Nantucket Planning Board

SPECIAL MEETING
STAFF REPORT

September 23, 2016

Planning Board

From: Holly E. Backus

Land Use Specialist

Staff Report for September 28, 2016 Special Planning Board Meeting

Call to Ordet:

Approval of the Agenda:

Previous Plans:

#7684 Pippen’s Way, Form | Release (Lot 15)

Staff recommends endorsement.

Richmond Great Point Development — Public Hearing Items:

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

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.

FROM 07-01-16 STAFF REPORT:
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
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Management Plan. One of the proposed changes to the proposed subdivision plans is that the
proposed Clay Street does not continue into or through any portion of the 20 Davkim Lane property.
Staff does not have a recommendation at this time.

FROM 08-01-16 STAFF REPORT:
No further update.

FROM 08-30-16 STAFF REPORT:

At the last regular meeting, the Applicant did not provide any additional info. There was discussion
from the Board about not allowing Clay Street to go through the rest of the development from Skyline.
There was discussion on why there can’t be a decision made on this application. However, there was
also a point made that this plan is important to the overall proposed development. The Board was
reminded that staff has not received the required traffic report yet for the Richmond Development and
to wait to make a decision at the scheduled special meetings for all of Richmond’s projects. The Board
was also reminded of the pending litigation with Land Court regarding the ownership of Clay Street as
a reason to hold this particular application. Staff does not have any further recommendations at this
time.

UPDATE.:

Staff has not received any further information from the Applicant, however at the last regular meeting
in September, the Applicant asked for guidance on the Clay Street and Retail Liner “projects.” It is
anticipated that the Applicant will provide further information at the next regularly scheduled Planning
Board meeting on October 13th.

= #7988 Richmond Great Point Development, LL.C, Nancy Ann Lane, Greglen Avenue, Davkim
Lane, and Old South Road
FROM 07-01-16 STAFF REPORT:
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.

FROM 08-01-16 STAFF REPORT:
No further update.

FROM 08-30-16 STAFF REPORT:
No further update.

UPDATE:
Staff has not received any further information from the Applicant; however the Applicant anticipates
time to discuss the Traffic Study that was received prior to the last meeting,

" #39-16 Old South Road Crossing Retail “Liner” Buildings, 63, 67m 73, and 75(A) Old South
Road
FROM 07-01-16 STAFF REPORT:
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
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Access; and Site Plan Review. The Applicant intends to construct three (3) of the five (5) buildings first.
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 Boatd 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.

FROM 08-01-16 STAFF REPORT:
No further update.

FROM 08-30-16 STAFF REPORT:

At the last regular meeting, the Applicant requested for this application to be discussed as they have
tenant commitments. The Applicant answered some past questions regarding proposed entrance lining
up with the Valero’s property across the street. The Board was notified that the Applicant has had
discussions with the Naushop HOA about traffic and therefore the traffic study is still pending as it was
redone. Thete was a discussion about creating a commercial village like the development across the
street. There was a reminder that a sidewalk easement will be important to provide. The Board also
asked the Applicant for a copy of the Landscape Plan; however the Board was notified that the HDC
has only reviewed and approved a Landscape Plan for the first and second lots of the retail “liner”
building project. During the discussion, the Board heard comments from the public where the Chair of
the Naushop HOA pleaded for the Board to not allow Old South Road to “look like Route 132 in
Hyannis!” Also, there was a question on the hours of operation for the proposed restaurant and what
could be mitigated in relationship to the impact of the restaurant. Since the last meeting, staff has
received the updated HDC approved elevations of two (2) of the proposed retail buildings.

UPDATE:

At the last regular meeting, the Applicant informed the Board of changes that they have incorportated
into their plans. They are willing to grant a 30’ easement along Old South Road; propose to move the
dumpster pads and roads behind the building; to incorporate rain gardens into the stormwater drainage
system; and forgo patio seating area for the future.

= #40-16 “Meadows II” Rental Apartment Development Project, 20 and 20R Davkim Lane
FROM 07-01-16 STAFF REPORT:
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.
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FROM 08-01-16 STAFF REPORT:
No further update.

FROM 08-30-16 STAFF REPORT:
See updated comments below for #43-16.

UPDATE.:

At the last meeting, the Applicant informed the Board that they have had meetings with the Cedar Crest
Subdivision. They plan to come back to the Board with larger lots for Sandpiper Way and Mayflower
Circle area. They are looking to make a better connection with larger lots along Evergreen Way. There was
discussion from Attorney Hill for Cedar Crest IT regarding the ownership of the private ways.

® #8013 “Meadows II” Rental Apartment Development Project, 20 and 20(R) Davkim Lane
FROM 08-30-16 STAFF REPORT:
The Applicant is seeking approval of a definitive subdivision that correlates with a Special Permit (File
#40-106) currently being reviewed by the Board. The plan will reconfigure the existing property which
will allow the development of the Meadows II for a workforce rental community which will comprise
of two hundred and twenty-five (225) rental apartment units. The proposed plans show the connection
with the 50’ wide Nancy Ann Lane and Davkim Lane intersection and then down to 40’ wide roads
proposed within the development. The plan also shows the proposed intersection with Old South
Road.

UPDATE:

At the last meeting, the Applicant respectfully without prejudice withdrew Special Permit #43-16 and
Definitive Subdivison #8014 for the “Sandpiper” development. This was an effort to create phases of
“north” and “south” of the proposed Sandpiper Subdivision. These items have been resubmitted to
staff and appropriately advertized for the October 13, 2016 regularly scheduled meeting.

The Applicant also submitted a “Fiscal Impact Analysis” that provides an estimate that is expected to
occur to the Town of Nantucket upon the development of the proposed Meadows II and Sandpiper
Place development projects. The analysis has been submitted to the Board of Selectman, Planning
Board, and Finance Committee. A copy of this is included in the Board’s packet for their consideration.

Public Comments:

Other Business:

Adjourn:
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Nantucket Planning Board

SPECIAL MEETING
Nantucket Planning Board Agenda

WEDNESDAY, SEPTEMBER 28, 2016
5:00PM
4 Fairgrounds Road
Public Safety Facility Training Room
Second Floor

www.nantucket-ma.gov

Video of meeting available on Town website
(AGENDA SUBJECT TO CHANGE)

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

I. Call to ordet:

I1. Approval of the agenda:

ITII. Previous Plans:
= #7684 Pippen’s Way, Form | Release (Lot 15)

IV. Public Hearings:
= #7918 Richmond Great Point Development, LLC — 42, 48, & 54 Skyline Drive & 20 Davkim

Lane, action deadline 11-30-16, CONTINUED TO 10-13-2016

= #7988 Richmond Great Point Development, LLC, Nancy Ann Lane, Greglen Avenue, Davkim
Lane, and Old South Road, 77-30-76

" #39-16 Old South Road Crossing Retail “Liner” Buildings, 63, 67m 73, and 75(A) Old South
Road, action deadline 11-30-16

® #40-16 “Meadows II” Rental Apartment Development Project, 20 and 20R Davkim Lane, action
deadline 11-30-16

" #8013 “Meadows II” Rental Apartment Development Project, 20 and 20(R) Davkim Lane

V. Public Comments:

VI. Other Business:

VIL.  Adjourn:
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Nantucket Planning Board

Form J
Certificate of Completion and
Release of Municipal Interest in
Subdivision Performance Security

Planning Board File # 6992, 7662, and 7684

Date:

Subdivision Name: Pippen’s Way

Owner: Pippen's Way LLC

Owner’s Address: 488 Boston Post Road, Post Office 5967, Marlborough, Massachusetts 01752

Phone number: (508) 460-9508 Fax number: E-mail: Menconstruction,com
Applicant, (if other than owner): Same as above.

Applicant’s Address:

Phone number: Fax number: ol

Date of Subdivision Plan: March 10, 2014, revised July 24, 2014

Land Location: 14 Pippen's Way

Plan Recorded: Nantucket Registry of Deeds Plan Book Page
12268-D

Plan Registered: Nantucket Land Registry, Land Court Plan Number

Type of Performance Security:

O  Covenant dated:

Covenant recorded: Nantucket Registry of Deeds, Book Page

or
Covenant registered: Nantucket Land Registry District as Document # 144152 and noted on
Certificate of Title #_ 29225 in Registration Book Page

QO  Deposit of money, agreement dated:
Bank (if bank passbook):
Address of Bank:

Q  Other Security , agteement dated:

Q  Letter of credit, agreement dated:
Nantucket Planning and Land Use Services = 2 Fairgrounds Road = Nantucket = MA = 02554 = (508) 325-7587
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Nantucket Planning Board, Form J, page 2

Bank:
Address of Bank:

The undersigned, being a majority of the Planning Board of Nantucket, have determined that the construction of ways and
installation of municipal services in the subdivision referred to above have been || completed X partially completed
by the applicant in accordance with the Board’s rules and regulations to adequately serve the following enumerated lots:

Lot 15

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

. . September
Duly executed as a sealed instrument this day of b , 2016
(Date) (Month) (Year)
Barry G. Rector Nat Lowell
Linda Williams John McLaughlin
Joseph Marcklinger

Signed by a Majority of the Town of Nantucket Planning Board

COMMONWEALTH OF MASSACHUSETTS

Nantucket, SS 2016
On the day of 2016, before me, the undersigned notaty public,
Personally appeared one of the above-named members of the Planning Board of Nantucket, Massachusetts, personally

known to me to be the person whose name is signed on the preceding document, and acknowledge that he/she signed the foregoing instrument
voluntarily for the purposes therein expressed.

Notary Public

My commission expires:

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

APPROVAYL OF A DEFINITIVE SUBDIVISION PLAN (AR)

See Terrier Farms Trust, Pippen’s Way Subdivision
Planning Roard File #6992

Applicants: See Terrier Farms Trust, Diane Halm, Trustee, ¢/o Daniel J. Bailey, ITI, Rackemann, Sawyer, &
Brewster, One Financial Center, Boston, MA 02111-2659

Owners: See Terrier Farms Trust, Diane Halm, Trustee, 11809 Piney Meeting Houge Road,_;l?gtomac,WID 20854

Property recorded at Nantucket Regislry District of the Land Court, Certificate of Tifle # 21 4T
0 1

_._.J
Parcels 94.2 as shown on Nantucket Tax Assessors Map 43 _
; W
Auwguast 27, 2007 o
o

The applicant is proposing a standard Approval Required (AR) subdivision on twenty (20) acres of land with
average fot size of 43,000 square feet and two lots greatly exceeding that of 176,000 and 432,000 square feet
respeotively, all with frontage on the proposed roadway,

Based on the Preliminary Plan Approval of February 13, 2006 the site utilizés Limited Use General 1 (LUG 1)

- zoning which is 40,000 square foot lot area with 100 feet of frontage and is also within the Nantucket Harbor
Watershed Protection Overlay District. There are five (5) existing structures on site. The applicant is proposing

eight (8) building lots with the roadway shown as lot 8.

The roadway for the proposed development is a dead-end roadway terminating with a cul-de-sac, approximately
830 feet long. In addition the applicant will improve approximately 1000 feet of Gardner Road, The fraveled
surface of the roadways will be twenty (20) feet in width with Cape Cod berms for Gardner Road with appropriate
side slopes provided to allow for pervious paver road construction of the interior roadway. Stormwater runoff
from the proposed inferior roadway will be collected by deep sump catch basins which will discharge to
subsurface infiltration systems. Individual dry.wells will be installed for the collection of roof runoff for each lot.
All lots within the proposed subdivision will be serviced by on-site wells and wastewater will be freated through
individual on-site septic systems.

The applicant agreed to make infrastructure improvements to (fardner Road, which is a private way, The
infrastructure improvements proposed for Gardner Road include reconstructing and paving the road to a width of
twenty (20) feet, designing and installing drainage structures or swales for the collection and treatment of
stormwater runoff, and re-landscaping/re-vegetating areas o maintain slopes in accordance with the Subdivision
Rules and Regulations. Final plans for the road will be reviewed by the consulting engineer for the Planning
Board with the Planning Board prior to construction.

1l East Chestnut Street Nantucket Massachusetts 02554
508.228.7233 telephone 508.228.7298 facsimile
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The Nantucket Planning Board, at it meeting of August 27, 2007 voted 5-0 to close the public hearing and voted
5-0 to approve the Definitive Subdivision Plan (AR) for property located at 12 Gardner Road. The application for
approval of this defmitive subdivision plan was received by the Planning Board on November 13, 2006 and
approval of this subdivision was based on the foliowing documents:

¢ Plans entitled “Definitive Subdivision Plan, Pippen’s Way Subdivision, 12 Gardner Road, Nanwucket,
MA” being a subdivision of lot 2 shown on Land Court Plan 12268-B, tax map 43, parcel 94.2, prepared
for See Terrier Farms Trust, sheets 1 through 11, scale as noted, prepared by Site Design Engineering,
LLC,, 11 Cushman Street, Middleboro, MA 02346, dated November 3, 2006 as revised through July 5,
2007 along with two separate sheets by same engineer for same Jot 2 on LCP 12268-B, one dated August
8, 2007, scale 1” = 60° entitled “Proposed Conservation Restriction Plan™ and the other dated August 16,
2007, scale 1= 20’ entitled “Gardner Road Detail Plan”;

+ Hydraulic/Hydrelogic Analysis, Pippen’s Way Subdivision, 12 Gardner Road, Nantucket, Massachusetts,
November 10, 2006, prepared for See Terrier Farms Trust by Site Design Hngineering, LLC., 11
Cushman Street, Middleboro, MA 02346;

¢ Sile Analysis Report, Pippen’s Way Subdivision, 12 Gardner Road, Nantucket, Massachusetts, November
3, 2006, prepared for; See Terrier Farms Trust by Site Design Engineering, LLC,, 11 Cushman Street, !
Middleboro, MA 062346; !

* A list of waivers to the Subdivision Rules and Regulations from Site Design Engineering, LLC dated
November 13, 2006; , :

* [Engineering Review Reports from Pesce Engincering & Associates, Inc., engineering consultant to the
Planning Board dated March 23 and August 8, 2007;

» Engineering Review Response Letters to Abutters Comments and to Pesce Engineering Review from Site
Design Engineering, LLC., all dated May 9, 2007;

¢ A letler concerning “Community Benefits” from Altorney Daniel . Bailey, I of Rackemann, Sawver &
Brewster, PC, One Financial Center, Boston, MA;

¢ A Preliminary Plan approval letier dated Pebruary 13, 2006;

* Assorted documents (including correspondence from abutting property owners) on file with the Planning
Boaxd; ‘ .

*  Representation and testimony reccived in connection with the public hearings/continuances held on
12/11/06, 1/8/07, 1722/07, 2/12/07; 2/26/07, 3/12/07, 3/26/07, 4/23/07, 5/14407, 5/31/07, 6/11/07, 6/25/07,
779107, 7/23/07, 8/13/07 and 8/27/07. Minutes of these meetings are on file with the Planning Board; and

¢  Other assorted documents (including correspondence from abutting property owners) that are on file with
the Planning Board, '

Approval of this Subdivision is granted conditionally upon the aforementioned documentis, compliance with the
Planning Boards Rules and Regulations Governing the Subdivision of Lund (as emended through December 20,
1999}, and on the following additional requirements and agreements;

L. That the applicant shail be granted the following waivers from the Rules and Regulations Governing the
Subdivision of Land:

2.06e ~ STAKING OF SUBDIVISION: there is sufficient information on the plans and on site o enable
the Board and public to determine location of the proposed way,

4.03a(l) -STREETS: in order to fit the required imprevements within the available right-of-way of
Gardner Road an 8-inch cape cod berm rather than a 12-inch berm and allow a 1:1 side slope rather than a
2:1 side slope;

Pippen’s Way Subdivision Decision 08-27-07 ‘ 2of5
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4.09-SHOULDERS: allow use of 2-foot shoulders rather than 4-foot shoulders on Pippen’s Way and
variable width shoulders of 1-foot to 2-foot shoulders in Gardner Road to allow for reduced site
disturbance;

4.18-SIDEWALKS: waive requirement for sidewaik as there are no sidewalks in Gardner Road 1o
connect an interior road sidewall;

4.19-BICYCLE PATHS: waive requirement for a bicycle path, Note that applicant has agreed to
contribute to the Town Bicycele Path fund; ,

4.20- STREET LIGHTS: waive requirement for streef lights to assist in maintaining the rural nature of
the neighborhood,

5.04- ON SITE DISPOSAL OF BRUSH AND TREES: waive requirement of on-site disposal area as all
debris will be chipped; and -

5.06-DRAINAGE: allow for use of HDPE pipe in drainage structures as allowed in recent development
projects on the Island,

2. That the applicant agree 1o alter and improve the traveled surface of Gardner Road fo twenty (20) feet in width
and perform infrastructure improvements to include relocating portions of the road that encroach on private
property to a location within the roadway layout; reconstructing, paving, desi gning and installing drainage
structures or swales for the collection and treatment of stormwater runoff, and re-landscaping/re-vegetating
disturbed areas; '

3. That the applicant shall provide for final plans for improvements presented to the Planning Board within six
(6) months from the date of the final decision with the proposed improvements in accordance wilh the Rudes and
Regulations Governing the Subdivision of Land. The final plans should be reviewed by the consulting engineer
for the Planning Board and the Planning Board prior to construction. Review and approval of these plans should
not require additional public hearings, as they will have been adequately discussed during the subdivision review.
The mierior roadway and associated infrastructure improvements should not commence until the definitive plans
have been endorsed by ihe Planning Board, The definitive plans should be presented to the Plannirg Board
within six (6) months of the date of the final decision. Recorded copies of alf legal documents (Homeowners
Association, if any, documents, Statement of Conditions, Grant of Right of Enforcement, Grant of Easements for
Utilities and Drainage, and Covenant) should be presented to (he Planning Board prior to the release of any lot
from the Covenant or within six (6) months from the date of the final desision;

4. In the event the improvements cannot be completed as represented by the applicant and agreed to by the
Planning Board, a modification to the subdivision may be required and additional cohditions may be imposed;

5. That the applicant shall be responsible for the establishment of a Road Maintenance Endowment Fund for the
mainienance in perpetuity of all required improvements to the interior roadway including the drainage structures,
grading, utilitics, etc., initially endowed at $2000 per buildable lot. This fund shall be administered by the
applicant and/or Homeowners Association if any, and with the Plamming Board named as a third party enforeing
agent; ‘

6. That the roadway layeui for the interior roadway be transferred to a Homeowners Association with evidence of
that conveyanee presented to the Planning Board priot to the release of any lot,

7. That no further divisicn of land will occur without medification to the approved plan but minor 1ot line

adjustments may be approved through the Approval Not Required {ANR) plan process;

Pippen’s Way Subdivision Decision 08-27-07 ' 3of5
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8. That in the event Gardner Road is paved prior to the construction of the interior roadway, a gravel tracking pad
with a minimum depth of 100 feet of dense gravel or stone shall be installed at the entrance to the site during the
construction period fo remove construction debris from the tires of construction vehicles prior to entering Gardner
Road;

9. That all required infrastructure improvements be completed within two (2) years from the date of definitive
plan endorsement; ,

10, That individual dry wells be installed for the collection of roof runoff for each lot as shown on the definitive
plans;

11. That the Planning Board may grant extensions of deadlines stated herein without holding a public hearing;

12, That the applicant resolve the requirements of the Massachuseits Natural Heritage Endangered Species
Program prior to the start of construction. The Board notes that the applicant has filed the required applications as
of August 13, 2007 and expects a report in the Fall of 2007,

13. That the applicant has agreed to grant to the Town/County of Nantucket sewer casements within the layout of
the interior roadway through the site to South Valley Road. The applicant has also agreed to the extent they have
the authority to grant sewer easements to the Town/County of Nantucket within the layout of Gardner Road, to
provide such easements necessary to accommodate sewer service in the future;

14. In the even the site is included in the Sewer District in the future, the applicant shall extend the sewer to the
sitc and each of the fots shall be ‘hooked up’ to the sewer system, in the alternative that Town installation of
sewer hookups is requested, such work will be completed within two (2) years of the date such sewver hookups are
available and that easements relating to such installation shall dissolve if such hookups are not completed by the
year 2020;

15. That the Estimated Seasonal High Groundwater elevations (ESHGW) be submitted by the applicant and
confirmed by the Planning Board’s consulting engineer during construction;

16. That the applicant provide for additional soils and groundwater inspections along the proposed roadway (o
ensure compliance with Section 4.06a of the Rules and Regulation for the Subdivision of Land,

17. That prior to the issuance of roadway construction, a pre-construction meeting shall take place at the sile
which shall include, at a minimum, the following: Planning Board staff, consulting engineers for the Planning
Board, the contractor, the applicant or their representative, engineers for the applicant, utility company
representatives, and stafl from other Town departiments;

18, That each driveway shall have an apron ten (10) feet in depth and maximum fifteen (15) feet in width off the
proposed interior roadway; and

19. That the applicant shall establish a permanent Conservation Restriction prohibiting destruction of wildlife
habitat on at least 5.4 acres of the subdivision property. The exact location of the Conservation Restriction shall

be determined by the applicant in consultation with the Massachusetts Natural Heritage and Endangered Species
Program. A copy of the Conservation Restriction shall be provided to the Planning Board.

Pippen’s Way Subdivision Decision 08-27-07 4 ot5
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The Nantucket Planning Board at its August 27, 2007 meeting voted 5-0 to close the public hearing and
voted 5-0 to APPROVE the Definitive Subdivision Plan (AR) for property located at 12 Gardner Lane

and to endorse this decision,
B/!ny g/kec/( APPROVE

Ylvia Howard APPROV

John McLaughlin  DIS-APPROVE

COMMONWEALTH OF MASSACHUSETTS

Naniueket, S8 : ﬁﬁ"“‘" A" & , 2007
On the ‘é%y of Ef e 2007, before me, the undersigned 1%%@«,—'
personally appeared __‘(_’%Wfr 7j g /%5 _ one of the abovenamed members of the Planning

Board of Nantucket, Massachusells, personally>known Lo me to be the person whose name is signed on the
preceding documwﬁr)an dcknowledged t hc signed the forepoing instrument voluntarity for the purpeses

therein expresséd. &, ANDREW VINCENT VORCE

SR Netary Pubtic
1// //,/ My Commission Explres

W Gommpnwealth of Massachuselts
(/ e — ~dBRBTY-28, 2042 |-

Notary Public My Commission Expires
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The Nantucket Planning Board at its August 27, 2007 meeting voted 5-0 to close the public hearing and
voted 5-0 to APPROVE the Definitive Subdivisien Plan (AR} for property located at 12 Gardner Lane
and to endorse this deciston.

