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S T A F F  R E P O R T  
Date:  July 17, 2020 
 
To:  Planning Board  
 
From:  Megan Trudel, 

Land Use Specialist 
 

Re:  Staff Report for July 20, 2020 Planning Board Meeting 
 
Call to order: 
Approval of the agenda: 
Election of Officers: 
Consent Items: 

a. Minutes: 
• June 15, 2020 – CONTINUE UNTIL 8-17-20 
• March 9, 2020 

 
 Second Dwellings: 

▪ PBDW-2020-06-0028 Donald F. Russell & Mary T. Russell, 14 Brewster Road (Map 
54 Parcel 236) 

The applicant is proposing to convert an existing garage/studio to a one (1) bedroom garage 
apartment.  The proposed secondary dwelling has an approximate ground cover of 672 square 
feet and is located on the western portion of the site, which has approximately 45,456 square 
feet and is zoned LUG-1.  The primary dwelling has an approximate ground cover of 1,594 
square feet.   
 
The secondary dwelling will be accessed by an existing dirt and shell driveway on Brewster 
Road. The driveway will contain four (4) 9’ x 20’ exterior parking spaces with an additional two 
(2) 9’ x 20’ parking spaces inside of the garage.  The plan, as submitted, meets the 
requirements of Zoning Bylaw Sections 139-18 and 139-20.1. 
 
Planning staff recommends approval with the following conditions: 
 

1) That the travelled surface of the driveway shall be a minimum of ten (10) feet in 
width and a maximum of fifteen (15) feet; 

2) That any future landscaping at the driveway entrances be limited to low growing 
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plant material not to exceed three (3) feet in height; 
3) That the driveways be cleared free of vegetation and obstruction to a width of twelve 

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

which shall take place prior to the issuance of a Certificate of Occupancy. 
 
 
▪ PBDW-2020-06-0029 Charles & Cynthia Lenhart, 25 Dukes Road (Map 41 Parcel 

530.3) 
The applicant is proposing to convert the existing three (3) bedroom primary dwelling to the 
secondary dwelling and construct a new primary dwelling.  The proposed secondary dwelling 
will have an approximate ground cover of 863 square feet and will be located on the 
northeastern portion of the site, which has approximately 43,676 square feet and is zoned R-
20.  The newly constructed four (4) bedroom primary dwelling will have an approximate 
ground cover of 2,365 square feet. 
 
Additionally, the applicant is seeking to validate a pre-existing second driveway access on 
Crooked Lane that was in existence prior to the Bylaw requirement for a Special Permit for a 
second driveway access, but was relocated slightly to the north in 2016 when the proposed 
second dwelling was relocated on the site.  
 

      To validate the second driveway access, the following findings must be made: 
1) That the second driveway access is not contrary to sound traffic and safety 

considerations; and 
2) That the second driveway access does not have an adverse impact on the scenic or 

historic integrity of the neighborhood. 
 
The secondary dwelling will be accessed by an existing gravel driveway on Crooked Lane and 
the primary dwelling will be accessed by an existing gravel driveway on Dukes Road. The 
driveway will contain seven (7) 9’ x 20’ exterior parking spaces.  The plan, as submitted, meets 
the requirements of Zoning Bylaw Sections 139-18 and 139-20.1. 
 
It is noted that this site was approved for a secondary dwelling in 2014. 
 
Planning staff recommends approval with the following conditions: 
 

1) That the travelled surface of the driveway shall be a minimum of ten (10) feet in 
width and a maximum of fifteen (15) feet; 

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

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

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

 
▪ PBDW-2020-07-0030 FMI LLC, 7 Starbuck Court (Map 42.3.3, Parcel  
The applicant is proposing to construct a two (2) bedroom secondary dwelling.  The proposed 
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secondary dwelling has an approximate ground cover of 907 square feet and is located on the 
southern portion of the site, which has approximately 18,563 square feet and is zoned ROH.  
The primary dwelling has an approximate ground cover of 1,217 square feet.   
 
The secondary dwelling will be accessed by Starbuck Court, which leads to a crushed shell 
parking area on the site.  The site will contain four (4) 9’ x 20’ exterior parking spaces.  The 
plan, as submitted, meets the requirements of Zoning Bylaw Sections 139-18 and 139-20.1. 
 
It is noted that this site was approved for a second dwelling in 2016, which has since expired.  
 
Planning staff recommends approval with the following conditions: 
 

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

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

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

 
 

ANR Plans: 
▪ PLSUB-2020-07-00068 Susan M. Doughan, Trustee, Susan M. Doughan Living  
 Trust, 134 Main Street (Map 41 Parcel 37) 
 WITHDRAWN 
 
▪ PLSUB-2020-07-0006 Susan M. Doughan, Trustee, Susan M. Doughan Living  
 Trust, 134 Main Street (Map 41 Parcel 37) 
 WITHDRAWN 
 
▪ PLSUB-2020-07-00063 Mark & Marilyn Wendling, 4 John Adam’s Lane (Map 30  
 Parcels 268 & 170.3) 

The purpose of this plan is to adjust property lines by combining Lot 4 with the property 
of Mark and Marilyn Wendling and Lot 2 with the abutting property of Cliff Dweller LLC.  
No new buildable lots are being created. 
 
Planning staff recommends endorsement.  

 
▪ PLSUB-2020-07-00064 Ellen Nora Toombs Revocable Trust of 2007, 8 Toomb’s  
 Court (Map 68 Parcel 153) 

The purpose of this plan is to divide an existing lot into two (2) buildable lots.  Lot 1, 
containing 31,908 square feet, will have access through an easement on the cul-de-sac 
Toombs Court and frontage on the cul-de-sac of Dooley Court.  Lot 2, containing 20,016 
square feet, will have access and frontage on the cul-de-sac of Toombs Court.  The site is 
zoned R-20, which requires a minimum lot area of 20,000 square feet and has a frontage 
requirement of 75 feet. 
 
Planning staff recommends endorsement. 
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▪ PLSUB-2020-07-00065 20 Sherburne Turnpike LLC, 20 Sherburne Turnpike (Map  
 30 Parcel 195) 

The purpose of this plan is to take an existing buildable lot and divide it into two (2) lots.  
As currently proposed, there will be one (1) buildable lot and one (1) non-buildable lot.  
It is noted that Lot 2 is considered a non-buildable lot until adequate access is constructed 
on Folger Road.  Folger Road predates Nantucket’s adoption of the Subdivision Control 
Law and therefore ONCE PRACTICAL ACCESS IS PROVIDED, A Zoning 
Enforcement Officer will determine whether the lot is buildable without further review 
from the Board. 
 
Lot 1 will contain 12,527 square feet with frontage and access on Sherburne Turnpike and 
Lot 2 will contain 11,135 square feet with frontage and access on Folger Road (once 
constructed).  The site is zoned R-1, which has a minimum lot size of 5,000 square feet 
and a frontage requirement of 50 feet.  
 
Planning staff recommends endorsement.  

 
▪ PLSUB-2020-07-00066 William Moffett Moore, Jr., 3 West Chester (Map 42.4.3  
 Parcel 14) 

The purpose of this plan is to divide an existing lot into two (2) buildable lots in which two 
buildings were in existence prior to the 1955 enactment of the Subdivision Control Law. 
Lot A will contain approximately 1,787 square feet and Lot B will contain approximately 
4,450 square feet. Evidence of both buildings on the lot are shown with documentation 
including Nantucket Historical Association records, Historic District Commission & 
Building Department Records, Sanborn Insurance Maps, Historic District Commission 
Surveys, Photographs, Registry of Deeds Titles of Land and tax records. 
 

  Planning staff recommends endorsement. 
 

▪ PLSUB-2020-07-00067 Kim Glowacki, 18 Greglen Avenue (Map 68 Parcel 184) 
The purpose of this plan is to divide an existing lot into two (2) buildable lots.  Lot A will 
contain approximately 12,095 square feet and Lot B will also contain approximately 12,095 
square feet.  Both lots have frontage and access on Greglen Ave.  The site is zoned CTEC, 
which has a minimum lot size of 10,000 square feet and a frontage requirement of 50 feet.  
 
Planning staff recommends endorsement.  

 
Previous Plans: 

 Second Dwelling: Stephen Welch, 13 Waydale Road (Map 67 Parcel 32), Extension 
request 2020-2021 
The applicant is requesting an extension of the secondary dwelling approval, which expires 
on November 15, 2020.  Planning staff recommends extending the secondary dwelling 
approval for one year, until November 15, 2021. 
 

 Tertiary Dwelling: Stephen Welch, 13 Waydale Road (Map 67 Parcel 32), Extension 
request 2020-2021 

  The applicant is requesting an extension of the tertiary dwelling approval, which expires on 
November 15, 2020.  Planning staff recommends extending the tertiary dwelling approval 
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for one year, until November 15, 2021.  
 
 #7133 Gingy Lane Subdivision, 68 & 72 North Liberty Street, Form J lot release (Lots 11-

14) 
The applicant is requesting the release of the remaining lots (Lots 11-14).  All 
infrastructure in this Subdivision has been complete for some time.  Planning staff 
recommends endorsement. 

    
 #8254 Reliance Way, Legal Docs/Covenant 

The applicant has submitted the Covenant for the Board to review and endorse.  Planning 
staff recommends endorsement.  
 

 #8254 Reliance Way, Form J lot release (Lot 1) 
The applicant is requesting the release of Lot 1.  If the Board has approved to endorse the 
previous matter (the Covenant), Planning staff recommends endorsing the Form J to 
release Lot 1.   
 

 #8267 White Whale Lane Subdivision, Form J lot release (Lot 8) 
The applicant is requesting the release of Lot 8.  Planning staff recommends endorsement 
of the Form J pending final review from Ed Pesce and for the applicant to submit funds to 
an escrow account in the amount of 120% of the estimate for any remaining work.  
 

 #53-19 Lisa Swift, 4 Quail Lane, minor modification, driveway apron 
The applicant is requesting to modify the existing Special Permit for a tertiary dwelling in 
order to modify condition #3, which states, “That an apron at the existing driveway 
entrances with Quail Lane and Dennis Drive shall be maintained with a depth of ten (10) 
feet and a maximum width of fifteen (15) feet, flared to a width not to exceed nineteen 
(19) feet” in order to reduce the depth of the driveway apron and still prevent the driveway 
materials from entering the existing asphalt street.  The proposal is in response to the costs 
involved with install three (3) driveway aprons on the site.  
 
Planning staff recommends approving the request as a minor modification with driveway 
aprons at least five (5) feet in depth. 
 
In order to approve the request, the following findings must be made: 

1) That the proposed minor modification does not require a public hearing; and 
2) That the proposed minor modification does not materially affect the findings and 

conclusions upon which the Planning Board’s previous decision to approve the 
MCD were made.  

 
Planning staff recommends the following conditions: 

1) That driveway aprons with the entrances of Quail Lane and Dennis Drive be 
installed and maintained with a minimum depth of five (5) feet; and  

2) That all other conditions in the original decision are to remain in full force and 
effect. 
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Preliminary Plans: 
 PLSUB-2020-06-00061 Salvador A. Aguilar-Portilla & Mayra E. Escobar, 72 Cato 

Lane (Map 66 Parcel 457), 3 Lots (2 buildable lots) 
   The applicant is proposing a three (3) lot, two (2) buildable lot subdivision.  The lots 

would be accessed by an approximately 75 ft long, 12 ft wide gravel roadway originating 
from Cato Lane.  Lot 1 would contain approximately 10,117 square feet and Lot 2 would 
contain approximately 10,120 square feet.  The site would be serviced by Town water 
and sewer.  Additionally, the applicant would consider pursuing a Rear-Lot Subdivision 
depending on Board feedback.   

   
  Planning staff recommends approval and would suggest a conversion to a Rear-Lot 

Subdivision.  
 
 PLSUB-2020-06-00062 Marianne Jenkinson, 1 Bayberry Lane (Map 66 Parcel 57), 3 

Lots (2 buildable lots) 
The applicant is proposing a three (3) lot, two (2) buildable lot subdivision.  The 
preliminary plan was filed in advance of ATM, as the site was subject to a warrant article 
that proposed to change the zoning from R-20 to R-40.  That article did not pass at 
ATM, and the site remains in the R-20 zoning district.  The applicant is proposing a 16-ft 
wide roadway with a lot on either side.  Lot 1 would be approximately 20,015 square feet 
and Lot 2 would be approximately 20,038 square feet.  The site would be serviced by 
Town water and sewer.  The applicant also suggests that they are considering developing 
the site as a Rear-Lot Subdivision. 

 
Planning staff recommends approving the preliminary plan, however would recommend 
to the applicant that they consider subdividing the lot through the ANR process as there 
is ample lot area and adequate frontage and access on both Bayberry Lane and Ticcoma 
Way.  

 
 

Public Hearings: 
▪ #62-19 Mid-Island Service Limited Partnership MCD, 41 & 43 Sparks Avenue, action 

deadline 9-30-2020 
CONTINUE TO 08-17-20 
 

▪ PLSP-2020-01-0030 ACK Crazy LLC, 9 West Chester Street, action deadline, 10-30-2020 
CONTINUE TO 08-17-20 

 
▪ PLSP-2020-05-0048 Nantucket Energy, 25 Bunker Road, action deadline 09-13-20 

From June 15, 2020 Staff Report: 
The applicant is requesting to modify the existing MCD special permit in order to construct 
one (1) 60’ x 100’ building with a new septic system, construct two (2) new pre-engineered 
steel buildings, and install a new gate at the north east end of the site. The site consists of 
two leased lots totaling approximately 79,610 square feet and zoned CI. For clarification on  
and the orientation of the site and the respective setbacks, the frontage is being claimed as 
the unpaved portion of Old South Road, making the Bunker Road portion of the site one of 
the side yards. The line shown to the south (left side of the plan) is a lease line and not the 
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lot line, therefore the rear-yard setback is applicable to the lot line, which is not a part of the 
site in question. As proposed, the site complies with all setback requirements. 
 
Included with the packet is a report prepared by Ed Pesce, the Town’s consulting engineer. 

 
If approved, the following findings must be made: 

1) That the request is harmony with the general purpose and intent of the Bylaw; and 
2) That the request is consistent with the findings in the original decision. 

Planning staff recommends approval with the following condition: 
1) That all of the comments referenced in report prepared by Pesce Engineering & 
Associated, Inc. on June 4, 2020, with the exception of comment “2.c.” addressing 
setbacks, are addressed prior to the issuance of a building permit and start of 
construction. 

  
UPDATE: 
The public hearing for this matter was not opened at the June 15, 2020 meeting due to a 
request for continuance by the surveyor.  There was brief discussion between the Board and 
the applicant surrounding the proposal. 
 
Since the June 15, 2020 meeting, the applicant has submitted updated plans addressing Ed 
Pesce’s remarks.  At the time of this staff report, Ed Pesce has not submitted a review of the 
update plans.  
 
Planning staff still recommends approval in accordance with the findings and conditions 
outlined in the June 15, 2020 report, pending the review and approval of the updated plans by 
Ed Pesce prior to the issuance of a building permit. 

 
▪ PLSUB-2020-06-00058 ACK Laundro LLC, 4 Hanabea Lane, action deadline 10-18-2020 

The applicant is requesting to amend the Subdivision for this lot where condition #6 states, 
“that shared driveways for lots shall be constructed in accordance with the definitive plans 
and that the covenant be submitted to the Planning Board and filed with the Registry of 
Deeds within 6 months of the date of this approval (March 24, 2003);”  in order to also 
approve a second driveway access.  In creating the second driveway access, the applicant will 
be creating a single on street parking spot and therefore must also amend condition #14 
which states, “That no-on-street-parking be permitted and the property owners install and 
maintain appropriate signage as well as provide enforcement” as it applies to the single 
proposed parallel parking spot only.  The subdivision must first be modified in order for the 
Special Permit Request to be considered. Please refer to PLSP-2020-02-0035 below for 
additional information.   
 

