:
Covenant recorded: Nantucket Registr of Deeds, Book Page

or
Covenant registered: Nantucket Land Registr District as Document # and noted on

Certificate of Title # in Registration Book Page

o Deposit of money, agreement dated:

Bank (if bank passbook):

Address of Bank:

o Other Security, agreement dated:

o Letter of credit, agreement dated:

Bank:

Address of Bank:

Nantucket Plannng Board · 2 Faigrounds Road · Nantucket · MA · 02554. (508) 228-7233
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Dayton
July 8, 2016

Dayton
Subdivision of a portion of Lot C Land Court Plan No. 5004-H, drawn by Hayes                                                                                                            Engineering, Inc.

Dayton
Scricco Nantucket Nominee Trust

Dayton
5 Jonathan Way, Nantucket, MA 02554

Dayton
508-228-4455

Dayton
508-228-3070

Dayton
Rick

Dayton

Dayton
rick@vdhlaw.com

Dayton
c/o Vaughan, Dale, Hunter and Beaudette, P.C.

Dayton
2 Whaler's Lane, Nantucket MA 02554

Dayton
508-228-4455

Dayton
508-228-3070

Dayton
rick@vdhlaw.com

Dayton
1970

Dayton
5004-H

Dayton
x

Dayton
December 7, 1970 and Amended January 5, 1971

Dayton
12379

Dayton
Lot 590, Plan 5004-24

tracy
Nantucket Beach Properties

tracy
5041



Nantucket Planning Board, Form J, page 2

The undersigned, being a majority of the Plannig Board of Nantucket, have determied that the constrction of ways and
installation of muncipal servces in the subdivision referred to above have been 0 completed 0 partially completed
by the applicant in accordance with the Board's rues and reguations to adequately serve the followig enumerated lots:

Pursuant to Section 81.U of Chapter 41, M.G.L. and in consideration of said construction and installation, the Town of
Nantucket, a Massachusetts corporation, acting though its Plannig Board, hereby releases its interest in the Performance
Security referred to above, as to the lots enumerated in the precedig paragraph only.

Duly executed as a sealed instrment this day of

(Date) (Month) ry ear)

Donald T. Visco Barry G. Rector

Francis T. Spriggs John McLaughlin

Sylvia Howard

Signed by a Majority of the Town of Nantucket Plannig Board

COMMONWEALTH OF MASSACHUSETTS

Nantucket, SS ,2007

On the day of ,2007, before me, the undersigned notary public,

Personaly appeared , one of the above-named members of the Planning Board of Nantucket, Massachusetts, personally
known to me to be the person whose name is siged on the precedig document, and acknowledge that he/she signed the foregoing instrment
voluntariy for the purposes therein expressed.

Notary Public

My commission expires:

Nantucket Plannig Board · 2 Faigrounds Road · Nantucket · MA · 02554. (508) 228-7233

226 OF 789

tracy
Lot 590

tracy
X

tracy
 on Land Court Plan 5004-24

tracy
July

tracy
2016

tracy

tracy



227 OF 789



228 OF 789



229 OF 789



230 OF 789



231 OF 789



TO
MAHAWK RD

FL
IN

T R
D

HINSDALE RD

SPEARHEAD RD
CI

RC-2

LUG-3

CI

CN

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

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

1 Flint Rd

2S

Proposed Flow Offsite

3S

Allowable Flow Offsite
 (50% of Developed Lot

 Area)

1P

SWMA 1

Routing Diagram for 1 Flint Road - PostDev (rev2)
Prepared by Microsoft,  Printed 7/1/2016

HydroCAD® 10.00  s/n 03102  © 2013 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
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Type III 24-hr  C - 25 YR Rainfall=5.70"1 Flint Road - PostDev (rev2)
  Printed  7/1/2016Prepared by Microsoft

Page 5HydroCAD® 10.00  s/n 03102  © 2013 HydroCAD Software Solutions LLC

Time span=0.00-72.00 hrs, dt=0.05 hrs, 1441 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=20,892 sf   100.00% Impervious   Runoff Depth=5.46"Subcatchment 1S: 1 Flint Rd
   Tc=5.0 min   CN=98   Runoff=2.70 cfs  0.218 af

Runoff Area=20,521 sf   62.13% Impervious   Runoff Depth=3.12"Subcatchment 2S: Proposed Flow Offsite
   Tc=5.0 min   CN=76   Runoff=1.73 cfs  0.123 af

Runoff Area=20,712 sf   85.00% Impervious   Runoff Depth=4.45"Subcatchment 3S: Allowable Flow Offsite 
   Tc=5.0 min   CN=89   Runoff=2.40 cfs  0.176 af

Peak Elev=35.41'  Storage=3,499 cf   Inflow=2.70 cfs  0.218 afPond 1P: SWMA 1
   Outflow=0.33 cfs  0.218 af

Total Runoff Area = 1.426 ac   Runoff Volume = 0.517 af   Average Runoff Depth = 4.35"
17.51% Pervious = 0.250 ac     82.49% Impervious = 1.176 ac
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Type III 24-hr  C - 25 YR Rainfall=5.70"1 Flint Road - PostDev (rev2)
  Printed  7/1/2016Prepared by Microsoft

Page 6HydroCAD® 10.00  s/n 03102  © 2013 HydroCAD Software Solutions LLC

Summary for Subcatchment 1S: 1 Flint Rd

[49] Hint: Tc<2dt may require smaller dt

Runoff = 2.70 cfs @ 12.07 hrs,  Volume= 0.218 af,  Depth= 5.46"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Type III 24-hr  C - 25 YR Rainfall=5.70"

Area (sf) CN Description
8,690 98 Paved roads w/curbs & sewers, HSG A

12,202 98 Roofs, HSG A
20,892 98 Weighted Average
20,892 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1S: 1 Flint Rd

Runoff

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420

F
lo

w
  (

cf
s)

3

2

1

0

Type III 24-hr
C - 25 YR Rainfall=5.70"

Runoff Area=20,892 sf
Runoff Volume=0.218 af

Runoff Depth=5.46"
Tc=5.0 min

CN=98

2.70 cfs
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Type III 24-hr  C - 25 YR Rainfall=5.70"1 Flint Road - PostDev (rev2)
  Printed  7/1/2016Prepared by Microsoft

Page 7HydroCAD® 10.00  s/n 03102  © 2013 HydroCAD Software Solutions LLC

Summary for Subcatchment 2S: Proposed Flow Offsite

[49] Hint: Tc<2dt may require smaller dt

Runoff = 1.73 cfs @ 12.08 hrs,  Volume= 0.123 af,  Depth= 3.12"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Type III 24-hr  C - 25 YR Rainfall=5.70"

Area (sf) CN Description
3,617 98 Paved parking, HSG A
7,771 39 >75% Grass cover, Good, HSG A

* 9,133 98 Roof
20,521 76 Weighted Average

7,771 37.87% Pervious Area
12,750 62.13% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 2S: Proposed Flow Offsite

Runoff

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420

F
lo

w
  (
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s)
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0

Type III 24-hr
C - 25 YR Rainfall=5.70"

Runoff Area=20,521 sf
Runoff Volume=0.123 af

Runoff Depth=3.12"
Tc=5.0 min

CN=76

1.73 cfs
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Type III 24-hr  C - 25 YR Rainfall=5.70"1 Flint Road - PostDev (rev2)
  Printed  7/1/2016Prepared by Microsoft

Page 8HydroCAD® 10.00  s/n 03102  © 2013 HydroCAD Software Solutions LLC

Summary for Subcatchment 3S: Allowable Flow Offsite (50% of Developed Lot Area)

[49] Hint: Tc<2dt may require smaller dt

Runoff = 2.40 cfs @ 12.07 hrs,  Volume= 0.176 af,  Depth= 4.45"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Type III 24-hr  C - 25 YR Rainfall=5.70"

Area (sf) CN Description
20,712 89 Urban commercial, 85% imp, HSG A

3,107 15.00% Pervious Area
17,605 85.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 3S: Allowable Flow Offsite (50% of Developed Lot Area)

Runoff

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420

F
lo

w
  (

cf
s)

2

1

0

Type III 24-hr
C - 25 YR Rainfall=5.70"

Runoff Area=20,712 sf
Runoff Volume=0.176 af

Runoff Depth=4.45"
Tc=5.0 min

CN=89

2.40 cfs
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Type III 24-hr  C - 25 YR Rainfall=5.70"1 Flint Road - PostDev (rev2)
  Printed  7/1/2016Prepared by Microsoft

Page 9HydroCAD® 10.00  s/n 03102  © 2013 HydroCAD Software Solutions LLC

Summary for Pond 1P: SWMA 1

Inflow Area = 0.480 ac,100.00% Impervious,  Inflow Depth = 5.46"    for  C - 25 YR event
Inflow = 2.70 cfs @ 12.07 hrs,  Volume= 0.218 af
Outflow = 0.33 cfs @ 12.62 hrs,  Volume= 0.218 af,  Atten= 88%,  Lag= 33.1 min
Discarded = 0.33 cfs @ 12.62 hrs,  Volume= 0.218 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.05 hrs
Peak Elev= 35.41' @ 12.62 hrs   Surf.Area= 612 sf   Storage= 3,499 cf

Plug-Flow detention time= 93.8 min calculated for 0.218 af (100% of inflow)
Center-of-Mass det. time= 93.7 min ( 838.7 - 745.0 )

Volume Invert Avail.Storage Storage Description
#1 24.83' 1,843 cf 18.00'W x 34.00'L x 11.00'H Prismatoid

6,732 cf Overall - 2,124 cf Embedded = 4,608 cf  x 40.0% Voids
#2 27.83' 1,810 cf 6.00'D x 8.00'H Vertical Cone/Cylinder  x 8  Inside #1

2,124 cf Overall - 3.0" Wall Thickness = 1,810 cf
3,653 cf Total Available Storage

Device Routing     Invert Outlet Devices
#1 Discarded 24.83' 8.270 in/hr Exfiltration over Wetted area   

Discarded OutFlow  Max=0.33 cfs @ 12.62 hrs  HW=35.40'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.33 cfs)

Pond 1P: SWMA 1

Inflow
Discarded

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420

F
lo

w
  (

cf
s)

3

2

1

0

Inflow Area=0.480 ac
Peak Elev=35.41'
Storage=3,499 cf

2.70 cfs

0.33 cfs
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 

 
July 5, 2016 

 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
Subject:  Engineering Review of the Proposed Major Commercial Development;  
Self-Storage Building at 1, 3, 5 & 7 Flint Road, and 28, 30 32 & 34 Tomahawk Road 
 
Dear Mrs. Snell & Members of the Board:  
 
Pesce Engineering & Associates, Inc. is pleased to provide you this engineering review 
of the proposed self-storage building Major Commercial Development, located at 1, 3, 5 
& 7 Flint Road, and 28, 30 32 & 34 Tomahawk Road, in the Arrowhead Drive 
Subdivision.  We have evaluated the plans for consistency with the Town's Zoning 
Bylaw, and general conformance with the Massachusetts Stormwater Management 
Regulations.   
 
We have reviewed the following documents and information to prepare this letter report: 

 
 Proposed Site Plan Set, prepared for “Nantucket & Tomahawk, LLC”, 1, 3, 5, 7 

Flint Road, and 28, 30 32, 34 Tomahawk Road, Nantucket, MA, 4 sheets, 
prepared by Bracken Engineering, Inc., dated April 8, 2016, and revised July 5, 
2016. 
 

 Stormwater Report, prepared for “Nantucket & Tomahawk, LLC”, 1, 3, 5, 7 Flint 
Road, and 28, 30 32, 34 Tomahawk Road, Nantucket, MA, prepared by Bracken 
Engineering, Inc., dated April 8, 2016, and revised July 1, 2016. 
 

 Landscape Plan, prepared by Ahern, LLC, Landscape Design Studio, dated July 
5, 2016. 

 
 
 
This project involves approximately 41,424 sf (0.95 acres) of land as part of the 
Arrowhead Drive subdivision property.  This site is located in the Commercial-Industrial 
(CI) Zoning District, but also includes jurisdiction from a zoning freeze action for the RC-
2 Zoning District.  No wetlands are located on the property, and it is not located within 
the 100-yr. flood plain.  
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Nantucket Planning Board 
Flint & Tomahawk Rds. Self-Storage Bldg. MCD Review 

July 4, 2016 
Page 2 

 
 

 

 

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

 

The project involves the development of 8 existing lots for the construction of a 2 new 
self-storage buildings (17,278 sf & 3,002 sf), with 18 parking spaces provided, and 
access to building entrances on three sides of the building.  Municipal water and sewer 
services are planned for this project.   
 
 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. We recommend that “One Way” signage be added on either side of the building 
access/egress to properly control the flow of traffic around the building. 

 
3. We recommend that the proposed spot grade be added next to the building on the 

west side access entrance at the middle of the building (opposite 4 Flint Road) to 
ensure proper drainage away from the building, and to make it clear for construction.   

 
4. We recommend that a note be added to the Grading, Drainage & Utilities Plan 

indicating a 6-ich curb reveal requirement for the sidewalk on the east side of the 
building for safety. 
 
 

Stormwater Management 
 

This project proposes to mitigate post-development runoff for the project area by 
collecting runoff into a series of deep sump catch basins and drain manholes, which 
flow to a water quality inlet structure (oil & grit separator), which discharges to a 
subsurface infiltration system.  The roof drains will also be piped to the infiltration 
system.  This stormwater management system will remove over 80% of 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 25-yr. storm.   
 
We have the following stormwater management comment: 

 
1. We recommend that that one additional leaching pit be fitted with risers and a frame 

and cover brought to grade, for use as an additional inspection port.  This should be 
provided for the leaching pit in the southeast corner of the subsurface infiltration 
system. 
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Nantucket Planning Board 
Flint & Tomahawk Rds. Self-Storage Bldg. MCD Review 

July 4, 2016 
Page 3 

 
 

 

 

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

 

 
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, P.E., Bracken Engineering, Inc. 
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 

 
July 8, 2016 

 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
Subject: Updated Review of the New Nantucket Cottage Hospital Site Plan Review 
Application 
 
 
Dear Mrs. Snell and Members of the Board:  
 
Pesce Engineering & Associates is pleased to provide you this updated review of the 
proposed site alterations and construction for the new Nantucket Cottage Hospital, 
located at 57 South Prospect Street, and Vesper Lane.  As before, we have evaluated 
the existing plans for consistency with the Town's Zoning Bylaw, general conformance 
with the Massachusetts Stormwater Management Regulations, and good engineering 
practice.   
 
Along with a project review meeting conducted on June 27, 2016, with Mr. Steve 
Glowacki of RJ O’Connell & Associates, Inc., we have reviewed the following new 
information to prepare this letter report: 

 
 Revised Site Development Plans entitled “Site Plan for the New Nantucket 

Cottage Hospital, Nantucket, Massachusetts”, 22 sheets, prepared by RJ 
O’Connell & Associates, Inc., dated April 11, 2016, and revised July 11, 2016. 

 
 Memorandum to Andrew Vorce, Director of Planning, and Leslie Woodson Snell, 

AICP, LEED AP, Deputy Director of Planning, from Nantucket Cottage Hospital, 
Subject:  Supplemental Information Pursuant to the June 13, 2016 Site Plan 
Review Hearing, Regarding the Nantucket Cottage Hospital, dated June 30, 
2016.  
 

 Memorandum from Mr. Jeffrey S. Dirk, P.E., PTOE, FTTE, Principal, Vanasse & 
Associates, Inc., to Mr, John E. Twohig, Esquire, Goulston & Storrs, Subject: 
Nantucket Cottage Hospital Modernization Project, dated June 15, 2016. 
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 Letter from Mr. Steve Glowacki of RJ O’Connell & Associates, Inc., to Mr. Ed 
Pesce, dated June 23, 2016, Regarding: Response to Pesce Engineering 
Comments, Application for Site Plan Review, Nantucket Cottage Hospital.  

 
 
The applicant has made multiple revisions to the site plans based on our previous 
comments (dated June 8, 2016), and from comments received from the Board.  Some 
specific revisions that have been made based on the Board’s comments are: 
 

 The ambulance parking area has been enlarged on the west side of the building. 
 The Emergency Entrance drop-off area has been enlarged to improve turning 

and movement/trafficability. 
 The previous painted right & left lanes (and arrows) exiting onto S. Prospect 

Street have been deleted, in favor of a single wide exit lane. 
 
We have the following updated review comments: 
 
1. As a result of our project review meetings with the applicant’s engineer, the plans 

have been revised to adequately address all our previous comments, with one minor 
exception below: 

 
 The proposed site lighting should be in compliance with the bylaw calling for area lighting 

that shall be fully shielded or full cutoff (often referred to as “dark sky” compliant design).  
We recommend that a note be added to Sheet SL-1, indicating this requirement.   

 
Latest Update:  The applicant’s engineer has indicated that the final plan set will 
include this minor revision on the Lighting Plan (SL-1). 

 
2. Included in the supplemental information packet received were comments from the 

Nantucket Fire Dept., who requested an additional fire hydrant on the north side of 
the site near S. Prospect St.  This additional fire hydrant is now shown on the plans. 
 

3. From my review of the Traffic Study, and the Memorandum received from Mr. Jeffrey 
Dirk, P.E., of Vanasse & Associates, Inc., the change/removal of the pavement 
marking for the site exit lanes intersecting onto S. Prospect St., will not create a 
significant impact on the operation, or level of service of this intersection (minimal 
vehicle queueing).  However, subject to the discretion of the Board, we would still 
recommend that the original design with separate left and right turning lanes be 
used, since that design allows this intersection to perform more efficiently. 

 
 
Thank you for this opportunity to assist the Planning Board in their review of this project.  
As always, please contact us if you have any questions.   
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Sincerely,  
 
PESCE ENGINEERING & ASSOCIATES, INC. 
 
 
 
 
Edward L. Pesce, P.E., LEED ® AP 
Principal  
 
 
cc: Stephen P. Glowacki, RJ O’Connell & Associates, Inc. 
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MEMORANDUM 
 
 

TO: Mr. John E. Twohig, Esquire 
Goulston & Storrs 
400 Atlantic Avenue 
Boston, MA  02110 
 

FROM: Mr. Jeffrey S. Dirk, P.E., PTOE, FITE 
Principal 
Vanasse & Associates, Inc. 
35 New England Business Center Drive 
Suite 140 
Andover, MA  01810-1066 
(978) 474-8800, ext. 830 
jdirk@rdva.com 

 
DATE: 

 
June 15, 2016 

 
RE: 

 
6581 

 
SUBJECT: 

 
Nantucket Cottage Hospital Modernization Project 
57 South Prospect Street 
Nantucket, Massachusetts 

 
 
 
Vanasse & Associates, Inc. (VAI) has completed an assessment of traffic volumes and operating 
conditions at the intersection of South Prospect Street at the proposed main driveway to the Nantucket 
Cottage Hospital located at 57 South Prospect Street in Nantucket, Massachusetts.  This assessment was 
completed in response to a request from the Nantucket Planning Board to determine if the proposed 
driveway cross-section could be reduced to provide one entering and one exiting travel lane vs. the 
current design which includes two exiting travel lanes (separate left and right-turn lanes). 
 
A review of the projected traffic volumes associated with the Nantucket Cottage Hospital modernization 
project as presented in the April 2016 Transportation Impact Assessment prepared by VAI in support of 
the project (the “April 2016 TIA”)1 indicates that the subject driveway is anticipated to accommodate a 
total of 33 vehicles exiting during the weekday morning peak-hour (5 vehicles turning left and 28 turning 
right) and 61 vehicles exiting during the weekday evening peak-hour (15 vehicles turning left and 
46 turning right).  The April 2016 TIA assessed operating conditions (levels of service, motorist delays 
and vehicle queuing) at the South Prospect Street/Main Hospital Driveway intersection with exiting 
traffic confined to a single travel lane (vs. two lanes as shown on the Site Plans).  This analysis concluded 
that the driveway will operate under acceptable conditions with a single exiting travel lane under both 
average and peak summer month conditions with minimal residual vehicle queueing predicted to occur 
(no more than one (1) vehicle).  Accordingly, we would recommend that Site Plans be revised to reduce 
the cross-section of the main Hospital driveway at South Prospect Street to reflect one entering and one 
exiting travel lane.  This reduced cross-section will continue to facilitate safe and efficient access to the 
Hospital while minimizing driveway crossing distances for both pedestrians and bicyclists. 
 
 
 
 
cc: File 

                                                      
1Transportation Impact Assessment, Nantucket Cottage Hospital Modernization, Nantucket, MA; VAI; April 11, 2016. 
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M E M O R A N D U M  
 

 

TO: Andrew Vorce, Director of Planning 

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

 
 

 

FROM: Nantucket Cottage Hospital (the “Hospital”) 

DATE: June 30, 2016 

SUBJECT: Supplemental Information Pursuant to the June 13, 2016, Site Plan Review 

Hearing (the “Hearing”) Regarding the New Nantucket Cottage Hospital (the 

“Project”) 

 

Pursuant to the discussions between the Hospital and the Planning Board at the Hearing, set forth 

below is a series of supplemental responses to issues/questions raised at the Hearing in order to 

assist the Planning Board in finalizing its review of the Project. 

1) Modified Emergency Drop-Off Island: Attached hereto as Exhibit A, please find a sketch 

prepared by RJ O’Connell & Associates, Inc. (“RJO”), depicting the proposed relocation of 

the emergency drop-off island, increasing the turning radius and the “back-out” area 

available. The modifications shown on Exhibit A have been included with the site plan set 

submitted herewith. 

2) Ambulance Parking: Attached hereto as Exhibit B, please find a sketch prepared by RJO 

depicting the widening of the ambulance parking area. The modifications shown on Exhibit 

B have been included with the site plan set submitted herewith. 

3) Parking Data: Attached hereto as Exhibit C, please find a memorandum prepared by RJO, 

dated as of June 28, 2016, describing the Project’s demand for parking spaces and the 

inability to relocate the Founder’s Building on the Hospital’s campus.  

4) Approval of Revised Site Plan Set: Based on a June 27, 2016, meeting between Stephen 

Glowacki of RJO and Edward Pesce of Pesce Engineering & Associates, Inc., Ed has 

reviewed and approved the updated site plan set, which, with the minor changes set forth 

below, will be submitted for Planning Board endorsement at the July 11, 2016, hearing. The 

above referenced minor changes are as follows: 

a. Label the Greenlight Building as it is referenced on the General Notes sheet as the 

“Greenlight Building” but not on the plan. 
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b. Add a note to the lighting plan to specifically state the fixtures are “dark sky” 

compliant. 

 

5) Fire Department Fire Hydrant Approval: Attached hereto as Exhibit D, please find email 

correspondence between Stephen Glowacki of RJO and Robert G. Bates, Fire Alarm 

Superintendent, confirming the locations of the fire hydrants on the Project site are 

acceptable to the Nantucket Fire Department.  