AFPROVE

g9lvia Howard . APPROVE

John McLanghlin -~ DIS-APPROVE

COMMONWEALTH OF MASSACHUSETTS

S iy & , 2007

i ;’,ﬁa’ntuclget, Ss

On the éj%xy of 4W , 2007, before me, the undersigned net i0y

personally appeared W J /ﬂ Y "’(Mj ., one of the above-named members of the Planning
Board of Nantucket, Massachussiis, pcrscnown to me to be the person whose name 1s signed on the

preceding document;-and-deknowledged th gl szgmd the foregoing instrument voluntarily for the purposes
thetein exprgssed. F ANDREW VINGENT VORCE

Nolary Public
%;7@ !? Sommonwealth of Massachuseits
' i My Commission Expires -
| —dBnary-26; 2012

Notary Public ' - My Commission xpires '

{
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Nantucket Planning Board

MODIFICATION TO A DEFINITIVE SUBDIVISION PLAN (AR)
Modification #1

Pippen’s Way Subdivision
Planning Board File #7662

Applicant: Pippen’s Way, LLC, a Massachusetts limited liability company
Owner: John Bruno, as Trustee of See Terrier Farms T'rust under Declatation of T'rust dated April 12, 2004, :eglstered
with Nantucket Registry District as Document No. 106936, as amended of tecord

Decision: Approval of a Definitive Subdivision Plan (AR), See Terrier Farms Trust, Plppf:n s Way Subdivision, dated August 27,
2007, Planning Board File #6992

Nantucket Registry District of the Land Court
Certificate of Title #21215

Lots 12 through 20, inclusive, Land Coutt Plan No. 12268-D
Nantucket Tax Assessors Map 43, Parcel 94.2
April 14, 2014

The applicant is requesting modifications to the Approval Requited (AR) subdivision decision in File No. 6992,
“Pippen’s Way Subdivision,” dated August 27, 2007, 2s follows:

1. Change the construction of the subdivision roadway, Pippen’s Way, from the currently approved
petvious paver surface ot asphalt to a twenty-foot wide pervious shell surface and, in consideration for this change,
restrict the numbet of bedtooms allowed in the second dwellings on Lots 12 through 16, inclusive, on Land Court Plan
No. 12268-D to 2 maximum of two (2) bedrooms each to limit the amount of potential vehicular traffic on the shell
roadway. The overall number of bedrooms allowed per lot under Title 5 would temain unchanged. The pervious shell
surface was previously approved by the Nantucket Conservation Commission.

2 Eliminate Condition 14 in its entirety from the Approval. Condition 14 reads as follows:

“In the event the site is included in the Sewer Disttict in the futute, the applicant shall
extend the sewer to the site and each of the lots shall be hooked up’ to the sewer system, in
the alternative that Town installation of sewer hookups is requested, such work will be
completed within two (2) years of the date such sewer hookups ate available and that
easements relating to such mstzﬂatlon shall dissclve if such hoolups aré not completed by
the year 2020.”
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Condition 14 is not clear and appears to require the applicant to extend sewer to the site if the propetty is
added to the sewer disttict at any time prior to 2020, but the condition does not specify the otigin of the sewer, there is
no sewer line in reasonable proximity to the site, the property has not been added to the sewer district, the condition
imposes an undue burden on. the applicant who may not own the property in 2020, and Town priotities have changed
since the Approval was granted such that the extension of sewer to the property is no longer under immediate
consideration.

"The Nantucket Planning Board at its April 14, 2014 meeting voted 5-0 to close the public hearing and voted 5-0 to
APPROVE the Definitive Subdivision Plan Modification.  The application for approval of this modification was
teceived by the Planning Board on March 17, 2014 and approval of the subdivision. modification was based on the
following documents: ‘ :

»  The Planning Board’s Approval Required subdivision decision in File 6992 dated August 27, 2007;

¥ The Application (Form B1) and accompanying materials;

" Plan of Pippen’s Way Roadway Apron, drawn by Site Design Engineering, LLC, dated April 21, 2014;

*  Plan of Pippen’s Way Roadway Cross-Section, drawn by Site Design Engineering, LLC, dated Aprl 21,

2014; :
»  Representation and testimony received in connection with the public hearing held Apdl 14, 2014, Minutes

of this meeting is on ffle with the Planning Beoard; and
= Other assorted documents that are on file with the Planning Board.

Approval of this modification is granted upon the following conditions:
1. That the number of bedrooms allowed in any second dwellings on Lots 12 through 16, inclusive, on
Land Coutt Plan No. 12268-D, is Emited to a mazimum of two (2) bedrooms each, with the total overall
aumber of bedrooms allowed per lot under Title 5 remaining unchanged;
2. That the construction of Pippen’s Way be done in accortance with the plan of Pippen’s Way
Roadway Apron and the plan of Dippen’s Way Roadway Cross-Section, both drawn by Site Design
Ergineering, LLC, dated April 21, 2014, as approved by the Board’s consulting engineet, Edward Pesce, and;

3. 'Thatall o&er conditions of the Approval Requited subdivision decision in File 6992 dated August 27,
2007, shall remain in full force and effect.

SIGNATURE PAGE TO FOLLOW
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On Aptil 14, 2014, the Planaing Boatd voted 5-0 to APPROVE this modification (#1) to the Pippen’s Way Subdivision
and to ENDORSE this decision.

2 WD
/ﬂ / \% Linds F, Williams © APPROVE
N

athaniel Lowell APPROVE : 'Sylv:ia Howard APPROVE

Wi,

Joh M@;wg}& APPROVE

COMMONWEALTH OF MASSACHUSETTS
Nantucket, S _A}on / T s

On the M&y of Aﬂ }’3- / , 2014, before me, the undersigned notary public, personally appeared
; , one of the above-named members of the Planning Board of Nantucket,

My Cotmmission Expires

Notary Public
COMMONWEALTH OF MASSACHUSETTS
- My Commission Expires
December 18, 2020
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Nantucket Planning Board

MODIFICATION TO A DEFINITIVE SUBDIVISION PLAN (AR)
Modification #2

Pippen’s Way Subdivision
Planning Board File #7684
Applicant: Pippen’s Way, LLC, a Massachusetts limited lability company
Owner: John Bruno, as Trustee of See Terrier Farms Trust under Declaration of Trust dated Apxil 12, 2004, registered
with Nantucket Registry District as Document No. 106936, as amended of record
Decision: Approval of a Definitive Subdivision Plan (AR), See Terrier Farms Trust, Pippen’s Way Subd1v151on dated August 217,
2007, Planning Board File #6992
Modification #1, dated Apsl 14, 2014, Planning Board File #7662

Nantucket Registry District of the Land Court
Certificate of Tite #21215

* Lots 12 through 20, inclusive, Land Court Plan No. 12268-D
Nantucket Tax Assessots Map 43, Parcel 94.2
May 12, 2014
Applicant rcqﬁests that the Board modify the Approval of a Definitive Subdivision Plan in File No, 6992, dated

August 27, 2007, “Pippen’s Way Subdivision™ (the “Approval™) by modifying the limit and extent of requited
improvements as follows:

1. Center the proposed roadway inﬁprovements to Gatdner Road within the thirty-three foot (33”) wide
easement.

2, Reduce the required pavement width of Gardner Road from twenty feet (20°) to sixteen feet (167).

3. Reduce the traveled surface of the subdivision roadway, Pippens Way, to sixteen feet (16°).

The Nantucket Planning Board at its May 12, 2014 meeting voted 4-0 to close the public hearing and voted 4-0 to
APPROVE the Definitive Subdivision Plan Modification. The application for approval of this modification was
received by the Planning Boa:d on April 15, 2014 and apptoval of the subdivision mod.tﬁcaﬂon was based on the
following documents:

*  The Planning Board’s Approval Required subdivision decision in File 6992 dated Angust 27, 2007 and
Modification #1, dated Apxil 14, 2014, Planning Board File #7662;

*  The Application (Form B1) and accompanying materials;

®  Gatdner Road Detail Plan, drawn by Site Design Engineeting, LLC, dated May 6, 2014;

17 OF 503



Gardoer Road Roadway Cross-Section, drawn by Site Design BEagineering, LIC, dated May 6, 2014;
Gardner Road Vehicle Passing Section View, drawn by Site Design Engineeting, LT.C, dated May 6, 2014;
Representation and testimony received in connection with the public hearing held May 12, 2014, Minutes
of this meeting is on file with the Planning Boazd; and

Gther assorted documents that are on file with. the Planning Board.

Approval of this modification is granted upon the following conditions:

1. 'That the number of bedrooms allowed in any second dwellings on Lots 12 through 16, inclusive, on

Land Court Plan No. 12268-D, is lmited to a maximum of one (1) bedrooms each, with the total overall
number of bedrooms allowed per lot under Tifle 5 remaining unchanged;

2. 'That the construction of Gardner Road be done in accordance with the Gardner Road Detail Plan

and the Gardner Road Roadway Cross-Section, botk drawn by Site Design Fngineering, T1.C, dated May 6,
2014, as approved by the Board’s consulting engineer, Edward Pesce, and;

3, That all other conditions of the Approval Required subdivision decision in File 6992 dated August 27,

2007, and Modification #1, dated April 14, 2014, Planning Bosrd File #7662 shall remain in full force and
effect.

On May 12, 2014, the Planning Board voted unanimously (4-0) to ROVE this modification and to ENDORSE

this decision.

arry

ector Linda F. Williams APPROVE

/’ . / ¥
Nathaniel Lowell ~ APPROVE a Howard APPROVE

Pippen’s Way Modification 04-14-14 20f3
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COMMONWEALTH OF MASSACHUSETTS

Nantucket, $S u dﬁ Z 8] 2014

QOn.the m;w of M . 2014, before me, the uadersigned notary public, personally appeared

¢ J » one of the above-named members of the Planning Board of Nantucket,
assachusetls, personally known to me to be the person whose name is signed on the preceding docurnent, and

acknowledged that he/she signed the foregoing instrument voluntarily for the purposes thersin expressed.

Pippen’s Way Modification 04-14-14 - 30f3
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THE
RICHMOND
COMPANY., INC.,

The Richmond Company, Inc.

23 Concord Street

Wilmington, Massachusetts 01887
(979) 988-3900

September 21, 2016

TOWN OF NANTUCKET
BOARD OF SELECTMEN

16 Broad Street

Nantucket, Massachusetts 02554

TOWN OF NANTUCKET
PLANNING BOARD

2 Fairgrounds Road

Nantucket, Massachusetts 02554

TOWN OF NANTUCKET
FINANCE COMMITEE

37 Washington Street

Nantucket, Massachusetts 02554

Attention:  Jim Kelly, Chairman, Board of Selectmen
Barry Rector, Chairman, Planning Board
David Worth, Chairman, Finance Committee

Subject: Submittal of Fiscal Impact Analysis Prepared by Connery Associates
“Meadows II” and “Sandpiper Place” Development Project

Dear Chairman Kelly, Chairman Rector, and Chairman Worth:

The purpose of this correspondence, issued in our capacity as development manager on behalf of Richmond
Great Point Development LLC (the Owner / Developer) is to submit the enclosed “Fiscal Impact Analysis’
dated September 20, 2016, prepared by Connery Associates, which provides an estimate of the fiscal impact
that is expected to occur to the Town of Nantucket upon the development of the “Meadows II” 225 unit rental
apartment development project and the “Sandpiper Place” 100 lot / home single family homeownership
development project, to be located on a contiguous +/- 32 acre portion of the total +/- 65-acre site owned by
Richmond Great Point Development LLC and located off Old South Road and Davkim Lane.

The analysis has been prepared and is being simultaneously submitted to each of your (respective) boards
as specified and in compliance with Section # 7 of the “Memorandum of Agreement’ dated November 9,
2015, entered into 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.

As specified in this Agreement, the analysis includes a “student projection report” regarding the total number
of school-aged children that are projected to reside at the Project. As also specified in this Agreement, we
are providing a copy of the analysis “for informational and planning purposes during the permit granting
process” to the Nantucket Public School District.

20 OF 503



Submittal of Fiscal Impact Analysis
Richmond Nantucket

September 21, 2016

Page Two

As the analysis indicates, based on an analysis of the many variables that are described in detail in the
analysis, the development and occupancy of the proposed project, at full buildout, is projected to result in the
generation of +/- 22 net new school-aged children who will be expected to enroll across the Kindergarten
through Grade 12 spectrum in the Nantucket Public Schools in any given year (based on the 25% housing
“infill / echo” effect that was established as the most likely, but still conservative estimate of this ratio, as a
result of the methodology that was utilized in the analysis).

As the analysis also indicates, based on estimates of the different applicable recurring municipal revenues
that are expected to be generated and the different applicable recurring municipal service costs that are
expected to be generated, the development and occupancy of the proposed project, at full buildout, is
projected to result in a substantial positive fiscal profile to the Town of Nantucket, generating a recurring
annual surplus of municipal revenues in excess of municipal service costs equal to +/- $220,900 per year.

As further indicated, in addition to the generation of recurring (annual) surplus revenues to the Town of
Nantucket, development of the proposed project will also result in the generation of a significant magnitude
of one-time fees to the Town of Nantucket (primarily comprised of building permit, electrical permit, and
plumbing permit fees, as well as sewer connection and sewer privilege fees) equal to +/- $1,825,600.

We appreciate the opportunity to submit this analysis to each of your respective boards, and we and Mr.
Connery look forward to the opportunity to review the analysis and findings with your boards, at your request,
at one of your future (respective) meetings, at your convenience. We and Mr. Connery are also available to
answer any immediate questions that you may have with respect to the analysis.

We would also like to take a moment to express our gratitude to the Town officials and to the other
community representatives who formed the “working group” that met with us and with Mr. Connery, prior to
the commencement of the analysis by Mr. Connery, who provided important perspective which assisted in
identifying the unique “local” issues that needed to be addressed and framing the scope of the analysis.

Very truly yoursy Very truly yours,
L e 3 v
David J. Armanetti Patty Roggeveen
Director of Real Estate Development Director of Community Relations
The Richmond Company, Inc. and The Richmond Company, Inc. and
Richmond Great Point Development LLC Richmond Great Point Development LLC

Cc: C. Elizabeth Gibson, Town Manager
Andrew Vorce, Director of Planning
Brian Turbitt, Director of Municipal Finance
Dr. W. Michael Cozort, Superintendent of Schools
Philip Pastan, RGPDLLC
Kathryn Fossa, RGPDLLC
John Connery, Connery Associates
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Fiscal Impact Analysis
Meadows II and Sandpiper Place
Development Project

Nantucket Massachusetts

September 21, 2016

Prepared by
Connery Associates

Melrose Massachusetts
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Fiscal Impact Analysis

Meadows II and Sandpiper Place Development Project
Nantucket Massachusetts

September 21, 2016

Executive Summary and Conclusions

Scope and Methodology of Report

Connery Associates, through a combination of research, data compilation, interviews with
Town officials, and empirical analysis, has prepared the attached report which provides an
estimate of the fiscal impact that is expected to occur to the Town of Nantucket upon the
development and occupancy of the “Meadows II” 225 unit rental apartment development
project and the “Sandpiper Place” 100 lot / home single family homeownership
development project, as proposed by Richmond Great Point Development LLC on a
contiguous +/- 32 acre portion of a total +/- 65-acre site owned by them and located off
Old South Road and Davkim Lane in the mid-Island area of the Island of Nantucket.

The report provides a series of projections of the different recurring municipal revenues
(including real estate taxes and local receipt revenues) that are expected to be generated
and the different recurring municipal services costs (including public education (including
an estimate of the number of additional school-aged children that are expected to enroll in
the Nantucket Public Schools), police, and fire / emergency medical services) that are
expected to be generated by the proposed project, as well as an estimate of certain one-
time fees (including building, plumbing, and electrical permit fees and sewer and water
utility fees) that are expected to be generated by the proposed project.

The report uses a combination of industry standard empirical and financial analytical tools
and formulas and applies a series of conservative (and in most cases, highly conservative)

methodological and statistical assumptions to reach the estimates and conclusions that are
provided in the report.

Through this analysis, the report provides a conclusion as to whether the proposed project
is expected to result in a recurring (annual) fiscal profile whereupon it will be expected to
generate a recurring annual net fiscal benefit (profit) to the Town of Nantucket, or whether
it will be expected to generate a recurring annual net fiscal deficit (loss) to the Town of
Nantucket. The report also estimates the recurring (annual) “break-even point” the point

at which recurring (annual) revenues would be at equilibrium with recurring (annual)
municipal service costs.
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e In terms of time frames, the report estimates all of the revenues and costs at “project
stabilization” which is expected to be the year 2022 (6 years from now) assuming that the
proposed project will be fully developed and occupied at that time. All dollar figures in
the report are represented in current (2016) dollars (i.e., they are not increased for the
anticipated impact of future inflation until the project stabilization date).

Summary of Estimates of Recurring Municipal Revenues

» The proposed project is expected to generate a total of +/- $461,500 in annual property
taxes to the Town of Nantucket (+/- $227,000 of this annual total is expected to be
generated by the “Meadows I1” rental apartment component of the project, +/- $231,000 of
this annual total is expected to be generated by the “Sandpiper Place” single family home
ownership component of the project, and +/- $3,500 of this annual total is expected to be
generated by the “Commercial / Meeting House” component of the project).

» The +/- $461,500 estimate of annual real property taxes that are expected to be generated
from the property will represent an increase by a factor of 796% (a factor of almost 8 times)
compared to the +/- $58,000 in annual real property taxes that are currently being generated
from the property to the Town of Nantucket.

* Based on the existing local receipts generation rate that equates to +/- $775 per dwelling
unit, averaged across all of the +/- 11,650 existing dwelling units (which includes both year
round and seasonal dwelling units), the proposed project is expected to support a total of
+/- $252,000 in annual local receipts, either directly, or indirectly (including vehicle and
boat excise taxes, meals taxes, and room [hotel] taxes).

* Combining all of these sources of recurring (annual) revenue sources, the proposed project
is expected to generate a cumulative total of +/- $713,500 in recurring (annual) revenues
to the Town of Nantucket.

Summary of Estimates of School Age Children (Student) Generation (Nantucket Public Schools)

e The singie largest municipal service expense in Nantucket, as in almost all communities,
is the cost of educating school-aged children in the local public school system. As a result,
the single largest contributor to any residential development project’s municipal service
(cost) generation is the number of additional net new school aged children (students) that
will live in the development. Once this “generation rate” is established, this prospective
municipal service cost can be estimated, and once combined with police and fire /
emergency medical service costs, can provide an estimate of the direct municipal service
costs that are expected to be generated by a proposed development project.

e Determining the number of net new school aged children that will move into a new
residential development (either rental apartment units or single family home ownership
units) is difficult to precisely predict, especially in a unique (isolated / Island) location such
as Nantucket that has a housing market with such complex / unique characteristics.
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Based on data and other input obtained from the administration of the Nantucket Public
Schools and an analysis of traditional student generation ratios overlain against the re-
housing dynamics which are particular to the Nantucket housing market, the report
concludes that the proposed project could generate a range of between 22 and 66 additional
net new school-aged children into the public school system at any given time.

As the analysis indicates, the single most important factor which will eventually determine
the number of school-aged children (students) that will be generated as a result of the
development and occupancy of the proposed project will be the rate of the housing “infill
/ echo” effect that will occur: (1) depending upon of the number of individuals or families
with school-aged children who will move into the existing local housing units that will be
vacated by people moving to the new units to be provided in the proposed project, and (2)
depending upon the number of individuals or families with school-aged children who will
migrate to and will relocate to Nantucket specifically to move into the new housing units
to be provided in the proposed project. The ranges described in the analysis are based on
calculations utilizing a spectrum of assumptions that the potential housing “infill / echo”
effect could range from 75%, to 50%, to 25% of all occupants of the new and existing
housing units. The report asserts that even the 25% housing “infill / echo” effect is unlikely
to occur and that this projected number of net new school-aged children could likely prove
to be overstated and likely still represents a conservative estimate.

Summary of Estimates of Municipal Service Costs

Based on current municipal budget data that was obtained directly from Town officials,
which was then extrapolated and applied against estimated service demands, the proposed
project is estimated to generate a total cumulative increase in municipal service costs of +/-
$492,600 per year, comprised and broken out by the following additional recurring
(annual) service demands and municipal service costs:

- Police Services: The proposed project is anticipated to generate a total of +/-
211 additional service calls per year (+/- 4 additional service calls per week)
and +/- $66,000 in additional annual service costs to the local police
department (including a 20% additional contingency, to account for the
concentration of density and higher resident turnover that is general
encountered in a larger multi-family rental apartment project).

- Fire and Emergency Medical Services: The proposed project is anticipated
to generate a total of +/- 106 additional service calls per year (+/- 2 additional
service calls per week) and +/- $95,500 in additional annual service costs to
the local police department (including a 20% additional contingency, to
account for the concentration of density and higher resident turnover that is
general encountered in a larger multi-family rental apartment project).
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- Public Education Services: As described above, at the 25% housing “infill /
echo” effect ratio that is expected to be the most likely and still conservative
estimate of generating local public school enrollment, the proposed project is
estimated to generate a total of 22 net new additional school-aged children
(students) who will enroll in the Nantucket Public Schools at any given time
(including the Kindergarten through Grade 12 class spectrum).

Based on this ratio, the proposed project is estimated to generate a total of +/-
$331,100 in additional annual public education service costs (at the current
annual service cost of $15,050 per net new student, which is net of the current
amount of annual local aid funding received by the Town per child / student).

Estimated Long Term Fiscal Profile

* Based on the estimated generation of +/- $713,500 in recurring (annual) municipal
revenues and the most likely and (still expected to be conservative) estimated +/- $492,600
in recutring (annual) municipal service costs, the proposed project is expected to result in
a substantial positive (profitable) net fiscal profile to the Town of Nantucket, of 0.69,
resulting in an annual fiscal benefit (profit) to the Town of +/- $220,900 per vyear.

* This means that for every $1.00 in additional recurring (annual) municipal revenue
generated by the proposed project to the Town, the Town will be expected to incur $0.69
in additional recurring (annual) municipal service costs as a result of the project.

* As described in the report, the fiscal “break-even” point of the proposed project would
occur if the student generation ratio of the project were to increase to the point where the
housing “infill / echo” effect reached 43%, a ratio that would be approaching almost double
the 25% housing “infill / echo” effect ratio that is estimated in the report as the most likely
and still conservative estimate (at this [43%)] housing “infill / echo” effect ratio, the
proposed project would result in 37 net new additional school aged children enrolling in
the Nantucket Public School system in any given year, as opposed to the 22 net new
students that are estimated in the report as the most likely and still conservative estimate).