▪ PLSP-2020-02-0035 ACK Laundro, LLC, 4 Hanabea Lane, action deadline, 09-30-2020 
VOTING: Judith Wegner, John Trudel, Nat Lowell, Stephen Welch, David Callahan 
From March 9, 2020 Staff Report: 
The applicant is requesting a second driveway access.  When the original subdivision was 
approved the driveway locations were established and curbing was installed.  After approval, 
the subdivision was modified in 2017 to allow for a common driveway access between 4 and 
6 Hanabea Lane.  The driveway shown as existing on the proposed plan was supposed to be 
abandoned when the modification established the common driveway access.   
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Although the applicant did not specify the intended use for the site, a review of the 
approved HDC plans indicates that there may be further Special Permit(s) needed for the 
intended use(s) in the Wellhead Protection District.  
 
***HDC approved plans and photographs of the site, taken by staff are included with your 
packet.  It is also recommended to make a site visit in advance of the meeting. 
 
UPDATE:  
Since the March 9, 2020 meeting, based on the discussion at that meeting, the applicant has 
applied to modify the subdivision and has submitted a revised plan for the Special 
Permit/second driveway application. 
 
If the applications were to be approved the following findings must be made: 
 
For PLSUB-2020-06-00058 (Subdivision Modification): 

1) That the request is in harmony with the general purpose and intent of the Bylaw; 
and 

2) That the request is consistent with the findings in the original decision. 
 

 For PLSP-2020-02-0035 (Special Permit for Second Driveway Access) 
1) That the second driveway access requested is consistent with the general purpose 

and intent of the Bylaw; 
2) That the second driveway access is not contrary to sound traffic and safety 

considerations; and 
3) That the second driveway access does not have an adverse impact on the scenic 

or historic integrity of the neighborhood. 
 

 Planning staff recommends the following conditions: 
1) That the driveway access not exceed thirty (30) feet in width (excluding corner 

roundings with a maximum radius of five (5) feet); and  
2) That an apron at both driveway entrances with Hanabea Lane shall be 

maintained with a minimum depth of ten (10) feet. 
 

▪ PLSUB-2019-12-00018 Skinners Way Subdivision, 320R Milestone Road, action deadline 
07-30-2020 
VOTING: Judith Wegner, John Trudel, Nat Lowell, Dave Iverson, Fritz McClure 
From June 15, 2020 Staff Report: 
The applicant is proposing a five (5) lot, four (4) buildable lot subdivision in the Residential-
20 (SR-20) zoning district. The site is approximately 313,694 square feet and has the 
potential for a thirteen (13) lot, twelve (12) buildable lot subdivision. There are three existing 
buildings to the rear of the site that are accessed by a 10’-12’ wide dirt drive. The applicant is 
requesting to widen the existing drive to 16’ with a turn-around to access the lots within the 
subdivision. The site is located within the Well Head Protection Zone. Currently, the site 
utilizes well and septic, but is subject to Warrant Article 82, ATM 2020, which proposes to 
add the site to the Sconset Sewer District. 

 
A complete list of waivers requested are included in the packet for review. 
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Planning staff has received responses from the Sewer Department, Fire Department, 
Wannacommet, and Ed Pesce, the Town’s consulting engineer. These responses are located 
in thepacket for review. 
 
Planning staff recommends that the Board have a discussion with the applicant about the 
intent and development of the subdivision. The overall intensity will govern what roadway 
and infrastructure improvements may be needed. It should be determined how many 
dwellings will be allowed on each lot and whether or not the proposed lots will be allowed to 
further subdivide in the future. 
 
UPDATE: 
At ATM on June 25, 2020, this site was added to the Sconset Sewer District.  At the June 15, 
2020 Planning Board meeting, there were questions surrounding a possible connection to 
the Hydrangea Lane cul-de-sac.  A plan from the approved Sconset Hydrangea Subdivision 
is included in your packet notating that any future connection between the two roadways 
would be for emergency acess. 
 

▪ PLSP-2020-02-0038 Christopher Loftus, 4 Flint Road, action deadline 08-30-2020 
VOTING: Judith Wegner, John Trudel, Nat Lowell, Dave Iverson, Fritz McClure 
From June 15, 2020 Staff Report: 
 The applicant is requesting to approve the use of seven (7) storage containers on the site.  
The site is located in the CI zoning district and is approximately 5,003 square feet.  The site 
is currently subject to a zoning violation for an unpermitted storage container.  That storage 
container is currently located on the southeast corner of the lot.  

 
 If approved, the following findings must be made: 

1) That the use of seven (7) storage containers on the site is consistent with the CI 
zoning district pursuant to sections 139-7A and 139-2 of the Bylaw; and 

2) That the request is in harmony with the general purpose and intent of the Bylaw. 
 
 If approved, Planning staff recommends the following conditions: 

1) That screening of the storage containers be installed at the Fint Road portion of the 
site;  

2) That the parking area shall be effectively screened on each abutting property by wall, 
fence, or densely planted compact hedge not less than 3 feet nor more than 8 feet in 
eight; and 

3) That the storage containers are located in substantial compliance with the site plan 
“Site Plan / Exhibit for Special Permit Application”, drawn by Chris Loftus on 
March 3, 2020. 

  
 UPDATE: 

Planning staff has had discussions with the applicant regarding screening of the site.  The 
applicant has expressed that he would be agreeable to screening in the form of a chain-link 
fence with wind screening/protection, as is typical in the area and has been required of other 
sites permitted storage containers in the same neighborhood. 
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▪ PLSP-2020-05-0050 White Heron Theatre, 5 North Water Street, action deadline 10-18-
2020 
The applicant is requesting to amend the existing MCD to remove condition #4, which 
states, “That there shall be no amplification of any sounds outside of the theater”.  The 
proposal includes live entertainment that would be viewed from the existing courtyard area 
of the site.  Tables and chairs would be set up in the courtyard, and in compliance with the 
existing licensing, drinks and prepackaged snacks would be provided.  Performers, which 
would consist of single musical accompanist and single vocal performers only, would remain 
inside of the theater on a reconfigured stage with the barn doors open.  Patrons would be 
seated in the courtyard.  Additionally, admission would be ticketed only.  
 
It is unclear what the occupancy limits on the courtyard would be, what the proposed hours 
of operation are, and would the requested relief be permanent or is it just a one season 
temporary response to the COIVD pandemic. 
 
There have been several emails and letters received by staff in opposition to the request. 
 
Planning staff recommends that the Board consider the concerns from the neighborhood 
and discuss the application further with the applicant.  
 

▪ PLSP-2020-06-0051 Kevin T. Dugan, Trustee of the Kevin T. Dugan Revocable Trust, 
Dawn L. Dugan, Trustee of the Dawn L. Dugan Revocable Trust, & Jessie M. 
Brescher, Trustee of the 6 Sleepy Hollow Realty Trust, 80 Somerset Road & 6 Sleepy 
Hollow Road, action deadline 10-18-2020 
 The applicant is requesting to convert an existing Nantucket Housing Needs Covenant 
Condominium to a secondary residential lot for year-round residents.  The applicant is also 
requesting a waiver for each lot to have separate driveway accesses.  The existing covenant 
condominium is located on Lot 109B which has approximately 9,360 square feet.  The 
proposed market rate lot, Lot 109C has approximately 10,644 square feet.  Lot 109B 
(covenant lot) is accessed through a driveway easement from Somerset Road.  Lot 109C 
(market rate lot) will be accessed from Sleepy Hollow Road.  The site is zoned Residential-20 
(R-20). 

 
 If approved, the following findings must be made:  

1) That the proposal advances the intent of the zoning bylaw by creating 
housing for year- round residents; 

2) That the second driveway access is not contrary to sound traffic and safety 
considerations; and  

3)  That the second driveway access does not have an adverse impact on the 
scenic or historic integrity of the neighborhood. 

 
 Planning staff recommends the following conditions: 
 

1) That proposed Lot 109B shall be subject to a Nantucket Housing Needs 
Covenant Ownership form, which shall provide without limitation, that 
owners and any occupants of any dwelling thereon, shall earn at or below 
150% of the Nantucket County median household income; 
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2) That the total ground cover ratio for both lots shall not exceed the amount 
otherwise allowed for the original lot (12.5%), or as otherwise specified in 
139-8C; 

3) That the market rate lot, proposed Lot 109C, may be allowed a Secondary 
Dwelling (Tertiary standards);  

4) That the requirement for shared driveway access required by 139-8.C(h) shall 
be waived; 

5) That an Approval Not Required (ANR) plan to establish each lot is a 
necessary step to implement this permit.  

 
▪ PLSUB-2020-06-00070 & PLSP-2020-06-0052 Coffin Family Nominee Trust, Shirley 

Louise Coffin Spencer, Trustee, 31 Fairgrounds Road, action deadline 10-18-2020 
The applicant is proposing an eleven (11) lot, eight (8) buildable lot AR Subdivision, utilizing 
the Flexible Development provision of the Bylaw through a Special Permit.  The proposal 
includes a large area of open space, access from Fairgrounds Road with a one-way circular 
drive with common parking area that allows for 51 parking spaces with 2 loading zones, 
designated bike parking, and trash receptacle areas.  Each individual lot will not have more 
than three (3) dwelling units.  A total of 22 units with 39 bedrooms is being proposed.   
 
The site will be serviced by Town water and sewer, a sidewalk leading to Fairgrounds Road 
that would border the open space area, and a proposed bus stop.   
 
This concept was first brought to the Board as a Sketch Plan at the March 9, 2020 meeting.  
The Board overall discussed the plan favorably, but did point out concerns regarding 
parking, specifically for overflow and for visitors.  
   
A proposed plan, proof plan, full list of waivers requested, design renderings, elevations, 
traffic assessment, letter from the Fire Department, HDC plans, and a report prepared by 
Pesce Engineering are included with the packet for review.  
 

▪ PLSUB-2020-06-00059 Norris Family Trust, 9 Bayberry Lane, action deadline 10-18-2020 
The applicant is proposing a three (3) lot, two (2) buildable lot AR Subdivision.  The site is 
zoned R-20.  Lot 29 consists of 20,008 square feet, Lot 30 consists of 20,000 square feet, and 
the roadway lot, Lot 31, which is accessed off of Bayberry Lane consists of 6,073 square feet.  
 
Included with your packet is a list of waivers being proposed by the applicant and a report 
prepared by Ed Pesce Engineering.  
 
Planning staff recommends approval, but would suggest to the applicant to consider coming 
back to the Board to covert the AR Subdivision to a Rear-Lot Subdivision.  
 
If approved, the following finding must be made: 

1) That the Applicant’s proposal is in harmony with the general purpose and 
intent of the Bylaw; 

 
Planning staff recommends the following conditions:  
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1) That recorded copies of all legal documents (Coventn, Statement of 
Conditions, Grant of Right of Enforcement, Homeowners Association) shall 
be presented to the Planning Board within six (6) months of the filing of the 
decision; 

2) That the definitive plan shall be presented to the Planning Board within six 
(6) months of the filing of the decision; 

3) That each lot shall be allowed two (2) dwellings each for a total of four (4) 
dwellings; 

4) That the second dwelling on one of the lots will be restricted to a maximum 
of 650 square feet of gross floor area.  A restriction enforceable by the 
Planning Board shall be presented to the Board, without holding a public 
hearing, prior to the conveyance out of common ownership; and 

5) That each lot shall comply with the ground cover ratio, front setback, and 
side and rear yard setback requirements of the underlying R-20 zoning 
district, or as otherwise specified in 139-8.E. 

 
II. Public Comments: 

 
III. Other Business: 

 Next regular Planning Board, Monday, August 17, 2020 at 4pm via 
Zoom/YouTube  
 Planning Board Meeting Schedule-Remainder of 2020 

 
XI.         Adjournment: 

 



                   

NANTUCKET PLANNING BOARD AGENDA 

MONDAY, JULY 20, 2020 @ 4:00PM 

REMOTE PARTICIPATION VIA ZOOM & YOUTUBE 

Pursuant to Governor Baker’s March 12, 2020 
Order Regarding Open Meeting Law (attached). 

Information on viewing the meeting can be found at  
http://www.nantucket-ma.gov/138/Boards-Commissions-Committes 

(AGENDA SUBJECT TO CHANGE) 

*The Planning Board meeting will be audio recorded. 
www.nantucket-ma.gov 

 

Board Members: Judith Welch Wegner (Chairman), John Trudel, III (Vice-Chairman), Nat Lowell, “Fritz” 
McClure, and David Iverson 

Alternates: Stephen Welch, Campbell Sutton and David Callahan 
Staff: Andrew Vorce (Planning Director), Leslie Snell (Deputy Director of Planning), Meg Trudel (Land Use 
Planner), and Catherine Ancero (Administrative Specialist)  

 
*The complete text, plans, application, or other material relative to each agenda items are available 
for inspection digitally by emailing mtrudel@nantucket-ma.gov* 
 

 
I. Call to order: 

 
II. Approval of the agenda: 

 
III. Election of Officers: 

 
IV. Consent Items: 

a. Minutes: 

▪ June 15, 2020, CONTINUE TO 08-17-2020 
▪ March 9, 2020 

 
 
 
 

http://www.nantucket-ma.gov/138/Boards-Commissions-Committes
http://www.nantucket-ma.gov/
mailto:mtrudel@nantucket-ma.gov


 
 
 

V.  Second Dwellings: 

▪ PBDW-2020-06-0028 Donald F. Russell & Mary T. Russell, 14 Brewster Road (Map 52 Parcel 
236) 

▪ PBDW-2020-06-0029 Charles & Cynthia Lenhart, 25 Dukes Road (Map 41 Parcels 530.2 & 
530.3) 

▪ PBDW-2020-07-0030 FMI LLC, 7 Starbuck Court (Map 42.3.3 Parcel 80) 
 

VI. ANR Plans: 

▪ PLSUB-2020-07-00068 Susan M. Doughan, Trustee, Susan M. Doughan Living Trust, 134 
Main Street (Map 41 Parcel 37) #1, REQUEST FOR WITHDRAWAL 

▪ PLSUB-2020-07-00069 Susan M. Doughan, Trustee, Susan M. Doughan Living Trust, 134 
Main Street (Map 41 Parcel 37) #2, REQUEST FOR WITHDDRAWAL 

▪ PLSUB-2020-07-00063 Mark & Marilyn Wendling, 4 John Adams Lane (Map 30 Parcels 268 
& 170.3) 

▪ PLSUB-2020-07-00064 Ellen Nora Toombs Revocable Trust of 2007, 8 Toombs Court (Map 
68 Parcel 153) 

▪ PLSUB-2020-07-00065 20 Sherburne Turnpike, LLC, 20 Sherburne Turnpike (Map 30 Parcel 
195) 

▪ PLSUB-2020-07-00066 William Moffett Moore, Jr., 3 West Chester Street (Map 42.4.3 Parcel 
14) 

▪ PLSUB-2020-07-00067 Kim Glowacki, 18 Greglen Avenue (Map 68 Parcel 184) 
 

VII. Previous Plans: 

▪ Second Dwelling: Stephen Welch, 13 Waydale Road (Map 67 Parcel 32), Extension request 2020-
2021 

▪ Tertiary Dwelling: Stephen Welch, 13 Waydale Road (Map 67 Parcel 32), Extension request 2020-
2021 

▪ #7133 Gingy Lane Subdivision, 68 & 72 North Liberty Street, Form J (Lots 11-14) 

▪ #8254 Reliance Way, Legal documents 

▪ #8254 Reliance Way, Form J (Lot 1) 

▪ #8267 White Whale Lane Subdivision, Form J (Lot 8) 

▪ #53-19 Lisa Swift, 4 Quail lane, minor modification condition #3 driveway apron 
 

VIII. Preliminary Plans: 

▪ PLSUB-2020-07-00061 Salvador A. Aguilar-Portilla & Mayra E. Escobar, 72 Cato Lane (Map 
66 Parcel 457), 3 Lots (2 buildable lots) 

▪ PLSUB-2020-07-00062 Marianne Jenkinson, 1 Bayberry Lane (Map 66 Parcel 57), 3 Lots (2 
buildable lots) 
 