6) Lighting and Fixtures: Attached hereto as Exhibit E, please find a revised lighting plan 

depicting the Project’s new fixtures and relocated lighting. 

7) Draft Plan Notes: Attached for your review, as Exhibit F, are draft plan notes to be added to 

the site plan set in response to discussions during the Planning Board hearings.  
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EXHIBIT A 

Sketch of Modified Emergency Drop-Off Island  

[Attached]
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EXHIBIT B 

Sketch of Widened Ambulance Parking 

 

[Attached]

299 OF 789



300 OF 789



 

EXHIBIT C 

Parking Data Memorandum  

[Attached]
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RJO’CONNELL & ASSOCIATES, INC.  

CIVIL ENGINEERS, SURVEYORS & LAND PLANNERS  
 

  

Memorandum  
  
Date: June 28, 2016 
 
To: Nantucket Cottage Hospital 
 
From:    Stephen Glowacki  
  
Regarding:  Parking Analysis Nantucket Cottage Hospital, Nantucket, MA  
  
  
RJ O’Connell & Associates, Inc. (RJOC), in conjunction with Nantucket Cottage Hospital (NCH), 
evaluated onsite parking demand for the existing hospital. The study concluded that there was a shortage 
of onsite parking during normal operations of the hospital.   
  
Existing Parking:  
 
A count of the existing vehicles parked onsite was evaluated through the week of November 10th through 
November 14th of 2014 as shown in the attached sketch titled “NCH Parking”. A count of two-hundred 
and sixty-seven (267) vehicles was noted, which represented vehicles parked on both, paved and marked 
parking stalls and unpaved gravel and grassed areas. In addition, there were approximately eight (8) 
vehicles for staff parked on the gravel parking area at 59 S. Prospect Street and six (6) vehicles for staff 
parked along the west edge of existing access way to #16 Vesper Lane.  As part of the study, in 
coordination with Hospital staff, we were advised that parking counts were taken in 2014 and 2015, at 
various periods during the year, primarily in spring and summer.  We understand, at peak periods, most 
of the available parking was full.  Recognizing that some of the parking, as stated above, was in unpaved, 
poorly delineated areas, causing less than optimal conditions. 
 
  
 Parking Requirements:  
  
The parking requirements were evaluated as part of the development of the Town Overlay Hospital 
Subdistrict for the Zoning Text Amendment. The 4th Edition of the Institute of Transportation Engineers 
(ITE) Parking Generation book was evaluated as a point of reference for hospital parking requirements. 
The ITE book evaluated 53 study sites to develop an average parking supply for hospitals based on 
various classifications as noted in the table below:  
  

Table 6: ITE Parking Generation Book Hospital Parking Supply Values  
Parking Supply Averages   

Site Data  Rural  Suburban  Urban  
Parking Supply per 1,000 sf GFA 1.6 spaces 3.0 spaces 4.5 spaces  

  
  
It was concluded that given the unique environment for the existing hospital, the classification as 
reinforced by the existing parking counts above lies between a Rural and Suburban hospital. As such, a 
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ratio of 2.0 per 1,000 square-feet of gross floor area (GFA) was established. The proposed hospital, 
including the relocated Anderson Building and relocated Founder’s Building, will require 238 parking 
spaces and the proposed parking supply is 242 spaces.   
 
Founder’s Building Location:  
  
During the Planning Board hearing on June 13, 2016, Chairman Barry Rector inquired as to whether or 
not consideration was given to relocating the Founder’s Building within the main hospital parcel located 
at 57 S. Prospect Street rather than at 10 Vesper Lane. This was explored and reevaluated as shown in the 
attached sketch “Founder’s Building Relocation Sketch”. Locating the Founder’s Building on the main 
hospital site would result in a loss of approximately twenty-five (25) to thirty (30) parking spaces and an 
additional loss of eight spaces which would not be built at #10 Vesper.     
  
Conclusion: 

Based on the findings noted above, relocation of the Founder’s Building to the main hospital site is not 
feasible because it would (i) reduce the parking supply below the zoning requirement of 2.0 spaces per 
1,000 square feet of GFA; (ii) reduce the parking supply below the spaces required to operate the 
hospital; and (iii) result in a condition of substantially less spaces (over a 20% reduction) than currently 
exist.  Furthermore, from a “constructability standpoint” not moving the Founders Building off the main 
campus would render significant challenges to constructing the new Hospital while keeping the existing 
Hospital open and accessible. 
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EXHIBIT D 

Fire Hydrant Email Correspondence 

[Attached]
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Sheridan, Joseph

From: Sheridan, Joseph

Sent: Wednesday, June 29, 2016 10:03 AM

To: Sheridan, Joseph

Subject: RE: NCH- Hydrant Locations

From: Steve Glowacki  
Sent: Sunday, June 26, 2016 3:22 PM 
To: 'Robert Bates' 
Subject: RE: NCH- Hydrant Locations 

Thanks very much for the input, Bob. We can certainly add a hydrant at that location. In fact, I’ve added to the drawing 
already and it will be reflected in the final site plan. Does this location work? 

Thanks again, 

Steve Glowacki 
Associate Principal 
RJO'CONNELL & ASSOCIATES, INC.
CIVIL ENGINEERS, SURVEYORS & LAND PLANNERS
80 Montvale Ave., Suite 201 
Stoneham, MA 02180 
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Tel: 781-279-0180 ext. 125 
Cell: 781-215-1436 
Fax: 781-279-0173 
steve.glowacki@rjoconnell.com

www.rjoconnell.com

From: Robert Bates [mailto:rbates@fire.nantucket-ma.gov]  
Sent: Sunday, June 26, 2016 10:23 AM 
To: Steve Glowacki 
Subject: RE: NCH- Hydrant Locations 

Steve – the hydrant layout as presented in Plan Design dated 04/11/2016 Page C-3, Project # 13081 Utility Plan with the 
water mains as indicated (8 inch on all hydrants) appears to be sufficient with one change.   

After further review I would like for there to be consideration the installation of a hydrant on Prospect St (on the 
hospital side of Prospect St) a hydrant at the Emergency Room Driveway Entrance.  With the amount of green space and 
parking lot between the front of building hydrant and the dangers presented by the chopper pad (access to the one near 
the chopper pad would be nonexistent should an incident occur on that pad) having one in the area directly off of 
Prospect St. would allow us to have a water supply on both sides of the helicopter pad for fire protection purposes 

Robert G. Bates Jr. 
Fire Alarm Superintendent 
Nantucket Fire Department 
508 228 2323 ext 5 
rbates@fire.nantucket-ma.gov

From: Steve Glowacki [mailto:Steve.Glowacki@rjoconnell.com]  
Sent: Friday, June 24, 2016 12:39 PM 
To: Robert Bates 
Subject: NCH- Hydrant Locations 

Hi Bob, 

As discussed, I’ve attached a plan showing the proposed hydrant locations for the proposed Nantucket Cottage Hospital. 
Can you please confirm that these locations are acceptable? 

Thanks very much, 

Steve Glowacki 
Associate Principal 
RJO'CONNELL & ASSOCIATES, INC.
CIVIL ENGINEERS, SURVEYORS & LAND PLANNERS
80 Montvale Ave., Suite 201 
Stoneham, MA 02180 
Tel: 781-279-0180 ext. 125 
Cell: 781-215-1436 
Fax: 781-279-0173 
steve.glowacki@rjoconnell.com

www.rjoconnell.com
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EXHIBIT E 

Revised Lighting Plan 

[Attached] 
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• Reduced the overall 
number of fixtures

• Reduced the number 
of light poles from 72 
to 46) while 
maintaining existing 
warm LED fixture 
efficiency

• Focused period 
lighting at entrances 
and main drive

• Pole height 25 feet
• Pulled lighting away 

from eastern 
perimeter along 
neighboring 
property 

• Maintained adequate 
safety/security 
lighting

New Hospital - Lighting
(Proposed New Layout - June 13)
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15 fixtures

31 fixtures

New Hospital – Lighting
(Fixture Detail - June 13)

7 fixtures
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EXHIBIT F 

Draft Plan Notes 

[Attached] 
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1. MassWorks Coordination: The Town intends to submit an application to request 

funding under the Commonwealth’s “MassWorks” program for the reconstruction 

of the so-called Four Corners intersection.  Separate and distinct from the 

Hospital Project, the Applicant has agreed to assist the Town with the preparation 

of the application by providing the Town with certain conceptual design plans for 

the four alternatives and supporting technical reports that are needed to complete 

the application.   

2. Four Corners Assistance: To further assist the Town with the Four Corners 

Project, the Applicant also agrees to generally cooperate with the Town in its goal 

to reconfigure the Four Corners intersection and, that, specifically, for a period of 

two (2) years from the date of issuance of the first building permit for the Hospital 

Project, the Applicant will not construct any substantial additions to the 

improvements located on the properties located at 1 Surfside Road and 26 

Atlantic Avenue that would materially increase the value of such properties (i.e., 

materially increase the value the Town would be required to pay the Applicant in 

connection with any takings).  Notwithstanding the foregoing, nothing herein 

shall be construed to limit, in any way, the Applicant’s rights to (i) undertake any 

ordinary or deferred maintenance, upgrades and/or repairs to the properties; (ii) to 

reconstruct improvements at the properties in the event of a casualty; or (iii) 

receive full and fair value for the properties in the event a taking is required to 

complete the Four Corners Project. 

3. Bike Path Accommodation: The Town intends to construct a sidewalk/bike path 

along South Prospect Street. Separate and distinct from the Hospital Project, the 

Applicant has agreed to, within two (2) years from the date of issuance of the first 

building permit for the Hospital Project and subject to receipt of all necessary 

permits and approvals, modify or relocate the building located at 61 South 

Prospect Street (the “Greenlight Building”) so that the Greenlight Building is 

setback 10 feet from the relocated right of way of South Prospect Street, as such 

way is shown on drawing number ___ of the Hospital Project site plan set.   

4. Grass Re-Seeding: Subject to the Applicant’s receipt of all necessary approvals 

from the United States of America, acting by and through the United States Coast 

Guard, the paved/packed gravel area adjacent to 10 Vesper (as shown on drawing 

number ____ of the Hospital Project site plan set) will be removed and re-seeded 

with grass. 

5. Formula Business Condition: The Applicant agrees that the retail store (if any) 

and cafeteria use contained in the Hospital Project shall not be leased to a 

Formula Business as defined in Section 139-2 of the Nantucket Zoning Bylaw. 

Notwithstanding the foregoing, nothing herein shall imply any restriction on the 

Hospital to retain, engage, or otherwise utilize third party service providers that 

supply, provide, or manage food services, general services, hospital services, 

clinical support services and/or services of any type utilized in connection with 

operating the Hospital Project. 
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R-20

LUG-3

#36-16 Seacliff, LLC & 146 Cliff  Road, LLC
144 Cliff  Road & 14 Cliff  Road

Map 41 Parcels 75 & 75.1
Driveway Access Special Permit
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Catherine Ancero

From: Holly Backus
Sent: Thursday, June 30, 2016 10:50 AM
To: Steindler, Tom; Catherine Ancero
Cc: Jay Hanley; Jessie Glidden; Dan Mulloy; Sophie; jnsteindler@cox.net
Subject: RE: #36-16 Seacliff, LLC and 146 Cliff Road LLC, 144 & 146 Cliff Road

Good Morning Mr. & Mrs. Steindler, 
 
Planning Staff will provide your comments to the Board for their consideration.  
 
Please let me know if you have any questions or if I can be of further assistance. 
Take care,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Steindler, Tom [mailto:tsteindler@mwe.com]  
Sent: Wednesday, June 29, 2016 4:18 PM 
To: Holly Backus; Catherine Ancero 
Cc: Jay Hanley; Jessie Glidden; Dan Mulloy; Sophie; jnsteindler@cox.net 
Subject: #36-16 Seacliff, LLC and 146 Cliff Road LLC, 144 & 146 Cliff Road 
 
Dear Ms. Backus and Ms. Cancero:   
 
My wife, Julie, and I are the Managers of Nantucket Overlook LLC, the Owner of 148 Cliff Road.  We are the abutters to 
the west  of the property located at 146 Cliff Road.  We write in support of the above‐referenced request of Seacliff LLC 
and 146 Cliff Road, LLC for a Special Permit to construct a second driveway access for the benefit of 146 Cliff Road, for 
the reasons set out in the application.  We would be grateful if you would include our support for this request in the file 
for this application, which we understand is scheduled to be addressed at a public hearing at 5:30 p.m., Monday, July 11, 
2016.   
 
Thank you in advance for your kind attention to this matter. 
 
Sincerely,  
 
Tom and Julie Steindler       
 
Thomas P. Steindler  
Partner  

McDermott Will & Emery LLP  |  The McDermott Building  |  500 North Capitol Street, N.W.  |  Washington, DC 20001
Tel +1 202 756 8254  |  Mobile +1 202 251 0478  |  Fax +1 202 756 8087 

Biography | Website | vCard | Email | Twitter | LinkedIn | Blog 

 

 
 
******************************************************************************************************************* 
This message is a PRIVILEGED AND CONFIDENTIAL communication. This message and all attachments are a private 
communication sent by a law firm and may be confidential or protected by privilege. If you are not the intended recipient, 
you are hereby notified that any disclosure, copying, distribution or use of the information contained in or attached to this 
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1

Holly Backus

From: Holly Backus
Sent: Tuesday, July 05, 2016 11:29 AM
To: 'Thomas Lowy'
Cc: Catherine Ancero
Subject: RE: #37-16 Inn Partners Regatta,LLC 78 Centre St

Good Morning Mr. Lowy, 
 
Thank you for your email. It will be provided to the Planning Board prior to the meeting for their consideration.
The meeting will be next Monday, July 11th at 5:30PM in the Public Safety Facility Community Room. 
 
Please let me know if you have any questions or if I can be of further assistance. 
Take care,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: Thomas Lowy [mailto:graciesmansion@gmail.com]  
Sent: Sunday, July 03, 2016 2:16 PM 
To: Holly Backus 
Subject: FW: #37-16 Inn Partners Regatta,LLC 78 Centre St 
 
 
 

From: Thomas Lowy <graciesmansion@gmail.com> 
Date: Sunday, July 3, 2016 at 2:08 PM 
To: <hbackus@nantucketma.gov> 
Cc: Whitney Gifford <wag@readelaw.com> 
Subject: #37‐16 Inn Partners Regatta,LLC 78 Centre St 
 

Dear Sirs, 
 

My wife and I are the direct abutters of the Regatta Inn on Centre St. We have been informed that the 
Inn has submitted plans for a large extension and that you will be hearing their application on the 12th 
of this month at 5:30. We would like to share with you our objections to the scale and style of the 
proposed extension.  

We believe that the applicants are adding too many rooms and too tall a building on an already 
crowded lot. The addition of so many more people and cars, with no additional parking or sunlight will 
be a detriment to our quality of life. If the Inn is already in violation of the parking rules, why in the 
world would the Board want to exacerbate the situation.The current design will be a blight on Lily 
Street. As far as we can see, from the plans, some of the rooms are below grade and it is not very clear 
what the rooms in the attic will be used for. More guest rooms? Staff rooms?  

On the south elevation, the plans that have been revealed to us seem to be about as charming as a 
penitentiary in some Eastern European ex Soviet bloc republic.The shear mass of the south facing wall 
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will be oppressive to us and block our current views significantly. Not to mention the lovely trees 
that will have to come down  to make way for the new construction.The west side of the new 
extension looks like a retirement community by Marriott . None of it seems to have “Nantucket in 
Mind”. Recent changes to the plans have not gone very far to address our objections and in some 
ways have exacerbated the inappropriate massing on the south side. Moreover the plans indicate 
that the applicants plan to take down the fence that is currently dividing our properties and annex 
part of our land. I hope the Board is not capable of giving anyone permission to take our land.  

The plans that we have seen do not include any provisions for air conditioning or heating units nor do 
they show any details for storm windows or screens. Multiple window unit air conditioners will be 
deafening to us. We are already oppressed by the noise of 2 giant and very visible and odiferous 
exhaust fans from the roof of the American Seasons restaurant. If central air is proposed for the Inn, 
where will the compressors be sited? In our faces on south facing land that can’t be built on or on the 
Lily Street side to oppress pedestrians? I don’t imagine that they want them in front of the ticky tacky 
balconies which are practically in our master bedroom.  

Please feel free to contact us by phone or email for any clarification of our position.  

 

Sincerely yours,  

Thomas and Beth Lowy  

40 Lily Street 

Nantucket 

228 2422 

 

CC: Whitney Gifford Esq.  
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STORMWATER MANAGEMENT REPORT 
AMENDED SPECIAL PERMIT AREA 

WHITE ELEPHANT VILLAGE 
NANTUCKET, MASSACHUSETTS 

 
 

Prepared for Nantucket Island Resorts 
File No. 2495.04 

June 14, 2016 
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Mr. Scott Kelley 
Nantucket Island Resorts LLC 
75 Park Plaza 
Boston, Massachusetts 02116 
 

June 14, 2016 
File No. 2495.04 

Re: Revised Stormwater Management Report 
 White Elephant Village, Amended Special Permit Area 
 Nantucket, Massachusetts 
 
Dear Mr. Kelley: 
 
Sanborn, Head & Associates, Inc. (Sanborn Head) has prepared this revised Stormwater 
Management Report on behalf of Nantucket Island Resorts LLC for the proposed White 
Elephant Village Amended Special Permit Area.  The revisions incorporate the comments 
provided during previous design iterations and peer review by Pesce Engineering & 
Associates, Inc. 
 
Please contact the undersigned if you have any questions regarding this Stormwater 
Management Report. 
 
Very truly yours,  
SANBORN, HEAD & ASSOCIATES, INC. 
 
 
 
        
Luke Norton, P.E. 
Project Manager 

Duncan W. Wood, LSP 
Principal Emeritus 

  
LDN/DWW/VRK: ldn 
 
Encl. Stormwater Management Report 
 
 
 
 
 
 
 
 
 
 

P:\2400s\2495.04\Source Files\SW Report Oct 2015 Update\Special Permit Report\ 
Comment Revisions\20160614 WEV Special Permit Cover Ltr.docx 
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1.0 INTRODUCTION 
1.1 Project Overview and Objectives 

The redevelopment plan for the White Elephant Village, a site located at the corner of 
Easton and South Beach Streets and formerly known as the Harbor House complex or Mad 
Hatter property (the “Site”), has evolved over time.  Sanborn, Head & Associates, Inc. 
(“Sanborn Head”), on behalf of Nantucket Island Resorts LLC (“NIR”), prepared analyses of 
the existing and future stormwater flows in 2005, 2009 and 2015 for those portions of the 
Site shown on Figure 1.  The initial 2005 analysis was for the original redevelopment plan.  
The subsequent 2009 and 2015 analyses provided revised stormwater design calculations 
for design changes that occurred as the project was developed in sequential phases.  The 
current project calls for the subdivision of the Site into fourteen (14) lots, consisting of the 
main resort area (Lot 3) (the “White Elephant Village Special Permit Area”), and thirteen 
(13) lots that will be released from the existing Special Permit and developed separately. 
This updated stormwater report addresses the analysis of the existing and future 
stormwater flows for the portion of the Site identified on Figure 2, which includes the 
amended Lot 3.  A separate stormwater analysis for Lots 7 through 16 was provided under 
separate cover along with the application for the Definitive Subdivision of Land. 
 

1.2 Proposed Hydrologic Objective 

The hydrologic objective for design of the stormwater management systems has been to 
increase the on-site recharge of precipitation when compared to the original (pre-2005) 
conditions.  Favorable soil conditions for infiltration have been identified below an organic 
layer; however, infiltration is also constrained by shallow groundwater.  The runoff that is 
not infiltrated will be directed to the existing municipal storm drains that are located 
within the streets adjacent to the White Elephant Village Special Permit Area.  The objective 
is to have no increase in the peak flow from the site area for both 2-year and 25-year return 
frequency, 24-hour duration rainfalls. 
 

1.3 Proposed Water Quality Objective 

The water quality objective of the proposed stormwater system is to provide improved 
water quality treatment for the runoff from paved surfaces.  Treatment would consist of 
gravity separation for both the denser solids and the lighter than water petroleum fractions 
at the catch basins, and the use of a swirl concentrator to reduce total suspended sediments 
(TSS) prior to discharge from the White Elephant Village Special Permit Area. 
 
2.0 PRE-2005 SITE CONDITIONS 
The combined area of the White Elephant Village Special Permit Area (Lot 3) is 2.57 acres, 
as shown on Figure 1.  The land use prior to 2005 is illustrated on the Existing Conditions 
plan prepared by R.J. O’Connell & Associates, Inc. and previously submitted to the Planning 
Board.  The ground surface elevations across the Site range from a low of 3.9 feet adjacent 
to South Beach Street to a high of 7.0 feet near the northeast corner of the Main Building 
(Half Tide 1934 datum).  The White Elephant Village Special Permit Area is located within 
the tidal surge flood plain, which is estimated by FEMA (Federal Emergency Management 
Agency) to be El. 8.0 feet in this area of Nantucket (NAVD 1988 datum). 
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2.1 Subsurface Conditions 

Sanborn Head completed a series of test pits at the Site in 2005 and observed construction 
activities between September 2007 and April 2008.  Generally, subsurface conditions at the 
site consist of a fill layer of sand, loam, rock dust, gravel, and brick fragments, located above 
a brown fine to medium-grained natural sand.  Underlying the natural sand, an organic 
layer of fibrous peat was encountered in the test pits and during construction excavations 
which is further underlain by a light gray, medium to coarse-grained, natural sand strata.  
Based on visual observation and classification, it is our opinion that the natural sand strata 
would be considered free-draining soils. 
 
Based on Sanborn Head’s observations at test pits, and during construction activities at the 
Site, the depth to groundwater varied across the site from approximately 1.1 feet below 
ground surface (bgs) on the former Mad Hatter Property to 4.8 feet bgs at a monitoring 
well located west of the Main Building near North Water Street.  Groundwater was also 
observed to be perched above the organic peat and seen seeping into open excavations 
from the top of the organic layer. 
 

2.2 Drainage System 

The drainage system features constructed prior to 2005 at the Site were minimal.  The 
drainage system generally relied on sheet flow runoff to the paved driveways and then 
discharge to three of the public right-of-ways adjacent to the site (South Beach Street, 
Easton Street, and Sea Street).  Existing catch basins and municipal storm drains were 
located in Easton Street and South Beach Street that conveyed the runoff to the ocean.  The 
existing roofs, including those that were equipped with gutters and downspouts, 
discharged onto the ground surface adjacent to the buildings.  The grading of the paved 
areas, brick walkways, and landscaped areas were varied and water puddles remained at 
localized low points following storm events.   
 