Even if this substantially higher student generation ratio were to occur (37 net new students,
as opposed to 22 net new students, representing a 68% increase from the most likely
generation ratio, as estimated by the analysis), the proposed project would still be
economically neutral to the Town of Nantucket on a recurring (annual) basis, in terms of
its ratio of anticipated recurring (annual) revenues (totaling +/- $713,500), compared its
anticipated recurring (annual) municipal service costs (totaling +/- $713,500).

Estimate of Major One-Time Local Fees (Non-Recurring Revenues)

* In addition to the recurring (annual) local revenues which are estimated for the proposed
project and described above, the proposed project will generate a substantial variety of one-
time local fees (non-recurring revenues), cumulatively expected to total +/- $1,825,600,
comprised of the following different fees:
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Sewer Fees: The proposed project is anticipated to generate +/- $1,339,600
in one-time sewer-related fees (comprised of +/- $689,100 in sewer privilege
fees and +/- $650,500 in sewer connection fees). If the Town Board of Sewer
Commussioners applies it stated policy of waiving these fees for qualified
affordable housing units, these fees would be reduced by an increment of +/-
$332,700, to a total of +/- $1,006,900.

Building Permit, Plumbing Permit, and Electrical Permit Fees: The
proposed project is anticipated to generate +/- $486,000 in one-time permit-
related fees (comprised of +/- $367,000 in building permit fees, +/- $68,100
in plumbing permit fees, and +/- $50,900 in electrical permit fees).
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1.0 Preface

Richmond Great Point Development LLC of Nantucket Massachusetts (the Owner / Developer) is
proposing to construct, consistent with the “local control / workforce housing” zoning that was
approved at a Special Town Meeting of the Town of Nantucket on November 9, 2015, a 225 rental
apartment community (known as “Meadows II”’) and a 100 lot / unit single family home ownership
community (known as “Sandpiper Place”) on a contiguous +/- 32 acre portion of the total +/- 65-
acre site that is owned by Richmond and is located off Old South Road and Davkim Lane in the
mid-Island area of the Island of Nantucket.

Both of these “workforce housing” residential components will set aside increments of 25% of the
total number of units for affordable housing, in petpetuity, by regulating: (1) the maximum income
that tenants and buyers can earn to qualify to rent the affordable apartments or buy the affordable
homes, (2) the maximum monthly rents that can be charged for the affordable apartments or the
maximum initial purchase prices that can be charged for the affordable homes, and (3) the
maximum prices that the affordable homes can be sold for in the future (the Proposal).

In addition to the housing elements, the Proposal includes a concept for a community meeting
house / public use component of approximately 3,000 square feet located near the primary project
entrance on Old South Road. It is noted that this prospective component of the Proposal is
conceptual in nature at this time and, if implemented, could be pursued through a public / private
partnership structure, with outside funding sources, and may also not be built until a later time
frame. The fiscal impact projections for this component of the project have been included in the
report, but they only represent +/- 0.50% of the total recurring revenue from the project, +/- 0.60%
of the one-time fees from the project and do not generate any prospective school enrollment or
public education costs. These projections have been shown and described separately in the report,
so they can readily be deducted from the analysis if reviewers of the report want to identify and
understand the prospective impacts and fiscal profile of only the housing component of the project.

The goal of this report is to objectively identify the key fiscal characteristics of the Proposal and
to estimate its long term fiscal profile at project stabilization, which is estimated to occur in 2022
(approximately six years from now). Importantly, the report generates a “cost-to-revenue ratio”
or fiscal “profile” based on the assumption that the Proposal was occupied today, as the Town of
Nantucket is reviewing the permits and the approvals that are required for the Proposal.
Accordingly, the costs and revenues used in this report represent current (2016) dollar values. This
approach is intended to provide the reader with an insight into the fiscal implications of the
Proposal, given known municipal service costs and revenues.

In plain terms, the analysis and conclusions provided in this report are intended to estimate to
Town officials and the public if the Proposal is expected to generate either a “profit” (or a “loss”)
to the Town, in terms of whether it is expected to generate more (or less) annual revenues to the
Town of Nantucket, in terms of various taxes and fees, compared to the annual costs that will be
incurred by the Town to provide local services to its occupants and to serve and maintain the
elements of the property that fall within the Town’s jurisdiction.

32 OF 503



While the conclusions of any predictive fiscal profile are subject to future fluctuations in
background economic conditions, the findings presented in this report are intended to provide the
Town of Nantucket with a factually-based understanding of how the Proposal will relate to service
costs and revenue generation over the long term. The municipal service cost estimates generated
in this are not intended as budget recommendations for individual municipal departments. This
report recognizes that the assignment of municipal revenues and the levels of public services is the
purview of the local government.

Projected public school student enrollments and associated costs are a major component of any
residential development (whether rental apartments or homes for sale). This report generates an
estimated annual education cost estimate, based on a projection of additional school age children
and the current annual net spending per student (ANSS) provided by the MA Department of
Education. Similar to non-education municipal service cost estimates, education costs are not
designed as budgetary or policy recommendations. Rather, the enrollment and cost projections
should be considered as information to be used in conjunction with other mid to long term school
department studies designed to meet future educational needs of the Town of Nantucket.

Table | below provides an overview of the proposed unit mix for both the Sandpiper Place and
Meadows II housing components of the Proposal, as provided by the owner / developer and

illustrates the affordable and market rate unit ratios.

Table 1. Proposed Development Program

Meadows II (Rental) Units Pereent of Total
(Rounded)
Studio (Market Rate) 17 7.6
Studio (Affordable Rate @ 80% AMI) 5 2.2
1 Bedroom (Market Rate) 65 28.9
1 Bedroom (Affordable Rate @ 80% AMI) 22 9.8
2 Bedroom (Market Rate) 70 311
2 Bedroom (Affordable Rate @ 80% AMI) 24 10.7
3 Bedroom (Market Rate) 17 7.6
3 Bedroom (Affordable Rate @ 80% AMI) 5 2.2
Total ] 225 100.8%
Sandpiper Place (Ownership) Units Pel;;:ze;::;;())tal
2 Bedroom (Market Rate) 5 5.0
2 Bedroom (Affordable Rate @ 80% AMI) 2 2.0
2 Bedroom (Affordable Rate @175% AMI) 1 1.0
3 Bedroom (Market Rate) 62 62.0
3 Bedroom (Affordable Rate @ 80% AMI) 17 17.0
3 Bedroom (Affordable Rate @175% AMI) 5 5.0
4 Bedroom (Market Rate *) 8 8.0
4 Bedroom (Affordable Rate @ 80% AMI *) 0 0.0
Total 100 100.0%
Community / Public Sq. Ft.
Meeting House 3,000 100.0%
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As shown above, the overall unit mix of the Meadows II (rental component) is designed as 10%
studios, 38% one bedroom units, 42% two bedroom units, and 10% three bedroom units.
Therefore, of the 225 total units, 109 units, or 48% of the total units, are either studio or one
bedroom units that will not generate any measurable or sustainable level of school aged children.
Accordingly, of the 225 total units, an increment of 116, or 52% of the total units, the two bedroom
and three bedroom units, will generate some level of school aged children and school costs.

Sandpiper Place (the single family component) is expected to be comprised of 8% two bedroom
homes, 84% three bedroom homes, and 8% four bedroom homes. Due to the fairly efficient lot
sizes proposed for the Sandpiper Place development, which range from slightly larger than 4,000
square feet in land area to slightly larger than 5,000 square feet in land area, and given the thirty-
foot height limit that is applicable under local zoning, very few larger homes (4 bedrooms or
greater) are expected to be built. Further, as means of limiting future expansion / occupancy
capacity, the majority of the homes in the Sandpiper Place development are expected to be
constructed as “slab on grade” construction or with crawl spaces, without basements.

To this end, as shown in the table provided above with the Development Program (unit mix), to be
particularly conservative from a methodology standpoint for the purposes of this analysis / report,
even though Owner / Developer is not expected to build any homes larger than three bedrooms,
including the number of homes that are subject to the affordability requirement, it is assumed that
a few buyers of the single family housing lots who will ultimately build their own homes may
build four bedroom homes, notwithstanding the lot sizes and local zoning height limitations (for
this reason, 8% of the total single family homes [equal to 8 of the total 100 single family homes]
are assumed to be four bedroom homes for the purposes of the analysis / report).

The Proposal is intended to provide quality ownership and rental housing and to address the strong
need to re-house many Nantucket residents who may currently be occupying substandard housing
units or cannot otherwise afford housing on the Island as a means of remaining in the community,
as identified in the April 2015 Nantucket Workforce Housing Needs Assessment prepared for the
Nantucket Planning Department by Ms. Judi Barrett of RKG Associates (RKG Report).
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2.0 Summary of Methodology

In considering the fiscal impacts of the Proposal, this report divides municipal service costs into
two broad categories: general service costs (i.e. all non-education costs) and education costs. As
noted in the body of this report, the measurable general service costs will be generated primarily
from public safety-services (police and fire departments, including emergency medical services).
The departmental cost estimates discussed in this report were based on fiscal year 2016 operating

budgets and operational data provided directly to the author of the report by the Nantucket police
and fire departments.

In any community, public education costs represent the large majority of the service cost associated
with residential development. For both the Meadows II and Sandpiper Place housing developments
there are no comparable developments on Nantucket that can provide a precise local perspective
relative to the generation of school aged children. Based on town wide enrollment data and current
housing application data, Section 5.0 of this report will provide details of the methodology
employed to estimate the number of school aged children associated with the Proposal.

However, it is important to note that an important corollary to the issue of student generation rates
regards the issue of re-housing of the Nantucket workforce; a significant housing problem that was
clearly identified by the RKG Report of 2015. In many ways the re-housing issue in Nantucket is
a unique situation. While there is little debate about the need for re-housing many households on
Nantucket, various discussions with Town department heads and Town officials indicated a belief
and/ or concern by some that as existing workforce households move from substandard or cramped
housing into the proposed housing, all of the former substandard and cramped housing will be
replaced by households with the same demographic and family size profile (i.e. the possibility of
experiencing a 100% infill or “echo” effect scenario). This scenario assumes that the vast majority
or all of the re-occupied housing will be occupied primarily by people moving to Nantucket from
the mainland, with the same or similar number school aged children, seeking workforce
employment opportunities.

This report asserts that the 100% housing “infill / echo” scenario (i.e. an extensive number of new
families moving from off island communities to Nantucket as a result of the Proposal and the
availability of new housing) with its with minimal housing opportunities, modest paying job
opportunities, and well documented high cost of living, while theoretically possible, is
extraordinarily unlikely to occur, given the reality of significant economic and housing cost stress
that is likely to result from such a move. Similarly, it is theoretically possible, but also
extraordinarily unlikely that no families will move from off island communities to Nantucket as a
result of the Proposal and the availability of new housing (the 0% housing “infill / echo” scenario)

It is important to point out that no one, including the author of this report can definitively state
exactly what migration patterns will or will not occur; given that the Proposal creates a range of
housing opportunities that have no true local precedent or comparable.

Based on these factors, the prospective impacts of the Proposal at the extreme end of either side of

the spectrum have not been specifically calculated and described in the report (meaning either the
0% housing “infill echo” scenario or the 100% housing “infill / echo” scenario).
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However, this report will also consider that moving to Nantucket with a family cannot be
considered a typical or likely scenario, given that the preponderance of employment opportunities
available on the Island are low to mid-level salary positions and / or seasonal positions, relative to
the day to day cost of living and the other high and recurring costs associated with traveling to and
from an isolated island location. Therefore, an argument can be made that given the cost of living
and housing costs realities, if considerable in-migration does occurs it will be represented by
primarily households without school aged children (without the extra cost and responsibility of
having a family to provide for). The fact is that without the existence of a specifically comparable
existing development in the community to gauge a potential outcome, it can be argued that both a
100% housing “infill / echo” scenario and a 0 % housing “infill / echo” scenario are possible.

Therefore, this report has projected and described the prospective school age children generation
rates (and associated costs) for ranges of three (3) different outcomes, outside the two extremes of
the spectrum that were described above. At one end of the range the analysis assumes a 75%
housing “infill / echo” scenario, the analysis also assumes a 50% mid-point housing “infill / echo”
scenario, and at the other end of the range, the analysis assumes a 25% housing “infill / echo”
scenario, which the author believes may still be overly conservative (meaning that even the 25%
housing “infill / echo” scenario may still overestimate the number of school aged children that will
be generated by the Project) but is possible.

In terms of public education cost, estimates are driven by the estimated additional school-aged
children to be enrolled in the Nantucket Public School System. The basic formula for determining
the portion of the additional school costs to be borne by the local tax base is Actual Net School

Spending per Student (ANSS) as reported by the Massachusetts Department of Education minus
MGL Chapter 70 aid; a local revenue / reimbursement source.

2.2 General Service Cost Estimates

For all other municipal service costs i.e. general service costs, the report employs the Town’s
FY2016 operating budget and includes those service categories that will most likely exhibit a
measurable additional cost due to the Proposal. In this case, the Police Department and Fire
Departments will be impacted. The report combines the individual estimated departmental costs
to generate a total general service cost estimate.

It should be noted that there are municipal operational budget categories that are properly not
included in general service costs for the purposes of determining the fiscal impact, such as existing

debt payments, municipal services paid by various enterprise accounts, such as those related to
water and sewer services.

Further, building department reviews and inspections which are paid for directly by fees charged
to a developer, builder, or homeowner are not included. In addition, Public Works responsibilities
such as road maintenance and plowing of existing public roadways abutting the project area will
not change as a result of the Proposal, so no additional marginal costs for these services are
included. In short, the measurable additional general service costs generated by the Proposal will
almost entirely be associated with school, police and fire services.
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2.3 Revenue Projections

Service costs represent only one part of the fiscal equation. In order to appropriately estimate the
annual fiscal impact of the Proposal, the estimated annual revenue stream (total tax revenues
accruing to the Town) must also be determined. This report has employed two approaches i.e. a
review of current multi-family assessed values for the rental multi-family component and a full
and fair market assessment method for the single family component. For the small commercial /
public component an assessed value per square foot was assigned after reviewing comparable uses.
The results of the various analyses have been combined to generate an estimated total assessed
value at stabilization and the associated annual tax revenue (current value).

The sources of municipal revenue on Nantucket are the same as generally every community in
Massachusetts, however, the percentage of revenue received from these sources is very different.
In most communities, local receipt revenue, (i.e. meals, hotel and room taxes, excise taxes and

various other non-property tax sources), tepresent a small percentage of local revenue (generally
less than five percent of total municipal revenues)

This is not the case for Nantucket, where local receipts play a major role in financing community
services. Said revenues are a direct result of Nantucket’s successful tourist based economy (in the
case of Nantucket, in 2016 these revenues are expected to comprise more than eleven percent
(11%) of total municipal revenues, a total that is exponentially greater than virtually any other
municipality in Massachusetts). Accordingly, this report, as part of its revenue analysis, will take

into account the significant revenues generated by local receipts in funding various community
services.

2.4 Fiscal Profile

The report compares the estimated total municipal service costs (both general service costs and
education costs) to estimated total annual revenue to arrive at an estimated annual cost-to-revenue

ratio, or annual fiscal profile. The fiscal finding is also expressed in terms of current dollars gained
or lost annually. commencing at project stabilization.

Since the goal of the report is to provide Nantucket Town officials and members of the general
public with an objective understanding of the long-term fiscal implications of the Proposal, the
most important finding presented is the estimated “cost-to-revenue ratio”, since this finding
reflects the Proposal’s most likely long term fiscal profile.

While the cost-to-revenue ratio will likely vary slightly from year to year, due to variations
background regional or national economic trends, the cost to revenue is the best measure of the
long-term projected fiscal performance.
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3.0 Summary of Findings

The following table summarizes the findings described below.

Summary of Fiscal Profiles

Proposal Recurring Recurring Annual Annual Benefit or
(325 Housing Units) Annual Annual Cost / Revenue (Loss)
Revenue Cost Ratio
75% Off Nantucket $713,500 $1,154,800 1.62 ($441,300)

“Infill / Echo” Effect

50% Off Nantucket $713,500 $ 823,700 1.15 ($110,200)
“Infill / Echo” Effect

43% Off-Nantucket $713,500 $ 713,500 1.00 0
‘Infill / Echo” Effect
(Break-Even Point)

25% Off Nantucket $713,500 $ 492 600 0.69 $220,900
“Infill / Echo” Effect

As referenced earlier in this report, the author believes that the 25% housing “infill / echo”
scenario while still a conservative or high estimate, is the most likely housing “infill / echo”
scenario given the relationship of economic opportunities on Nantucket and housing costs.

The key variable in determining the fiscal profile of the Proposal is to attempt to estimate
the number of families with children that will move to Nantucket, to either occupy the
proposed housing or to occupy the housing that will be vacated by existing Nantucket
residents seeking better and / or more affordable housing who will relocate to and occupy
the housing in the proposed development.

The highly unlikely and worst case fiscal scenario would occur if 75% of the vacated
housing units attracted new residents to Nantucket with the same or higher number of
existing Nantucket school aged children that will be housed in the Proposal (i.e. in this
case, an estimate of generating 66 additional school aged children who would enroll in the
local public school system). This worst case scenario has a cost to revenue ratio of 1.62
and would generate an annual fiscal loss to the Town of Nantucket of $441,300.

12

38 OF 503



A similarly unlikely but moderately less adverse fiscal scenario would occur if 50% of the
vacated housing units attracted new residents to Nantucket with the same or higher number
of existing Nantucket school aged children that will be housed in the Proposal (i.e. in this
case, an estimate of generating 44 additional school aged children who would enroll in the
local public school system). This scenario has a cost to revenue ratio of 1.15 and would
generate an annual fiscal loss to the Town of Nantucket of $110,200.

A moderate and likely much more realistic outcome would occur if up to 25% of the
vacated housing units attracted new residents to Nantucket with the same or hi gher number
of existing Nantucket school aged children that will be housed in the Proposal (i.e. in this
case, an estimate of 22 additional school aged children who would enroll in the local public
school system). This scenario has a cost to revenue ratio of 0.69 and would generate annual
fiscal benefit to the Town of Nantucket of $220,900.

A 43% infill scenario represents the “break-even” scenario in relation to the Proposal. This
report finds that it is highly likely that the infill percentage will be considerably lower than
this scenario, thus generating lower school costs and an annual net fiscal annual benefit.

This report contends that the proposed housing will provide workforce housing primarily
for existing residents and that it is extremely unlikely that a substantial “infill” or “echo”
effect will occur, given that to generate this scenario, in excess of several hundred new
households would need to move from the mainland to Nantucket, with school aged
children, for workforce wages, given the unique nature of Nantucket’s economy and
extremely high cost of living. We contend that the housing vacated in favor of the Proposal
will overwhelmingly be occupied by other existing residents who cannot otherwise find
and / or afford more suitable housing, due to the extreme lack of such inventory on the
Island today, and not by new families migrating to Nantucket from locations off Island who
already have school aged children. Therefore, it is anticipated that the total number of new
public school enrollments will be moderate in number (22) and the Proposal will generate
a moderate annual fiscal benefit to the Town of Nantucket.

The Proposal will also generate a total of $1,825,498 in one-time (non-recurring) fees to
be paid prior or during construction.

The Proposal will increase the annual property taxes generated at the subject property
exponentially, by a factor of almost eight (by 796%)\
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4.0 Police, Fire, and General Service Costs

This report uses the Town of Nantucket’s FY2016 operating budget to estimate annual
departmental costs associated with the Proposal based on information provided directly to the
author by the Town Police Department and Town Fire Department in January of 2016.

4.1 Residential Service Costs — Police Department

Understanding the nature of calls for police services is the starting point of estimating annual police
related costs that may be generated by any new development. Like all communities, police service
costs on Nantucket emanate from a variety of land uses and circumstances. Particular to Nantucket
is that of the 11,650 total existing dwelling units on the Island, only 4,200 units are occupied year
round (approximately 36% of the total number of units) and 7,450 are only occupied on a seasonal
basis (approximately 64% of the total number of units).

While the proposed housing will primarily be year round housing, the Police Department must
respond to service requests for all dwelling units all year round and in particular during the 4 to 5-
month “peak” season (running from May through September) when the Town’ s population and
police service demand increases significantly. Accordingly, for the purposes of this analysis we
will employ the total number of residences on Nantucket (11,650) as a representation of residential
service demand, not just the housing units that are occupied on a year round basis.

The key question becomes what percentage of police service demand and / or cost is specifically
related to servicing the total number of new dwelling units? On Nantucket, the police department,
like all local police departments, also provides services for commercial uses, public facilities,
institutional uses, schools, recreation areas, town wide traffic management, general tourism
demand and directed patrols. Based on a review of police data, current to June of 2015, we estimate
that in 2016 the Nantucket police will record 25,300 police service incidents / contacts of various
types (note that police department characterizes approximately 80% of all recoded services as

“general police services”, (see Appendix 1 for more detail) and do not represent arrests or criminal
activity).

In our experience in Massachusetts, police service demand related to residential land use varies
from 20% to 40% of total service calls, with the higher percentage being consistently experienced
in more urban areas. Without a precisely comparable development to estimate potential police
demand to similar development types (particularly the 225-unit rental component) this report, to
be cautious, will employ a mid-range ratio of assuming that 30% of all service calls are related to
residential land use, even though Nantucket is not a heavily urbanized or a high crime community.
At said rate, this report assumes that the current residential land use generates approximately 7,600
police service calls or 0.65 service calls per dwelling unit per year; the vast majority of which are
not related to arrests or criminal activity. Accordingly, if we deduct the 80% of general police
service listings that are not related to any specific location, we estimate that 1,520 police service
calls per year are directly related to specific residential land use locations (arrests, reported crimes,
disturbances and vehicular accidents) or a rate of 0.13 police service calls per dwelling unit per

year, a rate that is consistent with the historical or average rates for communities in Eastern
Massachusetts.
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Applying the 0.65 service call per unit per year rate (which includes general police services) the
Nantucket Police department can anticipate 211 additional calls for service as a result of the
proposed development. Applying the 0.13 service call per unit per year rate, which removes
general police service listings, the Nantucket Police department can anticipate that 43 of the 211
total estimated calls to the development location per year (approximately twenty percent [+/- 20%]
of the annual total) will be for more substantive police services (arrests, reported crimes,
disturbances and vehicular accidents).

In terms of related costs of service, applying the estimate that 30% of police services are generated
by residential land use, we can assign approximately $1,965,570 of the current police budget of
$6,551,901 to residential land use. Further, given 11,650 dwelling units the proposed 325 dwelling
units represents an increase of approximately 2.8% to the Islands total housing supply.