IX. Public Hearings: 

▪ #62-19 Mid-Island Service Limited Partnership MCD, 41 & 43 Sparks Avenue, action deadline 9-30-2020, 
CONTINUE TO 08-17-2020 

▪ PLSP-2020-01-0030 ACK Crazy LLC, 9 West Chester Street, action deadline, 10-30-2020, CONTINUE 
TO 08-17-2020 

▪ PLSP-2020-05-0048 Nantucket Energy, 25 Bunker Road, action deadline 09-13-20 

▪ PLSUB-2020-06-00058 ACK Laundro LLC, 4 Hanabea Lane, action deadline, 09-30-2020 

▪ PLSP-2020-02-0035 ACK Laundro, LLC, 4 Hanabea Lane, action deadline, 09-30-2020 

▪ PLSUB-2019-12-00018 Skinners Way Subdivision, 320R Milestone Road, action deadline, 07-30-2020 

▪ PLSP-2020-02-0038 Christopher Loftus, 4 Flint Road, action deadline, 08-30-2020 



 
 
 

▪ PLSP-2020-05-0050 White Heron Theatre, 5 North Water Street, action deadline 10-18-2020 

▪ PLSP-2020-06-0051 Kevin T. Dugan, Trustee of the Kevin T. Dugan Revocable Trust, Dawn L. 
Dugan, Trustee of the Dawn L. Dugan Revocable Trust, & Jessie M. Brescher, Trustee of the 6 
Sleepy Hollow Realty Trust, 80 Somerset Road & 6 Sleepy Hollow Road, action deadline 10-18-2020 

▪ PLSP-2020-06-0052 & PLSUB-2020-06-00070 Coffin Family Nominee Trust, Shirley Louise Coffin 
Spencer, Trustee, 31 Fairgrounds Road, action deadline 10-18-2020 

▪ PLSUB-2020-06-0059 Norris Family Trust, 9 Bayberry Lane, action deadline 10-18-2020 
 
X. Public Comments: 

 

XI. Other Business: 

▪ Next regular Planning Board, Monday, August 17, 2020 at 4pm via 
Zoom/YouTube  

▪ Planning Board Meeting Schedule-Remainder of 2020 
 

XI.         Adjournment: 

 
 



 

 

  

PBDW-2020-06-0025 
Second Dwelling  

Donald F. & Mary T. Russell 
14 Brewster Road 

Map 54 Parcels 236 
 

 









July 7, 2020 

To: Megan Trudel 
Town of Nantucket 
PLUS-Land Use Specialist 
 
From: Donald and Mary Russell 
14 Brewster Road, Nantucket 

To clarify, the garage with studio space structure was submitted to the HDC and Planning 
Board and we obtained all the required building permits and received a C.O.  This is the 
second structure that was built on our property. 

We will be keeping the garage space as a garage and two vehicles can be parked within it. In 
addition, two vehicles can also be parked in front of the garage space. The access point to 
the garage is located directly in front of the garage and connects to our main driveway. The 
main driveway traveled space is 20 feet at its widest and 12 feet at its narrowest. The two 
spaces in front of the garage are each in excess of 8’ x 17’.  

 Sincerely, 

Donald & Mary Russell                      



 

 

  

PBDW-2020-06-0029 
Second Dwelling  

Charles & Cynthia Lenhart 
25 Dukes Road 

Map 41 Parcel 530.3 
 

 
 

 

















 

 

  

PBDW-2020-07-0030 
Second Dwelling  

FMI LLC 
7 Starbuck Court 

Map 42.3.3 Parcel 80 
 

 
 

 

 













 

 

  

PLSUB-2020-06-00063 
ANR 

Mark & Marilyn Wendling 
4 John Adams Lane  

Map 30 Parcels 268 & 170.3 
 
 

 
 

 

 



r

Form A

Application for Endorsement of a Plan Believed Not to Require Approval

ANR) 

Date: July 7, 2020 * Name of Owners)/ Applicant( s): Mark & Marilyn Wendling, 1121 Rockwood Dr

Cincinnati OH 45208 and Cliff Dweller LLC 139 Woodland Avenue Summit NJ 07901

Owner' s/ Applicant' s address: see above

State: see above Zip Ccxle: see above
include all names and addresses of the principals of the owner entity such as principal officer of corporation, 

trustees of the trust and partners of the partnership) 

Location of Property (Street or Area): 4, John Adams Lane

Name of Registered Land Surveyor: Site Design Engineering LLC and J. Mareklinger & Associates, Inc. 

Surveyor' s address: 11 Cushman Street Middleboro MA 02346

The owner' s title to the land derived under deed from , date

And recorded in Nantucket Registry of Deed, Book Page or Land Court Certificate of

Title # 27603 & 24135 , registered in Nantucket District Book , Page and shown on

Assessor' s Map# 30 , Parcel # 266 & 170. 3

To the Planning Board of the Town of Nantucket: 

The undersigned wishes to record the accompanying plan and requests a determination and endorsement by said
Board that approval by it under the Subdivision Control Law is not required. The undersigned believes that such
approval is not required for the following reasons: ( check all that apply) 

The accompanying plan is not a subdivision because it does not show a division of land (perimeter plan). 

The division of the tract of land shown on the accompanying plan is not a subdivision because every lot on the
plan has frontage of at least such distance as is presently required by the Nantucket Zoning By -Law
under Section 5 which requires feet for erection of a building on such lot; and every lot shown
on the plan has such frontage on: 

A. a public way or a way which the City or' Town Clerk certifies is maintained and used as a
Public way, namely ; OR

B. a way shown on a plan theretofore approved and endorsed in accordance with the Subdivision
Control Law, namely on ( date) and

Subject to the following conditions • OR

C. a way in existence on ( date); the date when the Subdivision Control Law

became effective in the Town of Nantucket, having in the opinion of the Planning Board, sufficient

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



width, suitable grades, and adequate construction to provide for the need to vehicular traffic in
relation to the proposed use of the land abutting thereon or served thereby, and for the installation
of municipal services to serve such land and the buildings erected or to be erected thereon, namely

The division of the tract of land shown on the accompanying plan is not a subdivision because it shows a
proposed conveyance or other instrument, namely Conveyances between abutters—, which adds to, takes away
from or changes the size and shape of lots in such a manner so that no lot affected is left without frontage
as required by the Nantucket Zoning By -Law under Section 5, which requires 75* feet

52. 5' when fronting on a cul- de- sac. 

The division of the tract of land shown on the accompanying plan is not a subdivision because two or
more buildings, specifically buildings were standing on the land prior to 1955, 
the date when the Subdivision Control Law went into effect in the Town of Nantucket, and one of such
building remains standing on each of the lots; said buildings as shown and located on the an

plan.Evidence of the existence of such buildings prior to the effective date of the Subdivision Control
Haw is submitted as follows: 

Other reasons or comments: ( see M.G.L., Chapter 41, Section 81- L) 

I hereby certify that the applicant( s) listed above have been authorized by me to file a plan with the Planning Board of
tucket n property that

Owner' s Sign. e

Planning Board File # 

Endorsement Date: 

Nantucket Planning and Land Use Services 0 2 Fairgrounds Road  Nantucket  MA • 02554  ( 508) 325- 7587
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Form A

Application for Endorsement of a Plan Believed Not to Require Approval

ANR) 

Date: July 6, 2020 * Name of Owner( s)/ Applicant( s): Ellen Nora Toombs Revocable Trust of 2007

c/o Jamie V. & Mary T. Marks

Owncr' s/ Applicant' s address: 2 Toombs Court, Nantucket, MA 02554

State: MA Zip Code: 02554

include all names and addresses of the principals of the owner entity such as principal officer of corporation, 
trustees of the trust and partners of the partnership) 

Location of Property ( Street or Area): 8 Toombs Court

Name of Registered Land Surveyor: Site Design Engineering LLC, c/o Robert Mason PLS. 

Surveyor' s address: 11 Cushman Street, Middleboro, MA 02346

v

The owner' s title to the land derived under deed from , date

And recorded in Nantucket Registry of Deed, Book 136 & 1545 Page 598 & 43 or Land Court Certificate of

Title # , registered in Nantucket District Book , Page and shown on

Assessor' s Map# 68 , Parcel # 153

To the Planning Board of the Town of Nantucket: 

The undersigned wishes to record the accompanying plan and requests a determination and endorsement by said
Board that approval by it under the Subdivision Control Law is not required. The undersigned believes that such
approval is not required for the following reasons: ( check all that apply) 

The accompanying plan is not a subdivision because it does not show a division of land ( perimeter plan). 

The division of the tract of land shown on the accompanying plan is not a subdivision because every lot on the
plan has frontage of at least such distance as is presently required by the Nantucket "Zoning By -Law
under Section 5 which requires 75 feet for erection of a building on such lot; and every lot shown
on the plan has such frontage on: 

A. a public way or a way which the City or Town Clerk certifies is maintained and used as a
Public way, namely ; OR

B. a way shown on a plan theretofore approved and endorsed in accordance with the Subdivision
Control Law, namely Toombs Court on 4/ 8/ 19 ( date) and

Subject to the following conditions ; OR

C. a way in existence on ( date); the date when the Subdivision Control Law

became effective in the Town of Nantucket, having in the opinion of the Planning Board, sufficient

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



width, suitable grades, and adequate construction to provide for the need to vehicular traffic in

relation to the proposed use of the land abutting thereon or served thereby, and for the installation
of municipal services to serve such land and the buildings erected or to be erected thereon, namely

The division of the tract of land shown on the accompanying plan is not a subdivision because it shows a
proposed conveyance or other instrument, namely , which adds to, takes away
from or changes the size and shape of lots in such a manner so that no lot affected is left without frontage

as required by the Nantucket 'Zoning By -Law under Section 5, which requires feet. 

The division of the tract of land shown on the accompanying plan is not a subdivision because two or
more buildings, specifically buildings were standing on the land prior to 1955, 
the date when the Subdivision Control. Law went into effect in the Town of Nantucket, and one of such

building remains standing on each of the lots; said buildings as shown and located on the accompanying
plan. Evidence of the existence of such buildings prior to the effective date of the Subdivision Control

Law is submitted as follows: 

Other reasons or comments: ( see M.G.L., Chapter 41, Section 81- L) 

I hereby certify that the applicant( s) listed above have been authorized by me to file a plan with the Planning Board of
N, ket on property that I o

wner' s Signature

Planning Board File # 

Endorsement Date: 

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

Form A

Application for Endorsement of a Plan Believed Not to Require Approval

ANR) 

Date: July 6, 2020 * Name of Owners)/ Applicant( s): 20 Sherburne Turnpike, LLC, c/ o Joan Rubin

Owner' s/ Applicant' s address: 17630 Bocaire Way

State: FL Zip Code: 33487

include all names and addresses of the principals of the owner entity such as principal officer of corporation, 
trustees of the trust and partners of the partnership) 

Location of Property ( Street or Area): 20 Sherburne Turnpike

Name of Registered Land Surveyor: Site Design Engineering LLC, do Robert Mason PLS. 
Surveyor' s address: 11 Cushman Street. Middleboro, MA 02346

The owner' s title to the land derived under deed from , date

And recorded in Nantucket Registry of Deed, Book 1701 Page 204 or Land Court Certificate of

Title # , registered in Nantucket District Book , Page and shown on

Assessor' s Map# 30 , Parcel # 195

To the Planning Board of the Town of Nantucket: 

The undersigned wishes to record the accompanying plan and requests a determination and endorsement by said
Board that approval by it under the Subdivision Control Law is not required. The undersigned believes that such
approval is not required for the following reasons: ( check all that apply) 

The accompanying plan is not a subdivision because it does not show a division of land ( perimeter plan). 

The division of the tract of land shown on the accompanying plan is not a subdivision because every lot on the
plan has frontage of at least such distance as is presently required by the Nantucket Zoning By -Law
under Section 5 which requires 50 feet for erection of a building on such lot; and every lot shown
on the plan has such frontage on: 

A. a public way or a way which the City or Town Clerk certifies is maintained and used as a
Public way, namely ; OR

B. a way shown on a plan theretofore approved and endorsed in accordance with the Subdivision
Control Law, namely on ( date) and

Subject to the following conditions ; OR

C. a way in existence on November 1953 ( date); the date when the Subdivision Control Law

became effective in the Town of Nantucket, having in the opinion of the Planning Board, sufficient

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



width, suitable grades, and adequate construction to provide for the need to vehicular traffic in

relation to the proposed use of the land abutting thereon or served thereby, and for the installation
of municipal services to serve such land and the buildings erected or to be erected thereon, namely

Sherburne Tumpike & Folger Road

The division of the tract of land shown on the accompanying plan is not a subdivision because it shows a
proposed conveyance or other instrument, namely , which adds to, takes away
from or changes the size and shape of lots in such a manner so that no Iot affected is left without frontage

as required by the Nantucket Zoning By -Law under Section 5, which requires feet. 

The division of the tract of land shown on the accompanying plan is not a subdivision because two or
more buildings, specifically * buildings were standing on the land prior to 1955, 
the date when the Subdivision Control Law went into effect in the Town of Nantucket, and one of such

building remains standing on each of the lots; said buildings as shown and located on the accompanying
plan.Evidence of the existence of such buildings prior to the effective date of the Subdivision Control
Law is submitted as follows: 

Other reasons or comments: ( see M.G.L., Chapter 41, Section 81- 1) 

I hereby certify that the applicant( s) listed above have been authorized by me to file a plan with the Planning Board of
N cket on nroperty that I owD. 

ner' s ari re

Planning Board File #. 

Endorsement Date: 

Nantucket Planning and Land Use Services  2 Fairgrounds Road  Nantucket  MA • 02554  ( 508) 325- 7587
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Stephen Welch 
P.O. Box 3777 

Nantucket, MA 02584 
 
 
 

 June 09, 2020 
 
 
Planning Board  
Town of Nantucket 
C/O Ms. Leslie Woodson Snell, Dept. Dir. Planning 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
 
RE:  Extension of  Secondary Dwelling Approval – 13 Waydale Road 
 
 
Dear Members of the Board: 

Due to COVID-19 and uncertainties forecast to continue through at least the 2020-2021 
winter I am requesting and extension of the attached, your previous approval for a Secondary 
Dwelling at 13 Waydale Road.  The approval expires this fall.   

Please accept and approve this request for an extension.  I am of course available at your 
convenience to respond to any questions.  

Thank you for your time and attention in this matter. 

Respectfully,  

SJW 
Stephen Welch  

 

 

 

Atts.: (3 pages) 

VIA EMAIL 









Stephen Welch 
P.O. Box 3777 

Nantucket, MA 02584 
 
 
 

 June 09, 2020 
 
 
Planning Board  
Town of Nantucket 
C/O Ms. Leslie Woodson Snell, Dept. Dir. Planning 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
 
RE:  Extension of Tertiary Dwelling Approval – 13 Waydale Road 
 
 
Dear Members of the Board: 

Due to COVID-19 and uncertainties forecast to continue through at least the 2020-2021 
winter I am requesting and extension of the attached, your previous approval for a Tertiary 
Dwelling at 13 Waydale Road.  The approval expires this fall.   

Please accept and approve this request for an extension.  I am of course available at your 
convenience to respond to any questions.  

Thank you for your time and attention in this matter. 

Respectfully,  

SJW 
Stephen Welch  

 

 

 

Atts.: (3 pages) 

VIA EMAIL 









Glidden & Brescher, P.C. 

Attorneys at Law 

P. O. Box 1079 

37 Centre Street 

Nantucket, Massachusetts 02554 

508-228-0771 

Fax 508-228-6205 

office@gliddenandglidden.com 

 

Richard J. Glidden      James K. Glidden 

Jessie M. Glidden Brescher   (1917 – 2009) 

John B. Brescher 

 

 

June 23, 2020 

 

Via Email Only (CAncero@nantucket-ma.gov) 

Catherine Ancero  

  

 

RE:  7 Gingy Lane 

 Form J Covenant Releases 

 

 

Dear Catherine, 

 

Mr. Minella’s builder needs a release on Lot 13 in order to get his Building Permit. We never 

released Lots 11, 12, 13, and 14 (road lot). I think we never did it because they were staying in 

Minella’s family and just forgot them. I enclose the three recorded releases for Lots 1 – 10. I also 

enclose a new release for Lots 11, 12, 13, and 14. I do not think there are any issues as this road 

was built in 2011 and there are 10 houses already built. 