Three drainage features constructed prior to 2005 were previously identified at the Site. 
One catch basin was located on the property within the gravel parking area in the north 
central portion of the site; a second catch basin was identified within the grassed area at 
the former Mad Hatter property; and, a four-inch diameter drain inlet was located in the 
paved area across from the front of the Main Building.  The small drain inlet in the paved 
area and the catch basin in the gravel parking area were reportedly connected to the 
municipal storm drain in Easton Street, but the connection reportedly did not function 
efficiently.  No information was obtained regarding any drain connection for the catch 
basin observed on the former Mad Hatter property.  None of these three drainage features 
remain as part of the current proposed redevelopment project.   
 
Additionally, there is an area west of the Main Building that currently drains to an isolated 
infiltration sump.  This drainage feature will remain as part of the current proposed 
redevelopment project.  There were no water quality best management practices 
incorporated into the pre-2005 stormwater system, and the runoff from the paved surfaces 
exited the Site as untreated sheet flow. 
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Based on the invert elevations obtained during the existing conditions survey, the 
municipal drains in the adjacent streets have fairly flat slopes and are set below the high 
tide elevation.  Based on the observations of the on-site maintenance staff, the drains 
function adequately during most rainfall events and normal tides.  However during intense 
rain events that coincide with lunar high tides, the catch basins along South Beach Street 
and Easton Street tend to surcharge and roadway curbs are flooded until the tide level 
drops.  The same issue (i.e., surcharged conditions during high tide combined with rainfall) 
is anticipated in the future and it is a function of the existing drain invert elevations when 
compared to the tide elevation.  However, the proposed drainage system, including the 
addition of subsurface detention basins and groundwater intercept drains, has been 
designed so as to adequately mitigate stormwater effects. 
 
3.0 DESCRIPTION OF PROPOSED SITE GRADING AND SYSTEM DESIGN 

3.1 Physical Site Constraints or Limitations 

The stormwater system as described below was designed to reduce runoff into the center 
of the White Elephant Village Special Permit Area, and to provide interceptor drains to help 
relieve the rise in the water table that currently follows precipitation events, representing a 
significant improvement over the existing conditions. 
 

3.2 Upgraded Stormwater Management System 

The stormwater management system captures a significant portion of the White Elephant 
Village Special Permit Area runoff to an improved central primary storm drain, which 
includes two (2) in-line subsurface detention basins located below the Proposed Way (Lot 
16 of the of Subdivision Area).  The proposed central primary storm drain will continue to 
be routed through the previously constructed swirl concentrator and drain into municipal 
storm drains in South Beach Street.  The remaining perimeter portions of the White 
Elephant Village Special Permit Area will continue to discharge directly into the existing 
municipal storm drains located along Easton Street and South Beach Street.  The objective 
is to separate the timing of hydrograph peaks from different portions of the White Elephant 
Village Special Permit Area. 
 
To address the water quality of the proposed system, each proposed catch basin is, or will 
be, equipped with a deep sump and an inverted outlet.  These features provide the means 
for initial gravity separation of sediments and floating matter at the catch basin serving 
each sub-area.    Near the eastern end of the Proposed Way (at the downstream end of the 
improved central primary storm drain) a swirl concentrator is proposed to provide 
additional removal of total suspended solids.  The swirl concentrator was previously 
constructed “off-line” and designed to capture lower flows and the initial flush from a 
storm passing through the unit.  At higher flow rates, the unit is designed to let some 
stormwater bypass the unit to prevent scouring and re-suspension of the accumulated 
solids. 
 
Drawings C-2, Grading & Drainage Plan, and C-7, Drainage Details - 2, prepared by R.J. 
O’Connell and reproduced in Appendix A, illustrates the proposed catch basins, drain 
manholes, and storm drain network, as well as the locations of the subsurface detention 
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basins and groundwater intercept drain systems.  The majority of the White Elephant 
Village Special Permit Area buildings are equipped with gutter and downspout systems to 
direct the roof runoff into the storm drain system.  
 

3.3  Proposed Groundwater Intercept Drains  

Sanborn Head’s observations during the excavations at the Site, the comments of the 
residents during the July 11, 2005 Planning Board hearing, and the observations of the 
Nantucket Public Works Director all indicated that following intense rainfall the 
groundwater rises rapidly and then falls very slowly.   The underlying conditions, 
specifically the shallow depth to groundwater and the presence of the low-permeability 
organic layer at a depth of 3 to 5 feet below grade are constraints. 
 
The project design includes a network of existing perforated pipes installed at or just below 
the existing average water table elevation. These pipes are shown on Drawing C-2 and 
labeled as “8-inch Underdrain to Remain”.  In the future, following a rise in the water table 
during and after a storm, these perforated drains would provide a significantly increased 
capacity to lower the water table back to the “normal” elevation that is controlled by the 
average tide elevation.   With the proposed improvements, the water table in the central 
portion of the Site would likely rise to the same approximate peak elevation (in response to 
similar combinations of storm tide and rainfall), but the water table should not remain 
elevated for as long following the event, because the capacity to remove water from above 
the organic layer will be increased.  This represents a significant improvement over 
existing conditions and adequately mitigates stormwater effects. 
 
4.0 STORMWATER MODELING ANALYSIS 

4.1 Existing Conditions 

The existing site condition of the White Elephant Village Special Permit Area, encompassing 
Lot 3, was modeled as a single catchment area of 2.57 acres using the HydroCAD (Version 
10.0) software given the lack of a structured drainage system.  The attached Figure 2 
illustrates the catchment area that was modeled.  Table 1 presents the summary of land 
uses and areas used in the existing model area.  The impermeable area was calculated as 
the sum of the existing roof area and pavement area, which combined equals 1.03 acres 
(CN=98).  The 0.38 acres of gravel parking areas or brick walkways and patios were 
modeled as a low permeability gravel surface (CN=76), and the remaining 1.15 acres of 
landscaped areas including lawns and shrubs were modeled as open space with 50 to 75% 
grass cover (CN=49).  The design storm events used were a 2-year return frequency, 24-
hour duration rainfall of 3.7 inches and a 25-year return frequency, 24-hour duration 
rainfall of 5.6 inches, using a Type III rainfall distribution for both events.  The model 
calculated a total peak flow leaving the site of 2.98 cubic feet per second (cfs) and a runoff 
volume of 0.280 acre-feet for the 2-year event.  For the 25-year event, the calculated total 
peak flow leaving the site was 6.50 cfs and the runoff volume was 0.588 acre-feet. 
 

4.2 Proposed Conditions 

The proposed site condition was modeled as nine (9) subcatchment areas.  Subcatchment 
area C9 is excluded from the runoff model as this portion of the White Elephant Village 
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Special Permit Area is infiltrated into the ground through the use of an existing dry 
well/infiltration sump.  Additionally, the existing pool is excluded in the runoff model. The 
resulting model area is 2.25 acres.  Five of the subcatchments (C1, C2, C3, C7 and C8) 
assume that the runoff continues to travel outside of the White Elephant Village Special 
Permit Area as sheet flow, similar to pre-2005 conditions.  The remaining three 
subcatchments (C4, C5, and C6) are linked together by the improved central primary storm 
drain system which includes two modeled detention basins (SB-1 and SB-2) and two 
modeled catch basins (DMH8 and DMHX).  The attached Figure 3 illustrates the division of 
the site into nine subcatchments.  Table 2 summarizes the catchment area data used in the 
proposed conditions model.  The model calculated a total peak flow leaving the White 
Elephant Village Special Permit Area of 2.85 cfs and a runoff volume of 0.326 acre-feet for 
the 2-year event.  For the 25-year event, the calculated total peak flow leaving the White 
Elephant Village Special Permit Area was 5.32 cfs and the runoff volume was 0.612 acre-
feet. 
 
5.0 CONCLUSIONS 
The proposed design provides a significant improvement over the current conditions at the 
White Elephant Village Special Permit Area by providing multiple detention systems to 
time lag portions of the runoff, and by improving stormwater quality by providing 
stormwater best management practices (gravity and swirl separation).   
 
The proposed design meets the intent of the Massachusetts Stormwater Management 
Policy for renovation projects at previously developed sites, and is responsive to the 
performance standards for storm drainage set forth in the Rules and Regulations Governing 
the Subdivision of Land on Nantucket Island.  Specifically, the new system provides water 
quality treatment features and peak flow detention that represent a significant 
improvement over existing conditions and adequately mitigate stormwater effects. 
 

P:\2400s\2495.04\Source Files\SW Report Oct 2015 Update\Special Permit Report\ 
Comment Revisions\20160614 WEV Special Permit SW Report.docx 

394 OF 789



TABLES 
  

395 OF 789



Total Area Pavement & 
Roof Brick or Gravel Lawn & Shrubs

Total Site Area (sq-ft) 111771 44708 16766 50297
Total Site Area (acres) 2.57 1.03 0.38 1.15

CN Numbers 98 76 49
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Total Area Pavement & 
Roof

Brick or 
Gravel

Lawn & 
Shrubs

Total Site Area (sq-ft) 111,771
Total Site Area (acres) 2.57

CN Numbers 98 76 49
Subcatchment Number

C1 13,706 6,768 1,583 5,355
C2 6,456 3,885 891 1,680
C3 10,568 4,221 765 5,582
C4 13,356 10,571 1,066 1,719
C5 13,898 10,863 772 2,263
C6 22,419 8,050 8,477 5,892

Pool 900
C7 4,433 4,433 0 0
C8 13,361 113 1,762 11,486
C9 12,674

Total Modeled Area (sq-ft) 98,197 48,904 15,316 33,977
Total Modeled Area (acres) 2.25 1.12 0.35 0.78

Pool area excluded from model

Infiltrated area excluded from model
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APPENDIX A 
 

COPY OF C-2, GRADING & DRAINAGE PLAN, 
AND C-7, DRAINAGE DETAILS – 2,  

PREPARED BY RJ O’CONNELL 
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OUTLET CONTROL MANHOLE (OCS-1) FOR SUBSURFACE
 DETENTION BASIN #1

TYPICAL BACKFILL SECTION - SUBSURFACE
DETENTION BASIN #2

OUTLET CONTROL MANHOLE (OCS-3) FOR LOTS 4-6 CISTERN 58

3

147

OUTLET CONTROL MANHOLE (OCS-2) FOR SUBSURFACE
 DETENTION BASIN #2

2

TYPICAL BACKFILL SECTION - LOTS 4-6 CISTERN9 TYPICAL BACKFILL SECTION - SUBSURFACE
DETENTION BASIN #1

6

RJO'CONNELL

& ASSOCIATES, INC.
CIVIL ENGINEERS, SURVEYORS
& LAND PLANNERS

OUTLET CONTROL MANHOLE (OCS-4) FOR LOTS 7-15 CISTERN8

7

TYPICAL BACKFILL SECTION - LOTS 7-15 CISTERN9
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APPENDIX B 
 

EXISTING CONDITIONS MODEL 
HYDROCAD OUTPUT 
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E1

Special Permit Area

Routing Diagram for 20151003 Special Permit Existing
Prepared by Sanborn, Head & Associates, Inc.

HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Subcat Reach Pond Link

406 OF 789



Type III 24-hr  2-year Rainfall=3.70"20151003 Special Permit Existing
Prepared by Sanborn, Head & Associates, Inc.

Page 2HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment E1: Special Permit Area

Runoff = 2.98 cfs @ 12.20 hrs,  Volume= 12,215 cf,  Depth> 1.31"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year Rainfall=3.70"

Area (sf) CN Description
* 44,708 98 Pavement & Roofs
* 16,766 76 Gravel & Bricks
* 50,297 49 Lawns & Shrubs

111,771 73 Weighted Average
67,063 60.00% Pervious Area
44,708 40.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
13.6 Direct Entry,

Subcatchment E1: Special Permit Area

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

3

2

1

0

Type III 24-hr
2-year Rainfall=3.70"
Runoff Area=111,771 sf
Runoff Volume=12,215 cf
Runoff Depth>1.31"
Tc=13.6 min
CN=73

2.98 cfs
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Type III 24-hr  25-year Rainfall=5.60"20151003 Special Permit Existing
Prepared by Sanborn, Head & Associates, Inc.

Page 3HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment E1: Special Permit Area

Runoff = 6.50 cfs @ 12.19 hrs,  Volume= 25,632 cf,  Depth> 2.75"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-year Rainfall=5.60"

Area (sf) CN Description
* 44,708 98 Pavement & Roofs
* 16,766 76 Gravel & Bricks
* 50,297 49 Lawns & Shrubs

111,771 73 Weighted Average
67,063 60.00% Pervious Area
44,708 40.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
13.6 Direct Entry,

Subcatchment E1: Special Permit Area

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

7

6

5

4

3

2

1

0

Type III 24-hr
25-year Rainfall=5.60"
Runoff Area=111,771 sf
Runoff Volume=25,632 cf
Runoff Depth>2.75"
Tc=13.6 min
CN=73

6.50 cfs
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APPENDIX C 
 

PROPOSED CONDITIONS MODEL 
HYDROCAD OUTPUT 
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C1 C2 C3

C4

C5

C6 C7 C8

DMH X
CB

DMH8
CB

SB-1

Basin 1

SB-2

Basin 2

P1

Routing Diagram for 20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 2HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C1:

Runoff = 0.50 cfs @ 12.12 hrs,  Volume= 1,724 cf,  Depth> 1.51"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 6,768 98 Pavement & Roof
* 1,583 76 Gravel & Brick
* 5,355 49 Landscaping

13,706 76 Weighted Average
6,938 50.62% Pervious Area
6,768 49.38% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

8.5 120 0.0060 0.24 Lag/CN Method,

Subcatchment C1:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

0.55

0.5

0.45

0.4

0.35

0.3

0.25

0.2

0.15

0.1

0.05

0

Type III 24-hr
2-year event Rainfall=3.70"
Runoff Area=13,706 sf
Runoff Volume=1,724 cf
Runoff Depth>1.51"
Flow Length=120'
Slope=0.0060 '/'
Tc=8.5 min
CN=76

0.50 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 3HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C2:

Runoff = 0.40 cfs @ 12.03 hrs,  Volume= 1,048 cf,  Depth> 1.95"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 3,885 98 Pavement & Roof
* 891 76 Gravel & Brick
* 1,680 49 Landscaping

6,456 82 Weighted Average
2,571 39.82% Pervious Area
3,885 60.18% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.7 20 0.0060 0.20 Lag/CN Method,

Subcatchment C2:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

0.44
0.42

0.4
0.38
0.36
0.34
0.32

0.3
0.28
0.26
0.24
0.22

0.2
0.18
0.16
0.14
0.12

0.1
0.08
0.06
0.04
0.02

0

Type III 24-hr
2-year event Rainfall=3.70"

Runoff Area=6,456 sf
Runoff Volume=1,048 cf

Runoff Depth>1.95"
Flow Length=20'
Slope=0.0060 '/'

Tc=1.7 min
CN=82

0.40 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 4HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C3:

Runoff = 0.25 cfs @ 12.20 hrs,  Volume= 1,047 cf,  Depth> 1.19"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 4,221 98 Pavement & Roof
* 765 76 Gravel & Brick
* 5,582 49 Landscaping

10,568 71 Weighted Average
6,347 60.06% Pervious Area
4,221 39.94% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.1 100 0.0010 1.55 1.22 Pipe Channel,
12.0"  Round  Area= 0.8 sf  Perim= 3.1'  r= 0.25'
n= 0.012  Concrete pipe, finished

12.3 50 0.0060 0.07 Sheet Flow,
Grass: Dense   n= 0.240   P2= 3.70"

13.4 150 Total

Subcatchment C3:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Type III 24-hr
2-year event Rainfall=3.70"
Runoff Area=10,568 sf
Runoff Volume=1,047 cf
Runoff Depth>1.19"
Flow Length=150'
Tc=13.4 min
CN=71

0.25 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 5HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C4:

Runoff = 0.98 cfs @ 12.07 hrs,  Volume= 2,931 cf,  Depth> 2.63"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 10,571 98 Pavement & Roof
* 1,066 76 Gravel & Brick
* 1,719 49 Landscaping

13,356 90 Weighted Average
2,785 20.85% Pervious Area

10,571 79.15% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.6 100 0.0060 0.37 Lag/CN Method,

Subcatchment C4:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

1

0

Type III 24-hr
2-year event Rainfall=3.70"
Runoff Area=13,356 sf
Runoff Volume=2,931 cf
Runoff Depth>2.63"
Flow Length=100'
Slope=0.0060 '/'
Tc=4.6 min
CN=90

0.98 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 6HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C5:

Runoff = 0.98 cfs @ 12.07 hrs,  Volume= 2,942 cf,  Depth> 2.54"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 10,863 98 Pavement & Roof
* 772 76 Gravel & Brick
* 2,263 49 Landscaping

13,898 89 Weighted Average
3,035 21.84% Pervious Area

10,863 78.16% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.8 120 0.0080 0.42 Lag/CN Method,

Subcatchment C5:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

1

0

Type III 24-hr
2-year event Rainfall=3.70"
Runoff Area=13,898 sf
Runoff Volume=2,942 cf
Runoff Depth>2.54"
Flow Length=120'
Slope=0.0080 '/'
Tc=4.8 min
CN=89

0.98 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 7HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C6:

Runoff = 0.91 cfs @ 12.11 hrs,  Volume= 2,949 cf,  Depth> 1.58"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 8,050 98 Pavement & Roof
* 8,477 76 Gravel & Brick
* 5,892 49 Landscaping

22,419 77 Weighted Average
14,369 64.09% Pervious Area
8,050 35.91% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

7.1 120 0.0080 0.28 Lag/CN Method,

Subcatchment C6:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

1

0

Type III 24-hr
2-year event Rainfall=3.70"
Runoff Area=22,419 sf
Runoff Volume=2,949 cf
Runoff Depth>1.58"
Flow Length=120'
Slope=0.0080 '/'
Tc=7.1 min
CN=77

0.91 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 8HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C7:

Runoff = 0.42 cfs @ 12.03 hrs,  Volume= 1,280 cf,  Depth> 3.46"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 4,433 98 Pavement & Roof
* 0 76 Gravel & Brick
* 0 49 Landscaping

4,433 98 Weighted Average
4,433 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

2.2 270 0.0050 2.02 0.40 Pipe Channel,
6.0"  Round  Area= 0.2 sf  Perim= 1.6'  r= 0.13'
n= 0.013  Corrugated PE, smooth interior

Subcatchment C7:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

0.46
0.44
0.42

0.4
0.38
0.36
0.34
0.32

0.3
0.28
0.26
0.24
0.22

0.2
0.18
0.16
0.14
0.12

0.1
0.08
0.06
0.04
0.02

0

Type III 24-hr
2-year event Rainfall=3.70"

Runoff Area=4,433 sf
Runoff Volume=1,280 cf

Runoff Depth>3.46"
Flow Length=270'

Slope=0.0050 '/'
Tc=2.2 min

CN=98

0.42 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 9HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment C8:

Runoff = 0.04 cfs @ 12.50 hrs,  Volume= 380 cf,  Depth> 0.34"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-year event Rainfall=3.70"

Area (sf) CN Description
* 113 98 Pavement & Roof
* 1,762 76 Gravel & Brick
* 11,486 49 Landscaping

13,361 53 Weighted Average
13,248 99.15% Pervious Area

113 0.85% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
18.6 150 0.0060 0.13 Lag/CN Method,

Subcatchment C8:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

0.046
0.044
0.042

0.04
0.038
0.036
0.034
0.032

0.03
0.028
0.026
0.024
0.022

0.02
0.018
0.016
0.014
0.012

0.01
0.008
0.006
0.004
0.002

0

Type III 24-hr
2-year event Rainfall=3.70"
Runoff Area=13,361 sf
Runoff Volume=380 cf
Runoff Depth>0.34"
Flow Length=150'
Slope=0.0060 '/'
Tc=18.6 min
CN=53

0.04 cfs
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Type III 24-hr  2-year event Rainfall=3.70"20151005 Special Permit Proposed
Prepared by Sanborn, Head & Associates, Inc.