Accordingly, we can estimate that the Proposal will increase police service cost related to
residential land use by 2.8%, or by $55,000 ($1,965,570 x 2.8%). Given the normal fluctuation in
police service calls on an annual basis and given the lack of more detailed comparable data, this
report will add a further “contingency” to this cost increase of twenty percent (20%) to the
numerically derived estimate and will carry a police service cost of $66,000 per year (in current
dollars). This further contingency has been added, for among other reasons, to account for the fact
that the overall density of the proposed housing will be different from any existing rental apartment
development in the community and that the occupants of rental housing are historically more
transient than the occupants of for sale housing and “turn over” more often, which may
cumulatively generate some additional increment of police service demands.

Table 2 below provides a summary of the police service cost estimate.

Table 2. Police Service Cost Estimate

Year Incidents Residential Residential Dwelling Unit Est. Cost at
) Related Costs. (3) Increase (4) 120%
@
2016 25,300 7,600 $1,965,570 2.8% $66,000

(1) Value is based on an 8% increase over the last full year of data i.e. 2014,
(2) Based on an estimate of 30% of all police service demand.
(3) Represents 30% of current police budget of $6,551,901

(4) Represents an increase of 325 dwelling units by 2022 over current supply i.e. 11,650
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4.2 Residential Service Costs —Fire Department

Nantucket Fire Department data indicates that from 2013 to 2015 the total number of annual fire
service runs ranged from 3,773 in 2013 to 5,192 for 2015 an increase of 37.6% or an average

annual increase of 12.5% per year. Based on this trend we project that from 2015 to 2016 there
will be an increase of 649 calls for service (for all categories).

Consistent with statewide norms, and due to significant improvements in fire safety and building
codes in recent decades, residential fires and building fires in general do not represent major
percentage of fire department service calls for any community in Massachusetts, including
Nantucket (i.e. approximately 1.5% of all runs). However, other fire service calls such as hazard
calls, alarm calls (including false alarms), service calls, inspections, and emergency medical
services (EMS) can be associated with residential land use, to some degree. In the case of
Nantucket, there are commercial, public, recreational, and institutional uses, along with

approximately 7,450 seasonal and 4,200 year-round dwelling units that generate varying levels of
service demand from the Fire Department.

Without a precisely comparable development to estimate fire service demand, but based on town-
wide Fire Department data, this report estimates that on average 65% of all fire service calls
emanate from residential land use, with the balance coming from commercial, industrial,
institutional / public uses, boating, traffic accident and tourist related sources.

As noted above, for 2015 total call volume for the year was 5,192. Examining the rate of growth
for past three years this report assumes that for 2016 the call volume will expand by 649 calls to
approximately 5,840. Accordingly, applying the 65% ratio of said service calls equates to a
potential of 3,800 residentially oriented service calls per year, including inspections. Therefore,
the 11,650 total dwelling units in Town generate have an estimated annual average call rate of
approximately 0.326 calls per dwelling unit.

Based on this ratio, the addition of 325 new dwelling units by 2022 is expected to generate 106
additional annual fire service calls (0.326 calls per unit per year times the 325 total dwelling units)
or an increase of 2.8% over the total estimated 2016 call volume related to residential land use
(representing an average of approximately two service calls per week during the year). It should
be noted that based on current fire department service data, approximately 60% of the total
projected 106 additional service calls will be emergency medical service (EMS), calls or an

estimated 64 additional emergency medical service calls per year by 2022, and 42 fire service runs;
of all types.

Similar to the methodology utilized in the police cost analysis, described above, by assigning 65%
of the current fire department budget of $4,369,886 to residential land use generates an annual cost
attributable to residential uses of $2,840,425. Increasing this cost by 2.8% (the increase in total
dwelling units) generates an annual cost estimate of $79,500 attributable to service calls to the new
development or an average of $750 per call for 106 additional calls for service. Further, adding a
20% contingency factor to account for annual fluctuations fire service demands, we can estimate

that the Proposal will increase annual fire service costs by approximately $95,500 (in current
dollars).
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Table 3. Fire Department Service Costs Estimate

Year

Incidents Residential Residential Dwelling Unit Additional
48] Related Costs. (3) Increase (4) Cost at
) 120%
&)
2016 5,840 3,800 $2,840,425 2.8% $95,500

(1) Value is based on a 12.5% increase over the last full year of data i.e. 2015.

(2) Based on an estimate of 65% of all calls fire service from residential land uses

(3) Represents 65% of current fire dept. budget of $4,369,886

(4) Represents an increase of 325 dwelling units over current supply i.e.11,650.

(5) Represents the cost of 106 additional calls i.e. $79,500 plus a 20% contingency factor

4.3 Other General Service Costs

Water and sewer costs for the Proposal will be addressed via sewer / water connection fees, water
meter fees, sewer privilege fees, and “pay as you go” usage charges established by the Town of
Nantucket (the Wannacomet Water Company). Similarly, building department costs will be
covered by the required permit fees.

Further, the additional population resulting from the Proposal should not generate specific
additional staffing requirements for general government services such as Town Clerk, Treasurer,
and for services such as libraries or recreation. Further, budget items like current municipal debt
are not applicable since they pre-date the Proposal. Accordingly, the municipal departments that

will experience measurable and identifiable additional costs are the Town Police and Town Fire
Departments.

Table 4 below summarizes the total estimated annual general service costs (current dollars)
associated with the Proposal.

Table 4. Total General Service Costs

Department Annual Cost
Police $ 66,000
Fire $ 95,500
Total $161,500
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5.0 Education Costs (Including Student Enrollment Estimates)

5.1 Student Projections

The initial intent of this report from a study methodology standpoint was to attempt to find local
comparable developments for both the rental and home ownership components of the Proposal, in
order to estimate the school aged child (student) per unit generation rate of the Proposal, based on
verifiable local experience. The Nantucket School Department was of great assistance in this
effort, but in the final analysis, no truly comparable existing development (either single family
with a 25% mixed affordable component or a large multi-family with a 25% traditional affordable
component) could be found in the community. Given the lack of specifically comparable local
development, the school-aged children (student) projections used in this report are based on Town
wide enrollment characteristics, along with additional data assembled relative to the demographics
of recently available rental developments.

As noted earlier the large majority of the 11,650 total existing dwelling units on Nantucket are
seasonal occupancies, with approximately 36% being year round residences. Accordingly, there
are approximately 4,200 year-round residences and it is from this portion of housing supply that
the student per dwelling unit estimate is derived (i.e. 1,557 total students currently generated from

4,200 year-round dwelling units, or an average of 0.37 students per year round dwelling unit. See
table 5 below.

Table 5. Nantucket Students Per Dwelling Unit

Enrollment Total Dwelling Year Round Students Per
Units Dwellings Year Round DU’s
1,557 (1) 11,650 4,200 (2) 0.37

(1) Source: Nantucket School Department, January 2016
(2) Work Force Housing Needs Assessment, April 2015 RKG Associates

The Proposal, as designed, has an overall average of 2.06 bedrooms per unit, i.e. 1.61 for the 225
unit apartment component and 3.09 for the 100-unit single family component. Our review relative
to existing housing located in the immediate area of the Proposal indicates that that there are only
a small number of single family homes with two bedrooms, but that a large majority have three
bedrooms, and some have four or more bedrooms. Based on this review and a sampling of dwelling
units in other areas of Nantucket, we find this bedroom per dwelling unit characteristic holds quite
consistently for the Town as a whole (i.e. an average of slightly more three bedrooms per unit for

year round dwellings) and is similar (3.09 bedrooms per unit) for Sandpiper Place: the proposed
single family component.

However, we believe it would be inappropriate to simply directly relate the smaller number of
bedrooms per dwelling unit of the proposed Sandpiper Place development to the Town wide
average of students per unit, thereby reducing the fraction of the Town wide student ratio to be
applied for the purposes of the analysis, since there are other factors affecting the town wide ratio.
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Specifically, the proposed Sandpiper Place development has a 25% affordable component (with
units anticipated to be sold to buyers who earn from 80% to 175% of the area median income)
while the Town’s housing supply has considerably less than 10% of total housing that meets state
affordability requirements, but the Town’s housing supply also includes very low income and
public housing at 30% to 50% of the area median income. Due to the similarity of the Sandpiper
Place component of the development in the number of bedrooms per unit to the existing year round
housing inventory across the community and after taking into consideration the variations in
affordable housing percentages, this report will employ the Town wide average of 0.37 students
per unit to the 100 units within the Sandpiper Place component of the proposed development.

In addition, it is also important to note that for the purposes of the analysis, it has been assumed
that all 100 of the single family homes will be occupied year round, and that none of the homes
will be occupied on only a seasonal basis (with such homes generating zero students into the
Nantucket public school system). While the owner / developer is intending to focus its marketing
to and is expecting to seek as high a percentage of year round occupancy buyers as possible, in
order to try to be responsive to the highest need buyers in the current housing crises (meaning
existing year round Island residents) given the nature of fair housing laws that prohibit
discrimination against any particular buyers, and given the attraction of Nantucket as a location
for seasonal homes, it is almost a certainty that some number of the single family homes will be
purchased by buyers who will occupy the homes on only a seasonal basis, with these homes
generating zero students into the Nantucket public school system. This factor provides an
additional contingency or “cushion” in the methodology which has been utilized for the analysis.

In terms of the affordable units proposed within the single family housing component, it is also
relevant to note that the provisions of the zoning that was proposed by the Owner / Developer and
was adopted for the property mandates that the state maximum of 70% of all of the affordable units
must be sold under the “local preference” provision, meaning sold to an existing Nantucket
resident or a person that currently works in Nantucket. This requirement will serve to further
minimize the likelihood that the occupants of the new housing will in-migrate from outside the
community and further increase the net new enrollment to the public school system.

Accordingly, this report estimates that the Sandpiper Place component of the proposed

development may generate as many as 28 net new students who will enroll
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enroll in the Nantucket public
school system by the 2021 / 2022 school year (project stabilization) assuming that the large
majority (75%) of the new homeowners or those purchasing the homes vacated by existing local
residents who choose to purchase a new home in the Sandpiper Place component of the proposed

development will be moving into the community from off-island.

Likewise, the ability to precisely estimate the ratio of students per unit that may be generated by
the 225 rental apartments of the Meadows IT component of the proposed development is also
constrained by a lack of a precisely comparable existing local development. However, in this
instance the low bedroom per unit ratio differential is a significant factor i.e. 1.61 bedrooms per
unit vs. approximately 3.0 bedrooms per unit for the existing year round housing inventory in the
community. This low bedroom per unit ratio of the proposed rental component is a direct result

of having 48% of all of the Meadows II units (almost half of all the units) designed as studios or
one bedroom apartments.

45 OF 503



Essentially, this 48% increment of the rental apartment units will not generate school aged children
in any measurable or sustainable manner. Therefore, only 116 units will generate school aged
children I. €. 94 two bedroom units and 22 three bedroom units. While twenty-five percent (25%)
of the rental housing will be made affordable (to tenants earning 80% or less of the area median
income (AMI); this ratio is incrementally higher than the affordable AMI range found with other
existing affordable rental units comprising the existing year round affordable rental housing supply
in the community (i.e. primarily 30% AMI levels, up to 80% AMI levels).

This report will assume a slightly lower student generation ratio, given the variations in the
affordable housing AMI levels in existing affordable rental units in the community, however, this
report does assume that the Town-wide 0.37 student per unit generation ratio will be impacted by
the fact that the proposed rental component has only 54% of the number bedrooms per unit (slightly
more than half of the number of bedrooms per unit) as does the current year round housing supply
(a ratio of 1.61 bedrooms per unit, versus the Town-wide average of slightly more than 3.00

bedrooms per unit). Accordingly, the 0.37 student per unit will be reduced by approximately 40%
to 0.22 students per unit.

In addition, it is also important to note that for the purposes of the analysis, it has been assumed
that all 225 of the apartment will be rented by tenants who have the possibility of having school-
aged children living with them in the unit, and will not be rented to local corporate or institutional
tenants, a high percentage of which units would be occupied by only non-related adults who do
not have any school aged children living with them. Many of these individuals either commute to
and live on the Island only during the work week and live by themselves, without their families,
or are in transition, awaiting housing that will better suit their needs, at which time they will move
their families to the Island (generally moving in to a single family home).

Even at this very early stage of marketing and discussion, the owner / developer has been
approached by multiple local businesses and institutions (including numerous public and non-
profit sources) who are seeking rental housing opportunities for their employees and have indicated
a specific interest in renting units within the proposed development for this purpose. As a result,
although it is not expected to represent a high percentage of the total tenants, it is a certainty that
some increment of the 225 total units will be rented and occupied by these “non-school aged
children generating” tenants, which will serve to further reduce the overall potential student
generation rate of this component of the proposed development. This factor provides an additional

contingency or “cushion” of conservatism in the methodology which has been utilized for the
analysis.

In terms of the affordable units proposed within the multi-family rental housing component, it is
also relevant to note that the provisions of the zoning that was proposed by the Owner / Developer
and was adopted for the property mandates that the state maximum of 70% of all of the affordable
units must be rented under the “local preference” provision, meaning rented to an existing
Nantucket resident or a person that currently works in Nantucket. This requirement will serve to
further minimize the likelihood that the future occupants of the new housing will In-migrate from
outside the community and further increase the net new enrollment to the public school system.
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As aresult, at the student generation ratio established and described above (0.22 students per unit,
multiplied across the total 225 units), the Meadows II component of the proposed development
may generate as many as 38 net new school-aged children (students) assuming the source of 75%
of the new occupants of the units who are moving into the community or those renting the units
vacated by existing local residents who choose to rent a new apartment in the Meadows II
component of the proposed development will be from off-island

Accordingly, combining both housing components (the Sandpiper Place single family units and
the Meadows II rental apartments) under the most conservative 75% “infill / echo” scenario, the
Proposal may generate as many as 66 new school aged children (students) by the 2021 / 2022
school year. For any other community in the Commonwealth this report would assume that the
potential of 66 new students would be the basis for estimating additional school costs. However,
Nantucket’s housing supply is distorted to the point where traditional characteristics and student
generation rates may not apply. We note that the previously cited Workforce Housing Needs
Assessment Study of 2015 made the following key findings:

e Half of all year —round households are housing cost burdened.

* Most of un-affordably housed renters are working age people, below the age of 34.
e Owner occupied homes have decreased by 640 units since 2000.

» The greatest year round demand is for two bedroom units.

* Nantucket needs to focus on creating reasonably priced rental housing if it expects to
attract and keep workers over the long run.

Each of the items listed above speak to the need for additional workforce housing. However, the
key item for student projection purposes is likely the last item which speaks to the Town’s ability

to keep existing workers. Essentially, all the points illustrated above speak to a strong need to re-
house many Nantucket residents.

This report finds the relationship between the clearly identified need to re-house many existing
residents and the nature of the households that may infill the existing housing units is the

critical factor relative to estimating the number of net new school aged children and school
COSTS.

In order for the 66 net additional school aged children (students) projection to be an accurate
estimate we need to accept the premise that the households moving into the new housing units will
be households having approximately 66 school aged children or a rate of 0.20 students per unit (66
students divided by 325 total units). Further, and importantly, the assumption that the 75% of the
households moving into the housing that will be vacated by households moving to the new
development will be off island households who are willing to move to Nantucket to accept
workforce wages (as opposed to existing Island residents, who may already have children enrolled
in the local school system). While the Nantucket tourist economy is healthy and projected to
remain so, it does not seem reasonable to assume that it can generate employment for additional
325 households, many with school aged children ratios similar to on island rates that will allow
said households to avoid significant housing cost stress.
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This report contends that the “75% housing infill or echo effect scenario” of similar household
types is decidedly not a realistic outcome. However, given the highly distorted housing market on
Nantucket no one can say with absolute certainty that it could not occur. Accordingly, to be overly
cautious for the purposes of estimating student generation ratios and school costs, we will assume
that 66 students is the least probable outcome and that 66 students will represent the extreme high
end of the range to be estimated for education cost purposes.

Conversely, it can also be argued that new households moving into the vacated dwelling units will
likely have few school aged children. In this scenario the Proposal would generate only a small
net increase in enrollment. As noted, we have not been able to identify a precisely comparable
development on Nantucket in order to more traditionally estimate student per unit ratios for the
proposed new development.

However, Meadows 1, a new 28-unit rental development abutting the project area, with similar
studio, one, and two bedroom units, will become available in 2017 and require year round leases.
Richmond Great Point Development LLC has received over 200 applications for the 28 units; a
verification of the depth of year round housing demand that currently exists on Nantucket. More
importantly of the over 200 applications rnone are from households of off island residents, clearly
indicating that the 75% infill scenario is likely not a reasonable assumption for the Proposal.
Meadows 1 provides a strong real time indicator that occupants of the Proposal will
overwhelmingly be current residents who will be relocating and intra-migrating from within the
community, not new residents moving to / migrating to the community.

It could be argued that the number of net students could be between 0 and 66 depending on the
nature of the Proposal’s residents and the nature of the households moving into the (to be vacated)
existing housing. However, rarely is anything that precise. Accordingly, this report contends that
the “infill / echo™ effect household characteristics resulting from the Proposal will be closer to
those exhibited by the prospective tenants who have filed applications seeking to rent units in the
Meadows I” development than those exhibited under the 75% housing “infill / echo” scenario.

To this end, and to be conservative, this report will assume the low end of the net new student
increase generated by the Meadows IT component of the proposed development will be 25% of the
high end (with the high end representing the 75% hosing “infill / echo” scenario estimate of 66 net

new students), or equal to an estimate of 22 net new students who would enroll in the Nantucket
public School system.

Combining both the Sandpiper Place component and the Meadows Il component of the Proposal
and the 25% assumed housing “infill / echo” effect rate, it is estimated that there will be
approximately 22 net new school aged children (students) moving to Nantucket to rent / buy the
housing offered by the Proposal or “backfilling” the housing being vacated by buyers or tenants
moving to the new housing to be provided by the new development. Given the nature of the Islands
economy and the high cost of living, this is still likely a conservative (high) estimate, but is the
one that will be used for the purposes of this report.
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It should be noted that while providing a fiscal analysis using a school enrollment range will
generate a fiscal profile, it is essentially dependent on the key question; what number of school
aged children (students) will be part of the households that re-occupy (infill) the dwelling units
being vacated as current residents seek better quality and in many cases more affordable housing
and move to the new housing units that are being made available as a result of the Proposal?

5.2 Estimated Annual School Cost and Enrollment Patterns

Based on information received from the Massachusetts Department of Education, Actual Net
Spending per Student (ANSS) in Nantucket for FY2015 is approximately $19,140 (per pupil).
However, of said total cost, approximately $1,437 per pupil is addressed by Chapter 70 state school
aid (a revenue / reimbursement source received directly from the State). Said amount is deducted
from ANSS to generate a more accurate picture of the impact of school costs on local tax resources.
Therefore, this report employs an adjusted cost per pupil of $17,703 to reflect the local cost burden

per pupil, per year. This report does not assume that the amount of state aid per pupil will increase
given the additional new students.

However, in many instances we find that using the adjusted cost per pupil (in this instance $17,703
per pupil, per year) would generate an overly conservative (high) estimate, since it assumes that
each projected new student will also marginally add the same direct incremental cost to the existing
school building operations and maintenance costs. Further, we note that the Town is proceeding
to expand both elementary and middle school facilities by 2017. Our review indicates that
approximately 15% of the education budget is allocated to operations and maintenance. Given the
planned expansion, we believe a more accurate estimate of the marginal cost increases deducts per
pupil operation and maintenance cost increases. Therefore, for each additional student, the
assigned marginal cost increase is expected to be $15,050 per pupil, per year, primarily reflecting
instructional and employee benefit cost increases.

Based on the estimated student range of 22 to 66 net new students generated by the Proposal by

school year 2021 / 2022, we estimate that school costs attributable to the Proposal could range

from a low end of the range of $331,100 to a high end of the range of $993,300 (in current dollars).

As noted, for the various reasons described in the methodology and analysis portions of the report,

above, we believe that the estimated school costs will likely be consistent with the low end of the
cost range.

Table 6 summarizes the school enrollment and cost estimate projections. It should be noted that
by project stabilization approximately 60% of all students housed by the Proposal are likely to be
elementary grade students and the balance will middle and high school grade students.
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Table 6. Projected School Enrollments and Cost Range

Scenario Students (1) Cost Per Total Cost (2)
Student

75% Housing 66 $15,050 (2) $ 993,300
“Infill / Echo”

Effect
50% Housing 44 $15,050 (2) $ 662,200
“Infill / Echo”

Effect
25% Housing 22 $15,050 (2) $ 331,100

“Infill / Echo”
Effect

(1) Students at stabilization 2021/22 school year.
(2) Adjusted to remove operation and maintenance cost per student and

Chapter 70 aid (revenue source). Values shown are in current dollars.

50 OF 503

24



6.0 Total Service Costs

Table 7 below summarizes the estimated total annual public service cost range associated with

the Proposal

Table 7. Summary of Estimated Annual Public Service Costs

Service Cost Estimated Estimated Estimated
(Category) Annual Cost Annual Cost Annual Cost
at 25% Off-Island at 50% Off-Island 75% Off-Island
“Infill / Echo” Effect “Infill / Echo” Effect “Infill / Echo” Effect

Police $ 66,000 $ 66,000 $ 66,000
Fire $ 95500 $ 95,500 $ 95,500
School $331,100 $662,200 $ 993,300
Total $492,600 $823,700 $1,154,800

As shown above, the annual public service cost “range” anticipated upon full stabilization of the
Proposal is from $489,100 to $1,154,800 per year (in current dollars).

The 25% housing “infill / echo” effect scenario assumes that up to 25% of the households moving
into the housing that will be vacated by houscholds moving into the new housing in the proposed
development will have school aged children at rates consistent with current town wide averages;

and that an increment of 81 “net new” households will be moving (relocating) to Nantucket from
the mainland.

The 50% housing “infill / echo” effect scenario assumes that up to 50% of the households moving
into the housing that will be vacated by households moving into the new housing in the proposed
development will have school aged children at rates consistent with current town wide averages;

and that an increment of 163 “net new”” households will be moving (relocating) to Nantucket from
the mainland.

The 75% housing “infill / echo” effect scenario assumes that 75% of the households moving into
the housing that will be vacated by households moving into the new housing in the proposed
development will have school aged children at rates consistent with current town wide averages;
and that all 244 “net new” households will be moving (relocating) to Nantucket from the mainland.