 

Could you let me know if you need any additional documentation in order to place this on the 

agenda for the next meeting? 

 

Thanks for your help. 

 

Very truly yours,  

 

 

 

Richard J. Glidden 

 

RJG / alp 

Enclosures 

mailto:office@gliddenandglidden.com


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

 

  
Form J 

Certificate of Completion and 
Release of Municipal Interest in 

Subdivision Performance Security 

 
Date: _____________                                                      Planning Board File # ____________ 
 

Subdivision Name: ________                  _________________________________________________ 

Owner: ___                                         ____________________________________________________ 

Owner’s Address: ______ _____________________________________________________________ 

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

Applicant, (if other than owner): ________________________________________________________ 

Applicant’s Address: _________________________________________________________________ 

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

Date of Subdivision Plan: _______________________                                      ____________________ 

Land Location: ______________________________________________________________________ 

Plan Recorded: Nantucket Registry of Deeds Plan Book _____________ Page ____________ 

Plan Registered: Nantucket Land Registry, Land Court Plan Number_____________________ 

 
Type of Performance Security: 



 Covenant dated: ________________________________________________________________ 
  
      Covenant recorded: Nantucket Registry of Deeds, Book ______________ Page __________. 

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

 Certificate of Title #_________________ in Registration Book ____________  Page ___________. 

 
 Deposit of money, agreement dated: ______________________ 

 Bank (if bank passbook): ________________________________________________________ 

 Address of Bank:_______________________________________________________________ 

 
 Other Security, agreement dated:__________________________________________________ 
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 

 
December 10, 2018 

 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Land Use Specialist, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
Subject: Site Inspection Report for 9 & 13 Gingy Lane 
 
Dear Ms. Snell and Member of the Planning Board:  
 
As requested, I conducted a site inspection of the general vicinity of 9 & 13 Gingy Lane.  
Based on this visit, and my review of the approved subdivision plans, I have the 
following highlights to report: 
 

1. The slope in the rear area of 9 & 13 Gingy Lane has mature vegetation present 
and appears stable.  There is no significant evidence of erosion towards 47A 
West Chester St. 
 

2. There are multiple locations of brick, concrete landscape timber, stones, tiles, 
and general construction debris in the rear of 13 Gingy Lane.  This material will 
should be removed, since it appears it may be within 100 ft. of the nearby 
wetland resource area.   
 
NOTE:  No lot line stakes or wetland flags were evident on the site, so this 
encroachment should be confirmed by the owner and their engineer/surveyor.   
 

3. This debris at 13 Gingy Lane, and any other debris that may be buried and not 
visible, will have to be removed within the future footprint of a foundation when a 
dwelling is constructed there.  I recommend that the Building Inspector’s Office 
be made aware of this situation for future action, as necessary.  
 

4. The current elevation height of the lot area in the vicinity of 9 & 13 Gingy Lane 
appears to be consistent with grades shown the approved subdivision plans 
(relative to the subdivision road). 

 
 
Attached are some site photos from my inspection to help with understanding the 
current site conditions. 
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PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360   
 
 

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

 
Edward L. Pesce., P.E., LEED ® AP 
Principal  
 
 
Attachment: Site Inspection Photos 
 
 
cc:  
      Dan Mulloy, Site Design Engineering, LLC 
      S. David White, Owner of 47A West Chester St. (via e-mail) 
 



 
Gingy Lane                                  Site Inspection Photos                                         October 31, 2018 

 

 

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

 
 
 

  
 

View of rear lot & slope at 13 Gingy Lane (looking East) 
 
 

  
 

Existing construction debris in the rear of 13 Gingy Lane 

 
 

  
 
Top of slope at 13 Gingy Ln. looking at rear        View of shed area at 47A West Chester St.,  
lot area of 47A Westchester St.                            looking at the slope at the rear of 13 Gingy Ln. 
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Certificate of Completion and 
Release of Municipal Interest in 

Subdivision Performance Security 

 
Date: _____________                                                      Planning Board File # ____________ 
 

Subdivision Name: ________                  _________________________________________________ 

Owner: ___                                         ____________________________________________________ 

Owner’s Address: ______ _____________________________________________________________ 

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

Applicant, (if other than owner): ________________________________________________________ 

Applicant’s Address: _________________________________________________________________ 

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

Date of Subdivision Plan: _______________________                                      ____________________ 

Land Location: ______________________________________________________________________ 

Plan Recorded: Nantucket Registry of Deeds Plan Book _____________ Page ____________ 

Plan Registered: Nantucket Land Registry, Land Court Plan Number_____________________ 

 
Type of Performance Security: 



 Covenant dated: ________________________________________________________________ 
  
      Covenant recorded: Nantucket Registry of Deeds, Book ______________ Page __________. 

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

 Certificate of Title #_________________ in Registration Book ____________  Page ___________. 

 
 Deposit of money, agreement dated: ______________________ 

 Bank (if bank passbook): ________________________________________________________ 

 Address of Bank:_______________________________________________________________ 

 
 Other Security, agreement dated:__________________________________________________ 

 

07/14/2020

White Whale Lane
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12 Bartlett Road Nominee Trust

29 North Liberty St

(508)317-2547 (508)325-5645 jeffrey@westbaydi.com

Same

01/24/2011

2011-20

05/27/2011

1280 337



Nantucket Planning Board, Form J, page 2 

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

 

 Letter of credit, agreement dated:___________________________________________________ 

 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: 
 
_____________________________________________________________________________ _______. 
 
Pursuant to Section 81.U of Chapter 41, M.G.L. and in consideration of said construction and installation, the Town of 
Nantucket, a Massachusetts corporation, acting through its Planning Board, hereby releases its interest in the Performance 
Security referred to above, as to the lots enumerated in the preceding paragraph only. 
 
 
Duly executed as a sealed instrument this ___________ day of ________________, ___2019______. 
 (Date)                           (Month)                    (Year) 
 
 
 
____________________________________                                            ____________________________________ 
                  John Trudel, III                                Nat Lowell 
 
 
_____________________________________  _____________________________________ 
                             Judith Wegner                                                              Frederick McClure 
 
  ________________________________ 
                                                                               David Iverson 
 

 
Signed by a Majority of the Town of Nantucket Planning Board 
 
 

 

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

 
Nantucket, SS      _________________, 2019 
 
 
On the _____________day of ______________, 2019, before me, the undersigned notary public,  
 
Personally appeared ________________________, one of the above-named members of the Planning Board of Nantucket, Massachusetts, personally 
known to me to be the person whose name is signed on the preceding document and acknowledge that he/she signed the foregoing instrument voluntarily 
for the purposes therein expressed.  
 
________________________________________ 
Notary Public 
 
 
________________________________________ 
My commission expires: 

LOT 8



 

 

  

PLSUB-2020-06-00061 
Preliminary Plan 

Salvador A Aguilar-Portilla & Mayra E. Escobar 
72 Cato Lane 

Map 66 Parcels 457 
 

 
 

 

 









 

 

  

PLSUB-2020-06-00062 
Preliminary Plan 

Marianne Jenkinson 
1 Bayberry Lane 

Map 66 Parcels 57 
 

 









 

 

  

PLSP- 2020-05-0048 
Modification to MCD Special Permit 

Nantucket Energy 
25 Bunker Road 

Map 25 Parcel 2.1 
 
 

 
  







PROFESSIONAL LAND SURVEYORS & CIVIL ENGINEERS
BLACKWELL & ASSOCIATES, Inc.

Bunker Road, Nantucket, MA.
NANTUCKET ENERGY

prepared for:
AN MCD MODIFICATION REQUEST
SITE PLAN TO ACCOMPANY



D
C

B

A

12" TYP 51" 12"  TYP

ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL 
AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & B LAYERS

 8"  MIN

8"

SUBGRADE SOILS
(SEE NOTE 5)

8'
MAX

18"
 MIN*

30" 46"

TOP/STN=TBD

BOTTOM/STN=40.5

PLEASE NOTE:
1. THE LISTED AASHTO DESIGNATIONS ARE FOR GRADATIONS ONLY. THE STONE MUST ALSO BE CLEAN, CRUSHED, ANGULAR. FOR EXAMPLE, A SPECIFICATION FOR #4 STONE WOULD STATE: "CLEAN, CRUSHED,

ANGULAR NO. 4 (AASHTO M43) STONE".
2. STORMTECH COMPACTION REQUIREMENTS ARE MET FOR 'A' LOCATION MATERIALS WHEN PLACED AND COMPACTED IN 6" (150 mm) (MAX) LIFTS USING TWO FULL COVERAGES WITH A VIBRATORY COMPACTOR.
3. WHERE INFILTRATION SURFACES MAY BE COMPROMISED BY COMPACTION, FOR STANDARD DESIGN LOAD CONDITIONS, A FLAT SURFACE MAY BE ACHIEVED BY RAKING OR DRAGGING WITHOUT COMPACTION

EQUIPMENT. FOR SPECIAL LOAD DESIGNS, CONTACT STORMTECH FOR COMPACTION REQUIREMENTS.

SC-740 NOTES:
1. SC-740 CHAMBERS SHALL CONFORM TO THE REQUIREMENTS OF ASTM F2418 "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS",

OR ASTM F2922 "STANDARD SPECIFICATION FOR POLYETHYLENE (PE) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".

2. SC-740 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 "STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION
CHAMBERS".

3. "ACCEPTABLE FILL MATERIALS" TABLE ABOVE PROVIDES MATERIAL LOCATIONS, DESCRIPTIONS, GRADATIONS, AND COMPACTION REQUIREMENTS FOR FOUNDATION, EMBEDMENT, AND FILL
MATERIALS.

4. THE "SITE DESIGN ENGINEER" REFERS TO THE ENGINEER RESPONSIBLE FOR THE DESIGN AND LAYOUT OF THE STORMTECH CHAMBERS FOR THIS PROJECT.

5. THE SITE DESIGN ENGINEER IS RESPONSIBLE FOR ASSESSING THE BEARING RESISTANCE (ALLOWABLE BEARING CAPACITY) OF THE SUBGRADE SOILS AND THE DEPTH OF FOUNDATION STONE
WITH CONSIDERATION FOR THE RANGE OF EXPECTED SOIL MOISTURE CONDITIONS.

6. PERIMETER STONE MUST BE EXTENDED HORIZONTALLY TO THE EXCAVATION WALL FOR BOTH VERTICAL AND SLOPED EXCAVATION WALLS.

7. ONCE LAYER 'C' IS PLACED, ANY SOIL/MATERIAL CAN BE PLACED IN LAYER 'D' UP TO THE FINISHED GRADE. MOST PAVEMENT SUBBASE SOILS CAN BE USED TO REPLACE THE MATERIAL
REQUIREMENTS OF LAYER 'C' OR 'D' AT THE SITE DESIGN ENGINEER'S DISCRETION.

OPTIONAL INSPECTION PORT

SC-740 END CAP

TWO LAYERS OF ADS GEOSYNTHETICS 315WTK WOVEN 
GEOTEXTILE BETWEEN FOUNDATION STONE AND CHAMBERS
5' (1.5 m) MIN WIDE CONTINUOUS FABRIC WITHOUT SEAMS

SC-740 ISOLATOR ROW DETAIL
NTS

PROFESSIONAL LAND SURVEYORS & CIVIL ENGINEERS
BLACKWELL & ASSOCIATES, Inc.

Bunker Road, Nantucket, MA.
NANTUCKET ENERGY

prepared for:
AN MCD MODIFICATION REQUEST
SITE PLAN TO ACCOMPANY

SC-740 CHAMBER
FLEXSTORM CATCH IT

PART# 6215NYFX
WITH USE OF OPEN GRATE

15" (375 mm) NYLOPLAST INLINE
DRAIN BODY W/SOLID HINGED
COVER OR GRATE
PART# 2715AG10IP
SOLID COVER: 1599CGC
GRATE: 1599CGS

10" (250 mm) INSERTA TEE
PART# 10P35STIP

INSERTA TEE TO BE CENTERED
ON CORRUGATION CREST

SC-740 10" INSPECTION PORT DETAIL
NTS

10" (250 mm) SDR35 PIPE

18" (450 mm) MIN WIDTH

CONCRETE SLAB
8" (200 mm) MIN THICKNESS

Finished Grade
6" Loam & Seed

CONCRETE COLLAR NOT REQUIRED
FOR UNPAVED APPLICATIONS

CONCRETE COLLAR

SC-740 ISOLATOR SECTION DETAIL
NTS

SC-740 CHAMBER

INSTALLED LENGTH 85.4"INSTALLED LENGTH 85.4"
CHAMBER 1 CHAMBER 2

COVER ENTIRE ISOLATOR ROW WITH ADS 
GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE

8' (2.4 m) MIN WIDE

INVERT=43.0

GRADE=46.0±























































25 B
unker R

oad, N
antucket,, M

A
 02554 C

over Sheet

C
ov

er
 S

he
et

Design
Development

5/6/20

S. M. ROETHKE
d e s i g n,  i n c.

S.M.ROETHKE DESIGN
n a n t u c k e t . m a . 0 2 5 5 4

t: 508.825.7588 | f:
508.825.7589

www.smroethkedesign.com

COPYRIGHT NOTICE
These designs are the property of
S.M. ROETHKE DESIGN, INC.
and may not be used beyond the

scope of this project without
express written consent. All

applicable copyright laws can and
will be enforced.

© 2020

N
an

tu
ck

et
 E

ne
rg

y

REVISIONS:

25
 B

un
ke

r 
R

oa
d

N
an

tu
ck

et
,, 

M
A

 0
25

54

A-0.1

STAMP:

Town and County of Nantucket, MA May 4, 2020
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Data updated 11/19/2018
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From: Megan Trudel
To: Jeff Blackwell; Leslie Snell; Philip Marks III; Andrew Vorce
Subject: RE: Nantucket Energy-Bunker Rd Setback Requirments
Date: Tuesday, May 26, 2020 2:40:00 PM
Attachments: image001.png

Hi Jeff,
 
I reviewed this with Andrew.  Since the boundary to the south is a lease line and not a lot line, he agrees with your
interpretation regarding the setbacks. 
 
Megan Trudel
Town of Nantucket
PLUS-Land Use Specialist
2 Fairgrounds Rd, Nantucket MA 02554
Phone (508) 325-7587 ext. 7053
                                                                                                                                                                                                                                           

 

From: Jeff Blackwell <jeff@blackwellsurvey.com> 
Sent: Tuesday, May 26, 2020 8:06 AM
To: Leslie Snell <LSnell@nantucket-ma.gov>; Philip Marks III <phil@nantucketenergy.com>
Cc: Megan Trudel <mtrudel@nantucket-ma.gov>
Subject: RE: Nantucket Energy-Bunker Rd Setback Requirments
 
Good Morning,
 
Phil wants to designate Old South Road as the frontage and Bunker Road as a side. Only the two road lines fit into the
meanings and limitations defined in the Zoning Code.  Phil leases this parcel from within the large Airport property. The lease
boundaries that are not road lines, are not lot lines within the meaning described in the Zoning Code. I do not believe that a
10’ setback should be applied to the southerly lease line.
 

LOT
A tract of land in common ownership, including land under water, not divided by a street,
which may include multiple parcels of adjacent land in common ownership to the extent
necessary to eliminate or minimize zoning nonconformities. However, two or more
adjacent parcels in common ownership, each of which complies with all applicable
zoning requirements, or each of which has been lawfully improved with one or more
dwellings conforming to all applicable zoning requirements, if any, at the time of
construction thereof, and each of which parcels was in compliance with area and
frontage requirements applicable thereto at the time of such construction, shall be
considered to be separate lots for all purposes under this chapter, notwithstanding any
subsequently effective amendment to this chapter.
[Amended 4-12-1994 ATM by Art. 50, AG approval 4-29-1994]

 
 
YARD, REAR or SIDE

The portion of any lot lying between the buildings upon such lot and each lot line other
than a line adjoining a street.