Page 10HydroCAD® 10.00-13  s/n 00705  © 2014 HydroCAD Software Solutions LLC

Summary for Pond DMH X:

Inflow Area = 22,419 sf, 35.91% Impervious,  Inflow Depth > 1.58"    for  2-year event event
Inflow = 0.91 cfs @ 12.11 hrs,  Volume= 2,949 cf
Outflow = 0.91 cfs @ 12.11 hrs,  Volume= 2,949 cf,  Atten= 0%,  Lag= 0.0 min
Primary = 0.91 cfs @ 12.11 hrs,  Volume= 2,949 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 3.05' @ 12.11 hrs

Device Routing Invert Outlet Devices
#1 Primary 2.50' 12.0"  Round Culvert

L= 40.0'   CMP, square edge headwall,  Ke= 0.500
Inlet / Outlet Invert= 2.50' / 2.25'   S= 0.0063 '/'   Cc= 0.900
n= 0.012  Concrete pipe, finished,  Flow Area= 0.79 sf

Primary OutFlow  Max=0.90 cfs @ 12.11 hrs  HW=3.05'  TW=2.09'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 0.90 cfs @ 2.99 fps)

Pond DMH X:

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

1

0

Inflow Area=22,419 sf
Peak Elev=3.05'
12.0"
Round Culvert
n=0.012
L=40.0'
S=0.0063 '/'

0.91 cfs0.91 cfs
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Summary for Pond DMH8:

Inflow Area = 13,356 sf, 79.15% Impervious,  Inflow Depth > 2.63"    for  2-year event event
Inflow = 0.98 cfs @ 12.07 hrs,  Volume= 2,931 cf
Outflow = 0.98 cfs @ 12.07 hrs,  Volume= 2,931 cf,  Atten= 0%,  Lag= 0.0 min
Primary = 0.98 cfs @ 12.07 hrs,  Volume= 2,931 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 3.85' @ 12.07 hrs

Device Routing Invert Outlet Devices
#1 Primary 3.30' 10.0"  Round Culvert

L= 90.0'   CMP, square edge headwall,  Ke= 0.500
Inlet / Outlet Invert= 3.30' / 2.40'   S= 0.0100 '/'   Cc= 0.900
n= 0.012  Concrete pipe, finished,  Flow Area= 0.55 sf

Primary OutFlow  Max=0.98 cfs @ 12.07 hrs  HW=3.85'  TW=2.23'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 0.98 cfs @ 2.53 fps)

Pond DMH8:

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

1

0

Inflow Area=13,356 sf
Peak Elev=3.85'
10.0"
Round Culvert
n=0.012
L=90.0'
S=0.0100 '/'

0.98 cfs0.98 cfs
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Summary for Pond SB-1: Basin 1

Inflow Area = 49,673 sf, 59.36% Impervious,  Inflow Depth > 2.12"    for  2-year event event
Inflow = 2.15 cfs @ 12.10 hrs,  Volume= 8,764 cf
Outflow = 1.88 cfs @ 12.17 hrs,  Volume= 8,735 cf,  Atten= 13%,  Lag= 4.0 min
Primary = 1.88 cfs @ 12.17 hrs,  Volume= 8,735 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 2.24' @ 12.17 hrs   Surf.Area= 0 sf   Storage= 412 cf

Plug-Flow detention time= 6.2 min calculated for 8,735 cf (100% of inflow)
Center-of-Mass det. time= 4.2 min ( 827.2 - 823.1 )

Volume Invert Avail.Storage Storage Description
#1 1.00' 1,000 cf 3' dia Pipes Listed below

Elevation Cum.Store
(feet) (cubic-feet)
1.00 0
4.00 1,000

Device Routing Invert Outlet Devices
#1 Primary 1.00' 15.0"  Round Culvert

L= 10.0'   CMP, square edge headwall,  Ke= 0.500
Inlet / Outlet Invert= 1.00' / 0.91'   S= 0.0090 '/'   Cc= 0.900
n= 0.011  Concrete pipe, straight & clean,  Flow Area= 1.23 sf

#2 Device 1 1.00' 6.0" Vert. Orifice/Grate X 2.00  C= 0.600
#3 Device 1 2.50' 8.0" Vert. Orifice/Grate  C= 0.600
#4 Device 1 3.50' 3.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)

Primary OutFlow  Max=1.88 cfs @ 12.17 hrs  HW=2.24'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Passes 1.88 cfs of 3.87 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 1.88 cfs @ 4.78 fps)
3=Orifice/Grate  ( Controls 0.00 cfs)
4=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Pond SB-1: Basin 1

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

2

1

0

Inflow Area=49,673 sf
Peak Elev=2.24'
Storage=412 cf

2.15 cfs

1.88 cfs
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Summary for Pond SB-2: Basin 2

Inflow Area = 27,254 sf, 78.65% Impervious,  Inflow Depth > 2.59"    for  2-year event event
Inflow = 1.96 cfs @ 12.07 hrs,  Volume= 5,874 cf
Outflow = 1.25 cfs @ 12.10 hrs,  Volume= 5,816 cf,  Atten= 36%,  Lag= 2.0 min
Primary = 1.25 cfs @ 12.10 hrs,  Volume= 5,816 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 2.60' @ 12.16 hrs   Surf.Area= 0 sf   Storage= 600 cf

Plug-Flow detention time= 16.6 min calculated for 5,813 cf (99% of inflow)
Center-of-Mass det. time= 10.5 min ( 812.2 - 801.7 )

Volume Invert Avail.Storage Storage Description
#1 1.00' 1,500 cf 3' dia Pipes Listed below

Elevation Cum.Store
(feet) (cubic-feet)
1.00 0
5.00 1,500

Device Routing Invert Outlet Devices
#1 Primary 1.00' 15.0"  Round Culvert L= 150.0'   Ke= 0.500

Inlet / Outlet Invert= 1.00' / 1.00'   S= 0.0000 '/'   Cc= 0.900
n= 0.012  Concrete pipe, finished,  Flow Area= 1.23 sf

#2 Device 1 1.00' 6.0" Vert. Orifice/Grate X 2.00  C= 0.600
#3 Device 1 4.50' 3.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)

Primary OutFlow  Max=1.17 cfs @ 12.10 hrs  HW=2.45'  TW=2.06'   (Dynamic Tailwater)
1=Culvert  (Passes 1.17 cfs of 2.80 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 1.17 cfs @ 2.99 fps)
3=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Pond SB-2: Basin 2

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

2

1

0

Inflow Area=27,254 sf
Peak Elev=2.60'
Storage=600 cf

1.96 cfs

1.25 cfs
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Summary for Link P1:

Inflow Area = 98,197 sf, 49.80% Impervious,  Inflow Depth > 1.74"    for  2-year event event
Inflow = 2.94 cfs @ 12.15 hrs,  Volume= 14,214 cf
Primary = 2.94 cfs @ 12.15 hrs,  Volume= 14,214 cf,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs

Link P1:

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

3

2

1

0

Inflow Area=98,197 sf
2.94 cfs2.94 cfs
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Summary for Subcatchment C1:

Runoff = 1.03 cfs @ 12.12 hrs,  Volume= 3,464 cf,  Depth> 3.03"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 6,768 98 Pavement & Roof
* 1,583 76 Gravel & Brick
* 5,355 49 Landscaping

13,706 76 Weighted Average
6,938 50.62% Pervious Area
6,768 49.38% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

8.5 120 0.0060 0.24 Lag/CN Method,

Subcatchment C1:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow

(c
fs

)

1

0

Type III 24-hr
25-yr event Rainfall=5.60"
Runoff Area=13,706 sf
Runoff Volume=3,464 cf
Runoff Depth>3.03"
Flow Length=120'
Slope=0.0060 '/'
Tc=8.5 min
CN=76

1.03 cfs
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Summary for Subcatchment C2:

Runoff = 0.73 cfs @ 12.03 hrs,  Volume= 1,948 cf,  Depth> 3.62"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 3,885 98 Pavement & Roof
* 891 76 Gravel & Brick
* 1,680 49 Landscaping

6,456 82 Weighted Average
2,571 39.82% Pervious Area
3,885 60.18% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.7 20 0.0060 0.20 Lag/CN Method,

Subcatchment C2:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321
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Type III 24-hr
25-yr event Rainfall=5.60"

Runoff Area=6,456 sf
Runoff Volume=1,948 cf

Runoff Depth>3.62"
Flow Length=20'
Slope=0.0060 '/'

Tc=1.7 min
CN=82

0.73 cfs
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Summary for Subcatchment C3:

Runoff = 0.57 cfs @ 12.19 hrs,  Volume= 2,265 cf,  Depth> 2.57"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 4,221 98 Pavement & Roof
* 765 76 Gravel & Brick
* 5,582 49 Landscaping

10,568 71 Weighted Average
6,347 60.06% Pervious Area
4,221 39.94% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.1 100 0.0010 1.55 1.22 Pipe Channel,
12.0"  Round  Area= 0.8 sf  Perim= 3.1'  r= 0.25'
n= 0.012  Concrete pipe, finished

12.3 50 0.0060 0.07 Sheet Flow,
Grass: Dense   n= 0.240   P2= 3.70"

13.4 150 Total

Subcatchment C3:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow
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)
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Type III 24-hr
25-yr event Rainfall=5.60"
Runoff Area=10,568 sf
Runoff Volume=2,265 cf
Runoff Depth>2.57"
Flow Length=150'
Tc=13.4 min
CN=71

0.57 cfs
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Summary for Subcatchment C4:

Runoff = 1.61 cfs @ 12.07 hrs,  Volume= 4,957 cf,  Depth> 4.45"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 10,571 98 Pavement & Roof
* 1,066 76 Gravel & Brick
* 1,719 49 Landscaping

13,356 90 Weighted Average
2,785 20.85% Pervious Area

10,571 79.15% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.6 100 0.0060 0.37 Lag/CN Method,

Subcatchment C4:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow
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1

0

Type III 24-hr
25-yr event Rainfall=5.60"
Runoff Area=13,356 sf
Runoff Volume=4,957 cf
Runoff Depth>4.45"
Flow Length=100'
Slope=0.0060 '/'
Tc=4.6 min
CN=90

1.61 cfs
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Summary for Subcatchment C5:

Runoff = 1.64 cfs @ 12.07 hrs,  Volume= 5,033 cf,  Depth> 4.35"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 10,863 98 Pavement & Roof
* 772 76 Gravel & Brick
* 2,263 49 Landscaping

13,898 89 Weighted Average
3,035 21.84% Pervious Area

10,863 78.16% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.8 120 0.0080 0.42 Lag/CN Method,

Subcatchment C5:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321
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0

Type III 24-hr
25-yr event Rainfall=5.60"
Runoff Area=13,898 sf
Runoff Volume=5,033 cf
Runoff Depth>4.35"
Flow Length=120'
Slope=0.0080 '/'
Tc=4.8 min
CN=89

1.64 cfs
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Summary for Subcatchment C6:

Runoff = 1.82 cfs @ 12.10 hrs,  Volume= 5,844 cf,  Depth> 3.13"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 8,050 98 Pavement & Roof
* 8,477 76 Gravel & Brick
* 5,892 49 Landscaping

22,419 77 Weighted Average
14,369 64.09% Pervious Area
8,050 35.91% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

7.1 120 0.0080 0.28 Lag/CN Method,

Subcatchment C6:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321
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Type III 24-hr
25-yr event Rainfall=5.60"
Runoff Area=22,419 sf
Runoff Volume=5,844 cf
Runoff Depth>3.13"
Flow Length=120'
Slope=0.0080 '/'
Tc=7.1 min
CN=77

1.82 cfs
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Summary for Subcatchment C7:

Runoff = 0.64 cfs @ 12.03 hrs,  Volume= 1,980 cf,  Depth> 5.36"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 4,433 98 Pavement & Roof
* 0 76 Gravel & Brick
* 0 49 Landscaping

4,433 98 Weighted Average
4,433 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

2.2 270 0.0050 2.02 0.40 Pipe Channel,
6.0"  Round  Area= 0.2 sf  Perim= 1.6'  r= 0.13'
n= 0.013  Corrugated PE, smooth interior

Subcatchment C7:

Runoff

Hydrograph
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Type III 24-hr
25-yr event Rainfall=5.60"

Runoff Area=4,433 sf
Runoff Volume=1,980 cf

Runoff Depth>5.36"
Flow Length=270'

Slope=0.0050 '/'
Tc=2.2 min

CN=98

0.64 cfs
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Summary for Subcatchment C8:

Runoff = 0.23 cfs @ 12.30 hrs,  Volume= 1,276 cf,  Depth> 1.15"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-yr event Rainfall=5.60"

Area (sf) CN Description
* 113 98 Pavement & Roof
* 1,762 76 Gravel & Brick
* 11,486 49 Landscaping

13,361 53 Weighted Average
13,248 99.15% Pervious Area

113 0.85% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
18.6 150 0.0060 0.13 Lag/CN Method,

Subcatchment C8:

Runoff

Hydrograph

Time  (hours)
242322212019181716151413121110987654321
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Type III 24-hr
25-yr event Rainfall=5.60"
Runoff Area=13,361 sf
Runoff Volume=1,276 cf
Runoff Depth>1.15"
Flow Length=150'
Slope=0.0060 '/'
Tc=18.6 min
CN=53

0.23 cfs
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Summary for Pond DMH X:

Inflow Area = 22,419 sf, 35.91% Impervious,  Inflow Depth > 3.13"    for  25-yr event event
Inflow = 1.82 cfs @ 12.10 hrs,  Volume= 5,844 cf
Outflow = 1.82 cfs @ 12.10 hrs,  Volume= 5,844 cf,  Atten= 0%,  Lag= 0.0 min
Primary = 1.82 cfs @ 12.10 hrs,  Volume= 5,844 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 3.40' @ 12.14 hrs

Device Routing Invert Outlet Devices
#1 Primary 2.50' 12.0"  Round Culvert

L= 40.0'   CMP, square edge headwall,  Ke= 0.500
Inlet / Outlet Invert= 2.50' / 2.25'   S= 0.0063 '/'   Cc= 0.900
n= 0.012  Concrete pipe, finished,  Flow Area= 0.79 sf

Primary OutFlow  Max=1.68 cfs @ 12.10 hrs  HW=3.35'  TW=2.96'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 1.68 cfs @ 3.20 fps)

Pond DMH X:

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow
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)

2

1

0

Inflow Area=22,419 sf
Peak Elev=3.40'
12.0"
Round Culvert
n=0.012
L=40.0'
S=0.0063 '/'

1.82 cfs1.82 cfs
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Summary for Pond DMH8:

Inflow Area = 13,356 sf, 79.15% Impervious,  Inflow Depth > 4.45"    for  25-yr event event
Inflow = 1.61 cfs @ 12.07 hrs,  Volume= 4,957 cf
Outflow = 1.61 cfs @ 12.07 hrs,  Volume= 4,957 cf,  Atten= 0%,  Lag= 0.0 min
Primary = 1.61 cfs @ 12.07 hrs,  Volume= 4,957 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 4.31' @ 12.15 hrs

Device Routing Invert Outlet Devices
#1 Primary 3.30' 10.0"  Round Culvert

L= 90.0'   CMP, square edge headwall,  Ke= 0.500
Inlet / Outlet Invert= 3.30' / 2.40'   S= 0.0100 '/'   Cc= 0.900
n= 0.012  Concrete pipe, finished,  Flow Area= 0.55 sf

Primary OutFlow  Max=1.50 cfs @ 12.07 hrs  HW=4.10'  TW=3.31'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 1.50 cfs @ 3.59 fps)

Pond DMH8:

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321

Fl
ow
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)

1

0

Inflow Area=13,356 sf
Peak Elev=4.31'
10.0"
Round Culvert
n=0.012
L=90.0'
S=0.0100 '/'

1.61 cfs1.61 cfs
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Summary for Pond SB-1: Basin 1

Inflow Area = 49,673 sf, 59.36% Impervious,  Inflow Depth > 3.81"    for  25-yr event event
Inflow = 3.64 cfs @ 12.11 hrs,  Volume= 15,765 cf
Outflow = 3.46 cfs @ 12.16 hrs,  Volume= 15,728 cf,  Atten= 5%,  Lag= 2.4 min
Primary = 3.46 cfs @ 12.16 hrs,  Volume= 15,728 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 3.11' @ 12.16 hrs   Surf.Area= 0 sf   Storage= 702 cf

Plug-Flow detention time= 5.2 min calculated for 15,722 cf (100% of inflow)
Center-of-Mass det. time= 3.8 min ( 811.0 - 807.2 )

Volume Invert Avail.Storage Storage Description
#1 1.00' 1,000 cf 3' dia Pipes Listed below

Elevation Cum.Store
(feet) (cubic-feet)
1.00 0
4.00 1,000

Device Routing Invert Outlet Devices
#1 Primary 1.00' 15.0"  Round Culvert

L= 10.0'   CMP, square edge headwall,  Ke= 0.500
Inlet / Outlet Invert= 1.00' / 0.91'   S= 0.0090 '/'   Cc= 0.900
n= 0.011  Concrete pipe, straight & clean,  Flow Area= 1.23 sf

#2 Device 1 1.00' 6.0" Vert. Orifice/Grate X 2.00  C= 0.600
#3 Device 1 2.50' 8.0" Vert. Orifice/Grate  C= 0.600
#4 Device 1 3.50' 3.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)

Primary OutFlow  Max=3.46 cfs @ 12.16 hrs  HW=3.10'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Passes 3.46 cfs of 7.19 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 2.58 cfs @ 6.56 fps)
3=Orifice/Grate  (Orifice Controls 0.88 cfs @ 2.65 fps)
4=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Pond SB-1: Basin 1

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321
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1
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Inflow Area=49,673 sf
Peak Elev=3.11'
Storage=702 cf

3.64 cfs
3.46 cfs
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Summary for Pond SB-2: Basin 2

Inflow Area = 27,254 sf, 78.65% Impervious,  Inflow Depth > 4.40"    for  25-yr event event
Inflow = 3.25 cfs @ 12.07 hrs,  Volume= 9,990 cf
Outflow = 1.90 cfs @ 12.16 hrs,  Volume= 9,921 cf,  Atten= 42%,  Lag= 5.6 min
Primary = 1.90 cfs @ 12.16 hrs,  Volume= 9,921 cf

Routing by Dyn-Stor-Ind method, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs
Peak Elev= 4.11' @ 12.16 hrs   Surf.Area= 0 sf   Storage= 1,168 cf

Plug-Flow detention time= 14.2 min calculated for 9,917 cf (99% of inflow)
Center-of-Mass det. time= 9.8 min ( 796.8 - 787.1 )

Volume Invert Avail.Storage Storage Description
#1 1.00' 1,500 cf 3' dia Pipes Listed below

Elevation Cum.Store
(feet) (cubic-feet)
1.00 0
5.00 1,500

Device Routing Invert Outlet Devices
#1 Primary 1.00' 15.0"  Round Culvert L= 150.0'   Ke= 0.500

Inlet / Outlet Invert= 1.00' / 1.00'   S= 0.0000 '/'   Cc= 0.900
n= 0.012  Concrete pipe, finished,  Flow Area= 1.23 sf

#2 Device 1 1.00' 6.0" Vert. Orifice/Grate X 2.00  C= 0.600
#3 Device 1 4.50' 3.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)

Primary OutFlow  Max=1.90 cfs @ 12.16 hrs  HW=4.11'  TW=3.10'   (Dynamic Tailwater)
1=Culvert  (Passes 1.90 cfs of 4.67 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 1.90 cfs @ 4.84 fps)
3=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Pond SB-2: Basin 2
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Summary for Link P1:

Inflow Area = 98,197 sf, 49.80% Impervious,  Inflow Depth > 3.26"    for  25-yr event event
Inflow = 5.71 cfs @ 12.15 hrs,  Volume= 26,661 cf
Primary = 5.71 cfs @ 12.15 hrs,  Volume= 26,661 cf,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.10-24.00 hrs, dt= 0.01 hrs

Link P1:

Inflow
Primary

Hydrograph

Time  (hours)
242322212019181716151413121110987654321
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ow
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fs

)
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4

3

2

1

0

Inflow Area=98,197 sf
5.71 cfs5.71 cfs
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 

July 1, 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 Clay Street Definitive 
Subdivision (off Skyline Drive) 
 
Dear Mrs. Snell & Members of the Board:  
 
Pesce Engineering & Associates, Inc. is pleased to provide you this updated 
engineering review of the proposed Clay Street Definitive Subdivision, located off 
Skyline Drive, Nantucket, MA.  As before, 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.   
 
We have reviewed the following new information to prepare this letter report: 

 
 Letter from The Richmond Company to the Town of Nantucket Planning Board, 

Subject: Submittal of a Modified Plans and Revised Technical Materials, “Form 
B” Application for Approval of a Definitive Plan, 42 (Rear) 48 (Rear) and 54 
(Rear) Skyline Drive Properties and 20 Davkim Lane Property (Planning Board 
File #7918, with list of requested waivers, dated June 3, 2016. 

 
 Site Development Plans; Definitive Plan, Clay Street, Nantucket, MA, 5 sheets, 

prepared by Hayes Engineering, Inc., dated December 11, 2015, and revised 
May 31, 2016.   
 

 Revised Storm Water Management Report, Definitive Subdivision, Clay Street, 
Nantucket, MA, prepared by Hayes Engineering, Inc., dated December 11, 2015, 
and revised May 31, 2016.   
 

The applicant has revised the design plans to now show a dead end layout and rural 
road (gravel), with an “L” turning area.  It no longer connects to Nancy Ann Lane.  The 
total subdivision road layout is 40 ft. wide X approximately 580 ft. long.  The proposed 
gravel road is 12 ft. wide (transitioning to 17.5 ft. wide at the 375 ft. point) X 
approximately 538 ft. long.   The total area for this subdivision (including the roadway 
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area) has been reduced to approximately 3.54 acres.  No new municipal water or sewer 
utilities are proposed for this subdivision. 
 
The following are our updated 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, with the 
exception of the comments below regarding the gravel road width, and the proposed 
8-ich diameter drainage pipe.   
 

2. The proposed roadway width of 12 ft. may be too narrow to be acceptable by the 
Nantucket Fire Dept.  We recommend that the applicant review this plan with the 
Fire dept., and provide the Board with their written acceptance, if approved. 

 
3. The proposed subdivision road transitions from 40 ft. wide to 35 ft. in the vicinity of 

the existing dwelling shown on Lot 1.  Sheet 2 further states “Existing House to be 
Razed or incorporated into Adjacent Lot.”  We recommend that the Board consider a 
Condition, that if the dwelling is actually razed (and no longer encroaching near the 
road), that the subdivision roadway shall be widened to 40 ft., consistent with the 
rest of the road layout.  

 
4. We recommend that “Clay Street” be designated as a separate lot, to be deeded to 

the subdivision Homeowner’s Association, as per the Planning Board requirements.    
 

5. We have the following comments regarding the proposed intersection of Clay Street 
at Skyline Drive: 

 
a. Sheet 4 shows a paved or Belgian block apron, which terminates at the 

Skyline Road layout line.  We recommend that this apron be extended into 
the Clay Street layout for a length of 10 ft. from the Skyline Drive layout 
line. 
 

b. We recommend that the proposed apron radii be added to the plans. 
 

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

a. A street sign at the intersection of Clay Street and Skyline Drive. 
 

b. A “Stop” sign (with painted stop line) at the intersection at Skyline Drive. 
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7. As before, the plans show several lines representing “paper” streets running through 
the new lot lines (Oniska Avenue, Andrew St., Jackson St. & Sumner St.).  We 
recommend that the applicant clarify the disposition (street abandonment or legal 
discontinuance?), or relevance of these paper streets.     
 

8. We recommend that proposed driveway apron be shown on the plans (in the 
conceptual location).  The “Driveway Culvert Detail” shown on Sheet 5 should also 
show the proposed radii, and the length of the driveway should be shown extending 
10 ft. into the lot.   

 
9. We recommend that that length, width and radii dimensions be added for the 

proposed turning area located in the roadway turnaround easement off Clay Street.    
 

10. Since the proposed turning area located in the roadway turnaround easement is also 
a connection to an existing driveway, we recommend that the engineer consider 
adding a driveway culvert for this location. 

 
 
Stormwater Management 
 
This project proposes to mitigate post-development runoff for the new subdivision 
roadway by collecting runoff flow into a 2 ft. wide grass swale on the east side of Clay 
Street, which flows to an area drain, which then discharges to a subsurface infiltration 
area.  This stormwater management system will remove some of 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 proposed Nyloplast area drain basin should be designed to provide a 4 ft. 

sediment sump, and outlet tee or elbow, in accordance with Stormwater Best 
Management Practices. 
 

2. The sediment accumulation from a gravel road is likely to be higher than that from a 
paved road surface.   As such, we recommend that the piping from the area drain to 
the cultic chambers be 12-inch diameter minimum, in order to function with some 
accumulated sediment during use. 

 
3. The proposed rim elevation of the area drain is 26.50 ft., and the invert of the outlet 

pipe is 25.00 ft.  This provides only 10 inches of cover over the proposed 8-inch 
pipe.  We recommend that at least 12 inches of cover is provided over the HPDE 
pipe. 
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4. As before, no soil test pit data was provided to evaluate the separation distance from 
the bottom of the Cultec chambers from the estimated seasonal high groundwater 
elevation.  As requested in the list of waivers, we recommend that the requirement to 
provide test pit data be added as a condition of the Decision, requiring this soil test 
pit data to be provided to the Board prior to the construction start. 