The range of municipal costs presented in this report is due to the fact that given Nantucket’s
highly distorted housing market and without the benefit of precisely comparable existing
developments to indicate the most likely outcomes, it is not possible to rule out any outcome, no
matter how seemingly extreme. However, we assume that individuals and families usually make
rational decisions in terms of where they would like to and can afford to live (especially in the case
of families with school aged children). In this instance that decision is compounded by the fact
that moving includes a decision to relocate to a fairly remote island location whose economy is

primarily tourist based, and to a community that has clear work force housing deficiencies and an
extremely high cost of living.
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It is for the existing economic and housing market conditions noted above that this report contends
that the fiscal profile of the proposal is much more likely to resemble the estimated costs

anticipated as a result of the 25% housing “infill / echo” scenario rather than either the 50% or
the 75% housing “infill / echo” scenarios.
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7.0 Revenue Projections
7.1 Estimated Revenues

Methodology for Valuation of Single Family Residential (Homeownership) Property

The normal practice of determining property tax revenue for single family housing that is for sale
to buyers (meaning not owned by a landlord and rented) is to estimate the total sales value of the
home and to assign 100% of said sales value as the estimated assessed valuation. This method will

be applied to the 100 single family homes that will be for sale in the Sandpiper Place component
of the proposed development.

Methodology for Valuation of Multi-Family Residential (Rental) Property

For multi-family residential (rental) properties, in this case the Meadows II component of the
proposed development, the traditional method to establish the value for properties to determine the
property tax revenue that will be generated by the property is to apply what is usually referred to
as the “stabilized income method”. Essentially a set of metrics is applied to the gross stabilized
rent in order to determine a market based assessed valuation for rental properties. However, given
that the Meadows II rental apartments has no precisely comparable development, there has not
been a need for the Town of Nantucket Assessor to generate an income method approach on
Nantucket and our attempts to construct a hypothetical income method approach leads to highly
speculative values that are usually double the assessed value per sq. ft. of existing rental properties
located on the Island. Accordingly, The Town of Nantucket Assessor has utilized other appropriate
assessing methods to assess the existing rental developments on Nantucket. In this instance, after
meeting with the Town’s Assessor and after also reviewing a number of existing (albeit smaller)
apartment developments, via the Town Assessing Department web site, we will employ an average

assessed value per existing (similar) rental apartment units adjusted, slightly, to reflect the (higher)
value of new construction.

Summary of Local Receipts (other Revenue Sources)

Local receipts are non-property tax but recurring annual revenue sources. They include automobile
excise taxes, boat excise taxes, meals taxes, room (hotel) taxes, etc. In most instances local receipts
play a relatively minor role in financing community services and except for automobile excise
taxes, they are not usually factored into a fiscal analysis. However, due to the highly successful
tourist based economy of Nantucket, local receipts are a considerable source of local annual
revenue and they support municipal service costs for all existing housing. By way of illustration,
in the year 2016, cumulative local receipts are estimated to total more than $9,013,000 which
represents more than eleven percent (11%) of total annual municipal revenues. The new housing
provided by the Proposal will generate substantial auto excise taxes and to a certain extent, either
directly, or indirectly, meals taxes, hotel taxes, and boat excise taxes, in the same manner as all
residential uses on the Island.
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This report does not attempt to estimate specific local receipts that are expected to be generated by
the Proposal on a category by category basis and add it to the property tax total. Rather, the
assumption made is that local receipts historically and currently underwrite, to a considerable
extent, residential service costs throughout the community. Further, given the Town’s
expectations of continued increases in overall local receipts over time, absent any major adverse
regional or national macroeconomic trends or events, this source of income will continue to be a
significant source of revenue as a percentage of the overall municipal budget. Therefore, the
average annual value that local receipts now generate per dwelling unit (for all 11,650 dwelling
units on the Island) will be applied as an overall revenue source on a per unit basis for the Proposal.

On a per dwelling unit basis the current 11,650 dwelling units are supported by approximately
$775 dollars in local receipts. Assuming continued expansion of local receipts due to the tourist
economy this report assumes that the 325 units of new housing will be supported by approximately
$252,000 in local receipts. This value would be higher if the seasonal housing (no costs associated
school aged children) were deducted from the housing count.

Seasonal Housing Economic Factors

As noted in this report, seasonal housing represents approximately 64% of all existing housing
units on the Nantucket (approximately 7,450 of the 11,650 total housing units are only occupied
on a seasonal basis). While these (seasonal) housing units are subject to property tax, charged at
the same rate as year round housing units, it provides Nantucket with a significant indirect fiscal
benefit, since season housing units do not generate school aged children (i.e. do not generate
school-related costs, which represent approximately 60% of the total local operating budget).
However, this fiscal benefit cannot be translated to a source of annual revenue that can be applied
to the Proposal and therefore does not appear in this analysis.

Projection of Single Family Residential Property Tax Revenue

The following is a breakdown of projected sales prices, by home type, for the Sandpiper Place
(single family / homeownership) component of the proposed new development.

Table 8. Projected Single Family Home Sale Prices and Assessed Value

Single Family Type Number Home Cumulative
of Units Sale Price Assessed Value

Two Bedroom (Market Rate ) 5 $740,000 $ 3,700,000
Three Bedroom (Market Rate) 62 $790,000 $48,980,000
Four Bedroom (Market Rate) 8 $850,000 $ 6,800,000
Sub Total (Market Rate) 75 n/a $59,480,000
Two Bedroom (80% AMI) 2 $259,700 $ 519,400
Two Bedroom (175% AMI) 1 $537,100 $ 537,100
Three Bedroom (80% AMI) 16 $285,500 $ 4,568,000
Three Bedroom (175% AMI) 6 $597,800 $ 3,586,800
Four Bedroom (80% AMI) 0 n/a $ 0
Four bedroom (175% AMI) 0 n/a $ 0
Sub Total (Affordable Rate) 25 n/a $9,211,300

Total 100 n/a $68,691,300

28

54 OF 503



Based on the local Fiscal Year 2016 property tax rate (or “mill rate”) of $3.36 per $1,000 in
assessed values for residential property, the single family (ownership) component of the new

development is expected to generate approximately $231,000 in annual property taxes to the
Town of Nantucket.

Projection of Multi-Family Residential (Rental) Property Tax Revenue

As noted earlier, it is not viable to apply an income method to estimate the property tax revenue
that is expected to be generated by the multi-family (rental) component of the new development.
However, discussions with the Town’s Assessor indicated that the most likely assessed value per
arrogate unit in the proposed Meadows II multi-family (rental) component of the new development
would be approximately $250,000 per unit, based on current rental assessments of existing rental
apartment properties. To account for the fact that the proposed development would all be
comprised of brand new construction, a 20% new construction premium was added to the existing
inventory value estimate (on a per unit basis) and resulting in an aggregate estimated assessed

value for property tax purposes of $300,000 per unit, or a total assessed value of $67,500,000 for
the entire 225-unit development.

Based on the local Fiscal Year 2016 property tax rate (or “mill rate”) of $3.36 per $1,000 in
assessed values for residential property, the multi-family (rental) component of the new
development is expected to generate approximately $227,000 in annual property taxes to the
Town of Nantucket (equal to approximately $1,010 per year per unit).

Projection of Commercial Component-Property Tax Revenue

The Proposal also includes a small commercial / public component of 3,000 square feet of building
area (currently expected to be a “community meeting house”). While the exact uses have not been
determined at this point our review of various commercial buildings outside of Downtown
Nantucket, where value are unusually high, indicates an average assessed value of approximately
$200 per square foot is appropriate. Accordingly, the 3,000 square foot community / public
component of the proposed development is expected to have an estimated assessed value of

Applying the local Fiscal Year 2016 property tax rate (or “mill rate”) of $5.93 per $1,000 in
assessed values for commercial property, the commercial component of the new development

is expected to generate approximately $3,500 in annual property taxes to the Town of
Nantucket.

Local Receipts (other Revenue Sources)

As discussed above, local receipts play a major role in the Town’s annual revenue stream. A
specific review of local revenue sources indicate that local receipts currently contribute
approximately $9,013,000 in revenue per year to the Town of Nantucket,
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Excluding any estimate fiscal benefit due to having 64% of total dwelling units as seasonal
dwellings, each of the 11,650 dwelling units benefits by approximately $775 per year in local
receipts. While all current fiscal reports indicate anticipated increases in local receipt revenues
due to a continued strong tourist economy this report does not estimate future local receipts.

Accordingly, for the total 325 units of the Proposal there is an estimated local receipt fiscal

support value of approximately $252,000 per year that can be used for services provided by
the Town

Table 9 below summarizes the estimated Revenue supporting the stabilized development.

Table 9. Projected Revenues

Use Tax Value
Residential Apartments $227,000
Residential for Sale $231,000
Local Receipts $252,000
Commercial $ 3,500
Total $713,500
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8.0 Estimated Long Term Fiscal Profile

Table 10 provides an overview of the Proposal’s long term fiscal profile, assuming the most
conservative, worst case scenario 75% off Nantucket housing “infill / echo” scenario, the second
and still extremely conservative 50% off Nantucket housing “infill / echo” scenario, and the more
moderate and likely, but still conservative 25% off Nantucket housing “infill / echo” scenario. For
illustrative purposes, the table also estimates the point at which the project would represent a
“break-even” scenario to the Town in terms of recutring revenues and expenses, which would
occur if 43% of the new housing units or housing units vacated by people moving into the new
housing were to migrate from off Nantucket (i.e., the 43% “infill / echo” scenario).

Table 10. Summary of Fiscal Profiles

Propesal Recurring Recurring Annual Annual Benefit or
(325 Housing Units) Annual Annual Cost / Revenue (Loss)
Revenue Cost Ratio
75% Off Nantucket $713,500 $1,154,800 1.62 ($441,300)

“Infill / Echo” Effect

50% Off Nantucket $713,500 $ 823,700 1.15 ($110,200)
“Infill / Echo” Effect

43% Oft-Nantucket $713,500 $ 713,500 1.00 0
‘Infill / Echo” Effect
(“Break-Even” Point)

25% Off Nantucket $713,500 $ 492,600 0.69 $220,900
“Infill / Echo” Effect

As noted above and assuming the 75% housing “infill / echo effect” scenario was to occur, it would
generate a cost to revenue ratio of 1.62 and an estimated annual fiscal loss of $441,300.

The 50% housing “infill / echo effect” scenario, which still requires a significant number of
workforce oriented families (approximately 163) to move to Nantucket from off-Island, generates

a cost to revenue ratio of 1.15 and an annual fiscal loss of $110,200.

At approximately a 43% housing “infill / echo effect” scenario (assuming 143 households move
to Nantucket from off-Island) the Proposal will achieve a revenue neutral status.

The 25% housing “infill / echo effect” scenario, which still requires a considerable number of
workforce oriented families (approximately 82) to move to Nantucket from off-Island, generates
a cost to revenue ratio of 0.69 and an annual fiscal benefit of $220,900.
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As referenced earlier in this report, the author believes that the 25% housing infill / echo
scenario while still a conservative or high estimate, is the most likely housing infill / echo
scenario, given the relationship of economic opportunities on Nantucket and housing costs.

Based on the analysis of the many variables and statistical indications cited above and based on
the experience of the author, it would be extraordinary unlikely that any of the (higher) “infill /
echo” scenarios would occur. These are primarily provided as theoretical examples, to compare
to the more realistic (and still conservative) 25% housing “infill / echo” scenario.

Accordingly, the annual average number of additional students expected to be generated by the
development and occupancy of the Proposal is estimated at 22, with an operational range of 17 to
29 students in any given year. Further, if enrollment patterns across the age and grade spectrum
remain consistent with current patterns, approximately 60% of all of the students generated will
enroll in grades Kindergarten through 6 (i.e. an average increase of 13 students will spread among

all elementary grades) and an average increase of 9 students will be expected to be enrolled in
grades 7 through 12.
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9.0 Comparison of Existing and Projected Real Estate Tax Revenues

In addition to estimating and understanding the cumulative total annual property tax revenues that
are projected to be generated by the Proposal, it is relevant to compare and contrast the exponential
increase in property taxes that will be generated on the properties upon which the Proposal will be
developed, when compared to their existing condition (which is almost entirely vacant residential
properties, with the exception of the 20 Davkim Lane property upon which the majority of the
Meadows II multi-family (rental) component of the new development will be constructed (which
is partially vacant and currently used for the storage of vehicles and materials and is partly
developed for a series of small garages and storage buildings).

The +/- 14.5-acre sized property upon which the Meadows IT multi-family (rental) component of
the Proposal will be developed, comprised of the 20 Davkim Lane and 20(R) Davkim Lane
properties, has a cumulative existing assessed value of $6,125,800 and generates a total of
approximately $35,000 per year in real estate taxes. As estimated below, once developed, this
component of the Proposal is expected to generate a total of approximately $227,000 per year in
property taxes, an (exponential) increase of approximately six and one-half (6.5) times the amount
of annual property taxes that are currently generated from this portion of the property.

The +/- 17.6 acre sized property upon which the Sandpiper Place single-family (homeownership)
component of the Proposal will be developed, comprised of a series of almost twenty individual
properties off Old South Road, Daffodil Lane, Mayflower Circle, and Evergreen Way, has a
cumulative existing assessed value of approximately $6,553,000 and generates a total of
approximately $22,000 per year in property taxes. As estimated above, once developed, this
component of the Proposal is expected to generate a total of approximately $231,000 per year in
property taxes, an (exponential) increase of approximately ten and one half (10.5) times the amount
of annual property taxes that are currently generated from this portion of the property.

The +/- 0.5 acre sized property upon which the commercial / public (meeting house) component
of the Proposal will be developed, comprised of the eastern portion of the 73 Old South Road
property, has an existing assessed value of approximately $309,000 and generates a total of
approximately $1,000 per year in property taxes. As estimated above, once developed, this
component of the Proposal is expected to generate a total of approximately $3,500 per year in
property taxes, an (exponential) increase of approximately three and one-half (3.5) times the
amount of annual property taxes that are currently generated from this portion of the property.
See Table 11 below for a summary of the comparison of real estate tax revenues.
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Table 11
Comparison of Existing and Projected Property Taxes
to be Generated by the Proposal

Project Component Existing Annual Projected Annual Net Change

Property Taxes Property Taxes [Annual Increase|

Meadows 11
Rental Apartments

Projected Assessed Value: $ 35,000 $ 227,000 $ 192,000
$67,500,000

Sandpiper Place Single
Family Homes
Projected Assessed Value:

$68,691,000 $ 22,000 $ 231,000 $ 209,000

Commercial / Meeting

House
Projected Assessed Value: $ 1,000 $ 3,500 $ 2,500
$600,000
Project Total $ 58,000 $ 461,500 $ 403,500

Based on the estimates described above, for all of the properties which comprise the Proposal, the
existing assessed value equals a cumulative total of approximately $12,988,000 and the existing
property taxes generated equals a cumulative total of approximately $58,000 per year.

Upon development of the Proposal, the projected property taxes generated are expected to
equal a cumulative total of approximately $461,500 per year, an (exponential) increase of

approximately eight (8) times the amount of annual property taxes that are currently
generated from all of the properties which comprise the Proposal.
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10.0 One Time Local Fees

Major One-Time Local Fees (Non-Recurring Revenues)

In addition to generating the recurring (annual) property tax and local receipt revenues that are
described above, the proposed new development will also generate a wide range and significant

amount of one-time (non-recurring) revenues to the Town of Nantucket. The most substantial of
these fees are summarized below.

Sewer Privilege Fees and Sewer Connection Fees

These fees are charged on a one-time basis, generally concurrently with the issuance of building
permits for new development, in order to allow any unit or building to connect into the local
(public) sewer system, which is owned and maintained by the Town of Nantucket.

For all residential uses and for most customary commercial uses, these fees fall into the two
categories shown below, at the rates described.

» Sewer Privilege Fee — This fee is equal to a total payment of $6,322 per lot / parcel
(this fee can be paid in a lump sum at the time of connection to the system, or can be
amortized over a time period of up to twenty years at a low interest rate, payable in
installments with the real estate tax bill for the property).

* Sewer Connection Fee —~ For residential uses, this fee is equal to a one-time payment
of $2,000 for each new dwelling unit (either a single family home or an apartment) to
be connected into the municipal sewer system. For customary (non-water intensive)
commercial uses, this fee is equal to a one-time payment of $0.10 per square foot of
building area, with a minimum fee of $500.00, for any new commercial building to be
connected into the municipal sewer system.

Based on this combination of fees and the calculation methodology described above, the proposed
development, at full buildout, will generate a total of approximately $689,100 in sewer privilege
fees and approximately $650,500 in sewer connection fees, cumulatively equal to approximately
$1,339,600 in one-time sewer related fees (as shown in the table below).
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Table 12
Estimate of Sewer Fees to be Generated by the Proposal

Project Component Sewer Privilege Fees Sewer Connection Total Sewer
Fees Fees
Meadows I
Rental Apartments
§ 50,576 $ 450,000 $ 500,576
8 Lots and
225 Units (Apartments)
Sandpiper Place Single
Family Homes
$ 632,200 $ 200,000 $ 832,200
100 Lots and
100 Units (Homes)
Commercial / Meeting
House
$ 6,322 $ 500 § 6,822
1 Lot
3,000 Sq. Feet
Project Total $ 689,098 $ 650,500 $ 1,339,598

It is the author’s understanding that the Town of Nantucket, in an effort to further incentivize the
development of local affordable housing, has established a policy whereby it may waive the local
sewer connection and sewer privilege fees for the specific units within a development that
statutorily qualify as “affordable” under applicable guidelines.

In the case of the Proposal, if the fees for the 25% affordable units within the two housing
components were to be waived, the total sewer fees expected to be generated by the Proposal

would be reduced by an increment of +/- $332,700, to a total of +/- $1,006,900.

Sewer System Capacity

One of the various issues related to sewer services and sewer-related fees that jurisdictions take
into consideration in the review of proposed development projects, such as the Proposal, is the
prospective impact of the Proposal on the capacity of the local sewer system.
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With respect to this issue as relates to the Proposal, the engineering firm that designed the existing
(Town owned and operated) sewer pumping station (the “South Valley” Pumping Station) that will
process the sewer flows generated by the development and occupancy of the Proposal (Hazen and
Sawyer) conducted an analysis and issued a “Technical Memorandum™ dated April 2, 2015 that
calculated the existing capacity of the station and estimated the future capacity of the station, once
all of the development under the Proposal was completed and occupied.

This analysis concludes that the pumping station is currently operating at +/- 21% of its design
capacity (in terms of peak flow, in gallons per minute of flow). Upon the full development and
occupancy of the Proposal, as well as several other surrounding areas on Lovers Lane and
Woodland Drive, the pumping station will be expected to operate at +/- 61% of its design capacity
(in terms of peak flow, in gallons per minute of flow). Based on this information, it is clear that
the municipal sewer system, including the South Valley pumping station, will have more than
sufficient capacity to handle the anticipated sewer flow of the Proposal.

Building Permit Fees, Plumbing Permit Fees, and Electrical Permit Fees

* Allbuildings constructed in the Town of Nantucket are required to pay a one-time building
permit fee at the time of issuance of the building permit for the structure. The building

permit fee is based on a charge which is equal to $1.00 per gross square foot of building
area for the structure which the fee is being charged.

* Plumbing permit fees are based on a fixed rate of $60 per building or home, plus $10.00
for every plumbing fixture that is located in the building, home, or apartment unit (fixtures
include sinks, toilets, dishwashers, showers / bathtubs, washing machines, drains, etc.).

* Electrical permit fees are based on a rate of $1.50 per Ampere (amp) of electricity that the
building or home is designed for (its electrical capacity).

Under its current design, the Meadows II rental apartment component of the new development is

expected to have a total of approximately 194,000 gross square feet of building area (equal to an
average of approximately 862 gross square feet per unit). Each apartment unit is expected to have
an average of approximately 12 individual plumbing fixtures and each of the 42 proposed
apartment buildings is expected to have an electrical capacity of approximately 600 Amperes

(amps).

Based on the current design, the average single family home within the Sandpiper Place single
family component of the new development is expected to be approximately 1,700 gross square
feet in building area. Each home is expected to have approximately 15 individual plumbing
fixtures and each home is expected to have an electrical capacity of approximately 200 Amperes.

Under its current design, the commercial (community meeting house) component of the new
development is expected to have a total of approximately 3,000 gross square feet of building area,

is expected to have approximately 20 individual plumbing fixtures and each unit is expected to
have an electrical capacity of approximately 200 Amperes (amps).
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Based on the preceding information, applied to the total number of units and homes that are
expected to comprise the Proposal, the new development is expected to generate a total of
approximately $367,000 in building permit fees, approximately $68,100 in plumbing permit fees,
and approximately $50,900 in electrical permit fees, cumulatively equal to approximately
$486,000 in one-time building, plumbing, and electrical permit fees (as shown in the table below).

Table 13
Estimate of Building Permit, Plumbing Permit, and Electrical Permit Fees
to be Generated by the Proposal

Project Component Building Permit Fees Plumbing Permit Elecetrical Permit

Fees | T

Meadows II
Rental Apartments

$ 194,000 $ 29,520 § 37,800
194,000 Sq. Feet

225 Units (Apartments)

Sandpiper Place Single
Family Homes
§ 170,000 § 21,000 $ 30,000
100 Units (Homes)
1,700 Sq. Feet Per Home

Commercial / Meeting
House
§ 3,000 $ 360 $ 300
[ Building
3,000 Sq. Feet

Project Total $ 367,000 $ 50,880 $ 68,100

The total building, plumbing and electrical fees are estimated to be $485,900. Combined
with the sewer privilege and connection fees the total one tine nonrecurring fees are
estimated at $1,825,498. These fees are paid prior to any occupancy.
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Appendix 1. Estimated Police Incidents for 2016

Type Total
Arrests, Criminal 1,200
Complaints
Reported Crimes 600
Other Crimes 20,000 (1)
Motor Vehicle Stops / Crashes 3,500
Total 25,300

(1) Includes other police services, about 80% of this category.
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Town Clerk o
Town & County Building
16 Broad St

Nantucket, MA 02554

MR
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%

Form B

Application for Approval of a Definitive Subdivision Plan

(AR)
"Old South Road Crossing" Definitive Subdivigjep~-
File one completed form with the Planning Board and one copy with the Town Cle

Date: June 13, 2016

To the Planning Board of Nantucket:

1V1sion o
subdivision shown on a plan entitled _ Nantucket, Mass

The undersigned, being the apph'caém& s defined lﬂ%ﬁﬁ.’ dCi}rxlapter 41, Section

designed by _ Hayes Engineering, Inc.
dated June 9, 2016 __, and described as follows: located on _ Multiple Lots on Nancy Aan Lane, Greglen

__ Avenue, Davkim Lane, and Old South Road (See "Attachment A" for List of Individual Parcels)

number of lots proposed _ Thirteen (13), total acreage of tract __ +/- 22.8 Acres

3

, heteby submits said plan as
a definitive plan in accordance with the Rus and Regulations Governing the Subdivision of Land of the Nantucket Planning
Board and makes application to the Board for approval of said plan.