 
 

mailto:mtrudel@nantucket-ma.gov
mailto:jeff@blackwellsurvey.com
mailto:LSnell@nantucket-ma.gov
mailto:phil@nantucketenergy.com
mailto:AVorce@nantucket-ma.gov
https://www.ecode360.com/11471540#11471540
https://www.ecode360.com/33443722#33443722



Jeffrey L. Blackwell, P.L.S.
Blackwell & Associates, Inc.
20 Teasdale Circle
Nantucket, MA 02554
508-228-9026 x11
jeff@blackwellsurvey.com
 

From: Leslie Snell [mailto:LSnell@nantucket-ma.gov] 
Sent: Monday, May 25, 2020 10:59 AM
To: Philip Marks III
Cc: Megan Trudel; Jeff Blackwell
Subject: Re: Nantucket Energy-Bunker Rd Setback Requirments
 
We can include language in the PB decision that will reflect your alternate plan. Something like “in the event the ZBA grants a
variance to reduce the setback from 10 feet to 5 feet, no further relief or site plan review by the Planning Board is required” -
assuming the Board has no objections to it.  

Sent from my iPad
 

On May 22, 2020, at 1:48 PM, Philip Marks III <phil@nantucketenergy.com> wrote:


Jeff,
 
If you could adjust the plane to reflect moving the main building forward 5’ so the setback will be 10 feet and
we can submit this way then I will go back to the ZBA and see if they will allow me to move it back.  This way I
have an approval to move forward.
 
Thanks
 
Phil
 

From: Megan Trudel <mtrudel@nantucket-ma.gov> 
Sent: Friday, May 22, 2020 12:57 PM
To: Jeff Blackwell <jeff@blackwellsurvey.com>; Philip Marks III <phil@nantucketenergy.com>
Cc: Leslie Snell <LSnell@nantucket-ma.gov>
Subject: Nantucket Energy-Bunker Rd Setback Requirments
 
Hi Jeff and Phil,
 
I’m reviewing the plan for Bunker Rd and just wanted to clarify placement of the buildings. 
 
The Planning Board does not have the authority in this instance to reduce the setback requirements.  In CI, the
set backs are 20ft front, 10ft rear, and 0ft sides.  This particular parcel is in a unique situation because you can
technically claim that the unconstructed portion of Old South Road is the frontage and Bunker Road is the side(a
concept that Leslie had discussed with Steve Rotheke).  This would make the two smaller buildings compliant
with the setback requirements but then the larger building to the south would need to be repositioned to allow
for a 10ft rear set back.  If Bunker Road is claimed for frontage, the two smaller buildings must be repositioned
to comply with the 20 ft front set back requirement and then the larger building can remain as proposed.   The
final option would be to seek zoning relief through the ZBA. 
 
Please let me know which you would prefer and send an updated plan. Thanks!
 
Megan Trudel
Town of Nantucket
PLUS-Land Use Specialist
2 Fairgrounds Rd, Nantucket MA 02554
Phone (508) 325-7587 ext. 7053

mailto:jeff@blackwellsurvey.com
mailto:LSnell@nantucket-ma.gov
mailto:phil@nantucketenergy.com
mailto:mtrudel@nantucket-ma.gov
mailto:jeff@blackwellsurvey.com
mailto:phil@nantucketenergy.com
mailto:LSnell@nantucket-ma.gov
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 

 

                                                                                                            June 4, 2020 
 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
  
 
Subject:  Application for an Amendment to a Previously Granted Special Permit, Nantucket Energy, 25 
Bunker Road – Engineering Review Report 
 
Dear Mrs. Snell 
 
Pesce Engineering & Associates is pleased to provide you this review of the project application for a 
proposed amendment to a previously granted Special Permit for the project located at 25 Bunker Road.  
As with our previous reviews, we have evaluated the existing plans for consistency with the Town's 
Zoning Bylaw, general conformance with the Massachusetts Stormwater Management Regulations, and 
good engineering practice.   
 
We have reviewed the following information to prepare this letter report: 

 

• Application for an Amendment to a Previously Granted Special Permit, with attachments, 
including site plan, dated May 20, 2020. 
 

• Project site plan entitled “Site Plan to Accompany an MCD Modification Request,” 1 sheet, 
prepared by Blackwell & Associates, dated May 19, 2020. 
 

• Project architectural Plans entitled “Design Development Nantucket Energy 25 Bunker Road, 
Nantucket, MA,” prepared by S.M. Roethke Design, Inc., 4 sheets, dated May 6, 2020. 
 

The proposed development is located on a 1.82-acre parcel (2 lease parcels) owned by the Nantucket 
Airport Commission at 25 Bunker Road, adjacent to the Nantucket Airport runway area.  This site is 
entirely upland area and is located in the Commercial Industrial (CI) Zoning District.  Municipal water 
service is available on the site. 
 
The site is an industrial/commercial yard, which contains multiple trailers, propane tanks (for Nantucket 
Energy), boats, vehicles/trucks, steel and related construction materials.  According to the plans 
reviewed, the following are the highlights of the proposed construction: 
 

• Construction of a new 60’ X 100’ building with a new septic system 
 

• Construction of 2 new 40” X 40’ pre-engineered steel buildings 
 

• Proposed new gate at the northeast end of the site 
 
 
The following are our review comments: 
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1. We recommend that a floor plan and elevations for the proposed 60’ x 100’ building be provided to 
the Board for review.  
 

2. We have the following comments on the Site Plan prepared by Blackwell & Associates: 
 
a. The plan should show the new parking spaces for the proposed office space (presumably in 

the 60’ X 100’ building) and a table or note indicating compliance with the zoning parking 
requirements. 
 

b. The proposed water line location for the 60’ x 100’ building should be shown on the plan. 
 
c. The building setbacks should be added to the plan.  Note: The proposed two 40’ X 40’ 

buildings located along Bunker Road do not appear to comply with the required 20 ft. front 
setback for the CI District.  

 
d. The plan shows a proposed gate at the northeast end of the site.  However, no driveway 

entrance apron from Bunder Road is shown.  A construction detail should be added to the 
plan for this entrance apron. 

 
e. The septic system reserve area should be relocated out of the footprint of the proposed 40’ x 

40’ building. 
 
f. No new details for stormwater drainage systems have been indicated on the plans.  We 

recommend that at least roof drain drywells be provided for the 3 new buildings to reduce 
uncontrolled runoff on the site. 

 
3. Previous Comments.  This site was previously reviewed by Pesce Engineering in 2018, under a 

different application.  However, none our of previous comments were addressed, nor were the plans 
revised.  We recommend that this be resolved prior to approval or final endorsement of a Decision for 
this project.  Below are the previous 2018 comments: 

 
1. We recommend that all site access drives be repaired to provide asphalt aprons from the fence line to the 

existing edge of pavement at Bunker Road.  This should include the new access apron for the new gate on the 
north side of the site to access the boat storage area (this new access apron should also be added to the plan).  
These aprons should be as wide as the gates, and have a 15-ft. radius (min.) at the edge on bunker road. 
 

2. We recommend that a driveway apron detail be added to the plans showing a minimum of 8-inch thickness of 
crushed stone base material with a specified sieve design for the crushed stone base (MassDOT M2.01.7 or 
equal).   The asphalt cross-section should include at a minimum, a 2-inch binder course with a 1.5-inch finish 
course. 

 
3. We recommend that the existing vegetation on the north side of the present northern gate shown on the plans 

(near the existing flagpole), be cut/trimmed to improve safe sight distance at this driveway access. 
 

4. There is a low spot at the existing northern gate access driveway, as described above, which creates a puddle 
area during rain events.  This will create failure problems at the edge of the asphalt on Bunker Road if not 
corrected.  We recommend that this low spot be filled and regraded as part of the construction of the new 
asphalt apron at this location.  
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Thank you again for this opportunity to assist the Planning Board in their review of this project.  As 
always, please call if you have any questions.   
 

Sincerely,  
 
PESCE ENGINEERING & ASSOCIATES, INC. 
 

 
Edward L. Pesce., P.E., LEED ® AP 
Principal  
 
 
cc: 
    Megan Trudel, Nantucket PLUS Dept. 
    Jeffrey Blackwell, Blackwell & Associates, Inc. 
    Mike Day, Atlantic Aeolis      



 

 

  

PLSP-2020-02-0035  
Special Permit-Second Driveway Access 

 4 Hanabea Lane 
ACK Laundro LLC 
Map 69 Parcel 15 

 
 

 
  



SITE DESIGN ENGINEERING, LLC.
11 Cushman Street, Middleboro, MA 02346 
P: 508-967-0673 F: 508-967-0674

June 12, 2020 SDE No. 19036 

Nantucket Planning Board 
2 Fairgrounds Road 
Nantucket, MA 02554

Subject: 4 Hanabea Lane 
Definitive Subdivision Modification 
Assessors Map 69 Parcel 15 

Dear Members of the Board: 

The owners of property located at 4 Hanabea Lane (Assessors map 69 parcels 15) are requesting 
to amend the definitive subdivision approval for Hanabea Lane to allow one additional driveway 
access.  The original subdivision approval from 2003 states 4 of the 5 lots must utilize shared 
driveways and one lot may contain an independent driveway.  This results in 3 driveway accesses 
allowed over 5 lots.  The Board approved a modification to the subdivision approval in 2017 that 
moved the locations of the shared driveways but did not change the number of driveways.  The 
modification states that 4 Hanabea Lane shall utilize a shared driveway with 6 Hanabea Lane. 

The applicant is proposing to construct a building at 4 Hanabea Lane that would utilize the 
approved shared driveway with 6 Hanabea Lane as a main access driveway however the building 
use would require in-frequent access by trailers.  The trailer access is proposed to use a second 
driveway in front of the building which would allow access into the building via a garage door.  
This second driveway access is not intended to be used on a frequent basis and would not create 
any adverse traffic or safety issues. 

The applicant is also proposing to adjust the curb line adjacent to the second driveway entrance 
in order to create one additional on-street parking space.  The parking space would be constructed 
in a similar fashion as those constructed on Hanabea Lane to the west.  This new parking space 
would also require relocating a fire hydrant to a new location within the landscape island between 
the two driveways. 

We ask that this application be heard at the Boards next available public meeting, tentatively July 
20.  The applicant also has a Special Permit under review by the Board for a second driveway on 
the same property that we would continue to review with the Board.  Please call me with any 
questions at (508) 503-3500 or email dmulloy@sde-ldec.com. 

mailto:dmulloy@sde-ldec.com


Page 2 of 2 
SDE No. 19036 
4 Hanabea Lane Subdivision Amendment 
June 12, 2020 

SITE DESIGN ENGINEERING, LLC.
11 Cushman Street, Middleboro, MA 02346 

P: 508-967-0673   F: 508-967-0674

Respectfully, 
Site Design Engineering, LLC. 

Daniel C. Mulloy, PE. 

Enclosures:   
Form B1 Definitive Plan Modification Application, dated 6/12/20 
4 Hanabea Lane Building Site Plan, revision date 3/13/20 
4 Hanabea Lane certified abutters list and mailing labels 
4 Hanabea Lane subdivision modification fee of $250.00 
4 Hanabea Lane abutter certified mailing fee $394.40 







P
R

O
P

O
S

E
D

 
B

U
I
L
D

I
N

G
 
S

I
T

E
 
P

L
A

N

4
 
 
H

A
N

A
B

E
A

 
 
L
A

N
E

A
S

S
E

S
S

O
R

'
S

 
M

A
P

 
6
9
,
 
P

A
R

C
E

L
 
1
5

 
N

A
N

T
U

C
K

E
T

,
 
M

A
S

S
A

C
H

U
S

E
T

T
S

1  OF    2

PERMITTING

ISSUED FOR:

1" = 10'

P
R

E
P

A
R

E
D

 
F

O
R

 
 
A

C
K

 
L
A

U
N

D
R

O
,
 
L
L
C

.

FEBRUARY 7, 2020

DCMRT/SJE RT/SJE

SITE  PLAN

A
P

P
R

O
V

E
D

D
E

S
C

R
I
P

T
I
O

N
D

A
T

E
N

O
.

PLAN REVISIONS

DATE:

PROJECT NO.

CHECK BY:DESIGN BY:

SCALE:

19036

SHEET NO.

DRAWN BY:

DRAWING TITLE:

11 CUSHMAN STREET

MIDDLEBORO, MA 02346

T: 508-967-0673       F: 508-967-0674

WWW.SDE-LDEC.COM

SITE DESIGN
ENGINEERING, LLC.

LOCUS                       NOT TO SCALE

SITE

SITE  LAYOUT  PLAN

SCALE: 1" = 10'

GRADING , DRAINAGE & UTILITY  PLAN

SCALE: 1" = 10'

D
C

M
R

E
V

I
S

E
D

 
P

E
R

 
S

T
R

E
E

T
 
P

A
R

K
I
N

G
 
L

A
Y

O
U

T
 
C

H
A

N
G

E
3

/
1

3
/
2

0
2

0
1

AutoCAD SHX Text
IP

AutoCAD SHX Text
HANABEA        LANE

AutoCAD SHX Text
MAP 69 , LOT 10 AREA=7,509 SF (0.17 Ac.)

AutoCAD SHX Text
109.4'

AutoCAD SHX Text
PROPOSED BUILDING

AutoCAD SHX Text
(2,133 SF)

AutoCAD SHX Text
72.7'

AutoCAD SHX Text
PROPOSED GRAVEL DRIVEWAY

AutoCAD SHX Text
1

AutoCAD SHX Text
PROPOSED  BIT. CONC  DRIVEWAY & ARPON

AutoCAD SHX Text
EXIST. TEL. BOX

AutoCAD SHX Text
EX. CB

AutoCAD SHX Text
EX. CB

AutoCAD SHX Text
EX. DMH

AutoCAD SHX Text
 EDGE OF PAVEMENT

AutoCAD SHX Text
 EDGE OF PAVEMENT

AutoCAD SHX Text
EXISTING DRIVEWAY

AutoCAD SHX Text
EXISTING BUILDING

AutoCAD SHX Text
EXISTING BUILDING

AutoCAD SHX Text
SLAB EL.=42.00

AutoCAD SHX Text
102.9'

AutoCAD SHX Text
N/F DOMBOYS REALTY LLC MAP 68 , LOT 319

AutoCAD SHX Text
N/F WEEWEEDER LLC MAP 68 , LOT 317

AutoCAD SHX Text
N/F SCARLETT OHARA LLC MAP 69 , LOT 17

AutoCAD SHX Text
PROPOSED 2-FT. RADIUS GRANITE CURBING (TYP)

AutoCAD SHX Text
N/F MAT ACK LLC MAP 69 , LOT 255

AutoCAD SHX Text
HEDGE

AutoCAD SHX Text
HEDGE

AutoCAD SHX Text
GRAVEL PARKING

AutoCAD SHX Text
GRASS

AutoCAD SHX Text
GRASS

AutoCAD SHX Text
GRAVEL PARKING

AutoCAD SHX Text
EXISTING FENCE 

AutoCAD SHX Text
EXISTING FENCE 

AutoCAD SHX Text
EXISTING DRIVEWAY

AutoCAD SHX Text
PROPOSED GRANITE CURBING (TYP)

AutoCAD SHX Text
2'R

AutoCAD SHX Text
2'R

AutoCAD SHX Text
2'R

AutoCAD SHX Text
PROPOSED GRAVEL PARKING

AutoCAD SHX Text
69.1'

AutoCAD SHX Text
2

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
6

AutoCAD SHX Text
3

AutoCAD SHX Text
REBAR (Fnd)

AutoCAD SHX Text
REBAR (Fnd)

AutoCAD SHX Text
CB/DH (Fnd)

AutoCAD SHX Text
EXISTING DRIVEWAY EASEMENT

AutoCAD SHX Text
PROPOSED  BIT. CONC  DRIVEWAY & ARPON

AutoCAD SHX Text
PROPOSED ON-STREET PARKING

AutoCAD SHX Text
PROPOSED GRANITE CURB (TYP)

AutoCAD SHX Text
2'R

AutoCAD SHX Text
PROPOSED 2-FT. RADIUS GRANITE CURBING (TYP)

AutoCAD SHX Text
EX. SMH

AutoCAD SHX Text
IP

AutoCAD SHX Text
HANABEA        LANE

AutoCAD SHX Text
40.6

AutoCAD SHX Text
41.6

AutoCAD SHX Text
41.4

AutoCAD SHX Text
41.2

AutoCAD SHX Text
43.4

AutoCAD SHX Text
41.2

AutoCAD SHX Text
41.1

AutoCAD SHX Text
8"W

AutoCAD SHX Text
MAP 69 , LOT 10 AREA=7,509 SF (0.17 Ac.)