 
5. The calculations in the Stormwater Report indicate a peak storm elevation which 

exceeds the area drain inlet rim elevation of 26.50 ft. for the 10, 25, 50 & 100-yr. 
storms (all these storms have a calculated peak elevation over elevation 27.50 ft.). 
Additionally this peak storm elevation is at the Cultec chamber and area drain 
location, which will likely discharge onto Skyline Drive.  We recommend that the area 
drain and Cultec chambers be re-located further away from the intersection with 
Skyline Drive, and that the system be enlarged to better accommodate storm events. 

 
6. The proposed roadside stormwater swale is proposed as only a 2-ft. wide swale with 

1.5:1 side slopes.  We recommend that this swale be widened to accommodate a 
more constructible and less steep 2:1 side slope, and be at least 2 ft. deep.   

 
 

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. 
P. John Ogren, P.E., Hayes Engineering, Inc. 
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Holly Backus

From: Holly Backus
Sent: Wednesday, June 08, 2016 1:53 PM
To: 'David Armanetti'; Catherine Ancero; Ed P
Cc: Patricia Roggeveen; Andrew Burek; Arthur Reade; Andrew Vorce; Leslie Snell
Subject: RE: Richmond Nantucket - Submittal of Modifications to "Clay Street" Definitive Subdivision

Thank you Dave for the email and corresponding documents. 
We will provide to the Board for their review and discussion on June 13th. 
 
Please let me know if you have any questions or if I can be of further assistance. 
Take care,  
 
Holly E. Backus 
Land Use Specialist 
Town of Nantucket  
 
From: David Armanetti [mailto:darmanetti@richmondco.com]  
Sent: Monday, June 06, 2016 4:46 PM 
To: Catherine Ancero; Holly Backus; Ed P 
Cc: Patricia Roggeveen; Andrew Burek; Arthur Reade; Andrew Vorce; Leslie Snell 
Subject: Richmond Nantucket - Submittal of Modifications to "Clay Street" Definitive Subdivision 
 
 
Catherine, Holly, and Ed – 
 
Following up on my meeting with Catherine this morning, where I formally submitted original, full size, hard copies, 
attached, please find PDFs of our submittal of the modified plans and supporting technical materials for the “Clay 
Street” Definitive Subdivision that we had previously submitted on January 6, 2016 and was originally discussed at the 
public hearing that was held by the Town Planning Board at its March 3, 2016, which was then continued, at our 
request, to be resubmitted, with proposed modifications, which we have now designed and proposed.  Subject to your 
determination of the completeness of the plans and  materials, we are requesting that the public hearing / deliberations 
on this application be re‐initiated at the June 13, 2016 meeting of the Planning Board. 
 
Our submittal of the modified plan and materials includes the following: 
 
1 – PDF of the cover letter, describing the context and summarizing the modifications that we have made to the 
proposed subdivision and which have been incorporated in the (revised) plans and technical materials. 
 
2 – PDF of the revised subdivision plans, including details (5 sheets) 
 
3 – PDF of the revised list of waivers from the subdivision rules and regulations that are being requested to 
accommodate the proposed (revised) plan – you will note that many of the requests are necessary to meet the request 
that the road serving the 48R / 54R Skyline Drive property be improved to the minimum possible level (as a “rural road”) 
to provide safe and sufficient access to a single residential lot; this is being done partly to accommodate concerns of the 
immediate abutters and abutters in the Skyline Drive and Surfside areas, to minimize the likelihood that this road will be 
used as a “cut through” to our larger housing development area, located further to the north, within the 20 Davkim Lane 
property and properties located further to the north and east. 
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4 – PDF of the revised Storm Water Management Plan, reflecting the substantial reduction in the scope of the 
subdivision and the prospective runoff to be generated by the development, thereby requiring a much more limited 
scope of accompanying drainage improvements. 
 
As you know, the application was stamped in as received by the Town Clerk and by you, on behalf of the PLUS office this 
morning. 
 
Please advise of any additional requirements to complete this filing. 
 
We realize that it may take Mr. Pesce more than a few days to initiate and conduct his review of the modifications, 
which may not be completed prior to the June 13, 2016 meeting of the Planning Board and that the generation of his 
review comments and recommendations may not be issued until after that date.  Nonetheless, we believe it will be 
productive for the staff and Planning Board to discuss the modified plans and solicit abutter and public input at this 
meeting. 
 
We look forward to the Planning Board’s further consideration of this application at its June 13, 2016 meeting. 
 
Regards, 
Dave 
 
 

 
 
David J. Armanetti 
Director of Real Estate Development 
The Richmond Company, Inc. 
23 Concord Street 
Wilmington, Massachusetts 01887 
  
Office Telephone:  (978) 988-3900 Ext. # 12 
Mobile Telephone: (781) 760-5655 
Office Facsimile:  (978) 988-3950 
EMail:  darmanetti@richmondco.com 

NOTICE OF CONFIDENTIALITY: The information contained in this email transmission is confidential information which may contain information that 
is legally privileged and exempt from disclosure under applicable law. The information is intended solely for the use of each of the individuals or 
entities named above. If you are not an intended recipient, you are hereby notified that any disclosure, copying, distribution or taking of any action
in reliance on the contents of this email transmission  is strictly prohibited.  If you have received this email transmission  in error, please notify us 
immediately by telephone to arrange for the return of the original transmission to us. 
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REQUESTED WAIVERS 
CLAY STREET 

NANTUCKET, MASSACHUSETTS 
 
 

           December 2015 
           Revised: May 31, 2016 
 
 
Town of Nantucket Rules and Regulations 
 
Section 2.06b(10)  The elevations shown on the plan are NAVD88 rather than half-tide 

datum. 
 
Section 2.06b(14)(a)  Landscaping is not being proposed as the proposed roadway 

construction consists of only a 12’ wide gravel road and drainage 
swale with minimal disturbance. 

 
Section 2.06b(14)(b)  Existing trees to be saved will be decided during construction. 
 
Section 4.06(b)(3)  Cultec® Contactor 100HD stormwater chambers to be substituted for 

the leaching basin (Appendix A, Plate No. 12) 
 
Section 4.13   Dry sewer lines are not proposed to be installed. 
 
Section 4.06b(4)  Allow use of minimum 8 inch diameter drain pipe due to the minimal 

runoff flows. 
 
Section 4.16   Same as Section 2.06b(14)(a) & (b) above. 
 
 

Waivers associated with Rural Road Alternative (Section 4.05(a)) 
 
Section 4.03   The applicant is proposing a Rural Road Alternative (Section 4.05(a)) 

which requires a waiver of strict compliance with this Section.  Included 
in this section, the applicant requests that the roadway width be 
reduced to 35 feet wide for a portion of Clay Street.  A sidewalk and 
utility easement is proposed within the area of reduced roadway width. 

 
Section 4.04b   Allow construction of alternative turnaround layout as shown on the 

proposed plan. 
 
Section 4.09   Allow shoulder as shown in Appendix A, Plate No. 6. 
 
Section 4.18 & 4.19  No sidewalks or bicycle paths are proposed along the sides of the 

proposed gravel roadway, Clay Street.  There are no sidewalks on the 
adjacent street, Skyline Drive. 

 
Section 4.22   No curbing or berms are being proposed. 
 
Section 4.23   Soil tests will be provided prior to construction. 
 
Appendix A Plate No. 6 Typical Section – Stabilized Gravel Road be waived to allow the cross 

section as shown on the “Definitive Plan & Profile, Clay Street, 
Nantucket, Mass.”, Sheet 4 of 5 revised through 5/27/2016. 
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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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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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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. 
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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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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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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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 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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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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SITE ANALYSIS REPORT 

OLD SOUTH ROAD CROSSING 
NANTUCKET, MASSACHUSETTS 

 
          June 10, 2016 
 
 
This site analysis report was prepared as part of the submission requirements of a definitive 
subdivision plan in accordance with Section II, 2.06(a) (11) of the Rules and Regulations of the 
Planning Board for the Town of Nantucket, as amended.  This subdivision plan proposes the 
creation of thirteen (13) lots, in conjunction with 1,268 linear feet of roadway, together with 
approximately 2,300 linear feet of improvements to Old South Road, Greglen Avenue and Nancy 
Ann Lane (Road C) as shown on the subdivision plans.  The new roadways, known as Road A 
and Road B are proposed to be constructed as shown on the typical cross-sections illustrated on 
the profile plans, in order to provide frontage and adequate access to the lots within the parcel in 
a safe and convenient manner. 
 
The site, being approximately 24.3 acres in extent, is located approximately 2.1 miles southeast 
of the town center, and is currently consists of undeveloped meadow, areas of interspersed scrub 
oak and pines (brush) and areas of developed residential and commercial lands, buildings and 
driveways.  The topography of the site ranges from approximately 22 feet above the North 
American Vertical Datum of 1988 (NAVD88) to approximately elevation 43. 
 
The area in which the project is proposed to be constructed is within the CN, R-5 and CTEC 
zoning districts.  Zoning requirements for each district are summarized in the table below: 
 

 
Criteria 

CN  
Zoning District 

R-5  
Zoning District 

CTEC  
Zoning District 

Lot Area 7,500 sf. 5,000 sf. 10,000 sf. 

Lot Frontage 50 feet 50 feet 50 feet 

Front Yard 10 feet 10 feet 10 feet 

Side Yard 5 feet 
10 feet on one-side,  

5 feet thereafter 
5 feet 

Rear Yard 10 feet 5 feet 10 feet 

Ground Cover 40% 40% 40% 
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Lot areas of proposed lots vary from 16,000 sf. to 534,000 sf. 
 
The property is comprised of Evesboro soils and were determined by using the Web Soil Survey 
from the National Cooperative Soil Survey for Nantucket County.  The Evesboro sands consist of 
excessively-drained soil, generally found in smooth, irregular-shaped areas, as reported by the 
Soil Conservation Service.  It is expected that the permeability of the soil is rapid in the surface 
layer and subsoil, and very rapid in the substratum. 
 
Due to the granular nature and the grain size of the Evesboro soils coupled with the site 
topography and proposed drainage design leads us to believe that erosion is not expected to be 
a problem.  Likewise, these soils are largely void of the small grain sizes, and do not produce 
excessively dusty conditions.  Should dust control be required, it would be handled by wetting the 
surface of exposed areas during periods of activity of construction vehicles or in highly windy 
conditions.  No other form of dust control is anticipated. 
 
No surface water resources are present on the parcel being developed, nor are any portion of the 
site subject to the Wetlands Protection Act for Coastal Wetland Areas (M.G.L. Chapter 131, 
Section 40). 
 
No areas of the site are represented as having severe limitations due to seasonal high water 
table.  Similarly, no portion of the site is designated as being in a Zone A, B or V, as shown on 
the Flood Insurance Rate Map (FIRM), Community Panel #25019C0089G, effective 
date June 9, 2014. 
 
The Evesboro sands typically provide poor potential for growth of vegetation..  The site is 
generally comprised of a sand and gravel pit with paved areas, numerous storage structures and 
gravel drives. There exists scattered clusters of vegetation on the southern end of the property of 
vegetation with the remained either pavement or devoid of vegetation.  Any tree removal for the 
proposed roadways will be minimal as the majority of the area within the proposed roadway is 
currently gravel driveways or the sand and gravel pit. 
 
An examination of the profile sheets submitted with the plan reveals that no major changes in 
watershed areas or directions are contemplated by construction of the subdivision proposed in 
this application.  The general design approach for management of storm water is to collect the 
roadway drainage as well as runoff from portions of the site.  This runoff is to be collected in deep 
sump catch basins, and then directed via a closed pipe system VortSentry treatment devices and 
discharge to proposed subsurface infiltration areas.  The closed piping system shall be designed 
with sufficient capacity to accommodate the 25-year design storm and mitigation for the 100-year 
design storm.  Stormwater entering the proposed subsurface infiltration area will provide for 
groundwater recharge in the proposed development.  Also, the proposed deep sump catch basins 
and VortSentry devices will improve the water quality of the runoff from the proposed roadway. 
 
The improvements which are contemplated for construction of the subdivision roadways include 
rights-of-ways with varying width as depicted on the plans.  Existing roadways to be abandoned 
shall have pavement and infrastructure removed.  Minimum pavement width for newly proposed 
roadways having two-way (bidirectional) traffic is 24-feet. 
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Sanitary sewer from the lots are proposed to be connected to municipal sanitary facilities available 
in Old South Road proximate to the intersection with Goldfinch Drive. 
 
Potable water will be provided for domestic purposes by connecting to the Town water supply 
The proposed eight (8) inch water main through the project will be connected to an existing twelve 
(12) inch water main in Old South Road and existing eight (8) inch water main in Nancy Ann Lane. 
 
The project roadways are provided to service future commercial and  residential\multifamily 
developments within the project limits.  The proposed roadway system will connect two existing 
roadways, Greglen Avenue and Nancy Ann Lane to Old South Road.  These connection will 
provide for adequate site distances so as to enable vehicles to safely enter and exit the property, 
as well as providing adequate access for emergency vehicles. 
 
The traffic generated by uses adjacent to the proposed roadway will add to the existing traffic 
volumes of the surrounding streets.  Roadway improvements are proposed in Old South Road to 
mitigate new traffic generation.  The geometry and construction of the proposed roadway system 
will provide for a safe and convenient alignment for vehicular traffic and access to the lots by 
emergency vehicles. 
 
A sidewalk is being proposed along one side of the proposed Road A right-of-way. 
 
It is presently anticipated that all construction related to the physical roadway and infrastructure 
improvements would be completed within two (2) years following the receipt of all necessary 
approvals. 
 
There are no proposed common open spaces associated with this development. 
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REQUESTED WAIVERS 
OLD SOUTH ROAD CROSSING 

NANTUCKET, MASSACHUSETTS 
 
 

           June 2016 
 
 
 
Town of Nantucket Rules and Regulations 
 
 
Section 2.06b(10)  The elevations shown on the plan are NAVD88 rather than half-tide 

datum. 
 
Section 2.06b(14)(a)  Landscape Plan to be provided prior to Planning Board approval. 
 
Section 2.06b(14)(b)  Existing trees to be saved will be decided during construction. 
 
Section 4.03e   No Right-of-way rounding is proposed on the south side of the 

intersection of Road B and Greglen Avenue.  However, a 28 foot curb 
radius is being proposed. 

 
Section 4.06(b)(3)  Stormtech® MC-4500 stormwater chambers to be substituted for the 

leaching basin (Appendix A, Plate No. 12) 
 
Section 4.13   Dry sewer lines are not proposed to be installed. 
 
Section 4.16   Same as Section 2.06b(14)(a) & (b) above. 
 
Section 4.18   No sidewalks are proposed along the sides of the proposed roadway 

Road B and one sidewalk is proposed along a portion of Road A. 
 
Section 4.23   Soil tests will be provided prior to Planning Board approval. 
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This site analysis report was prepared as part of the submission requirements of a definitive 
subdivision plan in accordance with Section II, 2.06(a) (11) of the Rules and Regulations of the 
Planning Board for the Town of Nantucket, as amended.  This subdivision plan proposes the 
creation of thirteen (13) lots, in conjunction with 1,268 linear feet of roadway, together with 
approximately 2,300 linear feet of improvements to Old South Road, Greglen Avenue and Nancy 
Ann Lane (Road C) as shown on the subdivision plans.  The new roadways, known as Road A 
and Road B are proposed to be constructed as shown on the typical cross-sections illustrated on 
the profile plans, in order to provide frontage and adequate access to the lots within the parcel in 
a safe and convenient manner. 
 
The site, being approximately 24.3 acres in extent, is located approximately 2.1 miles southeast 
of the town center, and is currently consists of undeveloped meadow, areas of interspersed scrub 
oak and pines (brush) and areas of developed residential and commercial lands, buildings and 
driveways.  The topography of the site ranges from approximately 22 feet above the North 
American Vertical Datum of 1988 (NAVD88) to approximately elevation 43. 
 
The area in which the project is proposed to be constructed is within the CN, R-5 and CTEC 
zoning districts.  Zoning requirements for each district are summarized in the table below: 
 

 
Criteria 

CN  
Zoning District 

R-5  
Zoning District 

CTEC  
Zoning District 

Lot Area 7,500 sf. 5,000 sf. 10,000 sf. 

Lot Frontage 50 feet 50 feet 50 feet 

Front Yard 10 feet 10 feet 10 feet 

Side Yard 5 feet 
10 feet on one-side,  

5 feet thereafter 
5 feet 

Rear Yard 10 feet 5 feet 10 feet 

Ground Cover 40% 40% 40% 
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Lot areas of proposed lots vary from 16,000 sf. to 534,000 sf. 
 
The property is comprised of Evesboro soils and were determined by using the Web Soil Survey 
from the National Cooperative Soil Survey for Nantucket County.  The Evesboro sands consist of 
excessively-drained soil, generally found in smooth, irregular-shaped areas, as reported by the 
Soil Conservation Service.  It is expected that the permeability of the soil is rapid in the surface 
layer and subsoil, and very rapid in the substratum. 
 
Due to the granular nature and the grain size of the Evesboro soils coupled with the site 
topography and proposed drainage design leads us to believe that erosion is not expected to be 
a problem.  Likewise, these soils are largely void of the small grain sizes, and do not produce 
excessively dusty conditions.  Should dust control be required, it would be handled by wetting the 
surface of exposed areas during periods of activity of construction vehicles or in highly windy 
conditions.  No other form of dust control is anticipated. 
 
No surface water resources are present on the parcel being developed, nor are any portion of the 
site subject to the Wetlands Protection Act for Coastal Wetland Areas (M.G.L. Chapter 131, 
Section 40). 
 
No areas of the site are represented as having severe limitations due to seasonal high water 
table.  Similarly, no portion of the site is designated as being in a Zone A, B or V, as shown on 
the Flood Insurance Rate Map (FIRM), Community Panel #25019C0089G, effective 
date June 9, 2014. 
 
The Evesboro sands typically provide poor potential for growth of vegetation..  The site is 
generally comprised of a sand and gravel pit with paved areas, numerous storage structures and 
gravel drives. There exists scattered clusters of vegetation on the southern end of the property of 
vegetation with the remained either pavement or devoid of vegetation.  Any tree removal for the 
proposed roadways will be minimal as the majority of the area within the proposed roadway is 
currently gravel driveways or the sand and gravel pit. 
 
An examination of the profile sheets submitted with the plan reveals that no major changes in 
watershed areas or directions are contemplated by construction of the subdivision proposed in 
this application.  The general design approach for management of storm water is to collect the 
roadway drainage as well as runoff from portions of the site.  This runoff is to be collected in deep 
sump catch basins, and then directed via a closed pipe system VortSentry treatment devices and 
discharge to proposed subsurface infiltration areas.  The closed piping system shall be designed 
with sufficient capacity to accommodate the 25-year design storm and mitigation for the 100-year 
design storm.  Stormwater entering the proposed subsurface infiltration area will provide for 
groundwater recharge in the proposed development.  Also, the proposed deep sump catch basins 
and VortSentry devices will improve the water quality of the runoff from the proposed roadway. 
 
The improvements which are contemplated for construction of the subdivision roadways include 
rights-of-ways with varying width as depicted on the plans.  Existing roadways to be abandoned 
shall have pavement and infrastructure removed.  Minimum pavement width for newly proposed 
roadways having two-way (bidirectional) traffic is 24-feet. 
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Sanitary sewer from the lots are proposed to be connected to municipal sanitary facilities available 
in Old South Road proximate to the intersection with Goldfinch Drive. 
 
Potable water will be provided for domestic purposes by connecting to the Town water supply 
The proposed eight (8) inch water main through the project will be connected to an existing twelve 
(12) inch water main in Old South Road and existing eight (8) inch water main in Nancy Ann Lane. 
 
The project roadways are provided to service future commercial and  residential\multifamily 
developments within the project limits.  The proposed roadway system will connect two existing 
roadways, Greglen Avenue and Nancy Ann Lane to Old South Road.  These connection will 
provide for adequate site distances so as to enable vehicles to safely enter and exit the property, 
as well as providing adequate access for emergency vehicles. 
 
The traffic generated by uses adjacent to the proposed roadway will add to the existing traffic 
volumes of the surrounding streets.  Roadway improvements are proposed in Old South Road to 
mitigate new traffic generation.  The geometry and construction of the proposed roadway system 
will provide for a safe and convenient alignment for vehicular traffic and access to the lots by 
emergency vehicles. 
 
A sidewalk is being proposed along one side of the proposed Road A right-of-way. 
 
It is presently anticipated that all construction related to the physical roadway and infrastructure 
improvements would be completed within two (2) years following the receipt of all necessary 
approvals. 
 
There are no proposed common open spaces associated with this development. 
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 

 
July 4, 2016 

 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
Subject:  Engineering Review of the Proposed Old South Road Crossing – Retail 
“Liner Buildings” MCD 
 
Dear Mrs. Snell & Members of the Board:  
 
Pesce Engineering & Associates, Inc. is pleased to provide you this engineering review 
of the proposed Old South Road Crossing – Retail “Liner Buildings” Major Commercial 
Development, Nantucket, MA.  We have evaluated the plans for consistency with the 
Town's Zoning Bylaw, and general conformance with the Massachusetts Stormwater 
Management Regulations.   
 
We have reviewed the following documents and information to prepare this letter report: 

 
 Letter from The Richmond Company to the Town of Nantucket Planning Board, 

Subject: Submittal of Application for Major Commercial Development / Special 
Permit (Retail), Old South Road Crossing Retail “Liner” Buildings / 62, 67, 73 and 
75(A) Old South Road, Richmond Great point Development LLC (Owner 
Developer), dated June 10, 2016.  
 

 Site Development Plans: “Old South Road Crossing Retail “Liner Buildings”, 
Major Commercial Development Special Permit Site Plan, at 62, 67, 73 and 
75(A) Old South Road, Nantucket, MA,” 8 sheets, prepared by Hayes 
Engineering, Inc., dated June 10, 2016.   
 

 Storm Water Management Report, Major Commercial Development Special 
Permit Site Plan, Old South Road Crossing, Nantucket, MA, prepared by Hayes 
Engineering, Inc., dated June 10, 2016.   
 

 Application for a Special Permit, dated June 13, 2016, with description of zoning 
relief sought. 
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PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360                                                      

 

This project involves approximately 2.39 acres of land as part of the proposed Old 
South Road Crossing development of the former Glowacki property.  This site is located 
in the Commercial-Neighborhood (CN) Zoning District, and lies within the Nantucket 
Sewer and Wellhead Protection Districts, as well as a Zone II of a public drinking water 
supply.  No wetlands are located on the property, and it is not located within the 100-yr. 
flood plain.  
 
The MCD site involves the development of 5 lots for new commercial/retail uses 
abutting Old South Road. The lots propose the construction of 5 new buildings ranging 
from 1,500 sf to 5,1270 sf for a total of approximately 15,000 sf, with a 1,200 sf outdoor 
seating area included for Lot 5 (restaurant).  Municipal water and sewer services are 
planned for this project.  The design also calls for widening of Old South Road, and the 
addition of a center left or right turning lane between east-west Old South road travel 
lanes.   
 