(See "Attachment B" for List of Individual Parcels)
The undersigned’s title to said land is derived from

by deed
dated and recorded in the Nantucket Registry of Deeds Book ,
Page » registered in the Nantucket Registry District of the Land Court, Certificate of Title #
and shown on Nantucket Assessor’s Map # , Patcel , and said land is free of

o, (See "Attachment C" for List of Encumbrances)
encumbrances except for the following:

Said plan O has O has not  evolved from a preliminary plan submitted to the Board on

(date) and Q approved O disapproved  on (date).

The undersigned hereby applies for the approval of said definitive plan by the Board, in belief that the plan
conforms to the Board’s Ruks and Regulations.

Name(s) and address(es) of the Applicant(s):
(to include all the names and addresses of the principal

s of the owner entity such as principal officers of the cotporation, trustees
of a trust or partners of a partnership)

Philip Pastan, (Sole) Manager of Richmond Great Point Development LLC

Nantucket Planning and Land Use Services = 2 Fairgrounds Road ® Nantucket = MA * 02554 = (508) 325-7587
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Planning Board, Form B, page 2

Contact Phone #: (978)988-3900 __ Fax #:( 978 )988-3950 E-mail: ppastan@richmondco.cog_l

Name of owner(s): Richmond Great Point Development LLC

Address of owner(s): 23 Concord Street, Wilmington MA 01887

[hereby certify that the applicant(s) listed above have been authorized by me to file a subdivision plan with the
. Planning Board on property that I own.

.';y
/ o

Owner’s signature Philip Pastan, as Manager giﬁréfiffxmond Great Point Development LLC

Received by Town Clerk: é{ ;3 IIL'

Date:

Time:

Received by Board of Health:
BT YA SN
Date: ? E @Eﬁi ji K\:&? (mgj? ! §

Time:

o

3

Planning Board File #

Nantucket Planning and Land Use Services » 2 Fairgrounds Road » Nantucker * MA = 02554 = (508) 325-7587
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REQUESTED WAIVERS
OLD SOUTH ROAD CROSSING
NANTUCKET, MASSACHUSETTS

June 2016

Town of Nantucket Rules and Regulations

Section 2.06b(10)

Section 2.06b(14)(a)
Section 2.06b(14)(b)

Section 4.03e

Section 4.06(b)(3)

Section 4.13
Section 4.16

Section 4.18

Section 4.23

The elevations shown on the plan are NAVDS88 rather than half-tide
datum.

Landscape Plan to be provided prior to Planning Board approval.
Existing trees to be saved will be decided during construction.

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.

Stormtech® MC-4500 stormwater chambers to be substituted for the
leaching basin (Appendix A, Plate No. 12)

Dry sewer lines are not proposed to be installed.
Same as Section 2.06b(14)(a) & (b) above.

No sidewalks are proposed along the sides of the proposed roadway
Road B and one sidewalk is proposed along a portion of Road A.

Soil tests will be provided prior to Planning Board approval.
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| RicumonD
HCompany, inc,

The Richmond Company, Inc.

23 Concord Street

Wilmington, Massachusetts 01887
(979) 988-3900

June 13, 2016

TOWN OF NANTUCKET
PLANNING BOARD

2 Fairgrounds Road

Nantucket, Massachusetts 02554

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

Subject: Submittal of Application for Definitive Subdivision
Richmond Great Point Development LLC (Owner / Developer)
“Old South Road Crossing” Definitive Subdivision

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 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 completed application (Form B) and associated materials (plans, storm water management report,
deeds, etc.) to petition the Town of Nantucket Planning Board to consider the above-captioned proposal
which requires the approval of a definitive subdivision of land to allow for the reconfiguration of certain
roadway segments and the reconfiguration of existing lots in this area comprising a series of thirteen (13)
contiguous lots and +/- 1,270 linear feet (0.24 miles) of roadway segments, totaling +/- 24.3 acres of land,
located along Old South Road, Nancy Ann Lane, Greglen Avenue, and 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 Massachusefts” (M.G.L. Chapter 41, Sections 81K-81GG, inclusive).

The primary objective of the subdivision is to reconfigure, re-route, and improve the engineering design,
safety, and condition of portions of the existing Nancy Ann Lane and Greglen Avenue roadways in the
northern center of the Richmond Great Point Development LLC portfolio, which connect into Old South
Road (to the north) and Lovers Lane (to the west), to “set the table” to accommodate the mixed-use
development that is being proposed on adjacent properties owned by Richmond Great Point
Development LLC, primarily comprised of the +/- 15,500 gross square feet series of retail “liner” buildings
that are proposed to be developed along the frontage of Old South Road, the 225 unit ‘Meadows H”
workforce housing rental community that is proposed to be developed on the +/- 14.5 acre 20 and 20(R)
Davkim Lane properties, and the 100 lot “Sandpiper Place” workforce homeownership housing
community that is proposed to be developed on the +/- 17.2 acre combination of properties located off
Old South Road, Daffodil Lane, Mayflower Circle, and Evergreen Way.
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“Old South Road Crossing”
Definitive Subdivision Plan Submittal
June 13, 2016

Page Two

The first action proposed, which is the straightening, widening, and improvement to a “boulevard” type
design of the segment of Nancy Ann Lane which is located in the northern half of the portfolio, is
necessary in order to allow for the development of the retail “liner” buildings and, ultimately, to allow for
the enhanced access and capacity that is necessary to allow for the development of the two housing
initiatives described above.

In order to develop the two easternmost retail “liner” buildings, the existing stub of Greglen Avenue that
currently runs from the northern edge of the existing ‘Parcel Plus” property located at 2 Greglen Avenue
and connects at a stop-sign controlled “T” intersection with Old South Road, offset slightly from the
intersection of Goldfinch Drive, located on the northern side of Old South Road, will be abandoned. It is
noted that this existing “stub” or “roadway segment” is actually not a right of way that was laid out or
approved on any plan, and does not even have status as a legal road; it was simply constructed by a
predecessor owner and has been continued to be utilized for this purpose for many years.

The current condition of this “stub” or “roadway segment” creates a quirky and unsafe “S” curve that has
very steep radius curves, connecting from the northern end of Nancy Ann Lane, past the “Parcel Plus”
property and connecting into Old South Road.

Upon its termination, this “stub” or “roadway segment” will be replaced by a straighter, wider, significantly
improved reconfigured Nancy Ann Lane, which will run straight / directly into a (proposed) ninety degree,
stop sign controlled “T” intersection with Old South Road, located approximately at the mid-point (roughly
equidistant) between the existing Goldfinch Drive entrance and exit intersections to the existing Naushop
residential community located on the north side of Old South Road, thereby eliminating the existing
unsafe “S” curve with the restricted turning radius.

This new intersection will have a substantially more generous design width, including a center median
and multiple dedicated turning lanes, to provide the additional capacity and design enhancements that will
be necessary to accommodate the adjacent proposed development and all existing uses and businesses
in the area, including the multiple existing trucking-intensive businesses located along the southern
portion of Nancy Ann Lane and along Davkim Lane (including Cape Cod Express, Coca-Cola, Pepsi-
Cola, Structures Unlimited, and Sayles Seafood).

As shown on the attached plan, a new roadway segment will then also be constructed along the southern
boundary of the 4 Greglen Avenue property and the 5 Nancy Ann Lane property, running east to west and
connecting Nancy Ann Lane and Greglen Avenue, in order to allow continued cross-access out to Lovers
Lane and Old South Road, as a second means of vehicular access and circulation to the area.

The reconfiguration of the roadways, as described herein, will require the slight reconfiguration of the
series of +/- fifteen (15) existing properties in the vicinity of the proposed roadway areas, primarily located
along Nancy Ann Lane and the northern portion of Greglen Avenue. Most of these properties are vacant
and will not be reconfigured until the roadway reconfiguration improvements are completed.

No buildings are proposed to be developed as part of the proposed subdivision; the subdivision is only
comprised of the roadway reconfiguration, re-routing, and improvement and the (slight) reconfiguration of
the lots surrounding the new roadway configuration.

The current zoning of the land / lots in the area is classified in three different zoning districts; portions are
classified within the Commercial Neighborhood (CN) zoning district, portions are classified within the
Commercial Trade, Entrepreneurship and Craft (CTEC) zoning district, and portions are classified within
the Residential-5 (R-5) zoning district.
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“Old South Road Crossing”
Definitive Subdivision Plan Submittal
June 13, 2016

Page Three

The specific dimensional characteristics of the thirteen (13) lots that are proposed to be reconfigured as a
result of the proposed subdivision, and the length and area of the proposed roadway segments, will be as
follows (following the proposed reconfigurations):

Lot Number on Plan Lot Area Lot Area Lot Frontage Lot Regularity
And Street Address {Square (Square Footage) {Linear Feet) Factor (rf)
Footage})
Lot # 1 - 4 Road “C" 38,388 0.88 96.55 0.701
Lot # 2 - 6 Road “C" 37,107 0.85 55.00 0.628
Lot # 3 — 8 Road “C” 52,581 1.21 84.86 0.794
Lot #4 — 4 Road “A” 47,309 1.09 274.83 0.650
Lot #5 -6 Road "A” 28,161 0.65 105.00 0.776
Lot #6 — 8 Road "A” 28,159 0.65 105.53 0.770
Lot # 7 — 4 Road “A” 36,606 0.84 178.89 0.995
Lot # 8 — 2 Greglen Avenue” 29,520 0.68 178.84 0.998
Lot #9 — 4 Greglen Avenue 16,366 0.38 75.01 0.929
Lot # 10 — 6 Road “A” 20,145 0.46 80.16 0.913
Lot# 11 — 5 Nancy Ann Lane 22,250 0.51 201.78 0.929
Lot # 12 — 73 Old South Road 102,656 2.35 566.26 0.563
Lot # 13 — 20 Davkim Lane 534,267 12.26 1,331.13 0.552
Roadways (“A” and "B”) 64,900 1.49 1,270 Linear Feet n/a
Subtotal (Average) 1,058,415 24.30 n/a 0.784

As documented in the above-table and on the attached plans, the thirteen (13) lots resulting from the
proposed subdivision will meet or exceed the relevant dimensional criteria and related requirements, as
such are established in Section 139-16 (A) and (D) of the Town of Nantucket Zoning Bylaw for each of
the applicable zoning districts.

In addition to the completed (Form B) application, attached hereto, 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, Old South Road Crossing, Nantucket, Mass as
prepared by Hayes Engineering, Inc., dated June 9, 2016, depicting the subdivision of the lots along with
the applicable / customary notes and details (totaling 11 sheets), (2) the Site Analysis Report, as
prepared by Hayes Engineering, Inc., dated June 10, 2016, (3) the Street Network Plan, as prepared by
Hayes Engineering, Inc., dated June 9, 2016, and (4) the Requested Waivers, as prepared by Hayes
Engineering, Inc., dated June 2016. Additional detail on the drainage improvements for the proposed
roadways and a full Stormwater Management Plan will be submitted under separate cover, at a later date,
once the additional design of this system has been refined.

We have also attached "Attachment A” and “Attachment B” to the Form B application form, detailing the
specifics of the fifteen (15) existing parcels that comprise the proposed subdivision and 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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“Old South Road Crossing”
Definitive Subdivision Plan Submittal
June 13, 2016

Page Four

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,

a
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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The Richmond Company, Inc.

23 Concord Street

Wilmington, Massachusetts 01887
(979) 988-3900

June 13, 2016

TOWN OF NANTUCKET

TOWN CLERK

16 Broad Street

Nantucket, Massachusetts 02554

Attention:  Catherine Flanagan Stover, MMC, CMMC

Subject: Submittal of Application for Definitive Subdivision
Richmond Great Point Development LLC (Owner / Developer)
“Old South Road Crossing” Definitive Subdivision

Dear Mrs. Stover:

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 document
submittal of the completed application to petition the Town of Nantucket Planning Board to consider the
above-captioned proposal which requires the approval of a definitive subdivision of land to allow for the
reconfiguration of certain roadway segments and the reconfiguration of lots in this area comprising a
series of thirteen (13) contiguous lots and several proposed roadway segments, totaling +/- 24.3 acres of
land, located along Old South Road, Nancy Ann Lane, Greglen Avenue, and Davkim Lane.

The Notice (and copy of the completed (Form B) application and accompanying plan) is being submitted
to your office 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).

Upon your acknowledgment of receipt of this Notice (by way of time / date stamping the application), we
intend to submit the original completed (Form B) application and accompanying plan to the Town of
Nantucket Planning Board to obtain its review and subsequent approval.

Should you have any questions with respect to the application and submittal, please feel free to contact
me at 978-988-3300, 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: Andrew Burek, Esq., TRC
Arthur Reade, Jr., Esqg., RGH
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603 Salem Street Nantucket, MA 02554

w Wakefield, MA 01880 | Tel: (508) 228-7909

Tel: (781) 246-2800

Hayes Engineering, Inc Fax: (781) 246-7596 Refer to File No. NAN-0107J

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 I, 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:

CN R-5 CTEC

Criteria Zoning District Zoning District 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
. 10 feet on one-side,
Side Yard 5 feet 5 feet thereafter 5 feet
Rear Yard 10 feet 5 feet 10 feet
Ground Cover 40% 40% 40%
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Site Analysis Report
Old South Road Crossing, Nantucket, MA
June 10, 2016

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 maijority 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.

2
77 OF 503



Site Analysis Report
Old South Road Crossing, Nantucket, MA
June 10, 2016

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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) /,«/ P\NC/ ’( O DON / / /VJJ?/:; www.hayeseng.com
6\))
75. &
N EP‘\\\ - %56 Scale: 1”=40’ 4 June 9, 2016
A e Poxs T0 NANTUCKET e
/ 5 PLANNING BOARD Application Filed:
Final Plan Filed:
8
/ 7 Hearing Date:
6 Plan Approved:
i Plan Signed:
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Subaivision Flan of Land m

NANTUCKE 7, MASS.

Being a Subdivision of Lot 59 on LC Plan 16574—L, Lols 159, 7160,
167, 177, 178, 180, 1871, 182, 183 & 184 on LC Plan 16574-2,
Lot 853 on LC Plan 165714—-97, Lot 858 on LC Plan 16574—-7100, &
Lols 869 & &E72 on LC Plan 16574—703
Hayes Engineering, Inc. Telephone: 787.246.2800

~oordinate Syst

N 92,823.98
E 1,761,414.97
Massachuseltts State Flane
Coordinates, /sland Zone in
US Survey feet based upon
Nantucket Primary Airport
Control/ Station designation
ACK ARP (PID — AB3245)

NAD 83(2011) position.

LEGEND

CBDH — CONCRETE BOUND
WITH DORILL HOLE

(FO) — FOUND
LC — (AND COURT
rf — REGULARITY FACTOR
B — PROPOSED

CONCRETE BOUND
WITH DRILL HOLE 70 BF

CLERK'S CERTIFICATION ON THE PLAN
DATE:

A , CLERK OF THE TOWN OF NMANTUCKET,
DO HEREBY CERTIFY THAT THE NOTICE OF APFPROVAL OF THIS PLAN BY
THE PLANNING BOARD HAS BEEN RECEIVED AND RECORDED AT THIS
OFFICE AND NO APPEAL WAS RECEINVED DURING THE TWENTY DAYS
NEXT AFTER SUCH RECEIPT AND RECORDING OF SAID NOTICE.

NOIES:
7. LOTS SHOWN HEREON COMPLY WITH THE LOT AREA REQUIREMENTS AS PROVIDED IN THE
NANTUCKET ZONING BYLAW, CHAFPTER 139 ss ZA AND 76A
2. THE PLANNING BOARD DETERMINES THAT LOTS 1 THROUGH 13 DO NOT CONTAIN AREAS
SUBJECT TO PROTECTION UNDER THE MASSACHUSETTS PROTECTION ACT WHICH ARE REQUIRED
7O BE EXCLUDED FROM LOT AREA UNDER THE NANTUCKET ZONING BY—LAW, BUT STILL MAY
BE SUBJECT TO FPROTECTION UNDER STATE AND LOCAL WETLAND BYLAWS. DETERMINATION
MAY BE OBTAINED THROUGH AFPLICATION TO THE CONSERVATION COMMISSION. -

4 -
Civil Engineers & Land Surveyors Facsimile: 781.246.7596 S OTHEWSE NOTED TOWN CLERK 38 P —
603 Salem Street www. hayeseng.com i,\ X —~ N
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= FPROFERTY 1D 68 58 :0: %
| g ||
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R N:94,069.13 N2040°11E NZO40°11E N:94,362.21 REHHOND GREAT POINT
E:1,756,679.96 - E:1,756,790.57 LC CERTIFICATE NO. 24872 /
[L0T 622 ON 45 PLAN
16514~40,
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PROPERTY ID 68 733 /
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#13 WOODLAND DRIVE 16514~40] /
PROPERTY 10 79 208 7 2 . 2 5 5 /J cClres ILZo MAYFLOWER CIROLE
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RICHMOND GREAT POINT \
DEVELOPMENT, LLC
LC CERTIFICATE NO. 24872 \ /
[LOT 620 ON L;‘ PLAN ,
16514—40,
#8 MAYFLOWER CIRCLE \ /
FROPERTY 1D 68 731 /
S —_ _ /
\ /
\
o, 1T RICHMOND GREAT POINT
o LC CERTIFICATE NO. 24872 DEVELOPMENT, LLC
il [LOT 434 ON LC PLAN LC CERTIFICATE NO. 24872
502 668. #30 EVERGREEN WAY 16514—40]
1
PROPERTY 10 68 714 16 MAYELOWER CIRCLE
3 \
XN |
21
R
& \
RICHMOND GREAT POINT \
DEVELOPMENT, LLC
LC CERTIFICATE NO. 24872
[LOT 433 ON LC PLAN
16514—16]
#28 EVERGREEN WAY
\ PROPERTY 1D 68 713
— RICHMOND GREAT POINT
- DEVELOPMENT, LLC \
_— LC CERTIFICATE NO. 24872
[LOT 432 ON LC PLAN
- 16514-16]
\ #26 EVERGREEN WAY \
PROPERTY ID 68 712
(G) a5
RICHWOND GREAT POINT ! CERTIFY THAT AS OF THE DATE OF THIS SURVEY, THE
30"0%%47’52’}6;‘; " MONUMENTS CONTROLLING FPRIOR PLANS ARE IN THE GROUND AS DEF'N'T'VE PLAN
{tor ;i;g{ /(Q% Z/'f;/f VE”—A] \ SHOWN AND DESCRIBED HEREON. | FURTHER CERTIFY THAT ANY OLD SOUTH ROAD CROSS'NG
ADDITIONAL MONUMENTS SHOWN HEREON HAVE BEEN SET IN
PROPERTY ID 79 44 PART
: ACCORDANCE WITH THE (AND COURT INSTRUCTIONS OF 2006 AS
OF THE DATE OF THIS SURVEY. NANTUCKET, MASS.
\ ! CERTIFY THAT THIS PLAN WAS DRAWN FROM AN ACTUAL SURVEY OWNERS: Engineer
MADE ON THE GROUND IN ACCORDANCE WITH THE LAND COURT . .
ot L INSTRUCTIONS OF 2006 BETWEEN NOVEMBER 20, 2012 AND 55 CONCORD. STREET | Lo OPMENT: LLC Ny 03 o Stract
LC CERTIFICATE NO. 24872 JUNE 3 2076 603 Salem Street
lLor .?2‘5 Z«N ;]c PLAN 4 : WILMINGTON, MA 01887 Wakefield, Mass. 01880
— www.hayeseng.com
PROFERIY 10 25 56.1 EDM ACCURACY (2 MM + 2 PPH) yeseng
4 TRAVERSE PRECISION (RAW) = 1:52,714 o
W nosssars LINEAR ERROR OF CLOSURE (RAW) = 0.16 FEET Scale: 17=50 June 9, 2016
92,002 DIRECTIONAL ERROR OF CLOSURE = S53F 10 NANTUCKET . .
E:1,757,240.68 . 5 PLANNING BOARD Application Filed:
Final Plan Filed:
‘ 8
\ DATE:  JUNE 9, 2016 &ZN VA &/\\1 7 Hearing Date:
——————————————————————————————————— 6 .
PROFESSIOMAL LAND SURVEYOR z Plan Approved:
\ 2 Plan Signed:
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CLERK'S CERTIFICATION ON THE PLAN
DATE:

4 , CLERK OF THE TOWN OF NANTUCKET,
DO HEREBY CERTIFY THAT THE NOTICE OF APFPROVAL OF THIS PLAN BY
THE PLANNING BOARD HAS BEEN RECENVED AND RECORDED AT THIS
OFFICE AND NO APPEAL WAS RECEIVED DURING THE TWENTY DAYS
NEXT AFTER SUCH RECEIPT AND RECORDING OF SAID NOTICE.

TOWN CLERK

coordingte Syst LEGEND
CBDH — CONCRETE BOUND
N 92,823.98 WITH DRILL HOLE

E 1,761,414.97
Massachusetts State Plane
Coordinates, /Island Zone in
US Survey feet based uypon
Nantucket FPrimary Airport
Contro/ Station designation
ACK ARP (PID — AB3245)

MDD 83(20171) position.

(FD) — FOUND
LC — LAND COURT
rf — REGULARITY FACTOR

8 - PROPOSED
CONCRETE BOUND
WITH DRILL HOLE TO BF
SET BY OWNER UNLESS
OTHERWISE NOTED

Pen
o=

cB (Fp)
(BROKEN)
(HELD CENTER)

EASEMENT 7O NEW ENGLAND TELEFHONE
AND TELEGRAFH COMFANY
LC DOCUMENT NO. 16956 [IN PRIVATE WAYS]

R‘260 85
,25

U

FASEMENT 70 NEW ENGLAND
TELEPHONE AND TELEGRAPH COMPANY
LC DOCUMENT NO. 16956
[N PRIVATE WAYS]

SSM
()

GIEGLEN AVENUE

LC DOCLIENT NO. 718452
[T PRIATE BAYS AND 707
WIDE STRIP ON (OT5]

EASEMENT 7O NANTUCKET
ELECTRIC COMPANY w%“//
\

LOT 7

S5HM

(F0)

58.62

(F)

2504 ¢y

|

i

% = |

LO7 77

LOT 9

- \
I Ry 9\? 69.99
Y N S2040271°'W

0
2
o

LOT &

————

N69 1826 W 120.05

—

\
-

LO7T S

———

0 __

NE9 1856 W 140.07

>

LC DOCUMENT NO. 18452
ORTION TO BE RELOCATED

WOALD 5

LOT 13

LOT 70

FASEMENT TO NANTUCKET ELECTRIC COMPANY
[IN PRIVATE| WAYS AND 10° WIDE STRIP ON LOTS]

LOT &

Lor 72

Subarvision Flan of Land n

NANTUCKE T, MASS.