AutoCAD SHX Text
PROPOSED BUILDING

AutoCAD SHX Text
(2,133 SF)

AutoCAD SHX Text
6"RD

AutoCAD SHX Text
PROPOSED OIL/WATER & SEDIMENT SEPARATOR WITH CATCH BASIN INLET FRAME & GRATE

AutoCAD SHX Text
8"D

AutoCAD SHX Text
EXISTING UNDERGROUND ELECTRIC (APPROXIMATE)

AutoCAD SHX Text
EXISTING WATER MAIN (APPROXIMATE)

AutoCAD SHX Text
EXISTING SEWER (APPROXIMATE)

AutoCAD SHX Text
PROPOSED WATER SERVICE CONNECTION (TO BE COORDINATED WITH UTILITY CO.)

AutoCAD SHX Text
PROPOSED ELECTRIC, CABLE & TELEPHONE SERVICE CONNECTION (TO BE COORDINATED WITH UTILITY CO.)

AutoCAD SHX Text
ECT

AutoCAD SHX Text
EXIST. TEL. BOX

AutoCAD SHX Text
EXIST. ELEC. BOX

AutoCAD SHX Text
EXIST. TEL. BOX

AutoCAD SHX Text
EX. CB

AutoCAD SHX Text
EX. CB

AutoCAD SHX Text
EX. DMH

AutoCAD SHX Text
EX. SMH RIM=41.6±8"INV.=38.0±

AutoCAD SHX Text
 EDGE OF PAVEMENT

AutoCAD SHX Text
 EDGE OF PAVEMENT

AutoCAD SHX Text
EXISTING DRIVEWAY

AutoCAD SHX Text
EXISTING BUILDING

AutoCAD SHX Text
EXISTING BUILDING

AutoCAD SHX Text
39.76

AutoCAD SHX Text
39.53

AutoCAD SHX Text
39.92

AutoCAD SHX Text
40.26

AutoCAD SHX Text
40.30

AutoCAD SHX Text
40.29

AutoCAD SHX Text
40.70

AutoCAD SHX Text
41.33

AutoCAD SHX Text
41.50

AutoCAD SHX Text
39.84

AutoCAD SHX Text
40.39

AutoCAD SHX Text
40.79

AutoCAD SHX Text
41.46

AutoCAD SHX Text
41.97

AutoCAD SHX Text
42.22

AutoCAD SHX Text
41.87

AutoCAD SHX Text
39.62

AutoCAD SHX Text
39.95

AutoCAD SHX Text
40.74

AutoCAD SHX Text
39.79

AutoCAD SHX Text
39.04

AutoCAD SHX Text
39.16

AutoCAD SHX Text
39.94

AutoCAD SHX Text
39.83

AutoCAD SHX Text
38.45

AutoCAD SHX Text
39.96

AutoCAD SHX Text
38.23

AutoCAD SHX Text
38.45

AutoCAD SHX Text
40.23

AutoCAD SHX Text
38.28

AutoCAD SHX Text
38.54

AutoCAD SHX Text
39.53

AutoCAD SHX Text
39.86

AutoCAD SHX Text
40.42

AutoCAD SHX Text
39.37

AutoCAD SHX Text
39.66

AutoCAD SHX Text
40.71

AutoCAD SHX Text
40.25

AutoCAD SHX Text
40.06

AutoCAD SHX Text
40.80

AutoCAD SHX Text
40.36

AutoCAD SHX Text
40.01

AutoCAD SHX Text
39.86

AutoCAD SHX Text
40.42

AutoCAD SHX Text
41.48

AutoCAD SHX Text
41.10

AutoCAD SHX Text
40.43

AutoCAD SHX Text
40.35

AutoCAD SHX Text
40.30

AutoCAD SHX Text
40.61

AutoCAD SHX Text
41.05

AutoCAD SHX Text
40.76

AutoCAD SHX Text
41.11

AutoCAD SHX Text
39.80

AutoCAD SHX Text
SLAB EL.=42.00

AutoCAD SHX Text
PROPOSED BLDG. SEWER 4"S INV.=38.00

AutoCAD SHX Text
+

AutoCAD SHX Text
42.00

AutoCAD SHX Text
+

AutoCAD SHX Text
42.10

AutoCAD SHX Text
+

AutoCAD SHX Text
42.30

AutoCAD SHX Text
+

AutoCAD SHX Text
41.90

AutoCAD SHX Text
+

AutoCAD SHX Text
42.20

AutoCAD SHX Text
+

AutoCAD SHX Text
41.80

AutoCAD SHX Text
+

AutoCAD SHX Text
41.50

AutoCAD SHX Text
+

AutoCAD SHX Text
42.00

AutoCAD SHX Text
+

AutoCAD SHX Text
42.00

AutoCAD SHX Text
+

AutoCAD SHX Text
41.70

AutoCAD SHX Text
+

AutoCAD SHX Text
41.20

AutoCAD SHX Text
+

AutoCAD SHX Text
41.80

AutoCAD SHX Text
10"D

AutoCAD SHX Text
MATCH EXISTING ROADWAY GRADE

AutoCAD SHX Text
STORAGE SYSTEM 10" INV. IN=37.30 (CB-OW) BOT. OF CHAMBERS=36.00 BOT. OF STONES=35.50

AutoCAD SHX Text
STORAGE SYSTEM INSPECTION PORTS (TYP)

AutoCAD SHX Text
ROOF DRAIN 8" INV. IN=37.30 MANIFOLD & LATERAL 8" INV. IN=37.30

AutoCAD SHX Text
8"D

AutoCAD SHX Text
ROOF DRAIN JUNCTION CLEANOUT 8" INV. OUT=37.60

AutoCAD SHX Text
ROOF DRAIN CLEANOUT 6" INV.=38.40

AutoCAD SHX Text
BENCHMARK DRAIN MANHOLE RIM ELEV.=39.71 (NAVD88)

AutoCAD SHX Text
PROPOSED EROSION CONTROL SILT FENCE ALONG PROPERTY LINE (TYP)

AutoCAD SHX Text
PROPOSED EROSION CONTROL SILT FENCE ALONG PROPERTY LINE (TYP)

AutoCAD SHX Text
INSTALL CATCH BASIN EROSION & SEDIMENT CONTROL SILT SACK ON EXISTING CATCH BASINS (TYP)

AutoCAD SHX Text
INSTALL CATCH BASIN EROSION & SEDIMENT CONTROL SILT SACK ON CATCH BASIN INLET

AutoCAD SHX Text
CB-OW SEPARATOR CB INLET RIM=40.90 10" INV. OUT=38.70

AutoCAD SHX Text
PROPOSED SEWER CLEANOUT (TYP)

AutoCAD SHX Text
PROPOSED 2-FT. RADIUS GRANITE CURBING (TYP)

AutoCAD SHX Text
HEDGE

AutoCAD SHX Text
HEDGE

AutoCAD SHX Text
GRAVEL PARKING

AutoCAD SHX Text
GRASS

AutoCAD SHX Text
GRASS

AutoCAD SHX Text
GRAVEL PARKING

AutoCAD SHX Text
EXISTING FENCE 

AutoCAD SHX Text
EXISTING FENCE 

AutoCAD SHX Text
EXISTING DRIVEWAY

AutoCAD SHX Text
2'R

AutoCAD SHX Text
6"RD

AutoCAD SHX Text
+

AutoCAD SHX Text
42.50

AutoCAD SHX Text
+

AutoCAD SHX Text
41.00

AutoCAD SHX Text
W

AutoCAD SHX Text
REBAR (Fnd)

AutoCAD SHX Text
REBAR (Fnd)

AutoCAD SHX Text
CB/DH (Fnd)

AutoCAD SHX Text
PROPOSED SEWER CONNECTION TO EXISTING SEWER SERVICE (VERIFY IN FIELD) 

AutoCAD SHX Text
EXISTING DRIVEWAY EASEMENT

AutoCAD SHX Text
4"S

AutoCAD SHX Text
PROPOSED  BIT. CONC  DRIVEWAY & ARPON

AutoCAD SHX Text
PROPOSED ON-STREET PARKING

AutoCAD SHX Text
PROPOSED HYDRANT LOCATION

AutoCAD SHX Text
EXISTING HYDRANT TO BE RELOCATED

AutoCAD SHX Text
PROPOSED GRANITE CURB (TYP)

AutoCAD SHX Text
2'R

AutoCAD SHX Text
PROPOSED OIL & GAS TRAP FOR FLOOR DRAINS RIM=41.05 2-6"S INV. IN=38.33 6"S INV. OUT=38.00 (OUT-UPPER) 6"S INV. OUT=35.00 (OUT-LOWER)

AutoCAD SHX Text
6"S

AutoCAD SHX Text
6"S

AutoCAD SHX Text
FLOOR DRAIN SEWER 6"S INV.=38.70

AutoCAD SHX Text
FLOOR DRAIN SEWER 6"S INV.=38.70

AutoCAD SHX Text
6"S

AutoCAD SHX Text
VENT

AutoCAD SHX Text
GAS TRAP VENT 

AutoCAD SHX Text
EX. SMH

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
5

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
SCALE: 1 INCH = 10 FEET

AutoCAD SHX Text
0

AutoCAD SHX Text
L.C. PLAN #16514-114

AutoCAD SHX Text
CURRENT OWNER: ACK LAUNDRO, LLC. 19 CENTER STREET NANTUCKET, MA 02554 TITLE REFERENCE: : L.C. CERT. 26710 PLAN REFERENCE: : L.C. PLAN #16514-114 (LOT 910) SITE LOCATION: : 4 HANABEA LANE NANTUCKET, MASSACHUSETTS ASSESSORS REFERENCE: : MAP 69, PARCELS 15�

AutoCAD SHX Text
0 FT.

AutoCAD SHX Text
50 FT.

AutoCAD SHX Text
5,000 S.F.

AutoCAD SHX Text
%%UREQUIRED

AutoCAD SHX Text
0 FT.

AutoCAD SHX Text
0 FT.

AutoCAD SHX Text
LOT FRONTAGE

AutoCAD SHX Text
LOT AREA

AutoCAD SHX Text
SIDE YARD SETBACK

AutoCAD SHX Text
REAR YARD SETBACK

AutoCAD SHX Text
FRONT YARD SETBACK

AutoCAD SHX Text
50%%%

AutoCAD SHX Text
MAX. GROUND COVER RATIO

AutoCAD SHX Text
THE SITE IS ZONED COMMERCIAL-MID-ISLAND (CMI) 

AutoCAD SHX Text
ZONING REQUIREMENTS

AutoCAD SHX Text
2.7 FT. 

AutoCAD SHX Text
72.7 FT.

AutoCAD SHX Text
7,509 S.F.

AutoCAD SHX Text
%%UPROPOSED

AutoCAD SHX Text
13.3 FT.

AutoCAD SHX Text
46.9 FT.

AutoCAD SHX Text
28.4%%%

AutoCAD SHX Text
CORE TOWN SEWER

AutoCAD SHX Text
ZONE II WELLHEAD PROTECTION AREA

AutoCAD SHX Text
OVERLAY DISTRICT APPLICABILITY

AutoCAD SHX Text
TOWN OVERLAY

AutoCAD SHX Text
MULTI-FAMILY OVERLAY

AutoCAD SHX Text
WELLHEAD PROTECTION

AutoCAD SHX Text
PROPERTY LINE SPOT ELEVATION FENCE TREE LINE TREE BRUSH LINE WATER SERVICE WATER SHUTOFF HYDRANT CATCH BASIN DRAIN MANHOLE DRAIN PIPE UTILITY POLE MAIL BOX TEST PIT

AutoCAD SHX Text
W

AutoCAD SHX Text
x

AutoCAD SHX Text
40.72

AutoCAD SHX Text
LEGEND

AutoCAD SHX Text
WG

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
UP #

AutoCAD SHX Text
M

AutoCAD SHX Text
1 SPACE / 900 GFS

AutoCAD SHX Text
%%UREGULATION

AutoCAD SHX Text
WAREHOUSE

AutoCAD SHX Text
%%UREQUIREMENT

AutoCAD SHX Text
PARKING TABLE

AutoCAD SHX Text
4,290 GSF / 900 GSF

AutoCAD SHX Text
= 5 SPACES

AutoCAD SHX Text
(PROVIDED)

AutoCAD SHX Text
20%%%

AutoCAD SHX Text
OPEN SPACE RATIO

AutoCAD SHX Text
23.9%%%

AutoCAD SHX Text
GENERAL NOTES: 1. EXISTING CONDITIONS INFORMATION WAS COMPILED FROM AN ON THE GROUND SURVEY PERFORMED EXISTING CONDITIONS INFORMATION WAS COMPILED FROM AN ON THE GROUND SURVEY PERFORMED BY SITE DESIGN ENGINEERING, LLC. AND SUPPLEMENTED WITH RECORD PLAN INFORMATION. 2. ELEVATIONS ARE REFERENCED TO NAVD88.. ELEVATIONS ARE REFERENCED TO NAVD88.. 3. THE SITE IN NOT LOCATED WITHIN ANY KNOWN FLOOD HAZARD ZONES AS SHOWN ON THE THE SITE IN NOT LOCATED WITHIN ANY KNOWN FLOOD HAZARD ZONES AS SHOWN ON THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP COMMUNITY-PANEL NUMBER 250230 0089 G, DATED JUNE 9, 2014. 4. THIS PLAN AND ANY ACCOMPANYING CERTIFICATIONS DO NOT CONSTITUTE A CERTIFICATION OF THIS PLAN AND ANY ACCOMPANYING CERTIFICATIONS DO NOT CONSTITUTE A CERTIFICATION OF TITLE TO THE PROPERTY DISPLAYED HEREON.  THE OWNER OF LOCUS AND ABUTTING PROPERTIES ARE SHOWN ACCORDING TO CURRENT TOWN ASSESSORS RECORDS. 5. EXISTING UTILITY LINES SHOWN ON THIS PLAN ARE FROM AVAILABLE INFORMATION AND ARE EXISTING UTILITY LINES SHOWN ON THIS PLAN ARE FROM AVAILABLE INFORMATION AND ARE APPROXIMATE LOCATIONS.  THERE MAY BE EXISTING LINES OTHER THAN THOSE INDICATED.  SITE DESIGN ENGINEERING, LLC. ASSUMES NO RESPONSIBILITY FOR DAMAGES INCURRED AS A RESULT OF UTILITIES OMITTED OR INACCURATELY SHOWN.  BEFORE PLANNING FUTURE CONNECTIONS, THE PROPER PUBLIC UTILITY ENGINEERING DEPARTMENT SHOULD BE CONSULTED.



PLSP-2020-02-0035







PLSP-2020-02-0035



PLSP-2020-02-0035





































 

 

 

PLSUB-2019-12-0018 – Definitive Subdivision 
Skinner Way 

320R Milestone Road 
Robert Coffin & Brenda Williams 

Map 73 Parcels 55 
  









From: Ed Pesce
To: Megan Trudel
Cc: Holly Backus; Leslie Snell; acksurvey@hotmail.com
Subject: RE: Skinner"s Subdivision
Date: Tuesday, January 7, 2020 10:09:40 AM
Attachments: image003.png

Hi Megan,

 

Wow – a John Shugrue Plan from Jan 2005!  This is an old project for sure.