 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.  
Furthermore, we would support the request for larger corner turning radii to better 
accommodate truck traffic.   
 

2. We recommend that the applicant review this plan with the Nantucket Fire Dept., 
and provide the Board with their written comments for the record. 

 
3. As mentioned above, the plans also call for widening of Old South Road to add a 

center left or right turning lane between the east-west Old South road travel lanes.  
However, no construction details were included with the plans.  We have been 
informed that this widening is shown as conceptual, in order to discuss this with the 
Board and obtain comment and direction for this project.  We recommend that if the 
Board approves of this design concept, that a condition be added to the Special 
Permit requiring that additional design details be provided for the Board’s review, 
including the relocation of the drainage and electrical infrastructure on Old South 
Road.   
 

4. Again, we understand that these plans may represent a preliminary design to 
provide discussion points with the Board.  However, we recommend that the 
following additional information be added to the future plan revision: 
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a. The proposed locations for trash dumpster pads (especially for the 
proposed restaurant), and a pad construction detail, with screening 
fencing, as appropriate. 
 

b. A Landscaping Plan and Lighting Plan. 
 

c. An Erosion Control Plan, showing the proposed locations of silt fence 
erosion controls, and the locations for the details for the “Tire Tracking 
Pad,” and “Silt Sack” shown on Sheets 6 & 7.  

 
d. The locations for and a detail of Handicapped Parking signage. 

 
e. A “Stop” sign (with painted stop line) at the intersections with Road “A” 

(the proposed Old South Road Crossing intersection), and at Lovers Lane. 
 

f. Parking space dimensions, proposed aisle widths, and curb radii. 
 

g. Proposed sidewalk width and a construction detail. 
 

h. The Pavement Section detail on sheet 6 indicates “8” Min. Gravel or 3” 
Gravel over 6” 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). 

 
i. The line type shown for the proposed grading is nearly identical to that for 

the existing grading, making it difficult to follow/read.  We recommend that 
the proposed grading lines be changed to make them easier to read 
(perhaps thicken them, or change the line type, or both).  NOTE: The line 
type shown on Sheet 8 for the proposed grades were much more legible 
than on the other sheets. 

 
j. Add notes with leader arrows for the proposed removal and relocation of 

the existing sewer Force Main (FM) shown in the vicinity of CB 4, for 
better clarity during construction. 

 
k. Add notes to indicate the connection of the outlet lines for CBs 5 & 6 to a 

downstream drainage structure. 
 
 

5. The Sheet 8 shows the proposed “Interim Site Plan” layout and grading.  We 
recommend that the phasing for this be discussed with the Board, and additional 
notes added to the plan regarding the timing, and other details/notes, as appropriate, 
or requested by the Board.    
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Stormwater Management 
 
This project proposes to mitigate post-development runoff for the project roadway by 
collecting runoff into a series of deep sump catch basins and drain manholes, which 
flow to three subsurface infiltration areas.  Additionally, the subsurface system that 
collects runoff form the main parking area will be pre-treated through the use of a 
VortSentry® HS stormwater treatment unit.  This stormwater management system will 
remove over 80% of 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 proposed Nyloplast Yard Drain Inlet detail is shown on Sheet 6, however no 

inlet basin detail was included on the plans.  We recommend that an appropriate 
detail be added to the plans, which includes a 4 ft. sediment sump, and outlet tee or 
elbow, in accordance with Stormwater Best Management Practices. 
 

2. 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 Special 
Permit, to conduct these test pits and provide this information to the Board prior to 
the construction start. 

 
3. Sheet 6 shows details for a “Reduced Cover Drain Manhole” and “Reduced Cover 

Catch Basin.”  We recommend that the locations for these be shown on the plans (or 
removed if not needed). 

 
4. We recommend that at least 2 inspection ports be shown for PSIS#1 & PSIS#3 (at 

each end of the chamber line), and that least 6 inspection ports be provided for 
PSIS#2 (1 at each corner, and 2 in the middle of the chamber field). 

 
5. The proposed rim elevation of the Yard Drain #1 (Lot 3/4 area) is 33.75 ft.   The 

drainage calculations in the Storm Water Management Report indicate a peak 
elevation of 34.17 ft. at this site for the 25-yr. storm.  We recommend the infiltration 
system be modified/enlarged to contain the 25-yr. storm, and consideration be given 
for the same for the lager storms as well. 
 

6. The drainage calculations for PSIS#2 indicate a peak storm elevation of 30.82 ft. for 
the 25-yr. storm, which exceeds the BMH4/OCS overflow elevation of 30.00 ft.  We 
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recommend the infiltration system be modified/enlarged to contain the 25-yr. storm, 
and consideration be given for the same for the lager storms as well. 

 
7. The Post-Development Watershed map included in the Storm Water Management 

Report is difficult to read.  It is difficult to see the subcatchment area boundaries, the 
Tc flow lines for each subcatchment area, and the POC1 location is not indicated on 
the map.  We recommend that this map be amended.  

 
 

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. 
P. John Ogren, P.E., Hayes Engineering, Inc. 
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NANTUCKET, MA

PLAN NOTES                                                 
1. THIS PLAN HAS BEEN PREPARED BASED ON REFERENCES INCLUDING:

-GOOGLE EARTH AERIAL IMAGERY
-MASSGIS ORTHOIMAGERY
- CAD FILE TITLED "TOPO-PIT.DWG" PREPARED BY HAYES ENGINEERING AND PROVIDED BY RICHMOND GREAT
POINT DEVELOPMENT, LLC.
- TOWN OF NANTUCKET GIS

2. EXACT LOCATION OF PROPOSED BUILDING AND IMPROVEMENTS MUST BE CONFIRMED AND  EVALUATED
UPON COMPLETION OF SURVEY.

3. THIS PLAN IS INTENDED FOR CONCEPTUAL REVIEW PURPOSES ONLY. THE EXISTING CONDITIONS SHOWN
HEREON IS BASED UPON INFORMATION THAT WAS SUPPLIED TO OUR OFFICE AT THE TIME OF PLAN
PREPARATION AND MAY BE SUBJECT TO CHANGE AND MUST BE UPDATED UPON PERFORMANCE OF A
SURVEY.

RICHMOND GREAT POINT DEVELOPMENT LLC
OLD SOUTH ROAD PROPERTIES

DATE: 06/16/2016
SCALE: 1"=100'

MASTER PLAN
REFERENCES:

PROJECT #: W141196

TYPE 'A' 26
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The Richmond Company, Inc. 
23 Concord Street 
Wilmington, Massachusetts 01887 
(979) 988-3900 

 
 
 
June 30, 2016 
 
 
TOWN OF NANTUCKET 
PLANNING BOARD 
2 Fairgrounds Road 
Nantucket, Massachusetts 02554 
 
Attention: Leslie Woodson Snell, AICP, LEED AP, Deputy Director of Planning 
 
Subject: Transmittal of Copy of Housing Initiatives “Memorandum of Agreement” (MOA) 
 Town of Nantucket Board of Selectmen and Richmond Great Point Development LLC 
 
Dear Ms. Snell: 
 
As part of the presentation that we will be making as the development manager on behalf of the applicant 
(Richmond Great Point Development LLC) on the two special permit applications that will be subject to 
consideration at the July 11, 2016 meeting of the Planning Board (the “Meadows II” Workforce Rental 
Housing Community and the “Sandpiper Place” Workforce Homeownership Housing) we intend to provide 
a summary of the status and the major provisions of the “Memorandum of Agreement” dated November 9, 
2015 by and between the Town of Nantucket, by and through its Board of Selectmen, and Richmond 
Great Point Development LLC, as relates to these two major housing initiatives. 
 
Accordingly, we have attached / submitted a PDF copy of the document herein and respectfully request 
that copies be provided to the respective members of the Planning Board in their agenda / meeting 
package for the July 11, 2016 meeting. 
 
Should you have any questions with respect to the enclosed document or our request to provide copies to 
the members of the Planning Board, 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 Richmond Great Point Development LLC 
 
Cc: Patty Roggeveen, RGPDLLC 

Andrew Burek, Esq., RGPDLLC 
 Arthur Reade, Jr., Esq., RGH 
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2015 RICHMOND GREAT POINT DEVELOPMENT, LLC/TOWN OF NANTUCKET
MEMORANDUM OF AGREEMENT

This Agreement (“Agreement”) is entered into by and between Richmond Great Point
Development, LLC, a Delaware limited liability company, with a usual place of business at 23
Concord Street, Wilmington, MA 01887 and its successors in interest (“Richmond”), and the
Town of Nantucket, a municipal corporation organized under the laws of the Commonwealth of
Massachusetts, with a usual place of business at 16 Broad Street, Nantucket, MA (“Town”),
acting by and through its duly elected Board of Selectmen (“Board of Selectmen”). Richmond,
the Town and Board of Selectmen are collectively referred to herein as the “Parties.”

WHEREAS, the Town has not yet achieved and seeks to achieve the goal of having ten percent
affordable housing placed on the Subsidized Housing Inventory Lists (“SHI List”) as such is
inventoried by the Commonwealth of Massachusetts Department of Housing and Community
Development (“DHCD”) as defined under the affordable housing statute and regulations,
respectively, G.L. c.40B, §§20-23 and 760 CMR 56.00;

WHEREAS, the Town has 4,896 Year Round Housing units, based upon the 2010 Census;

WHEREAS, the Town, as of December 2014, has 121 units on the SHI List equal to the ratio of
2.5% affordable housing based upon its total year round housing inventory based upon the 2010
Census.

WHEREAS, the Town needs a total of 490 SHI Units to achieve 10 percent SHI affordable
housing ratio, or a total of 369 additional SHI Units.

WHEREAS, Richmond is the fee owner of property in Nantucket, Massachusetts that is shown
on the attached exhibits (Exhibits A and B), which depict land fronting on Nancy Ann Lane, Old
South Lane, Mayflower Circle, Daffodil Lane, Evergreen Way and on both sides of Davkim
Lane (the “Property”), which includes, the following parcels:

Properties known as the entirety of 30, 32, 34 and 35 Daffodil Lane, the entirety of 3, 4,
5, 7, 8, 9 and 10 Mayflower Circle, the entirety of 75(A) Old South Road, the entirety of
73 Old South Road and the Mayflower Circle right of way and Daffodil Lane right of
way, containing approximately 9 or more acres, being, at least in part, the entirety of Lots
615, 618, 621, 622, 623, 624, 625, 628, 629, 630, 631 and Lot 663 shown on Land Court
Plan 16514-40, the entirety of Lot 858 shown on Land Court Plan 16514-100 and a
portion of Lot 47 shown on Land Court Plan 16514-G, all as filed and recorded with the
Nantucket Registry District of the Land Court and as shown on Exhibit C attached hereto
and shown as the “Proposed 40B Homeownership Project (100 Single Family Homes) on
Exhibit B and as the land owned by Richmond on Exhibit A;
20 Davkim Lane (Southern Portion) and 20 Davkim Land (Rear), containing
approximately12 or more acres, being Lots 184 and 206 shown on Land Court Plan
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16514-Z and 16514-, as filed and recorded at the Nantucket Registry District of the Land
Court and as shown on Exhibit D attached hereto and shown as the property “Being
developed as a 40B Rental Project (150 Rental Units) on Exhibit B;
Properties known as the entirety of 6 Mayflower Circle, 24 Evergreen Way, 26
Evergreen, 28 Evergreen Way and 30 Evergreen Way; and
Properties that are shown on the areas shaded in gray on Exhibit A that are not already
specified above. (Collectively, the above parcels and properties are referred to as the
“Property”.)

WHEREAS, Richmond seeks to develop the Property for multi-family rental housing and single
family home ownership, with an affordability component that is defined and guaranteed as
provided for hereunder.

WHEREAS, Richmond has submitted applications to MassHousing for Project Eligibility
Letters for two proposed 40B projects for a portion of the Property , which would create a total
of 200 residential units, with 150 rental units and 50 home ownership units;

WHEREAS, Richmond intends to develop the entire Property with a total of 325 units (225
rental units and 100 ownership units);

WHEREAS, Richmond submitted two citizen petitions for the November 2015 Nantucket
Special Town Meeting to: (1) rezone portions of the Property from Residential 20 (R-20) and
Limited Use General 2 (LUG-2) to Residential 5 (R-5), and portions of the Property from
Residential 20 (R-20) to Commercial Neighborhood (CN); and (2) introduce density bonuses in
exchange for provision of affordable workforce housing in the R-5 and CN zoning districts;

WHEREAS, Richmond has requested the November 2015 Nantucket Town Meeting to rezone
the following specific parcels of land under Article 1 of the Town Meeting Warrant:

Map Parcel Number Street
68 129 (a portion of) 73 Old South Road
68 999.2 (a portion of) 75A Old South Road
68 739 30 Daffodil Lane
68 740 32 Daffodil Lane
68 741 34 Daffodil Lane
68 742 35 Daffodil Lane
68 736 3 Mayflower Circle
68 735 5 Mayflower Circle
68 729 4 Mayflower Circle
68 730 6 Mayflower Circle
68 734 7 Mayflower Circle
68 731 8 Mayflower Circle
68 733 9 Mayflower Circle

و
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68 732 10 Mayflower Circle
68 57 20 Nancy Ann Lane
68 56.1 20R Davkim Lane
68 711 24 Evergreen Way
68 712 26 Evergreen Way
68 713 28 Evergreen Way
68 714 30 Evergreen Way

WHEREAS, Richmond has requested the November 2015 Town Meeting to adopt zoning
changes to rezone portions of the Property (Article 1) and to adopt zoning provisions to provide
for density bonuses in exchange for provision of defined and guaranteed affordable housing
(Article 2), so as to allow the development of 325 units (225 rental and 100 home ownership);

WHEREAS, the Planning Board voted unanimously to provide a favorable report to Town
Meeting, regarding Article 1 and Article 2, with modifications (which are set forth in Exhibit E),
provided a development agreement is signed by Richmond with the Town (by and through the
Board of Selectmen) prior to the November 2015 Town Meeting;

WHEREAS, Richmond has agreed with the Planning Board’s modifications to Article 1 and 2,
which are attached hereto as Exhibit E;

WHEREAS, if Richmond designs and obtains all necessary approvals to construct and in fact
constructs the 325 Units, including 225 rental Units that would all be SHI eligible under the
Local Action Unit program maintained by DHCD and the 7 home ownership units that would be
SHI eligible under the Local Action Unit program and 18 homeownership units that would be
permanently restricted as affordable at 175% of Area Median Income (“AMI”), the Town would
make significant progress toward achieving the necessary SHI Units to achieve the goal of
provision of not less than a ten percent affordable housing ratio and toward providing significant
additional affordable housing for Nantucket.

WHEREAS, to accomplish the above goals, Richmond is committed to designing, obtaining
approval for, constructing and maintaining an affordable rental and home ownership housing
project at the Property with the density and affordability and mitigation set forth below;

WHEREAS, the Board of Selectmen has supported the appropriateness of the Richmond site for
issuance of Project Eligibility Letters, in comments made to Mass Housing, subject to stated
concerns;

NOW THEREFORE, based upon good and valuable consideration, the receipt and value of
which is hereby expressly and specifically acknowledged by the Parties, agree as follows:

ى
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I. Richmond’s Undertakings

1. Richmond agrees, if Articles 1 and 2, as modified by the Planning Board and attached
hereto as Exhibits A and B are adopted at the November 2015 Town Meeting, without
substantive amendments, and go on to take final effect, final effect being defined as the
adoption of said Articles, proper filing with the Secretary of the Commonwealth of
Massachusetts and the expiration of any procedural or substantive challenge of the Office
of the Attorney General, collectively referred to as perfection under MGL c. 40, §32, then
Richmond shall design and then seek all necessary approvals to build and then shall build
up to a total of 325 Units at the Property (up to a total of 225 rental apartments and up to
a total of 100 single-family home ownership units).  At least twenty-five (25%) percent
of all units at the Property shall have a permanent affordability component and shall be
restricted to being rented or sold as affordable Units and maintaining SHI eligibility as
specified herein. A sufficient percentage of the rental units shall be restricted as
affordable, so that all of the rental units shall be SHI eligible. All of the affordable rental
units shall be restricted to occupancy by tenants (households) earning at or below eighty
(80%) percent of the Area Median Income (“AMI”) at the maximum monthly rents
prescribed for this income category under DHCD’s Guidelines and 760 CMR 56.00 or
under the Zoning Bylaw, or Under MGL c. 40R. At least twenty-five percent of the
homeownership units shall have a permanent affordability restriction. Not less than
seventy-five (75%) percent of the affordable home ownership units shall be restricted to
purchase by Buyers (households) earning at or below eighty (80%) of the AMI and shall
be sold at the maximum initial sales prices prescribed for this income category under
DHCD’s Guidelines and 760 CMR 56.00 or under the Zoning Bylaw, or under MGL c.
40R.  Accordingly, not less than seventy-five (75%) of the affordable homeownership
units shall be SHI eligible, with the remaining twenty-five (25%) percent restricted to
being sold to Buyers (households) earning at or below one hundred seventy-five (175%)
percent of AMI at the maximum initial sales prices prescribed for this income category
under DHCD’s Guidelines and 760 CMR 56.00 or under the Zoning Bylaw, or under
MGL c. 40R.  For the purposes of this paragraph and as it pertains to amendments of
Article 1 and Article 2 rendering them, in any way, different than as attached hereto,
Richmond hereby expressly agrees that it shall state its position at Town Meeting as to
each amendment, if any amendment is offered, as to whether Richmond asserts the
proposed amendment is substantive and shall be bound by its stated position that an
amendment is not substantive, and Articles 1 and 2, as  modified and not substantively
amended. Richmond shall so restrict those units and shall use all commercially
reasonable efforts to comply with any requirement that is within its control that is
required under DHCD’s Guidelines to make all of the up to 225 rental units SHI eligible
and to make twenty-five (25%) percent of the affordable homeownership Units SHI
eligible and shall cooperate with any requirement that the Town needs to undertake to
render those units SHI eligible.
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2. Richmond agrees that there shall be a maximum of up to 325 Units (including increments
of up to 225 rental and up to 100 ownership), with a maximum of 700 bedrooms at the
Property, the mix and allocation of which shall be within Richmond’s sole and absolute
discretion, subject to the review of the Nantucket Planning Board and the requirement
that the bedroom mix for any affordable unit, including those “locally affordable” home
ownership units to be restricted to sales to Buyers whose households earn at a maximum
one hundred seventy-five (175%) percent of AMI, shall be the same bedroom mix as the
bedroom mix used for the market rate units and the restricted units shall not be
distinguishable from the non-restricted units as provided for under any requirement of
DHCD.

3. Richmond agrees it shall as soon as reasonably practicable apply for and diligently
pursue all necessary approvals for the first phase of the development of up to 325 units
following the perfection of Articles 1 and 2, and then shall begin construction as phased
below within ninety (90) calendar days of obtaining all necessary approvals required to
construct the Project including the expiration of all applicable appeal periods, including
but not limited to a Special Permit to be issued by the Town Planning Board, Major Site
Plan approval to be issued by the Town Planning Board, endorsement of a definitive
subdivision (or subdivisions) to be approved by the Town Planning Board and acceptance
thereof for filing by Land Court for the District of Nantucket, certificates of
appropriateness to be approved by the Town of Nantucket Historic District Commission,
and building permits to be issued by the Town of Nantucket Building Commissioner.  For
purposes of this Agreement, approvals shall be defined as the final issuance of all
necessary approvals and the expiration of all applicable appeal periods thereto.

4. Upon the issuance of the necessary approvals as described above and the endorsement of
the subdivision plan by the Planning Board, each of which no longer being subject to any
applicable appeal, Richmond agrees all of the rental units shall be subject to a permanent
deed restriction that shall be delivered to the Town and accepted and recorded before any
building permit issues which shall require that all of the rental units shall remain rental
units and shall not be converted to ownership units without the approval of Town
Meeting to release the restriction and that the affordable rental units shall remain
affordable units permanently unless released by Town Meeting. The leases to any renter
of any affordable unit shall strictly prohibit subletting of the unit and this requirement
prohibiting subletting of rental units shall be set forth in the permanent deed restriction
and enforceable by the Town. There shall be no short term rental of any of the rental
units.  A short term rental shall mean a rental period with a duration of less than thirty
(30) calendar days.

5. Upon the issuance of the final relief, including but not limited to a Special Permit to be
issued by the Town Planning Board, Major Site Plan approval to be issued by the Town
Planning Board, endorsement of a definitive subdivision (or subdivisions) to be approved
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by the Town Planning Board and acceptance thereof for filing by Land Court for the
District of Nantucket, certificates of appropriateness to be approved by the Town of
Nantucket Historic District Commission, and building permits to be issued by the Town
of Nantucket Building Commissioner each of which no longer being subject to any
applicable appeal , Richmond agrees the affordable ownership units (both the twenty-five
(25%) percent of affordable home ownership Units restricted at 80% AMI and the
remaining seventy-five (75%) percent restricted at 175% AMI) shall be subject to a
permanent deed restriction upon the terms contained in the preceding parenthetical that
shall be delivered to the Town and accepted and recorded before any building permit
issues for any of the 100 home ownership units, which shall not be released from the
restriction without Town Meeting approval. There shall be no short term rentals of any
of the home ownership units.  Leases to any renter of any affordable home ownership unit
shall strictly prohibit short term rentals.  For the purposes of this section 5, short term
rentals shall mean a rental period the duration of which is as much as or less than thirty
(30) calendar days and each such home ownership unit shall contain a permanent deed
restriction conforming to the terms of this Section 5 which shall be enforceable by the
Town.

6. Richmond agrees that it and its successors in interest shall be bound by the new zoning
provided for under Articles 1 and 2 of the November 2015 Town Meeting, should that
zoning take final effect as provided for hereunder, and Richmond shall be bound by this
agreement and its requirements and hereby surrenders and releases any zoning freeze
and/or any and all other so-called grandfathering protections that might be otherwise
available to Richmond and its successors for the Property under G.L.c.40A, §6 and to all
lienholder and owners for the Property, other than Walter Glowacki, that exists or may
exist when Articles 1 and 2 take final effect, provided Richmond makes no waiver,
whether express or implied, to any future Zoning changes. Richmond represents that
there are no lienholders of record or other owners of the Property, other than Richmond
or Walter Glowacki.

7. Richmond shall provide the Board of Selectmen, Finance Committee and the relevant
permit granting authority (either the Planning Board or Zoning Board of Appeals, in the
case of a 40B application) with an expert Fiscal Impact Report and a Student Projection
Report, regarding the total number of children projected to reside at the Project and the
number of school aged children that are projected to reside at the Project and the report
shall be provided to the Nantucket Public School District for informational and planning
purposes during the permit granting process and the Student Projection Report shall be
updated by Richmond when building permits issue for the first phase of the project and
then, thereafter, each time that an additional 75 new units are sought.
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Richmond shall provide the Planning Board and Board of Selectmen a detailed traffic
report as required Section 139 of the Code of the Town of Nantucket, which contains
updated traffic counts and an analysis of recommended mitigation measures.