Being a Subdivision of Lot 59 on LC Plan 16574—L, lLots 159, 7160,
167, 177, 179, 7180, 181, 7182, 183 & 184 on LC Plan 7165742,
Lot 853 on LC FPlan 716574-97, Lot 858 on LC Plan 16574—-7100, &
Lols 869 & 872 on LC Plan 16574—7103

Hayes Engineering, /nc. Telephone: 787.246.2800
Cwvil Engineers & Land Surveyors Facsimile: 7871.246.7596
603 Salemn Street www.hayeseng.com
Wakefield, MA 071880

Scate: 17 = 40’ June 9, 2016

NOJES:

1. LOTS SHOWN HEREON COMPLY WITH THE LOT AREA
REQUIREMENTS AS PROVIDED IN THE NANTUCKET ZONMING
BYLAW, CHAPTER 139 ss 2A AND 16A.

2. THE PLANNING BOARD DETERMINES THAT LOTS 1 THROUGH
13 DO NOT CONTAIN AREAS SUBJECT 7O PROTECTION
UNDER THE MASSACHUSETTS PROTECTION ACT WHICH ARE
REQUIRED TO BE EXCLUDED FROM LOT AREA UNDER THE
NANTUCKET ZONING BY—LAW, BUT STILL MAY BE SUBJECT
70 PROTECTION UNDER STATE AND LOCAL WETLAND
BYLAWS. DETERMINATION MAY BE OBTAINED THROUGH
APPLICATION TO THE CONSERVATION COMMISSION.

! CERTIFY THAT AS OF THE DATE OF THIS SURVEY, THE
MONUMENTS CONTROLLING FRIOR PLANS ARE IN THE GROUND AS
SHOWN AND DESCRIBED HEREON. | FURTHER CERTIFY THAT ANY
ADDITIONAL MONUMENTS SHOWN HEREON HAVE BEEN SET IN
ACCORDANCE WITH THE (AND COURT INSTRUCTIONS OF 2006 AS
OF THE DATE OF THIS SURVEY.

!/ CERTIFY THAT THIS PLAN WAS DRAWN FROM AN ACTUAL SURVEY
MADE ON THE GROUND IN ACCORDANCE WITH THE (AND COURT
INSTRUCTIONS OF 2006 BETWEEN NOVEMBER 20, 2012 AND
JUNE 3, 2076.

EDM ACCURACY (2 MM + 2 PPM)
TRAVERSE PRECISION (RAW) = 1:52,714

LINEAR ERROR OF CLOSURE (RAW) = 0.16 FEET
DIRECTIONAL ERROR OF CLOSURE = S53F

DATE: JUNE G, 2076

PROFESSIONAL LAND SURVEYOR

THOMASF \
WINSLOW -
#30320

DEFINITIVE PLAN
OLD SOUTH ROAD CROSSING
NANTUCKET, MASS.

OWNERS: Engineer

RICHMOND GREAT POINT DEVELOPMENT, LLC
23 CONCORD STREET
WILMINGTON, MA 01887

Hayes Engineering, Inc.
603 Salem Street
Wakefield, Mass. 01880
www.hayeseng.com

Scale: 1"=40’ June 9, 2016

Y
(@]

NANTUCKET

Application Filed:

PLANNING BOARD

Final Plan Filed:

Hearing Date:

Plan Approved:

Plan Signed:

PLAN SHEET 4 OF 4

SIN|WIPIOIO N0

z
°

SHEET 5 OF 11

Revision Date
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CLERK'S CERTIFICATION ON THE PLAN
DATE:

4 , CLERK OF THE TOWN OF NANTUCKET,
DO HEREBY CERTIFY THAT THE NOTICE OF APPROVAL OF THIS PLAN BY
THE PLANNING BOARD HAS BEEN RECEWVED AND RECORDED AT THIS
OFFICE AND NO AFPPEAL WAS RECEIVED DURING THE TWENTY DAYS
NEXT AFTER SUCH RECEIPT AND RECORDING OF SAID NOTICE

TOWN CLERK

EXISTING UTILITIES AND PAVEMENT IN THE PORTION
OF NANCY ANN LANE TO BE ABANDONED ARE TO

NANTUCKET,

PLAN & PROFILE
ROAD A
MASS.

Engineer

Hayes Engineering, Inc.
603 Salem Street
Wakefield, Mass. 01880
www.hayeseng.com

June 9, 2016

Application Filed:
Final Plan Filed:
Hearing Date:

Plan Approved:

Plan Signed:
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LOT 77

ROAD B

N6 1826°W 336.65

PROP. RET. WALL

1 12" $=1.0%

12" S=1.0%

2+00
L
PROPOSED 8” PVC WATER~_

! PROP. CAPE COD:BER

13

NEG'18°26'W 314.94 %

\ PROP.
HYDRANT &

8” GATE

LOT 9

CLERK'S CERTIFICATION ON THE PLAN
DATE:

A , CLERK OF THE TOWN OF NANTUCKET,
DO HEREBY CERTIFY THAT THE NOTICE OF APPROVAL OF THIS PLAN BY
THE PLANNING BOARD HAS BEEN RECEWVED AND RECORDED AT THIS
OFFICE AND NO APPEAL WAS RECEIVED DURING THE TWENTY DAYS
NEXT AFTER SUCH RECEIPT AND RECORDING OF SAID NOTICE.

i TOWN CLERK
-
|
Lo
Loy
|
a2 l‘i\ % /
|
|
A8 - —
L | T
S -
- T
IS
Ve
| \
2 .
: \

l’.3| \

NOTE:
EXISTING UTILITIES AND PAVEMENT IN THE PORTION
OF NANCY ANN LANE TO BE ABANDONED ARE TO
BE REMOVED.

RIGHT OF WAY (50—-0°)

2’ 77° (MIN.) 720" 712~-0" 77" (MIN.) 2’
GRASS GRASS
BORDER BORDER
7° TYPE~1 BIT. CONC. TOP COURSE
2" IYPE—~1 BIT. CONC. BINDER COURSE
6" COMPACTED SUB BASE
i CAPE COD BERM
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- e — —-T""""——j—_———
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” NN ]
Z L ¢ LOW & SEED 167 ‘ | 47 L0aM & SEFD
LlJ D [o o]
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rd o — -ir. 0————.‘"— —d. i
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salzel 8 8 5 o 3 8 8 3 o o s o s g ‘Hs NANTUCKET,  MASS.
paTuM 9 9 AY 2 A 3 > a 5 5 - s P P " " 3 R3 OWNERS: Engineer
ELEV: 20.0 | , | |
0+00 0+50 1+50 2+50 + 3+50 + + RICHMOND GREAT POINT DEVELOPMENT, LLC Hayes Engineering, Inc.
00 - 1400 2+00 3+00 4 9)0 4+30 23 CONCORD STREET 603 Salem Street
T i L] WILMINGTON, MA 01887 Wakefield, Mass. 01880
© o " pay www.hayeseng.com
o ¥
O A ROAD B N
! N o Scale: 1"=40" (Hor.) & 4 (Ver.) June 9, 2016
! 10 .. .
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PROPOSED SEWER FROM
ROAD A TO EXISTING SEWER
N GOLDFINCH DRIVE

GREGLEN AVENUE & ROAD C
ROADWAY IMPROVEMENTS

CLERK'S CERTIFICATION ON THE PLAN
DATE:

4 , CLERK OF THE TOWN OF NANTUCKET,
DO HEREBY CERTIFY THAT THE NOTICE OF APPROVAL OF THIS PLAN BY

THE PLANNING BOARD HAS BEEN RECEWNVED AND RECORDED AT THIS

OFFICE AND NO APPEAL WAS RECEVED DURING THE TWENTY DAYS GREGLEN AVENUE & NANCY ANN
NEXT AFTER SUCH RECEIPT AND RECORDING OF SAID NOTICE. ROADWAY IMPROVEMENTS & SEWER
NANTUCKET, MASS.

TOWN CLERK

OWNERS: Engineer
RICHMOND GREAT POINT DEVELOPMENT, LLC Hayes Engineering, Inc.
23 CONCORD STREET _ 603 Salemn Street
WILMINGTON, MA 01887 Wakefield, Mass. 01880
www.hayeseng.com

Scale: 1"=40’ June 9, 2016

10 NANTUCKET ' - o

5 PLANNING BOARD Application Filed:

8 Final Plan Filed:

7 Hearing Date:

6 Plan Approved:

i Plan Signed:

> IMPROVEMENT SHEET 1 OF 2

1
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NOTE:

EXISTING UTILITY POLES ALONG THE SOUTH SIDE OF
OLD SOUTH ROAD TO BE REMOVED AND UTILITIES
TO BE RUN UNDERGROUND.

W/ POWER
UNDER

\ \ \

CLERK'S CERTIFICATION ON THE PLAN
DATE:

A ., CLERK OF THE TOWN OF NANTUCKET,
DO HEREBY CERTIFY THAT THE NOTICE OF APPROVAL OF THIS PLAN BY
THE PIANNING BOARD HAS BEEN RECEWVED AND RECORDED AT THIS

(I OFFICE AND NO APPEAL WAS RECEIVED DURING THE TWENTY DAYS
o NEXT AFTER SUCH RECEIPT AND RECORDING OF SAID NOTICE.
/
T
/ll ' ' t \ r R, \
S TOWN CLERK
/ ‘ }
7
RO\

L
|

A )

S LY

\_\ % é-&
T

A

e
70’ WIDE BIT. GiHE FATH

10° WIDE 8IT. BIKE FATH

2 — = = —
G R ] B
\ y f / o r % g e €] “z
myé 3{, I = r*m[,wsm,lg ﬂ] ém L { /\ (K\ %\ g
; t BUILDING S B/\t \
[ ] .
o | x% e ROADWAY IMPROVEMENT PLAN
. | ! \ { M OLD SOUTH ROAD
" PO NANTUCKET, MASS.
§ OWNERS: Engineer
x RICHMOND GREAT POINT DEVELOPMENT, LLC Hayes Engineering, Inc.
& 23 CONCORD STREET 603 Salem Street
§ WILMINGTON, MA 01887 Wakefield, Mass. 01880
www.hayeseng.com
Scale: 1"=40’ June 9, 2016
1; PLANINGCKE 2D Application Filed:
8 Final Plan Filed:
7 Hearing Date:
6 Plan Approved:
i Plan Signed:
> IMPROVEMENT SHEET 2 OF 2
1
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STANDARD MANHOLE

N
1

2.

3.

COVER EMBOSSED

FRAME & COVER.

7 I R

ADJUST TO GRADE

W/WORD "DRAIN” : W/PRE—CAST CONCRETE
(SET IN FULL BED } N RINGS OR BRICK &
MORTAR) (4.7 MORTAR AS REQ'D
L Y
S - OPTIONAL 6" OR
5 8" FLAT TOP
-
< -
X MORTAR JOINT
o POLYPROPYLENE [
o COATED STEEL (TYPICAL)
o ‘“;: Y RUNGS (IF REQ'D) 3
) .
& s »
% o —t - 5
LT
' - PRECAST
Y I
gl ] CONCRETE
s
= By PIPE CONNECTIONS
W e le—— 40" ———=] NON—SHRINK GROUT
< G »
o el i
L c
5
v
© 7.
6" MIN.
CRUSHED STONE

O E—CAST DRAIN MANHOLE

NOT TO SCALE
OTES:
. CONCRETE: 4,000 PSi MINIMUM AFTER 28 DAYS.
REINFORCED STEEL CONFORMS TO LATEST ASTM A185 SPEC. 0.12 SQ. IN./LINEAL
FT. AND 0.12 SQ. IN. (BOTH WAYS) BASE BOTTOM.
H—20 DESIGN LOADING PER AASHTO HS—20-44; ASTM C478 SPEC FOR "PRECAST

REINFORCED CONCRETE MANHOLE SECTIONS.”

STANDARD CATCH
BASIN FRAME &
GRATE (SET IN
FULL BED MORTAR) ‘

ADJUST TO GRADE
W/PRE—CAST CONCRETE
RINGS OR BRICK &
MORTAR AS REQ'D

l

- OPTIONAL 6" OR
8" FLAT TOP

MORTAR JOINT
(TYPICAL)

PIPE CONNECTIONS
NON—SHRINK GROUT

RISER —————

"SNOUT” OIL DEBRIS
TRAP AND
1 FLOATABLES

- SEPARATOR AS

-

6" MIN.
CRUSHED STONE

e ~{ _______MANUFACTURED BY
5 s Y BEST MANAGEMENT
Ly ' ” . PRODUCTS OR
< 5 APPROVED EQUAL
."r = PRECAST
@ CONCRETE

PRE—CAST CATCH BASIN

NOT TO SCALE

NOTES:

1. CONCRETE: 4,000 PS! MINIMUM AFTER 28 DAYS.

2. REINFORCED STEEL CONFORMS TO LATEST ASTM A185 SPEC. 0.12 SQ. IN./LINEAL FT.
AND 0.12 SQ. IN. (BOTH WAYS) BASE BOTTOM.

3. H—20 DESIGN LOADING PER AASHTO HS—20—44; ASTM C478 SPEC FOR "PRECAST
REINFORCED CONCRETE MANHOLE SECTIONS.”

OPEN THROAT
GRANITE CURB
INLET SECTION — ™
(IF NECESSARY)

DOUBLE CATCH
BASIN FRAME &
GRATE (SEE NOTES)

18"

——

FLAT TOP ——

%
- By
.'v .‘.

]

=

B j{___PRECAST CONCRETE
Y. 5'_0"” CATCH BASIN

7. | Y

N SECTION -

ME & GRATE

( )DOUBLE
- NOT TO SCALE

1. ON SLOPES USE LEBARON 1V2448-2—-000 FRAME W/LEBARON LK120D—-300 3 FLANGE CASCADE
GRATE OR APPROVED EQUAL.

2. AT LOW POINTS USE LEBARON [V2448-2—-000 FRAME W/LEBARON LF248-2-000 3 FLANGE
GRATE OR APPROVED EQUAL.

45" PVC BEND kgéx - - ig\g:\o
(SIZE VARIES) _
\ / GRAVEL
£ R END CAP IF 4" COMPACTED ) | BASE
B [J=— SERVICE IS NOT LOAM & SEED
L RUN TO BLDG
60" PVC WYE z
L SUITABLE BACKFILL = L SEE NOTE 2
=3 COMPACTED AS 4—@ ©
- . ROADWAY BACKFILL
Gsrémg PF;\F{E ok SPECIFIED " @——}— SHALL CONFORM
o TO STANDARD SPECS.
(SIZE VARIES) =
A T
no- 1 SAND CUSHION

2"x2" HARDWOOD STAKE

| <« IDENTIFYING SERVICE (IF
SERVICE IS NOT RUN TO

BUILDING)

l;—",;v.._

_| 4 MIN.
COVER

R.OW
STREET LINE

GRAVITY PVC
SEWER PIPE
(SIZE VARIES)

PVC SERVICE FROM
DWELLING/BUILDING
(SIZE VARIES)

12" MIN.

UNDISTURBED
SOiL

3—0" OR D+2’
WHICHEVER IS GREATER

~—f— SEWER MAIN (SIZE VARIES)

LEDGE

CRUSHED STONE OR
SCREENED GRAVEL
BEDDING FOR FULL WIDTH
OF THE TRENCH UP TO
SPRING LINE OF PIPE 67
BELOW PIPE IN EARTH OR
12" BELOW PIPE IN LEDGE

( )SEWER TRENCH
NOT TO SCALE

SEWER SERVICE CONNECTION

ELEVATION TRENCH DETAIL

SEE TYPICAL SEWER

NOTES:
ALL MATERIAL SHALL CONFORM TO CITY/TOWN OF

NOT TO SCALE

e wNe

_ DEPARTMENT OF PUBLIC WORKS.

NEW ROADWAY CONSTRUCTION SHALL CONFORM TO CITY/TOWN SPECIFICATIONS.

IN LIEU OF THE 12" GRAVEL COURSE AND 9” OF CRUSHED GRAVEL, 18" OF CRUSHED GRAVEL OR
RECLAIMED STABILIZED BASE MAY BE USED AS A BASE FOR THE PAVEMENT REPAIR.

MATERIAL SHALL BE REPLACED IN KIND WHENEVER POSSIBLE.
A MINIMUM 2’ CUTBACK IS REQUIRED AT THE TOP OF THE TRENCH WALL OVER UNDISTURBED MATERIAL.

CHAMBERS SHALL MEET ASTM F 2418 "STANDARD
SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED

CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH
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SECTION A-A

/

CLERK'S CERTIFICATION ON THE PLAN

DAVE:

FRAME AND COVER

(DIAMETER VARIES)
N.T.S.

DO HEREBY CERTIFY THAT THE

GENERAL NOTES

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2. DIMENSIONS MARKED WITH () ARE REFERENCE DIMENSIONS. ACTUAL DIMENSIONS MAY VARY.

3. FOR FABRICATION DRAWINGS WITH DETAILED STRUCTURE DIMENSIONS AND WEIGHT, PLEASE CONTACT YOUR
CONTECH ENGINEERED SOLUTIONS LLC REPRESENTATIVE. www.ContechES.com

4. VORTSENTRY HS WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION
CONTAINED iN THIS DRAWING.

5. STRUCTURE SHALL MEET AASHTO HS20 AND CASTINGS SHALL MEET AASHTO M306 LOAD RATING, ASSUMING
GROUNDWATER ELEVATION AT, OR BELOW, THE OUTLET PIPE INVERT ELEVATION. ENGINEER OF RECORD TO
CONFIRM ACTUAL GROUNDWATER ELEVATION.

INSTALLATION NOTES

1. ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS
AND SHALL BE SPECIFIED BY ENGINEER OF RECORD.

. CONTRACTOR TO PROVIDE EQUIPMENT WITH SUFFICIENT LIFTING AND REACH CAPACITY TO LIFT AND SET THE

VORTSENTRY HS MANHOLE STRUCTURE (LIFTING CLUTCHES PROVIDED).

CONTRACTOR TO INSTALL JOINT SEALANT BETWEEN ALL STRUCTURE SECTIONS AND ASSEMBLE STRUCTURE.

. CONTRACTOR TO PROVIDE, INSTALL, AND GROUT PIPES. MATCH PIPE INVERTS WITH ELEVATIONS SHOWN.

. CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT IS WATER TIGHT, HOLDING WATER TO FLOWLINE
INVERT MINIMUM. 1T IS SUGGESTED THAT ALL JOINTS BELOW PIPE iNVERTS ARE GROUTED.
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TOWN CLERK

, CLERK OF THE TOWN OF NANTUCKET,
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REQUESTED WAIVERS
OLD SOUTH ROAD CROSSING
NANTUCKET, MASSACHUSETTS

June 2016

Town of Nantucket Rules and Regulations

Section 2.06b(10)

Section 2.06b(14)(a)
Section 2.06b(14)(b)

Section 4.03e

Section 4.06(b)(3)

Section 4.13
Section 4.16

Section 4.18

Section 4.23

The elevations shown on the plan are NAVDS88 rather than half-tide
datum.

Landscape Plan to be provided prior to Planning Board approval.
Existing trees to be saved will be decided during construction.

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.

Stormtech® MC-4500 stormwater chambers to be substituted for the
leaching basin (Appendix A, Plate No. 12)

Dry sewer lines are not proposed to be installed.
Same as Section 2.06b(14)(a) & (b) above.

No sidewalks are proposed along the sides of the proposed roadway
Road B and one sidewalk is proposed along a portion of Road A.

Soil tests will be provided prior to Planning Board approval.
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603 Salem Street Nantucket, MA 02554

w Wakefield, MA 01880 | Tel: (508) 228-7909

Tel: (781) 246-2800

Hayes Engineering, Inc Fax: (781) 246-7596 Refer to File No. NAN-0107J

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 I, 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:

CN R-5 CTEC

Criteria Zoning District Zoning District 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
. 10 feet on one-side,
Side Yard 5 feet 5 feet thereafter 5 feet
Rear Yard 10 feet 5 feet 10 feet
Ground Cover 40% 40% 40%
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Site Analysis Report
Old South Road Crossing, Nantucket, MA
June 10, 2016

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 maijority 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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Site Analysis Report
Old South Road Crossing, Nantucket, MA
June 10, 2016

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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#39-16 Richmond Great Point Development, LLC
Old South Road Crossing Retail Liner Buildings
63, 67,73, 75A Old South Road
Map 68 Parcels 157, 158, 129 & 999.2
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N THE
RicHMOND
| CoMpANY, INC.

The Richmond Company, Inc.

23 Concord Street

Wilmington, Massachusetts 01887
(979) 988-3900

June 13, 2016

TOWN OF NANTUCKET

TOWN CLERK

16 Broad Street

Nantucket, Massachusetts 02554

Attention: Catherine Flanagan Stover, MMC, CMMC

Subject: Submittal of Application for Special Permit (Retail Major Commercial Development)
Richmond Great Point Development LLC (Owner / Developer)
Old South Road Crossing Retail “Liner” Buildings Development

Dear Mrs. Stover:

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 document
submittal of the completed application to petition the Town of Nantucket Planning Board to consider the
above-captioned proposal which requires the issuance of a special permit to allow for the development of
the “Old South Road Crossing” retail “liner” buildings development, comprised of +/- 15,500 gross square
feet of retail buildings on a series of five (5) contiguous properties totaling +/- 2.4 acres of land located on
portions of the 63, 67, 73 and 75 (A) Old South Road properties.

The submittal of the application to your office is being completed as prescribed in Section 139-30(B)(1) of
the Town of Nantucket Zoning Bylaw.

Upon your acknowledgment of receipt of the application (by way of time / date stamping the application),
we will proceed to file a copy of the application (and all other required materials) forthwith to the Town of
Nantucket Planning Board to obtain its review and subsequent action (as prescribed in Section 139-
30(B)(2) of the Town of Nantucket Zoning Bylaw.

Should you have any questions with respect to the application and submittal, 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: Andrew Burek, Esq., TRC
Arthur Reade, Jr., Esq., RGH
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Application for a Special Permit

Date: June 13, 2016 File #: 4‘*0 - [!