 

Thanks for the heads-up.  Just briefly looking over the plans, I can see that I need the

following information:

 

Grading & Drainage design and drainage calculations

Utilities Plan (water, sewer & electric.  Gas if available)

Landscaping & Lighting Plan

Erosions Control details, and or, Erosion Control Plan

Construction Detail Sheet – including a roadway cross-section/pavement design

detail

Review comments from the Fire Dept. for adequacy of emergency vehicle access &

egress

List of any waivers

 

I have included Teddy King on this e-mail for his awareness of the above.

 

Thanks,

 

ED
 

_____________________________________________

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

Plymouth, MA  02360
 

Office: 508-743-9206
Cell:   508-333-7630
epesce@comcast.net

 

From: Megan Trudel <mtrudel@nantucket-ma.gov> 
Sent: Friday, January 3, 2020 10:59 AM
To: Ed Pesce <epesce@comcast.net>
Cc: Holly Backus <hbackus@nantucket-ma.gov>; Leslie Snell <LSnell@nantucket-ma.gov>
Subject: Skinner's Subdivision

mailto:epesce@comcast.net
mailto:mtrudel@nantucket-ma.gov
mailto:hbackus@nantucket-ma.gov
mailto:LSnell@nantucket-ma.gov
mailto:acksurvey@hotmail.com
mailto:epesce@comcast.net



 
Hey Ed,
 
We’ve received the attached application for your review.  I’ve requested a $5,000 check for escrow
(which has not yet been received).
As of today, we do not have any storm water/drainage info, or any feedback from
Water/Sewer/DPW.  I will keep you posted as information trickles in, but wanted to get this onto
your radar!
 
Thanks!
 
Megan Trudel
Town of Nantucket
PLUS-Land Use Specialist
2 Fairgrounds Rd, Nantucket MA 02554
Phone (508) 325-7587 ext. 7053
 

 



Nantucket Fire Department 
4 Fairgrounds Road 

Nantucket, MA 02554 
508-228-2324 

 
January 10, 2020 
 
 
Megan Trudel 
Town of Nantucket 
PLUS-Land Use Specialist 
2 Fairgrounds Road 
Nantucket, MA 02554 
 
RE:  320R Milestone Road Subdivision 
 
Megan, 
 
After reviewing the documents for the proposed subdivision the Nantucket Fire Department has the 
following comments: 
 
Fire Department Access 
 

1. The access road shall be capable of supporting the imposed loads of fire apparatus and shall be 
provided with an all-weather driving surface, and shall be maintained.  
 

2. The fire apparatus access road plans must include an analysis and evaluation of fire apparatus 
maneuvers throughout the access roads created by swept path analyses and turn simulation 
software, including provisions for the apparatus to turn around. 

 
3. The proposed 16 ft. width is adequate. The road should also have an unobstructed vertical 

clearance of not less than 13 ft. 6 in.  
 

Fire Department Water Supply 
 

1. Due to the distance from the closest water source, a fire hydrant shall be installed at the end of 
the proposed roadway.  

 
 
Please call me anytime should you have any questions.  
 
Sincerely, 

 
Sean Mitchell 
Fire Prevention Officer 
Nantucket Fire Department 
smitchell@fire.nantucket-ma.gov 



From: Mark Willett
To: David Gray; Megan Trudel; Lora Kebbati
Cc: Sheahan, Daniel
Subject: RE: Skinner"s Subdivision Application
Date: Monday, January 6, 2020 3:10:50 PM
Attachments: image001.png

image002.png

This is in the well head protection zone, but there are provisions in the by-law for the use of I/A
septic systems just like Hydrangea.  Ultimately it would be best if Hydrangea and this subdivision
were both on Town Sewer.  At a minimum I/A septic systems would have to be used.  I understand
David is doing a lot of work in Sconset developing a comprehensive sewer plan.  I will hook up with
David tomorrow and discuss this with him.
 
Mark
Wannacomet Water
 

From: David Gray 
Sent: Monday, January 6, 2020 8:46 AM
To: Megan Trudel <mtrudel@nantucket-ma.gov>; Mark Willett <mwillett@nantucket-ma.gov>; Lora
Kebbati <lkebbati@nantucket-ma.gov>
Cc: Sheahan, Daniel <sheahand@wseinc.com>
Subject: RE: Skinner's Subdivision Application
 
Happy New Year Megan, some of this property is in the sewer district some is outside. This is within
the Well Head protection zone so I think Mark Willett needs to weight in on this.
We are currently performing a Comprehensive Wastewater Management Plan for Sconset and I
don’t believe we included this parcel in any of our plans or counts. The subdivision to the West on
Hydrangea Ln has a community septic system that I am not sure is being properly serviced. We are
also working to have sewer installed in this area to protect the Wells.
I will forward the email to Mark and my consultant now.
I do this we need to look at this more closely before it goes for approval.
Thank you
 

David C Gray Sr.
Sewer Director
Nantucket Sewer Department
81 S.Shore Rd
Nantucket, MA  02554
Telephone 508.228-7200 EXT 7801
Cell  401-413-8370
dgray@nantucket-ma.gov
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From: Megan Trudel 
Sent: Friday, January 03, 2020 10:55 AM
To: David Gray <dgray@nantucket-ma.gov>
Subject: Skinner's Subdivision Application
 
Hi David,
 
We received the attached application for an AR Subdivision at 320R Milestone Road.  This is

scheduled to be on the Planning Board’s January 13th agenda.  Please let me know if you have any
feedback you would like for me to send along to the Board for their consideration.  Thanks!
 
Best,
 
Megan Trudel
Town of Nantucket
PLUS-Land Use Specialist
2 Fairgrounds Rd, Nantucket MA 02554
Phone (508) 325-7587 ext. 7053
 

 

mailto:dgray@nantucket-ma.gov


From: David Gray
To: Megan Trudel; Mark Willett; Lora Kebbati
Cc: Sheahan, Daniel
Subject: RE: Skinner"s Subdivision Application
Date: Monday, January 6, 2020 8:46:10 AM
Attachments: image002.png

image003.png

Happy New Year Megan, some of this property is in the sewer district some is outside. This is within
the Well Head protection zone so I think Mark Willett needs to weight in on this.
We are currently performing a Comprehensive Wastewater Management Plan for Sconset and I
don’t believe we included this parcel in any of our plans or counts. The subdivision to the West on
Hydrangea Ln has a community septic system that I am not sure is being properly serviced. We are
also working to have sewer installed in this area to protect the Wells.
I will forward the email to Mark and my consultant now.
I do this we need to look at this more closely before it goes for approval.
Thank you
 

David C Gray Sr.
Sewer Director
Nantucket Sewer Department
81 S.Shore Rd
Nantucket, MA  02554
Telephone 508.228-7200 EXT 7801
Cell  401-413-8370
dgray@nantucket-ma.gov

        
 
 

From: Megan Trudel 
Sent: Friday, January 03, 2020 10:55 AM
To: David Gray <dgray@nantucket-ma.gov>
Subject: Skinner's Subdivision Application
 
Hi David,
 
We received the attached application for an AR Subdivision at 320R Milestone Road.  This is

scheduled to be on the Planning Board’s January 13th agenda.  Please let me know if you have any
feedback you would like for me to send along to the Board for their consideration.  Thanks!
 
Best,
 
Megan Trudel
Town of Nantucket

mailto:dgray@nantucket-ma.gov
mailto:mtrudel@nantucket-ma.gov
mailto:mwillett@nantucket-ma.gov
mailto:lkebbati@nantucket-ma.gov
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PLUS-Land Use Specialist
2 Fairgrounds Rd, Nantucket MA 02554
Phone (508) 325-7587 ext. 7053
 

 











 

 

  

PLSP- 2020-02-0038 
Special Permit-Storage Containers 

Christopher Loftus 
4 Flint Road 

Map 69 Parcel 377 
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PLSP-2020-05-0050 
Modification to a Major Commercial Development 

5 North Water Street 
Map 42.4.2 Parcel 88 

 

 
 

 

 



























Opposition to White Heron Special Permit Exemption     July 13, 2020 

I am a neighbor with serious concerns about the exemption proposed to the Special Permit under which 
the White Heron Theatre operates.  It is understandable that the Theatre should want to get back to 
work, as we all do, but certain changes and accommodations should not be made at the expense of the 
neighbors who have the right to enjoy peaceful and quiet environment without amplified music and 
noise for an extended period of time.   This noise will do irreparable harm to our environment, were 
never contemplated when we moved to the area, and are an unfair burden on us as homeowners. 

We ask the Board to maintain its requirements imposed when the massive theatre building was 
approved. No amplified outside sound. No outdoor food and beverage service and no surreptitious 
permitting of an outdoor restaurant under the guise of a self-described “cabaret” (Oxford Dictionary: 
“entertainment held in a nightclub or restaurant while the audience eats or drinks at tables”   or 
Merriam-Webster “a restaurant serving liquor and providing entertainment”).   

As it stands, the daily noise from the theatre each summer has taken getting used to.  The hammering 
and sawing around the making of sets disrupts the calm. Cars and trucks are parked in the courtyard and 
double parked for deliveries.  This noise and disruption that we have been forced to accept doesn’t go 
away with the completion of a project but repeats each time a new production happens. The noise 
around intermission of shows also encroaches on our enjoyment of our patios and yards but we have 
learned to live with this as well. We are good neighbors and understand that the theatre has a role to 
play in Nantucket.  This permit, however, is a step too far.  It would allow amplification of music and 
performance and food and drink service like a restaurant every night of a performance with no limits, 
other than the Theatre’s own judgement.  Their patrons can choose to listen or attend a show, we 
neighbors have not such option.  We will hear the shows every night.   These will take place exactly 
when dinner and relaxing outside is most often used by residents.  This will damage the image of 
Nantucket as a quiet and inviting Town. 

Performances by most theatres are happening now, over the internet.  If live outdoor venues are 
desired, music can be amplified at more appropriate venues on the island like Children’s Beach pavilion 
or stages organized elsewhere.  This should not be a solution for the residential area the theatre abuts.  
Other theatres like Dreamland and the Community Theatre at the First Congregational Church are not 
requesting outdoor venues in their lawns or parking lots, why will our neighborhood be subjected to an 
outdoor restaurant?  This is a step too far and will damage the peace and tranquility and draw of our 
property.  Intermittent noise is one thing. Constant performances from 7 to nine pm are unfair and 
unreasonable and an unwelcome change. 

As for this application, the process has not been an open one.  The theatre management seems to be 
trying to sneak this expansion through without the knowledge of its neighbors. We have seen and 
chatted with management, Michael Kopko, many times this summer and no mention has been made. In 
addition, the letter to the Planning Board is dated June 11, 2020.  We received notification by mail to 
our winter residence on Thursday July 9th with comments due only two business days later.  Why this 
delay in sharing the request with neighbors and why no notice to the homes on Nantucket where most 



of us are living during July? This seems unfair and certainly could limit the voice of the neighbors you are 
hearing from by this unreasonable deadline.  This is a pattern. The Theatre did not consult with 
neighbors on its design. The Courtyard they built faces our private homes. It could have been designed 
to face Whaler’s Lane or the Yacht Club dormitories – places empty at night when performances 
happen. Instead, without consultation for the previous special permit issued, the courtyard was built 
facing our homes. 

Second, design of the Courtyard with plantings along the interior north side of the area (shown on page 
10 of the application) was never finished and so it remains larger and more open than shown on the 
plans (allowing for more outdoor seating than shown in the plans) and it is used for parking, 
construction and breakdown of sets. Uses like this are not specified or described in the Special Permit. 
We request the Planning Board require the plantings be made as reflected in the original application and 
limit outdoor use of the patio to the original specifications granted in the Special Permit. 

Third, the applicant refers to serving food and drinks “in compliance with our existing license.” This 
seems disingenuous because condition 3 of the special permit says concessions shall be ancillary to the 
performances and “no independent restaurant” shall exist on site.  That is the definition and attraction 
of “a cabaret”.   

Finally, how will the noise be monitored and be seen as reasonable or unreasonable going forward?  The 
applicant says they will “endeavor to keep the sounds contained as much as possible.” And yet they 
want amplification.  Is one woken baby contained? One disturbed dinner?  What are we to do as 
neighbors in real time? Call the Zoning Board members? This is unrealistic.  What are reasonable hours 
to be unable to use one’s porch or garden without hearing a performance?  This is an unfair and 
inappropriate burden to place on all the abutting neighbors.  The noises of a town are expected and 
intermittent. The noises of an outdoor performance next door are constant while underway, repeated 
and unwanted. 

Please reject this unfair and unwanted expansion of the Special Permit for the White Heron Theatre. 
Other support and alternatives for responses to COVID can be devised by the Theatre and as the 
Commonwealth responds it is likely that indoor performances will be allowed in Phase IV in the coming 
weeks.  This is a burden on residents with little long-term benefit to the Theatre, it is being rushed 
through with many neighbors in the dark and it is a next step to turning the Theatre into an outdoor 
venue that was not contemplated by the original application. 

Sincerely, 

James Frates 

5 Ash Street, Nantucket 

jmfrates@gmail.com 



From: Kevin Davidson
To: Megan Trudel
Subject: White Heron theatre
Date: Monday, July 13, 2020 3:35:07 PM

Megan,
I live at 4 Step Lane. As an abutter, I recently received notice of the application from the
White Heron Theatre for live, outside entertainment.

As a year round resident, I am very much concerned about the noise level that it would create.
The neighborhood is insulated from the downtown noise by three blocks. We lose that cushion
if live entertainment is introduced at the White Heron. It's a quiet neighborhood, which
enhances our quality of life as well as benefits our property values. I'd hate to see either one
diminished.
Additionally,as we are  entering Phase 3 of Covid recovery, it's my understanding that theatres
can re-open. It begs the question of how critical  live outdoor entertainment is at this juncture..

Thank you,
Kevin Davidson

This email was scanned by Bitdefender
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From: Anne Davis
To: Megan Trudel
Subject: Opposition to White Heron Theatre Amendment
Date: Sunday, July 12, 2020 5:57:08 PM

Dear Members of the Nantucket Planning Board,
It is with great concern that we write to oppose the request for amplified music at the White Heron Theatre. The area
and streets abutting the theatre are residential. This is an encroachment and we feel that the noise pollution from the
theatre’s amplified music will negatively impact the residents who cherish their gardens and outdoor spaces. This
neighborhood is made up principally of families and long time older residents who would like to keep things calm
and peaceful. Amplified music will degrade the neighborhood and property values. We are strongly opposed to the
request. -Anne and Chuck Davis

Sent from my iPad
________________________
This email was scanned by Bitdefender
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From: Beth Frates
To: Megan Trudel
Subject: Objection to White Heron Theater
Date: Monday, July 13, 2020 3:37:02 PM

C/O Megan Trudel--Please confirm receipt.

To the Nantucket Planning Board,

10 North Water is the house where I spent my childhood summers. We still own this
house that I love filled with wonderful childhood memories of family time. I was raised
there in the summers and raised my two boys there during the summer months. North
Water Street was a quiet residential neighborhood, full of families and fun times. Times
have changed. We have witnessed more traffic through the street due to the restaurants
on Broad Street and lived through all that construction as well as the change to outside
dining.

Two Inns in the neighborhood are now residential homes, Whaler Inn and Cobblestone
Inn. And the Periwinkle is also going through transition with a family buying 7 North
Water. There are many families with young children and elderly people on North Water
Street and Ash Street. Our evenings are filled with home cooked meals, dinner around
the outdoor picnic table, quiet board games, family discussions, reading books, and
enjoying our own music in the evenings. Much family bonding happens in the dinner
hour and in the evening (5pm-9pm) especially with young children. And, moreover 7pm
is often bedtime for children. For the elderly, they are often winding down around 8 and
asleep by 9pm.