8. Richmond agrees to reimburse the Town of Nantucket, within three business days of
receipt of a bill for professional services rendered, itemized hourly of the legal costs to
the Board of Selectmen pursuant to G.L. c. 44, §53A in order for the Town to pay for the
services of Kopelman and Paige, P.C., as attorneys for the Town of Nantucket, including
but not limited to professional services rendered in assisting with the costs of preparing
this Agreement, attendance at Special Town Meeting and any other services or costs
incidental or related thereto.  In no event shall Richmond’s obligation under this Section
8 require reimbursement to the Town of Nantucket in excess of Twelve Thousand and
No/100 ($12,000.00) Dollars. As a separate matter, Richmond agrees to reimburse the
Town of Nantucket, within three business days of receipt of a bill to fund the Town’s
costs of conducting the November 2015 Special Town Meeting, relating to notice and
publication and other costs.

9. Whether Richmond elects to pursue the 40B projects or a Special Permit as provided for
under Article 1 and 2, Richmond shall not assert to any party, any permitting authority,
agency or court that the payment of any of the improvements or costs concerning any
required water and sewer connection fees, as set forth in the Nantucket Code or in any
duly adopted regulation or fee schedule for the Town or the Wannacomet Water
Company, which causes or contributes towards causing the development of part or all of
the 325 units to be uneconomic whether under G.L. c.40B or 760 CMR 56.00, et seq. or
otherwise, and only provided that all of the terms of this Agreement are satisfied,
including that only reasonable infrastructure upgrades shall be required. The parties to
this Agreement agree and acknowledge that the provision of this Section 9 shall apply
only as it relates to the above referenced water and sewer connection fees and Richmond
in no way is subject to a waiver of its rights to the same as relates to any other
improvements, mitigation or other costs that may be allowable by any agency with
competent jurisdiction including with specificity the Zoning Board of Appeals and/or the
Housing Appeals Committee. Additionally, Richmond agrees that the water bills for the
225 apartments shall be administered by and paid by Richmond to the Wannacomet
Water Company and that the Wannacomet Water Company shall not be required to send
individual bills to 225 rental units occupants, with Richmond, in its sole discretion, to
decide whether it wishes to have one water meter per apartment building or one water for
each rental unit, but with Richmond to be responsible for the cost of administration and
collection of the water payments and to pay the Wannacomet Water Company the full
charges due and owed for each building, regardless of how each building is metered.
Nothing contained herein shall be interpreted to restrict Richmond from further sub-
metering such services with a third-party provider.
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10. Richmond and/or its successors shall pay all applicable water and sewer fees at the time
customarily collected by the Town, including, as appropriate, when the infrastructure is
permitted to be installed, but the connection fees for lateral connections to the individual
homeownership units shall be paid at the time that building permits are issued.  The
timing of payment of the fees and the amount of fees shall be the same as that for market
rate developers and Richmond agrees not to challenge the fees in any fashion, either as to
the validity of the fees as adopted or the amount of the fees as imposed for any of the up
to 325 units.

11. Richmond shall provide, at its sole expense, all of the necessary sewer and water
infrastructure to serve the 325 units at the Property and connect them to the municipal
infrastructure and shall comply with all of the rules and regulations and bylaws regarding
water and sewer infrastructure design and installation. Richmond shall provide sewer
and water main upgrades, as reasonably required by any Town permitting agency with
jurisdiction, after consultation with the Nantucket DPW, the Nantucket Water and Sewer
Commission and Wannacomet Water Company. The Town and Richmond agree that any
infrastructure which is required to be funded or installed by Richmond in conjunction
with the development of the Property shall be sufficiently sized to avoid multiple mains
being installed in the public way.

12. Richmond agrees to, upon reasonable written request, use commercially reasonable
efforts to provide the information to the relevant permit granting authority as requested in
and shall address all of the concerns raised by the Board of Selectmen in Board’s PEL
comment letters, which were previously provided to Richmond.

13. As the 325 units at the Property receive final approval from local permitting boards,
Richmond shall seek building permits based on a phased plan that shall be compatible
with and allow the Town to satisfy the Town’s Housing Production Plan goals on a
yearly basis, but this shall not be interpreted as curtailing the provision of the affordable
units as quickly as Richmond can produce them.

14. Construction of the 325 units at the Property shall be completed in accordance with a
phased agreement to be completed by the Parties in the future.

15. As noted above, Richmond shall use its best efforts to satisfy all of the requirements
imposed by DHCD to allow all of the 225 rental units and 19 of the 100 home ownership
units to be SHI eligible and shall cooperate with the provision of all information and
documents and execution of all required documents and procedures necessary for that to
occur.

16. Richmond shall cooperate with the Town and shall, upon reasonable written request
within 30 days provide the Town Manager with all relevant information and material to
support applications by the Town to DHCD to add the eligible units to the SHI.
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17. Richmond shall pay all reasonable monitoring fees as provided for under DHCD’s
Guidelines and under any regulatory agreement, as applicable.

18. Richmond shall place a prohibition in each lease for each and every rental unit that
strictly prohibits exterior storage of personal property, including but not limited to:
inoperable vehicles of any type, including mopeds, boats, bicycles, motorcycles, junk,
building materials. Operable mopeds, boats, bicycles, motorcycles shall be allowed to be
stored in appropriate locations at the Property. Each lease shall also provide for a
maximum of number of vehicles, so that the maximum number of available parking
spaces is not exceeded and so that there shall be sufficient visitor spaces in accordance
with a Special Permit issued by the Town of Nantucket Planning Board or any other final
approval. There shall be sufficient snow storage areas provided and excess snow shall be
removed from the site if the ways are narrowed to less than 18 feet of clear, paved width
following snow events for two-way access ways. Richmond shall provide for 24hour/7
day per week property management, which may consist of off-site personnel who are
available by telephone or e-mail to timely respond to issues, problems and emergencies.

19. Richmond shall provide as-built plans to the Town for the water and sewer main
infrastructure within 90 days of completion of the infrastructure and shall provide the
remaining as-built plans within six months of completion of the Project, unless the
Project is phased, in which case as-built plans for each Phase shall be provided within six
(6) months of completion of each Phase or as otherwise provided by the relevant permit
granting authority and any Special Permit or other final approval.

20. Richmond agrees to execute a mutually satisfactory written agreement with Housing
Nantucket, subject to the Town’s reasonable satisfaction within 30 days after the
necessary prerequisites have been met, to complete the intent of the land exchange with
Housing Nantucket to the extent the same is consistent with the Release of Restriction
and Right of Reverter approved by the Town filed with the Nantucket County District of
the Land Court as Document Number 146007 on October 17, 2014.

21. Richmond agrees that this agreement shall bind it and its successors in interest and that a
mutually satisfactory Notice of the MOA, with approval not to be unreasonably withheld,
may be recorded or filed with the Land Court, as the case may be, against the Property by
the Town.

II. Town’s Undertakings

1. Upon request by Richmond, the Town Manager shall review and respond to any inquiry
by Richmond regarding proposed changes to the Project and the Manager shall refer any
change that she deems substantial to the Board of Selectmen for action under this
Agreement for a determination as to whether the proposed change would or would not
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cause the Selectmen to exercise its rights to cancel this Agreement as provided for
hereunder.

2. The Board of Selectmen shall support a LAU/LIP application or a 40R warrant article at
a future Town Meeting, provided that the final terms and conditions of the LAU/LIP
application or the 40R warrant article shall be consistent with this agreement and the final
details are negotiated and mutually agreed to by the parties, with agreement not to be
unreasonably withheld.

3. The Board of Selectmen shall not withdraw its PEL comment letters to MassHousing.

4. The Board of Selectmen is willing to discuss any Local Action Unit, G.L.c.40R and LIP
proposal with Richmond in the future to attempt to develop a memorandum of agreement
that is mutually satisfactory.

5. The Town acknowledges and agrees that should any of the affordable housing units
generated by the Project be placed on the SHI List and should the Town be availed of any
of the so called “safe harbor” protections set forth in G.L. c.40B or 760 CMR 56.00, et
seq., as long as this Agreement shall be valid and in full force and effect, that the Town,
by and through the Board of Selectmen, shall support the waiver of and/or support as
consistent with local needs at any Zoning Board of Appeals or Housing Appeals
Committee hearing, any such “safe harbor” protections to deny any future applications
filed or processed by Richmond under G.L. c.40B or 760 CMR 56.00, et seq., on any
portion of the Property, or any other land contiguous to the Property and currently owned
by Richmond and located in the Town of Nantucket.  This waiver and agreement of
support relates only to the use of any such ”safe harbor” protections and does not prevent
or preclude the Town from otherwise commenting upon, opposing, or appealing any
other such future applications filed or processed by Richmond under G.L. c.40B or 760
CMR 56.00, et seq., under any other grounds. The parties acknowledge that this
agreement does not bind the Zoning Board of Appeals.

III. Parties’ Right to Cancellation

1. In the event that Articles 1 and 2 are not adopted at the 2015 Special Town Meeting, as
recommended by the Planning Board and attached hereto without any substantial
amendments that Richmond does not agree to at Town Meeting, in writing, then this
Agreement shall be of no further effect and shall immediately and irrevocably terminate
by its own terms upon no further condition, express or implied, and neither party to this
Agreement shall have any further obligation to or recourse against the other as it relates
to the entire subject matter of this Agreement.

2. If the final approvals for a project proposed by Richmond for the Property are (1) denied
by a decision of the Zoning Board of Appeals on the grounds that the Town has achieved
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the Statutory Minima as relates to the Town having met its Housing Unit Minimum, or
so-called “Safe Harbor”, or (2) a Regulatory Agreement subsequently entered into by the
parties under the LAU/LIP Program or a Comprehensive Permit subsequently issued to
Richmond for the development of the Property under the LIP program:

(a) decrease the number of total units or total bedrooms as agreed to above; and/or

(b) increases the number of affordable units other than as agreed to above and, unless
voluntarily agreed to by Richmond,

Then Richmond shall have the right for those reasons, in its unfettered discretion, to void
this Agreement by providing written notice of the same to the Board of Selectmen within
30 days of the final approval becoming final or the receipt of a denial by the Zoning
Board of Appeals and the Parties shall have no further recourse against one another and a
release instrument upon timely receipt of the notice may be recorded.

3. If the final approvals for a project proposed by Richmond for the Property:

(a) does not include the improvements and costs required by this Agreement;

(b) increases the number of total units or total bedrooms other than as agreed to above;
and/or

(c) decreases the number of affordable units as provided for herein (including the non-
SHI affordable units),

then Richmond and the Board of Selectmen agree that the Board shall have the right for
those reasons, in its unfettered discretion, to compel Richmond to limit the density at the
Property to no more than 266 residential units, as allowed under current zoning, except
under a comprehensive permit which has issued and taken final effect, provided that the
Board gives notice of the exercise of this right within 20 days of the issuance of any such
final permission and its filing with the Town Clerk’s Office and receipt of written notice
by Richmond of the issuance of the relief to the Board of Selectmen, deliverable to the
Town Manager.

Notwithstanding the foregoing, the Parties to this Agreement agree and acknowledge that
this Section 3 is in no way intended as a waiver or limitation of Richmond’s rights under
MGL c. 40B to apply for and pursue a Chapter 40B project on any portion of the
Property.

IV. Miscellaneous

1. Richmond acknowledges that this Agreement impacts the terms and condition of relief
that a local permitting agency may grant, but that no local permitting agency is bound by
this Agreement, and a Notice of Memorandum of Agreement shall be recorded against
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the Property when Articles 1 and 2 take final effect and this Agreement shall bind
Richmond and its successors in interest and assigns. Richmond has provided a letter that
represents and warrants that there are no other owners or lienholders of record other than
Richmond and Walter Glowacki.

2. Notwithstanding any of the terms and provisions of this Agreement, nothing herein shall
prohibit or prevent Richmond from continuing to pursue its current housing applications
filed under G.L. c.40B or 760 CMR 56.00, et seq., or shall prohibit or prevent Richmond
from pursuing future housing applications filed under G.L. c.40B or 760 CMR 56.00, et
seq., at any other locations within the Property, and /or at any other locations in the Town
of Nantucket.

3. Any breach of this Agreement shall be enforceable by the Parties.

4. Any amendment to this Agreement shall occur only pursuant to a written amendment that
is duly voted and authorized by the Parties and then duly executed by the Parties.

5. The Parties acknowledge they had advice of counsel before executing the Agreement.

6. A mutually satisfactory Notice of this Agreement, with agreement to the notice to not be
unreasonably withheld, may be recorded by either party once Articles 1 and 2 take final
effect under G.L. c.40, §32, but a discharge of the Notice shall be provided and recorded
if the Agreement is cancelled as provided for hereunder.

7. This Agreement may be executed in any number of counterparts which together shall
constitute one instrument.  An electronic signature on this Agreement shall have the same
effect as an original.

8. All notices and other communications required or permitted to be given under or by
reason of this Agreement shall be in writing and may be delivered by electronic mail,
facsimile, US mail or overnight mail. Notices, demands, and communications will,
unless another address is specified in writing, be sent to the persons and at the addresses
indicated below:

To: Board of Selectmen: Ilana M. Quirk, Esq.
Kopelman and Paige, P.C.
101 Arch Street
Boston, MA 02110
iquirk@k-plaw.com

with a copy to the Town Manager and Board of Selectmen Chairman

To: Richmond: Andrew D. Burek, Esq.
The Richmond Company, Inc.
23 Concord Street
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Wilmington, MA 01887
aburek@richmondco.com

with a copy to : Arthur Reade, Esq.
Reade, Gullicksen, Hanley & Gifford, LLC
6 Young’s Way
Nantucket, MA 02554
air@readelaw.com

[END OF INSTRUMENT.  SIGNATURE PAGE(S) TO FOLLOW]

ىو

760 OF 789



761 OF 789



EXHIBITS:

Exhibit A Article 1 of November 9, 2015 Special Town Meeting

Exhibit B Article 2 of November 9, 2015 Special Town Meeting

535199/NANT40B/19729-0001
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Exhibit A

ARTICLE 1
(Zoning Map Change:  R-20 to R-5 -- Daffodil Lane and Mayflower Circle;

LUG-2 to CN -- Davkim Lane; LUG-2 to R-5 -- Evergreen Way)
To see if the Town will vote to amend the Zoning Map of the Town of Nantucket by

taking the following actions:

1. By placing the following properties currently located in the Residential-20 (R-20)
district in the Residential-5 (R-5) district:

Map Lot Number Street
68 739 30 Daffodil Lane
68 740 32 Daffodil Lane
68 741 34 Daffodil Lane
68 742 35 Daffodil Lane
68 736 3 Mayflower Circle
68 729 4 Mayflower Circle
68 735 5 Mayflower Circle
68 730 6 Mayflower Circle
68 734 7 Mayflower Circle
68 731 8 Mayflower Circle
68 733 9 Mayflower Circle
68 732 10 Mayflower Circle

68

A Portion of Mayflower Circle, starting at a location formed by a line
connecting the eastern property boundaries of the lots shown as 3

Mayflower Circle and 4 Mayflower Circle and extending in a westerly
direction to include the bulb of the existing cul-de-sac of Mayflower
Circle, being the westerly portion of Lot # 615 on Land Court Plan

16514-40.

68

A Portion of Daffodil Lane, starting at a location formed by a line
connecting the eastern property boundaries of the lots shown as 35
Daffodil Lane and 3 Mayflower Circle and extending in a westerly

direction to include the bulb of the existing cul-de-sac of Daffodil Lane,
being the westerly portion of Lot # 663 on Land Court Plan 16514-40.

2. By placing the following property currently located in the Limited Use General-2
(LUG-2) district in the Commercial-Neighborhood (CN) district:

Map Lot Number Street
68 56.1 20(R) Davkim Lane

3. By placing the following properties currently located in the Limited Use General-2
(LUG-2) district in the Residential-5 (R-5) district:
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Map Lot Number Street
68 711 24 Evergreen Way
68 712 26 Evergreen Way
68 713 28 Evergreen Way
68 714 30 Evergreen Way

All as shown on a map entitled “2015 Special Town Meeting Warrant Article __ R-20 to R-5:
Daffodil Lane and Mayflower Circle: LUG-2 to CN – Davkim Lane: and LUG-2 to R-5:
Evergreen Way” dated October 2015 and filed herewith at the Office of the Town Clerk.

Or to take any other action related thereto.

PLANNING BOARD MOTION: Moved that the Zoning Map of the Town of Nantucket be
amended by taking the following actions:

1. By placing the following properties currently located in the Residential-20 (R-20)
district in the Residential-5 (R-5) district:

Map Lot Number Street
68 739 30 Daffodil Lane
68 740 32 Daffodil Lane
68 741 34 Daffodil Lane
68 742 35 Daffodil Lane
68 736 3 Mayflower Circle
68 729 4 Mayflower Circle
68 735 5 Mayflower Circle
68 730 6 Mayflower Circle
68 734 7 Mayflower Circle
68 731 8 Mayflower Circle
68 733 9 Mayflower Circle
68 732 10 Mayflower Circle

68

A Portion of Mayflower Circle, starting at a location formed by a line
connecting the eastern property boundaries of the lots shown as 3

Mayflower Circle and 4 Mayflower Circle and extending in a westerly
direction to include the bulb of the existing cul-de-sac of Mayflower
Circle, being the westerly portion of Lot # 615 on Land Court Plan

16514-40.

68

A Portion of Daffodil Lane, starting at a location formed by a line
connecting the eastern property boundaries of the lots shown as 35
Daffodil Lane and 3 Mayflower Circle and extending in a westerly

direction to include the bulb of the existing cul-de-sac of Daffodil Lane,
being the westerly portion of Lot # 663 on Land Court Plan 16514-40.
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2. By placing the following property currently located in the Limited Use General-2
(LUG-2) district in the Commercial-Neighborhood (CN) district:

Map Lot Number Street
68 56.1 20(R) Davkim Lane

3. By placing the following properties currently located in the Limited Use General-2
(LUG-2) district in the Residential-5 (R-5) district:

Map Lot Number Street
68 711 24 Evergreen Way
68 712 26 Evergreen Way
68 713 28 Evergreen Way
68 714 30 Evergreen Way

All as shown on a map entitled “2015 Special Town Meeting Warrant Article 1 R-20 to R-5:
Daffodil Lane and Mayflower Circle: LUG-2 to CN –Davkim Lane: and LUG-2 to R-5:
Evergreen Way” dated October 2015 and filed herewith at the Office of the Town Clerk.

PLANNING BOARD COMMENT:  Articles 1 and 2 are companion articles. The motion
printed in the Warrant is based upon passage of Article 2 as recommended by the Planning
Board. The zoning changes proposed within this article were supported based upon the
representation of Richmond Great Point Development, LLC (“RGP”) that a Memorandum of
Agreement followed by a Developer’s Agreement would be executed between RGP and the
Board of Selectmen ("BOS"). This binding agreement, if approved by the BOS, will require
RGP to exercise the changes approved in Articles 1 and 2 as a package, and will not allow
them to simply utilize the zoning map changes independently. The production of affordable
housing is imperative to make progress toward the state mandated requirement of 10% of
the year-round housing stock and implementation of the zoning provisions contained within
Article 2 will provide for local control of the process.

FINANCE COMMITTEE COMMENT:  To be provided at Town Meeting, pending review of
the Memorandum of Agreement executed between the Board of Selectmen and Richmond
Great Point Development, LLC.
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ARTICLE 2
(Zoning Bylaw Amendment:  Workforce Housing)

To see if the Town will vote to amend the Code of the Town of Nantucket, Chapter
139 (Zoning), by taking the following actions:

1. Amend section 2 (definitions) to insert a new definition of “workforce housing” and to
amend the existing definitions of “apartment building”, “affordable housing”,
“apartment”, “eligible household”, “Nantucket Housing Needs Ownership Form”, to
the extent necessary or required, and to insert any new definition or amend any
existing definition to the extent necessary or required to implement the overall
objectives of this article.

2. Amend section 7A (use chart) by inserting a new use(s) related to workforce housing
dwelling units as necessary or required;

3. Insert a new section 8D, and/or to amend 8C, to provide new language, the purpose
of which is as follows:

a. To incentivize the creation of workforce and affordable rental and ownership
housing opportunities;

b. To promote consistency, quality, and flexibility in the site layout and design;

c. To mitigate traffic congestion by encouraging the creation of compact
neighborhoods proximate to compatible adjacent commercial uses that
reduce the need for vehicle trips to already congested areas, and;

d. To promote economic vitality and a greater diversity of housing opportunities
in compliance with objectives contained within plans adopted or accepted by
the Town of Nantucket, Nantucket Planning and Economic Development
Commission, or the Nantucket Housing Authority.

4. Insert a new section 8D and/or amend 8C to provide new language for the allowance
of density bonuses by the issuance of a special permit granted by the Planning
Board, as follows:

a. To allow the aggregation of lots for apartment buildings for workforce housing
at a density of 1 unit per 1,250 square feet of lot area in the CN district with a
maximum of 20 dwelling units containing up to 40 bedrooms on a single lot;

b. To alter or remove the minimum lot size, frontage, setback(s), ground cover
ratio, and regularity formula compliance as designated in section 16 for lots
within the R-5 district.

c. To establish minimum “affordability” criteria, programmatic and design
standards, including, but not limited to: establishing minimum percentages of
units restricted based on income limits between 50% and 200% of the annual
area median income, establishing the minimum duration of affordability
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restrictions, establishing interior and exterior features/finishes to marking rate
units, requiring equal disbursement among market rate units.

5. To amend sections 16 (change 33 reference to 30) and 18 (specify apartment,
apartment building, workforce housing apartment), 20 (screening waived where lots
are in common ownership), 23 (exempt SF and duplex from site plan review), and
any other section of the Bylaw implement the overall objectives of this article.

Or, to take any other action related thereto.

PLANNING BOARD MOTION: Moved that Code of the Town of Nantucket, Chapter 139
(Zoning), be amended by taking the following actions:

1. Amend Section 2 (definitions) to insert two new definitions, of “workforce
homeownership housing” and “workforce rental housing”, in alphabetical order with
existing definitions, as follows:

WORKFORCE HOMEOWNERSHIP HOUSING
Ownership or rental of single family dwelling units, pursuant to §139-8D,
where at least 25% of the total dwelling units are restricted to occupancy by
households earning at or below the percentages of area median income set
forth herein.  An increment of 75% of the total 25% of the restricted units shall
be restricted to occupancy by households earning at or below 80% of area
median income.  The remaining increment of 25% of the total 25% of the
restricted units shall be restricted to occupancy by households earning at or
below 175% of area median income.