Name of development: Old South Road Crossing Retail "Liner" Buildings

Owner(s) name(s): Richmond Great Point Development LLC (Philip Pastan)

Mailing address: 23 Concord Street, Wilmington MA 01887

Phone number: ___ 978-988-3900 Fax number: 978-988-3950

E-mail: ppastan@richmondco.com

Applicant’s name: __ The Richmond Company, Inc. (David Armanetti and Patty Roggeveen) ___
Mailing address: 23 Concord Street, Wilmington MA 01887

Phone number: ___ 978-988-3900 Fax number: 978-988-3950

E-mail: ___ darmanetti@richmondco.com; proggeveen@richmondco.com

Engineer / surveyor’s name: Hayes Engineering, Inc. (John Ogren)

Mailing address: 603 Salem Street, Wakefield MA 01880 Phone

number: __781-246-2800 __Fax number:  781-246-7596 _ E-mail: jogren@hayeseng.com ____

Location of lot(s):
Street address Portions of 63, 67, 73, and 75(A) Old South Road
Tax Assessors Map Parcel __ See Attachment "A" for Detail of Multiple Parcels

Nantucket Registry of Deed: See Atﬁggm’égor Detail of Multiple %ﬁ:els

Plan File # . OR Land Court Plan # at Certificate #

Size of parcel: __ 104,109 SF (2.39 Acres) ___sq. ft. Zoning District: _Commercial Neighborhood (CN) _

Special Permit sought: (check one)
Q  Cluster subdivision
QO  Commercial WECS
O Driveway Access/Curb Cut Special Permit
QO Harbor Overlay District (HOD)
Q  Major Commercial Development (MCD)

Nantucket Planning and Land Use Services = 2 Fairgrounds Road = Nantucket = MA = 02554 = (508) 325-7587
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Multi-family Special Permit

Moorlands Management District Subdivision or Construction (MMD)
NEHOD (Neighborhood Employee Housing Ovetlay District)

MRD (Major Residential Development)

MIPOD (Mid-Island Planned Ovetlay District)

OO0 0O0O0O0

Other Uses Requiring a Special Permit (specify all uses and Nansucker Code sections)

Section Description

Specify all associated Zoning Code relief sought:

Section Description

139-18(B) - Required parking spaces - request a waiver for four (4) parking space deficit (93 required, 89 provided)

139-18(A)(4) - Required parking to be provided on same lot - request a waiver for several parking spaces in immediately

adjacent lots to be shared in common through binding easement) .

139-20.1(B)(2)(f)[1] - Maximum driveway corning roundings - request waiver to allow driveway corner roundings

with radii up to twenty-eight (28) feet, to better accomodate truck traffic and deliveries.

Only the 3oning relief excpressly requested above will be considered as part of this application.

If applying for a Major Commercial Development, specify how the application will comply with Section
139-11 (J) of the Zoning Code of the Town of Nantucket, also known as the Town’s Affordable Housing Effort:
Owner / Applicant for this MCD is concurrently developing 56 statutorily affordable rental units and

26 statutorily affordable home ownership units on immediately adjacent properties.

Planning Board filing fee due: §

Engineering Inspection Escrow Deposit due: §

I/ we hereby certify that the applicant(s) cited above have been authorized by me/ us to file a Special Permit
application with the Planning Board on propetty that I/ we own.

Nantucket Planning and Land Use Services ® 2 Fairgrounds Road ® Nantucket ® MA = 02554 = (508) 325-7587
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Ownex(s)’ Signature(s) Philip Pastan, as Manager of Richmond Great Point Development LLC

7 e
[

-

| '/ 6 W

A'ppﬁcant’ s Si'grnaturer

-

I/we i , the undersigned, hereby authorize

to act as agent(s) on my/out behalf and

to make any necessary revisions on this filed application as they may be requested by the Board to meet its

governing rules and guidelines.

Ovévrriler(s)’i s;igﬁ;turc(s)i

Check Lisé:
Q  Planning Board Special Permit abutters list — to be obtained at the Tax Assessor’s office
Q Completed application form entitled “Application to the Planning Board for a Special Permit”
Q  Application fee of $250.00 payable to Town of Nantucket
O  Abutters fee of $6.11 per abutters payable to Pitney Bowes Reserved Funds
O Four (4) sets of mailing labels with each abutter’s name and address
® 17 x25/8 size, typed labels, are preferred

®  duplicate labels are not necessary if the same owner is listed for more than one abutting propetty

O Completed application form

Q@ Town Cletk’s stamped application (provide 2 copies-one for Town Clerk and one for Planning Boatd)

Nantucket Planning and Land Use Setvices * 2 Fairgrounds Road » Nantucket * MA = (02554 = (508) 325-7587
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“Attachment A” to
Major Commercial Development / Special Permit Application

Old South Crossing Retail “Liner” Buildings Development
63, 67, 73, and 75(A) Old South Road, Town of Nantucket MA

ADDITIONAL SPACE NEEDED TO PROVIDE DETAILED INFORMATION FOR MULTIPLE PARCELS

63 Old South Road (Portion of 3.41 Acre Total)

Tax Assessors Map Information: Map # 68, Parcel # 157

Registry / Plan Information; Lot # 872 on Land Court Plan # 16514-103)
(Land Court Certificate # 24872)

67 Old South Road (Portion of 1.69 Acre Total)

Tax Assessors Map Information: Map # 68, Parcel # 158

Registry / Plan Information; Lot # 59 on Land Court Plan # 16514-L)
(Land Court Certificate # 24872)

73 Old South Road (Portion of 2.92 Acre Total)

Tax Assessors Map Information: Map # 68, Parcel # 129

Registry / Plan Information; Lot # 853 on Land Court Plan # 16514-97)
(Land Court Certificate # 24872)

75(A) Old South Road (Portion of 0.35 Acre Total)

Tax Assessors Map Information: Map # 68, Parcel # 999.2

Registry / Plan Information; Lot # 858 on Land Court Plan # 16514-100)
(Land Court Certificate # 25525)
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“Attachment B” to
Major Commercial Development / Special Permit Application

Old South Crossing Retail “Liner” Buildings Development
63, 67, 73, and 75(A) Old South Road, Town of Nantucket MIA

The title to the land included in the above-referenced application is derived as follows:

As to the Owner of One Hundred Percent (100%) of the 63 Old South Road Property

RICHMOND GREAT POINT DEVELOPMENT LLC

‘Deed” dated August 7, 2013, recorded at the Nantucket County Registry of Deeds, in Book # 01397,
Page # 312, recorded on August 8, 2013 (referred to as “Recorded Land — Parcel Thirty-Three” on Page
7 of the “Deed’).

As to the Owner of One Hundred Percent (100%) of the 67 Old South Road Property

RICHMOND GREAT POINT DEVELOPMENT LLC

‘Deed” dated August 7, 2013, recorded at the Nantucket County Registry of Deeds, in Book # 01397,
Page # 312, recorded on August 8, 2013 (referred to as “Recorded Land — Parcel One” on Page 1 of
the “Deed”).

As to the Owner of One Hundred Percent (100%) of the 73 Old South Road Property

RICHMOND GREAT POINT DEVELOPMENT LLC

‘Deed” dated August 7, 2013, recorded at the Nantucket County Registry of Deeds, in Book # 01397,
Page # 312, recorded on August 8, 2013 (referred to as “Recorded Land — Parcel Forty-Three” on Page
9 of the “Deed”).

As to the Owner of One Hundred Percent (100%) of the 75(A) Old South Road Property

RICHMOND GREAT POINT DEVELOPMENT LLC

“‘Deed’ dated February 5, 2015, recorded at the Nantucket County Registry of Deeds, as Certificate #
25525, Document # 00147075, recorded on February 6, 2015 (referred to as “Lot 858 on Land Court
Plan numbered 16514-1007).
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THE

RICHMOND

COMPANY, INC.,
The Richmond Company, Inc.
23 Concord Street

Wilmington, Massachusetts 01887
(979) 988-3900

June 10, 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 Major Commercial Development / Special Permit (Retail)
Old South Crossing Retail “Liner” Buildings / 63, 67, 73, and 75(A) Old South Road
Richmond Great Point Development LLC (Owner / Developer)

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 completed application form, plans, drainage reports, and related materials which are required to
petition the Town of Nantucket Planning Board to consider the above-captioned proposal which requires
the issuance of a master commercial development / special permit to allow for the development of the
series of retail “liner” buildings which are proposed to be located on a combination of five contiguous
properties comprising +/- 2.39 acres of land located on portions of 63, 67, 73, and 75(A) Old South Road,
fronting on Old South Road, east of Lovers Lane, in the northwestern core of the properties which were
acquired by Richmond Great Point Development LLC from Walter J. Glowacki in August of 2013.

The proposed project is comprised of a cumulative total of +/- 15,500 gross square feet of retail, personal
services, and restaurant space, allocated within a series of five (9) single story buildings, running from
west to east along the frontage of Old South Road, integrated with connecting walkways, parking, and
vehicular access. The size of the individual buildings, running from west to east, range in size from 5,170
gross square feet, to 3,235 gross square feet, to 2,400 gross square feet, to 1,500 gross square feet, to
3,200 gross square feet (with an additional 1,200 square feet area for outdoor seating).

The uses, sizes, location, orientation (fronting on Old South Road) and the character of the buildings are
expressly consistent with the objectives and recommendations set forth in the land use section of the
‘Naushop Crossing Area Plan” which was created over a two year period by the Naushop Crossing Area
Plan Work Group, and was adopted by the Nantucket Planning and Economic Development Commission
in March of 2014.

The entirety of the property is designated within the Commercial-Neighborhood (CN) zoning district, which
permits the development of retail, personal services, and restaurant uses (small / up to 70 seats).
Because the proposed project is comprised of 5,000 gross square feet or more of commercial use,
“located on contiguous tracts of land and held in common or control” in the aggregate, it is subject to the
issuance of a major commercial development / special permit by the Planning Board (as set forth in
Section 139-11 and Section 139-30 of the Town of Nantucket Zoning Bylaw)
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The proposed project is also subject to compliance with the applicable intensity and dimensional criteria
set forth in Section 139-16 of the Town of Nantucket Zoning Bylaw (including but not limited to minimum
lot size, frontage, yard setbacks, ground cover ratio, and (lot) regularity factor).

Because it is subject to issuance of a major commercial development / special permit, the proposed
subject is subject to major site plan review (MSPR) by the Planning Board (as set forth in Section 139-23,
and specifically Section 139-23(B)(2) of the Town of Nantucket Zoning Bylaw).

Each of the five (5) individual proposed buildings is located on a separate buildable lot (the subdivision for
which will be achieved by way of the processing and endorsement of an Approval Not Required (ANR)

Plan) which has been submitted to and is expected to be endorsed by the Planning Board at its June 13,
2016 meeting.

The lots resulting from the proposed subdivision action (in order to accommodate the development of the
proposed project) will meet or exceed the relevant dimensional criteria and related requirements, as such

are established in the local zoning bylaw for the applicable zoning district, including but not limited to the
following:

- Minimum Lot Area (Not Less than 7,500 Square Feet)
- Minimum Lot Frontage (Not Less than 50 Linear Feet)
- Minimum Lot Regularity Factor (Not Less than 0.55)

The specific dimensional characteristics of the five (5) lots that are proposed to be created (in order to
accommodate the development of the proposed project) will be as follows:

Old South Crossing Retail Liner Buildings Project
Summary of Dimensional Characteristics (Proposed Lots / Buildings)

Lot Number Lot Area Lot Frontage Lot Regularity Factor
on Plan (Square Footage) (Linear Feet) (rf)
Lot # 1 / Building # 1 40,925 181.78 0.939
Lot # 2 / Building # 2 16,232 114.52 1.009
Lot # 3 / Building # 3 13,583 92.41 0.948
Lot # 4 / Building # 4 8,163 55.54 0.796
Lot # 5/ Building # 5 25,206 ] 171.72 B _ 0.992
Subtotal (Average) 104,109 (2.39 A) 123.19 0.937

The proposed project meets or exceeds all of the applicable intensity and dimensional criteria set forth in
the Town of Nantucket Zoning Bylaw, including the maximum ground cover and the regularity factor. A
summary of the proposal for most of the relevant criteria, broken out by lot / building for each of the five

(5) individual buildings, are depicted in the “Zoning Table” that is included on the cover sheet of the plan
set that is included as part of this submittal.

A total of eighty-nine (89) off street parking spaces have been proposed to serve the project. A total of
ninety-three (93) spaces are required, based on the minimum parking requirements set forth in Section
139-18 of the Town of Nantucket Zoning Bylaw (Off Street Parking Requirements), resulting in the project
providing ninety-six percent (96%) of the total required off street parking. Based on the foregoing, a

waiver is requested to allow for approval of the project with the anticipated deficit of four (4) off street
parking spaces.
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The basis and justification for the requested waiver is set forth herein. Because the parking, as designed,
is located in adjacent, physically interconnected lots and because the nature of the retail, personal
services, and restaurant uses that are anticipated often generate multiple uses by the same patrons
during a single trip to the property, and because the nature and operating hours of the specific uses that
generally occupy such multi-building and multi-tenant retail clusters create different peaks of operation
and gaps in opening / closing times and operating hours, we believe that the four (4) parking space deficit
will be deminimus and will not adversely impact the operation of the proposed project and that the parking
provided will be more than sufficient.

In addition, because of the nature of the design of the vehicular circulation system and “parking islands” in
order to meet the required subdivision and frontage requirements, and to allow for greater open space
and a better aesthetic layout overall, the parking lots serving several of the buildings have been
consolidated and interconnected as such to where some of the individual parking spaces overlap into
adjacent (interior) lots. As a result, a second parking-related waiver is requested, from the requirement
set forth in Section 139-18(A)(4) that “all off street parking spaces shall be provided on the same lot as
the principal or accessory use they are required to serve”.

Should the Planning Board approve the relief described above, the rights and conditions of the shared
parking between the lots and uses will be documented in a binding easement that will be recorded and
will be applicable to all of the lots, which will essentially function as a small, integrated shopping center.

We appreciate the opportunity to submit the application, plans, and supporting materials for this important
development proposal for your review and for consideration by the Planning Board and we look forward to
commencing with the public hearing and public review process.

If you have any immediate questions with respect to the proposed project or any of the submittal
materials, please feel free to contact me at 978-988-3900, Extension # 12.

Very truly yours,

[
é
David J. Armanetti
Director of Real Estate Development
The Richmond Company, Inc.
On Behalf of Richmond Great Point Development LLC

Cc: Philip Pastan, TRC
Kathryn Fossa, TRC
Patricia Roggeveen, RGPDLLC
Shane Valero, RGPDLLC
Andrew Burek, Esq., RGPDLLC
Arthur Reade Jr., Esq., RGH
John Ogren, Hayes Engineering
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OLD SOUTH ROAD CROSSING

‘RETAIL "LINER BUILDINGS'

‘MAJOR COMMERCIAL DEVELOPMENT/

SPECIAL PERMIT SITE PLAN
AT
63, 67, 73 and 75A OLD SOUTH ROAD

NANTUCKET, MASSACHUSETTS

SOURCE:

NOTES:

LOT LINES DEPICTED HEREON ARE TAKEN FROM "SUBDIVISION PLAN OF LAND IN NANTUCKET,

MASS.” DATE JULY 16, 2015 REVISED THROUGH OCTOBER 5, 2015 PREPARED BY HAYES
ENGINEERING, INC.

—
.

2. TOPOGRAPHIC INFORMATION DEPICTED HEREON IS THE RESULT OF AN ACTUAL FIELD SURVEY
PERFORMED BY HAYES ENGINEERING, INC. ON THE FOLLOWING DATES:
a. SEPTEMBER 22, 2014
b. JUNE 16, 2015
c. SEPTEMBER 17, 2015

3. THE DATUM IS NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVDS88).

4. THE ENTIRE PARCEL IS LOCATED WITHIN THE WATER RESOURCE PROTECTION DISTRICT, ZONE |
WELLHEAD PROTECTION AREA.

5. THE PROPERTY IS NOT LOCATED WITHIN A FLOOD HAZARD ZONE (A or V) AS DEPICTED ON FLOOD
INSURANCE RATE MAP COMMUNITY PANEL NUMBER 25019C 0089G EFFECTIVE JUNE 9, 2014.

7. THE UNDERGROUND UTILITIES SHOWN HAVE BEEN COMPILED FROM FIELD SURVEY INFORMATION AND
AVAILABLE EXISTING DRAWINGS. THE SURVEYOR MAKES NO GUARANTEE THAT THE UNDERGROUND
UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED.
FURTHER, THE SURVEYOR HAS NOT PHYSICALLY LOCATED THE UNDERGROUND UTILITIES AND DOES
NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION INDICATED
ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY AS POSSIBLE FROM THE
INFORMATION AVAILABLE.

8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING AND VERIFYING THE LOCATIONS, SIZES,
AND ELEVATIONS OF ALL EXISTING UTILITIES SHOWN OR NOT SHOWN ON THESE PLANS AND SHALL
NOTIFY THE ENGINEER IN WRITING OF ANY UTILITIES INTERFERING WITH THE PROPOSED DESIGN AND
THE APPROPRIATE REMEDIAL ACTION PRIOR TO PROCEEDING WITH THE WORK.

9. THE CONTRACTORS ARE RESPONSIBLE FOR CONTACTING DIG SAFE AT (800) 322—4844 PRIOR TO
THE START OF ANY CONSTRUCTION.

WAIVERS REQUESTED:

1. §139-20.1.B(2)(f)[1] MAXIMUM DRIVEWAY CORNER ROUNDINGS:
ALLOW CORNER ROUNDINGS WITH RADII UP TO 28'.

2. §139-18.A(4) REQUIRED OFF STREET PARKING SHALL BE
PROVIDED ON THE SAME LOT AS THE PRINCIPAL OR ACCESSORY
USE THEY ARE REQUIRED TO SERVE: ALLOW CROSS ACCESS
EASEMENTS FOR PARKING.

3. §139-18.B PARKING REQUIREMENTS: ALLOW 89 SPACES IN
PLACE OF THE 93 SPACES REQUIRED.

PARKING CALCULATIONS

LOT NO. REQUIRED PROVIDED

RETAIL — 1 space PER 200sf OF GROSS FLOOR AREA (GFA)

(5,170sf GFA)(1sp/200sf) = 25.8 spaces
1 space PER 3 employees on peak shift 22 spaces

LOT 1 (6 employees)(1sp/3emp) = 2 spaces (2 handicapped
Total = 28 spaces REQUIRED accessible)

HANDICAPPED ACCESSIBLE SPACES REQUIRED = 2sp

RETAIL — 1 space PER 200sf OF GROSS FLOOR AREA (GFA)

(3,235sf GFA)(1sp/200sf) = 16.2 spaces
1 space PER 3 employees on peak shift 17 spaces

LOT 2 (3 employees)(1sp/3emp) = 1 spaces (1 handicapped
Total = 17 spaces REQUIRED accessible)

HANDICAPPED ACCESSIBLE SPACES REQUIRED = 1sp

RETAIL — 1 space PER 200sf OF GROSS FLOOR AREA (GFA)
(2,400sf GFA)(1sp/200sf) = 12 spaces
1 space PER 3 employees on peak shift 14 spaces
LOT 3 (3 employees)(1sp/3emp) = 1 spaces (1 handicapped
Total = 13 spaces REQUIRED accessible)

HANDICAPPED ACCESSIBLE SPACES REQUIRED = 1sp

RETAIL — 1 space PER 200sf OF GROSS FLOOR AREA (GFA)

(1,500sf GFA)(1sp/200sf) = 7.5 spaces
1 space PER 3 employees on peak shift 9 spaces

LOT 4 (3 employees)(1sp/3emp) = 1 spaces (1 handicapped
Total = 9 spaces REQUIRED accessible)

HANDICAPPED ACCESSIBLE SPACES REQUIRED = 1sp

RESTAURANT, TAVERNS AND BARS, including outside seated—service
areas — 1 space PER 3 seats
(70 seats)(1sp/3 seats) = 23.3 spaces

1 space PER 3 employees on peak shift 27 spaces

Prepared For:

Owner / Applicant
RICHMOND GREAT POINT
DEVELOPMENT, LLC

23 CONCORD STREET
WILMINGTON, MA 01887
(978) 988-3900

Prepared By:

3

ayes Engineering, Inc.

603 Salem Street
Wakefield, MA 01880
Ph: 781.246.2800

Fax: 781.246.7596

www.hayeseng.com

Design By: PJO

Drawn By: AMC
Checked By: PJO

Project File: NAN—-0107T
Comp. No: NANG66

Xissued For Permit
[ ]issued For Review
[]Issued For Bid

[ Jlssued For Construction

X Not For Construction

Date

Revision

LOT 5 (2 handicapped
(9 employees)(1sp/3emp) = 3 spaces :
Total = 26 spaces REQUIRED accessible)
HANDICAPPED ACCESSIBLE SPACES REQUIRED = 2sp
89 PARKING
TOTAL 93 PARKING SPACES SPACES
NOTE:

CROSS ACCESS AND PARKING EASEMENTS TO BE PROVIDED FOR ALL
DRIVEWAYS AND PARKING DEPICTED HEREON.

KEY MAP s
‘ ” 1 ’i‘éusﬁs
S C A LE . 1 — 5 O O j: science for a changing world
o 500" 1,000°
ZONING TABLE
ZONE CN LOT 1 LOT 2 LOT 3 LOT 4 LOT 5
DIMENSIONAL CONTROLS REQUIRED/ALLOWED PROVIDED PROVIDED PROVIDED PROVIDED PROVIDED
FRONT YARD SETBACK 10 ft. 40.0 ft. 242 ft. 25.2 ft. 25.1 ft. 25.2 ft.
SIDE YARD SETBACK 5 ft. 39.9 ft. 14.1 ft. 10.0 ft. 8.0 ft. 42.5 ft.
REAR YARD SETBACK 10 ft. 97.4 ft. 73.2 ft. 72.2 ft. 72.1 ft. 72.2 ft.
MIN. FRONTAGE 50 ft. 181.78 ft. 114.52 92.41 ft. 55.54 ft. 171.72 ft.
MIN. LOT AREA 7,500 s.f. 40,925 sf. 16,232 sf. 13,583 sf. 8,163 sf. 25,206 sf.
MAX. GROUND COVER RATIO 40% 12.6% 19.9% 17.7% 18.4% 12.7%
MIN. OPEN AREA 30% (MCD) 41.5% 31.3% 29.9% 37.3% 39.2%

PROPERTY LIES WITHIN THE WELLHEAD PROTECTION DISTRICT.
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