WORKFORCE RENTAL HOUSING
Rental of multi-family dwelling units, pursuant to §139-8D, where at least 25%
of the total dwelling units are restricted to occupancy by households earning
at or below 80% of area median income.

2. Amend Section 7A (use chart) by inserting in the “Use” column, between “Duplex”
and “Elder Housing Facilities” a new use “Workforce Rental Community” to be
allowed by Special Permit (SP) in the CN district only.

3. Insert a new Section 8D as follows:

D. Special permit issued by the Planning Board to create workforce homeownership
housing in the R-5 zoning district through a Workforce Homeownership Housing Bonus Lots
allowance and in the CN zoning district through a Workforce Rental Community.  The
purpose of this provision is to incentivize the creation of workforce and affordable rental and
ownership housing opportunities; to promote consistency, quality, and flexibility in the site
layout and design; to mitigate traffic congestion by encouraging the creation of compact
neighborhoods proximate to compatible adjacent commercial uses that reduce the need for
vehicle trips to already congested areas, and; to promote economic vitality and a greater
diversity of housing opportunities in compliance with objectives contained within plans
adopted or accepted by the Town of Nantucket, Nantucket Planning and Economic
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Development Commission, or the Nantucket Housing Authority.  This Bylaw, which sets a
minimum size lot area, is intended to allow for aggregation of buildings, parking spaces, and
open areas to improve design quality.  Consistent design quality shall be applied to all
dwelling units and affordable units shall be distributed evenly throughout the development.

(1) Requirements.
a. The following requirements shall apply to Workforce Homeownership Housing

Bonus Lots in the R-5 zoning district and to Workforce Housing Rental
Community in the CN zoning district.

i. Minimum lot requirement of 60,000 square feet;
ii. The term of affordability shall be in perpetuity or the longest term

allowed by law;
iii. The application shall be subject to Major Site Plan Review;
iv. The Planning Board shall be the sole special permit granting authority

for any relief pursuant to any provision of this Chapter;
v. Planning Board approval of a special permit shall not substitute for

approval of a definitive subdivision or approval not required (ANR)
plan.

vi. Project must be eligible for approval as Local Action Units (LAU)
through the Local Initiative Program (LIP) or otherwise included on the
Town’s Subsidized Housing Inventory.  It shall be the responsibility of
the applicant to take all reasonable steps necessary to ensure the
units are included, including without limitation, preparation and
execution of a Regulatory Agreement in a form to be approved by the
Town of Nantucket, through its Board of Selectmen, and by the
Department of Housing and Community Development (“DHCD”) and
provision of any other documents requested by DHCD.

(2) Workforce Homeownership Housing Bonus Lots.
a. Bonus lots, subject to the requirements below, shall be based on the number

of building lots which could have been created through a conventional
subdivision plan.  The maximum number of building lots, excluding any
bonuses, shall not exceed the number which may have otherwise been
created on a conventional subdivision plan meeting all dimensional and
upland requirements of the Zoning Bylaw and in full conformance with (and
requiring no waivers from) the “Rules and Regulations Governing the
Subdivision of Land,” as may be amended by the Planning Board from time to
time, as demonstrated by the submission of a dimensioned lotting plan.  For
all density calculations that result in a fractional number, only fractions equal
to or greater than 0.51 should be rounded to the next highest whole number.

i. The total number of lots shall be calculated by multiplying the number
of lots allowed by-right, as described above, by a factor of 1.33.

ii. 25% of the total number of lots allowed, using the bonus provision,
must be allocated and restricted to ownership by households earning
at or below the area median income limits set forth in the definition of
Workforce Homeownership Housing, as defined in §139-2, or, the
rental dwelling units located on the lots achieved through the bonus
provision must be restricted to households earning at or below 80% of
area median income.  Said lots shall be subject to a Nantucket
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Housing Needs Covenant -Ownership Form or other instrument
restricting sale or rental to households earning at or below the area
median income limits set forth in the definition of Workforce
Homeownership Housing, as defined in §139-2.

b. The Planning Board may reduce, by up to 100%: the front yard setback (but
not the side or rear yard setbacks applied to the perimeter of the project
area), internal side or rear yard setbacks (meaning setbacks between lots
which are the subject of the application), side or rear yard setbacks between
the lots which are the subject of the application and other land in common
ownership or control of the applicant, and the required frontage, provided that
the lot has sufficient vehicular access through an easement.

c. The Planning Board may allow an increase in the ground cover ratio up to
50%.

d. A minimum buffer area of at least 20 feet shall be established between the
Workforce Homeownership Housing Bonus Lots and residentially zoned
abutting properties.  The Planning Board may require the buffer area to
include plantings, fencing, walls, or other improvements to mitigate impacts to
abutting properties.

(3) Workforce Rental Community
a. Rental dwelling units in one or more structures, shall be subject to the

following requirements:
i. The maximum number of dwelling units shall not exceed 32, at least 8

of which must (25% of which) be restricted to occupancy by
households earning at or below 80% of area median income.  An
instrument, in a form approved by the Planning Board, restricting rental
of at least 8 of the dwelling units to households earning at or below
80% of area median income must encumber the subject lot(s);

ii. The maximum number of bedrooms contained within the Workforce
Rental Community Lot shall not exceed 57;

iii. At least 10% of the total dwelling units within the Workforce Housing
Rental Community must contain at least 3 bedrooms, unless such
requirement is reduced by a future binding directive from the
Commonwealth of Massachusetts Department of Housing and
Community Development which confirms that fewer than 10% three
bedroom units may be included in the Workforce Rental Community
while still confirming that all of the units in the Workforce Rental
Community shall be eligible for inclusion on the Town’s Subsidized
Housing Inventory.  In such an instance, the Planning Board shall have
the discretion to approve fewer 3 bedroom units within the Workforce
Rental Community, in conjunction with the issuance of the special
permit, as long as the requirement described above with respect to
confirmation of the eligibility of all of the units in the Workforce Rental
Community relative to inclusion on the Town’s Subsidized Housing
Inventory has been met.

b. A minimum buffer area of at least 20 feet shall be established between the
Workforce Rental Community and residentially zoned abutting properties.
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The Planning Board may require the buffer area to include plantings, fencing,
walls, or other improvements to mitigate impacts to abutting properties.

c. The Planning Board may, in addition to those requirements included in §139-
23, require submission of additional documentation, including without
limitation, detailed floor plans, operation and management plan for the
project, including maintenance of the structure(s) and the site.

d. The Planning Board may reduce, by up to 100%, the side and rear yard
setbacks where two or more Workforce Rental Community Lot projects are
adjacent to each other.

4. Amend Section 18B by adding an asterisk after “Apartment” and inserting the
following language under the “Notes” section:

*For interpretation purposes, apartment shall include the following uses
contained within the Use Table in 7A: apartment, apartment building, garage
apartment, and workforce rental community.

5. Amend Section 23A(1) as follows:

The construction or alteration of any single-family or duplex dwelling, or building
accessory to such dwelling, except when such dwellings are an integral part of
workforce homeownership housing bonus lots or a workforce rental community
application pursuant to § 139-8 of this chapter, major commercial development
application pursuant to § 139-11 of this chapter, and except where such dwellings
are located in the Moorlands Management District, § 139-13 of this chapter;

6. Amend section 16A as follows:

Except as expressly provided by § 139-330 of this chapter…

PLANNING BOARD COMMENT:  A locally based process for the creation of
affordable/workforce housing units, as opposed to the 40B application process that is strictly
controlled by the state, will become available if this zoning amendment is passed. Local
regulations, including those regulations within the purview of the Historic District
Commission, will guide the process for ownership and rental housing production.

FINANCE COMMITTEE COMMENT:  To be provided at Town Meeting, pending review of
the Memorandum of Agreement executed between the Board of Selectmen and Richmond
Great Point Development, LLC.
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#43-16 Richmond Great Point Development, LLC
Sandpiper Place Single Family Home Development Project

Off  Daffodil Lane, Mayflower Circle, Evergreen Way & Old South Road
Map 68 Parcels 129, 711, 712, 713, 714, 729, 730, 731, 732, 733, 734, 735, 736, 739, 740, 741, 742, 999.2
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NANTUCKET, MA

PLAN NOTES                                                 
1. THIS PLAN HAS BEEN PREPARED BASED ON REFERENCES INCLUDING:

-GOOGLE EARTH AERIAL IMAGERY
-MASSGIS ORTHOIMAGERY
- CAD FILE TITLED "TOPO-PIT.DWG" PREPARED BY HAYES ENGINEERING AND PROVIDED BY RICHMOND GREAT
POINT DEVELOPMENT, LLC.
- TOWN OF NANTUCKET GIS

2. EXACT LOCATION OF PROPOSED BUILDING AND IMPROVEMENTS MUST BE CONFIRMED AND  EVALUATED
UPON COMPLETION OF SURVEY.

3. THIS PLAN IS INTENDED FOR CONCEPTUAL REVIEW PURPOSES ONLY. THE EXISTING CONDITIONS SHOWN
HEREON IS BASED UPON INFORMATION THAT WAS SUPPLIED TO OUR OFFICE AT THE TIME OF PLAN
PREPARATION AND MAY BE SUBJECT TO CHANGE AND MUST BE UPDATED UPON PERFORMANCE OF A
SURVEY.

RICHMOND GREAT POINT DEVELOPMENT LLC
OLD SOUTH ROAD PROPERTIES

DATE: 06/10/2016
SCALE: 1"=60'

DIMENSIONED LOTTING PLAN
REFERENCES:

PROJECT #: W141196

1"= 60'

0 60153060

784 OF 789



NANTUCKET, MA

PLAN NOTES                                                 
1. THIS PLAN HAS BEEN PREPARED BASED ON REFERENCES INCLUDING:

-GOOGLE EARTH AERIAL IMAGERY
-MASSGIS ORTHOIMAGERY
- CAD FILE TITLED "TOPO-PIT.DWG" PREPARED BY HAYES ENGINEERING AND PROVIDED BY RICHMOND GREAT
POINT DEVELOPMENT, LLC.
- TOWN OF NANTUCKET GIS

2. EXACT LOCATION OF PROPOSED BUILDING AND IMPROVEMENTS MUST BE CONFIRMED AND  EVALUATED
UPON COMPLETION OF SURVEY.

3. THIS PLAN IS INTENDED FOR CONCEPTUAL REVIEW PURPOSES ONLY. THE EXISTING CONDITIONS SHOWN
HEREON IS BASED UPON INFORMATION THAT WAS SUPPLIED TO OUR OFFICE AT THE TIME OF PLAN
PREPARATION AND MAY BE SUBJECT TO CHANGE AND MUST BE UPDATED UPON PERFORMANCE OF A
SURVEY.

RICHMOND GREAT POINT DEVELOPMENT LLC
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1"= 60'

0 60153060

B.) 11.25 ACRES +/-

DEVELOPMENT CHART

A.) 490,200 SF OF LAND +/-

C.) 81 LOTS

TOTAL EXCLUDING ROADS :

CONVENTIONAL SUBDIVISION
(DIMENSIONED LOTTING PLAN)

R-5 ZONING DISTRICT

CONVENTIONAL SUBDIVISION
(DIMENSIONED LOTTING PLAN) R-5 ZONING DISTRICT
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            TOWN OF NANTUCKET 

BOARD OF APPEALS 
NANTUCKET, MA 02554 

 
Agenda  

(Subject to Change) 
 

Thursday, July 14, 2016 
12:00 PM   

4 Fairgrounds Road 
Public Safety Facility – 1st Floor Community Room 

 
 

 CALL TO ORDER:  
 

 APPROVAL OF THE AGENDA: 
 

 APPROVAL OF THE MINUTES: 
 June 9, 2016 

 

 OLD BUSINESS:   
 

▪ 66-00         Abrem Quary (40B)   
Vote to approve and sign Monitoring Services Agreement between Nantucket Zoning Board of Appeals 
and Nantucket Housing Authority and NHA Properties d/b/a Housing Nantucket. 

 
 04-16 Donald J. Mackinnon, Trustee of Nantucket 106 Surfside Realty Trust  –  a/k/a SURFSIDE     

                   COMMONS 40B   106 Surfside Road        Mackinnon / Schwartz 
Extended Close of Public Hearing deadline October 31, 2016  (180 days from Initial Public 

Hearing with Extension) 
Decision Action deadline December 12, 2016        (40 days from close of Public Hearing)  
The Applicant is seeking a Comprehensive Permit in accordance with M.G.L. Chapter 40B,  as approved by 
Massachusetts Housing Partnership, in order to allow a multi-family project consisting of 56 rental 
apartments with fourteen (14)  to be designated as affordable units. The apartments will be arranged in two 
2 ½ story buildings with thirteen units each and two 3 ½ story buildings with fifteen (15) units each. There 
will be a total of two 1-bedroom units, forty two 2-bedroom units, and twelve 3-bedroom units. The project 
will also include a clubhouse and pool. If approved, the property will be permanently deed-restricted  for the 
purpose of providing affordable year-round housing. The file with a copy of the complete and updated  list 

786 OF 789



Posted with Town Clerk on July 8, 2016 
Posting # ___ 

 

2  F a i r g r o u n d s  R o a d        N a n t u c k e t        M a s s a c h u s e t t s        0 2 5 5 4  
5 0 8 - 2 2 8 - 7 2 1 5  t e l e p h o n e        5 0 8 - 2 2 8 - 7 2 9 8  f a c s i m i l e  

 
 

2 

of requested waivers is available at the Zoning Board of Appeals office at 2 Fairgrounds Road between the 
hours of 7:30 A.M. and 4:30 P.M., Monday through Friday or via link to posting of all document related to 
this project found on Town of Nantucket website below: 

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

 16-16 Todd W. Winship & Elizabeth W. Winship and Bess W. Clarke, Tr., Sixteen Monohansett Road 
Trust       16 Monohansett Road  Brescher 
Action deadline July 20, 2016      REQUESTED WITHDRAWAL WITHOUT PREJUDICE  
 

 20-16 Gerald T. Vento & Margaret Vento, Tr. of Ninety-One Low Beach Road Nominee Trust 
Action deadline August 22, 2016    91 Low Beach Road  Cohen 

   
 NEW BUSINESS:  
 

 15-16 Madaket Wheelhouse, LLC   13 Massachusetts Avenue Cohen 
Action deadline October 12, 2016 
Applicant is seeking relief by Special Permit pursuant to Zoning By-law Section 139-33.A in order to alter 
the pre-existing nonconforming dwelling and garage. Applicant proposes to build  an addition to the 
southeast corner of the dwelling which will be no closer than the existing westerly side yard setback distance 
of 4.4 feet where minimum side yard setback is ten (10) feet. Other dimensionally compliant additions are 
also proposed to the dwelling.  Applicant further proposes to convert the garage/cottage into a secondary 
dwelling. The expansion will not bring the structure any closer than the current easterly side yard setback 
distance of 2.9 feet or the southerly front yard setback distance of 5.7 feet where minimum front yard 
setback is twenty (20) feet. The Locus is situated at 13 Massachusetts Avenue, is shown on Assessor’s Map 
60 as Parcel 75, and as Lots 12-15, Block 29 upon Land Court Plan 2408-Y and unregistered land lying 
north of said Lots. Evidence of owner’s title is registered on Certificate of Title No. 25696 at the Nantucket 
County District of the Land Court and in Book 1494, Page 39 on file at  the Registry of Deeds.  The site is 
zoned Village Residential (VR). 
 

 22-16 John N. Jordin & Julie M. Jordin   28 Lovers Lane   Hanley 
Action deadline October 12, 2016 
Applicant is requesting Special Permit relief pursuant to Zoning By-law Section 139-16.C to either reduce or 
validate unintentional side yard setback intrusions caused by the siting of an existing garage as close as 9.3 
feet from the northerly lot line and an above-ground Jacuzzi tub as close as 8.2 feet from the southerly lot 
line, where a  ten (10) foot setback is required. In the alternative, and to the extent necessary, Applicant 
requests relief by Variance pursuant to Section 139-32 to allow said setback intrusions. The Locus is situated 
at 28 Lovers Lane, is shown on Assessor’s Map 68 as Parcel 145, and as Lot 90 upon Land Court Plan 
16514-R. Evidence of owner’s title is registered on Certificate of Title No. 20283 at the Nantucket County 
District of the Land Court. The site is zoned Residential 20 (R-20). 

 
 23-16 Mark Bono & Elizabeth Gilbert Bono, as Owner, and EK Associates, LLC, as Applicant 

Action deadline October 12, 2016    15 Black Fish Lane  Hanley 
Applicant is requesting Special Permit relief pursuant to Zoning By-law Section 139-16.C to either reduce or 
validate unintentional side yard setback intrusions caused by the siting of an existing garage as close as 9.5 
feet from the easterly lot line, where a  ten (10) foot setback is required. In the alternative, and to the extent 
necessary, Applicant requests relief by Variance pursuant to Section 139-32 to allow said setback intrusion. 
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The Locus is situated at 15 Black Fish Lane, is shown on Assessor’s Map 73 as Parcel 108, and as Lot 3 
upon Plan No. 2007-55. Evidence of owner’s title is in Book 1540, Page 9 on file at the Nantucket County 
Registry of Deeds. The site is zoned Sconset Residential 20 (SR-20). 

 
 24-16 6 Lily Street LLC & Sconset Partners LLC 6 and 8 Lily Street  Dale 

Action deadline October 12, 2016 
Applicant is requesting Special Permit relief pursuant Zoning By-law Section 139-33 to reduce the area of 6 
Lily Street without creating any new non-conformities and to enlarge the area of 8 Lily Street to allow for a 
new dwelling with a reduced side yard setback nonconformity. To the extent necessary, applicant further 
requests Site Plan Review pursuant to Section 139-23. Both properties are improved undersized lots of 
record. In the alternative, and to the extent necessary, Applicant requests relief by Variance pursuant to 
Section 139-32 from the provisions of Section 139-16. The properties are located at 6 and 8 Lily Street, are 
shown on Assessor’s Map 73.3.1 as Parcels 109 and 110, and as Lot 5 and portion of Lot 7 upon Plan No. 
2014-02. Evidence of owners’ titles are in Book 1415, Page 296 and Book 1415, Page 287 on file at the 
Nantucket County Registry of Deeds. The site is zoned Sconset Old Historic (SOH). 

   
 25-16 George Gray, LLC    55 Union Street   Alger 

Action deadline October 12, 2016 
Applicant is requesting Special Permit relief pursuant Zoning By-law Section 139-16.C(2) to validate the 
unintentional side yard setback intrusion of a dwelling sited as close as 4.8 feet from the southerly lot line, 
where a  five (5) foot setback is required. Applicant further seeks clarification and correction of rear yard 
setback distance referenced in prior Zoning Administrator decision from 2.4 to 2.3 feet. The Locus is 
situated at 55 Union Street, is shown on Assessor’s Map 55.1.4 as Parcel 89, and  upon Plan No. 2014-92. 
Evidence of owner’s title is in Book 1459, Page 294 on file at the Nantucket County Registry of Deeds. The 
site is zoned Residential Old Historic (ROH). 

  
 26-16 Paul Benk and Lauri LeJeune Benk  8 North Gully Road  Brescher 

Action deadline September 21, 2016 
Applicant is seeking relief by Variance pursuant to Zoning By-law Section 139-32 from the provisions of 
Section 139-16 to validate the siting of an existing shed/studio within the five (5) foot side and rear yard 
setbacks. Applicant requests further relief to allow alteration of said structure with the ground cover 
expansion taking place outside of the setback areas and small portion of upward expansion occurring within 
the easterly setback area. The Locus is situated at 8 North Gully Road, is shown on Assessor’s Map 73.1.3 as 
Parcel 48, and upon Land Court Plan 38853-A. Evidence of owner’s title is registered on Certificate of Title 
No. 24677 at the Nantucket County District of the Land Court. The site is zoned Sconset Residential 1 (SR-
1). 
 

 27-16 Kite Hill Lane, LLC    5 Kite Hill Lane   Reade 
Action deadline September 23, 2016 
Applicant is seeking relief by Variance pursuant to Zoning By-law Section 139-32 for a waiver of the 
provisions in Section 139-16. Specifically, applicant seeks to reconfigure Locus by conveying portions of 
existing lots which comprise locus to 3 Kite Hill Lane and 86 Center Street. The conveyances will result in 
creation of new nonconformity relative to the shed’s siting from the easterly side yard lot line and will 
intensify the nonconforming regularity factor. The Locus is situated at 5 Kite Hill Lane, is shown on 
Nantucket Tax Assessor’s Map 42.4.4 as Parcel 65, and as upon Land Court Plans 15206-C and 15206-D. 
Evidence of owners’ title is on Certificate of Title No. 26033 at the Nantucket County District of the Land 
Court. The property is zoned Residential Old Historic (ROH). 
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 28-16 Eric J. Rosenberg & Michele Kolb  7 Gardner Street  Williams 

Action deadline October 12, 2016 
Applicant is requesting Special Permit relief pursuant to Zoning By-law Section 139-33.A(1) to allow the 
alteration of a pre-existing nonconforming structure. Specifically, applicant seeks permission to demolish an 
existing garage, sited as close as 1.3 feet from the northerly side yard lot line where the minimum side yard 
setback is five (5) feet, in order to construct a new single-family dwelling in its place. The new dwelling is 
proposed to be sited three (3) feet from the northerly lot line and to be conforming as to all other setbacks, 
ground cover, and parking requirements. The Locus, an undersized lot of record created pursuant to M.G.L. 
Chapter 41 Section 81L, is  situated at 7 Gardner Street, and is shown on Assessor’s Map 42.3.3 as Parcel 58 
(portion). Evidence of owner’s title is in Book 1282, Page 80 on file at the Nantucket County Registry of 
Deeds. The site is zoned Residential Old Historic (ROH). 
 

 29-16 Hans Dalgaard     65 Surfside Road  Williams 
Action deadline September 21, 2016 
Applicant is seeking relief by Variance pursuant to Zoning By-law Section 139-32 from the provisions of 
Section 139-16.A. Specifically, applicant is seeking to reduce the required northwesterly rear yard setback 
from ten (10) feet to approximately 6. 7 feet at its closest point in order to allow construction of a duplex at 
the rear of the property. The Locus is situated at 65 Surfside Road, is shown on Assessor’s Map 67 as Parcel 
222, and as Lot B upon Plan Book 24, Page 63. Evidence of owner’s title is in Book 1054, Page 312 on file 
at the Nantucket County Registry of Deeds. The site is zoned Commercial Neighborhood (CN). 

 

 OTHER BUSINESS: 
 34-15 NHA Properties, Inc., d/b/a Housing Nantucket, School View Cottages  Kuszpa 

APPROVED FOR WITHDRAWAL WITHOUT PREJUDICE   7 Surfside Road 
Vote to release remaining funds in Escrow account subsequent to payment of all outstanding invoices.  
 

 Election of officers (Chairman, Vice Chairman, Clerk)  
 

 ADJOURNMENT. 
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