My concern about the outdoor theater is the noise and the disruption of family routines
in the neighborhood. This is not listed as a temporary fix, and even if it were noted to be
a temporary fix, I worry about the noise and the decibel level for this summer. It would
be especially disturbing if this were to continue beyond COVID times. 

Please do consider the families that have enjoyed their quiet street for over 50 years.
We on North Water have seen a lot of changes. Please let us enjoy our quiet afternoon
and evening family time for this summer and future summers. Thank you for your
consideration. 

Beth Pegg Frates
617 966 8757

 
Elizabeth Pegg Frates, MD
Lifestyle Medicine Specialist
Health and Wellness Coach
Wellness Synergy, LLC
http://wellness-synergy.com

Assistant Professor, Part Time
Harvard Medical School

mailto:bethfrates@gmail.com
mailto:mtrudel@nantucket-ma.gov
http://wellness-synergy.com/


Creator/Faculty Psych E 1037
Introduction to Lifestyle Medicine
Harvard Extension School
Lecture 1:
https://matterhorn.dce.harvard.edu/engage/player/watch.html?id=d470eb42-880d-416c-
a7ca-1901b478f9a5
Course Website:
https://www.extension.harvard.edu/academics/courses/introduction-lifestyle-
medicine/14505

Connect with me on social media:
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From: charles Graeber
To: Megan Trudel
Subject: request for documentation re: PLSP-2020-06-0050 White Heron Theatre Amendment- 5 North Water Street
Date: Wednesday, July 15, 2020 2:37:40 PM

Hello- 

I'm writing to request information regarding the amendment to
the White Heron Theater's addition to its special permit, in
order to have amplified music outdoors. 

Sorry not to have written sooner; this amendment request wasn't
brought to the attention of the neighbors of The White Heron,
many of whom would be profoundly negatively effected by this
amendment. I'm not sure many know about it still; some are
away, displaced by the pandemic, and others rent their homes in
the summer months, to help pay expenses. They may not have seen
the notice in the I&M. 

For context: The theater was only build a few years ago,
replacing a quiet real estate office in a converted home.
Neighborhood concerns about light and noise were countered with
the promise that the live theater would take place inside an
acoustically insulated building. Soon after, a two story
advertisement was put up in the outdoor courtyard, and then lit
with spotlights year round, 24-7. Requests by neighbors that
the lights be dimmed, or turned off during off-hours, were
dismissed. We've bought blackout shades against the lights, but
we will not be able to escape amplified outdoor music.  

The White Heron Theatre's brick courtyard faces homes and
streets (Ash Lane) in a quiet neighborhood of the historic
district, where houses are close, and noise carries. Over the
previous decades that I've been a resident here, I've learned
how to be sure not to bother my neighbors- it's the deal you
make in such tight quarters, a neighborhood courtesy. It's not
a place to have live amplified music, or a bar. 

The White Heron is built with an open courtyard. It is close
enough that you could have a conversation between there and the
yards and windows of our homes (and our children's- bedrooms).
If I call my dog on North Water Street, everyone on Ash Street
and Lane knows about it.  Allowing this indoor playhouse to
become an electrically amplified outdoor brewery-type musical
venue (they can serve alcohol) would have a dramatic negative
impact on the daily lives of everyone who lives here. It would
also fundamentally degrade the spirit of this historic
Nantucket neighborhood- in fact, it's exactly what you'd hope a
planning board would protect against. It would, in a word, be a
significant bummer, impacting many residents at the expense of
one man's profit. We'd be hostage to the venue. And, as we've
learned when asking about the excessive lighting, an inch given
to the theater's ownership is likely to be a mile taken. 

I see that I'm too late to ask that these written comments be
provided to the board beforehand, but I remain hopeful that the
members of the Planning Board will recognize how profoundly
this proposal would impact our daily lives and degrade an
important historic district of the island we love, and thusly

mailto:charlesgraeber@gmail.com
mailto:mtrudel@nantucket-ma.gov


vote against allowing this startling proposal; at the very
least, I'm certain that the neighbors here would appreciate the
time and opportunity to consider such a request directly and in
detail, and weigh in on the measure personally. 

Meanwhile, I'd appreciate any specifics of this application
that might help me understand it better. 

Thanks for your time and consideration on this important
matter, and please stay safe;

Yours,

Charlie Graeber
4 Ash

Charles Graeber
www.charlesgraeber.com  

Skype: charlesgraeber  
encrypted) Charlesgraeber@protonmail.com

This email was scanned by Bitdefender
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From: Sue Lingeman
To: Megan Trudel
Subject: Amplified Music at White Heron
Date: Sunday, July 12, 2020 3:08:58 PM

I am writing to OPPOSE the misguided plan for amplified music at the White Heron Theatre. Their location in a
residential area would make for sleepless nights and depreciation of house values. Not fair!          Sue Lingeman.  10
Ash St.

Sent from my iPad

________________________
This email was scanned by Bitdefender
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From: Carter Mills
To: Megan Trudel
Subject: PLSP-2020-06-0050 White Heron Theatre Amendment - 5 North Water Street
Date: Monday, July 13, 2020 2:16:05 PM

I am writing on behalf of the owners of 8A North Water Street.  The owners (my wife’s
family) enjoy The White Heron Theatre and generally like live entertainment but are
concerned about the hours of live entertainment and the volume.  The Theatre is directly
across from our home and very close.   What are the hours of permitted live entertainment?  Is
there an amplification/volume limit? Is the amendment temporary (only for this year)?  Please
provide me with digital copies of all documents related to this amendment request as we are
interested in the details.  Also, we request that our concerns (comments) as expressed in this
writing are provided to the Planning Board in advance of the meeting scheduled for 4:00 p.m.,
Monday, July 20, 2020.  Lastly, also please provide instructions for how we may attend and
participate in the meeting via Zoom.

Thank you,

Carter Mills
cartermills@squirecreek.net
318.791.1057 (mobile)

This email was scanned by Bitdefender
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From: 7 Northwater
To: Megan Trudel
Subject: Re: White Heron Special Permit Application
Date: Monday, July 13, 2020 10:28:39 AM
Attachments: image001.png

Hi Megan,
My home is directly next door at 7 north water st. I am writing to you in response to
the Nantucket Planning Board White heron Theatre Amendment.   Here are my main concerns
for the live music. I totally understand that people are suffering from loss of revenue due to
covid as I am with renting my home so I am def pro business but I really need to
understand more. I do not want to live next to a bar/night club. How many people can sit in
the courtyard?What is capacity? If people don't buy tickets, can they just stand on the sidewalk
and listen? As we know sound does travel. Has anyone tested how the sound will travel in a
sample setting? Will someone be monitoring sound from the town or is it up to the local
community? Is this permit just a temporary permit  for this 2020 summer or until Covid
restrictions are lifted? Is the permit going to be done on a trial basis if so what is the time
frame? My opinion covid is going to be with us for a long time.  My biggest fear is that if this
permit is issued, the theater still struggles and decides that a live music venue and alcohol is
more profitable than running a theatre and that's the direction they go or ultimately they sell
the property and the next person that buys this property has a liquor license and live
music license. Will the license transfer if property is sold. Please confirm receipt of this email
and i can be reached anytime at 917 676 4714.

Dana Pascucci

On Mon, Jul 6, 2020 at 2:44 PM Megan Trudel <mtrudel@nantucket-ma.gov> wrote:

Hi Dana,

 

See attached application before the Planning Board.  Please let me know if you have any
questions.

 

Best,

 

Megan Trudel

Town of Nantucket

PLUS-Land Use Specialist

2 Fairgrounds Rd, Nantucket MA 02554

Phone (508) 325-7587 ext. 7053
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PLSP-2020-06-0051 
Secondary Residential Lot 

Kevin T. Dugan, Trustee of the Kevin T. Dugan Revocable Trust, Dawn L. Dugan, Trustee of the Dawn 
L. Dugan Revocable Trust, & Jessie M. Brescher, Trustee of the 6 Sleepy Hollow Realty Trust 

80 Somerset Road & 6 Sleepy Hollow Road 
Map 66 Parcels 453&453.2 

 

 
 

 



















































































 

 

  

PLSUB-2020-06-00039 & PLSP-2020-06-0052 
Flex Subdivision 

Coffin Family Nominee Trust, Shirley Louise Coffin Spencer, Trustee,  
31 Fairgrounds Road  
Map 67 Parcels 149 

 

 
 

 



Residential Flex Development 
Per Bylaw Chapter 139-8 

31 Fairgrounds Road 
Map 67 Parcel 149 

Owner: 
Coffin Family Nominee Trust 

Applicant: 
Fairgrounds Common, LLC 

c/o Reade, Gullicksen, Hanley & Gifford, LLP 
6 Youngs Way 

Nantucket, MA 02554 

Prepared By: 
Nantucket Engineering & Survey, PC 

Arthur D. Gasbarro, PE, PLS 

June 22, 2020 
20 Mary Ann Drive  •  Nantucket, MA 02554 

508-825-5053  •  www.NantucketEngineer.com



Town and County of Nantucket, MA February 20, 2020

Locus Map

Property Information

Property ID 67 149
Location 31 FAIRGROUNDS RD
Owner COFFIN FREDERICK C JR TRST

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Town and County of Nantucket, MA makes no claims and no
warranties, expressed or implied, concerning the validity or
accuracy of the GIS data presented on this map.

Geometry updated 11/13/2018
Data updated 11/19/2018

1" = 1002 ft



 

20 Mary Ann Drive  •  Nantucket, MA 02554 
508-825-5053  •  www.NantucketEngineer.com 

 
June 22, 2020 
 
Judith Wegner, Chair 
Nantucket Planning Board 
2 Fairgrounds Road 
Nantucket, MA  02554 
*By Hand Delivery* 
  
RE:  Special Permit & A.R. Subdivision 
 Fairgounds Common, LLC 

31 Fairgrounds Rd 
 Map 67 Parcel 149  

Dear Ms. Wegner: 

On behalf of the Trustee of Coffin Family Nominee Trust and Fairgrounds Common LLC, 

attached are applications for a Special Permit & Approval Required (A.R.) Subdivision.  Also 

included are a certified abutters list, four sets of mailing labels and required filing fees. 

These plans have been developed based on studies and input received from the Board as part of a 

Sketch Plan review at the March 2020 meeting.  The concept is to utilize the so-called Flex 

Development provision of the Bylaw - § 139-8 Residential development options.  The attached 

Plan depicts the proposed development of the property per the aforementioned Bylaw that 

provides a large continuous regularly-shaped Open Space lot and eight building lots.  Also 

attached is a proof plan depicting a possible 7-lot conventional subdivision.   

This concept may be allowed by the Planning Board per the issuance of a Special Permit as the 

property is located within the Town Overlay District (TOD), subject to the provisions of the 

chapter.  A waiver would be required for the required minimum tract area as the subject parcel is 

approximately 85,298 square-feet where 87,120 is required.  The Board may grant this waiver as 

the proposed flex development is more in keeping with the surrounding area, promotes a more 

efficient use of land, and that it will promote the purposes and intent of this section. 

The lots would be served by a one-way driveway and a full suite of infrastructure.  This would 

include subsurface utilities, drainage, water and sewer service.  A sidewalk to Fairgrounds Road 

bordering the open space, and a bus stop are also being proposed, in harmony with the intent of 



the Bylaw.  A detailed drainage analysis, stormwater report and subsurface infrastructure design 

is included for your review. 

Also attached are residential design drawings of multi-unit structures which are pending before 

the Historic District Commission for review.  The lots have been arranged so as to have no more 

than three dwelling units per lot.  The current concept is for a total of 22-dwelling units with 39-

bedrooms, combined with the large open space area.  Full buildout per the Flex Development 

Option of the Bylaw allows for 8-lots with up to 24 dwelling units.  The conventional 

subdivision option not being pursued would have the potential for 21-dwelling units, with no 

designated open space.   

A common driveway and shared parking area are proposed as encouraged by the Bylaw.  A total 

of 51 parking spaces have been provided, plus two loading zones, trash receptacle areas and 

designated bike parking areas.  Landscaping features utilizing natural and man-made materials 

have been provided which includes effective screening, planting of street trees, and preservation 

of a large open space parcel along Fairgrounds Road.   

A traffic assessment has been performed by Bristol Traffic & Transportation Consulting, LLC, 

along with a swept path analysis for the movement the Nantucket Fire Department ladder truck 

through the site.  The resulting report and site plan are included herewith for your review, which 

demonstrate compliance with the performance criteria in the Bylaw. The quality of the site design, 

building design, and landscaping enhances the area in comparison with other development options.  

Further, the provision of open land and any associated landscaping is appropriate for the scale and 

location of this development.  

We look forward to discussing this matter with the Board at your next scheduled July 22nd meeting. 

 
Sincerely, 
Nantucket Engineering & Survey, P.C. 
By:  Arthur D. Gasbarro, PE, PLS 

   
Cc:   Arthur I. Reade, Jr. 
 Shirley Louise Coffin Spencer, Trustee of Coffin Family Nominee Trust  



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

Form B 
Application for Approval of a Definitive Subdivision Plan 

(AR) 

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

Date: __________________________________ 

To the Planning Board of Nantucket: 

The undersigned, being the applicant as defined under Chapter 41, Section 81-L, for approval of a proposed 

subdivision shown on a plan entitled ___________________________ designed by ________________________ 

_________________________________________________________, number of lots proposed _____________, 

total acreage of tract ________________, hereby submits said plan as a definitive plan in accordance with the Rules 

and Regulations Governing the Subdivision of Land of the Nantucket Planning Board and makes application to the Board for 

approval of said plan. 

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 # __________, Parcel __________________, and said land is free of 

encumbrances except for the following: ___________________________________________________________ 

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

____________________(date)  and    approved     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 Rules and Regulations. 

Name(s) and address(es) of the Applicant(s): 
(to include all the names and addresses of the principals of the owner entity such as principal officers of the corporation, trustees 
of a trust or partners of a partnership) 

Plan of Land Nantucket Engineering & Survey PC

dated _6/22/20________, and described as follows: located on ______31 Fairgrounds Road_________________________________ 
11 ( 8 Buildable)

85,298 +/- s.f.

31 Fairgrounds Common, LLC  c/o Reade, Gullickson, Hanley & Gifford, LLP  6 Youngs Way  Nantucket, MA 02554

Sandra Lee Coffin Reith, Shirley Louise Coffin Spencer, 
Sheryl Lynn Geraghty, Stephanie Lorraine Coffine Seguin & 
Sarah F. Coffin Pietrzykowski 

November 6, 2006 1057

80

67 149

X

June 22, 2020



Planning Board, Form B, page 2 

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

Contact Phone #: (___ )_____________  Fax #: (____)____________  E-mail: ______________________ 

Name of owner(s): ______________________________________________________________________ 

Address of owner(s): _____________________________________________________________________ 

I 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. 

_____________________________________________________________ 
Owner’s signature 

Received by Town Clerk: 

Date: ______________________ 

Time: _____________________ 

Received by Board of Health: 

Date: ____________________ 

Time: ____________________ 

Planning Board File #_____________ 

 Coffin Family Nominee Trust; Shirley Louise Coffin Spencer , Trustee

c/o Didi Spencer   P.O. Box 285   Nantucket, MA 02554

508 228-3128 air@readelaw.com

Agent



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

Application for a Special Permit 

Date: __________________________ Planning Board File #:_____________ 

Name of development: _______________________________________________________________ 

Owner(s) name(s): __________________________________________________________________ 

Mailing address: ____________________________________________________________________ 
Phone number: _____________________ Fax number:_________________ E-mail: ______________ 

Applicant’s name: ___________________________________________________________________ 

Mailing address: ____________________________________________________________________ 
Phone number: ____________________Fax number:__________________E-mail:_______________ 

Engineer / surveyor’s name: ___________________________________________________________ 

Mailing address: _____________________________________________________________________ 
Phone number: ____________________Fax number:__________________E-mail:_______________ 

Location of lot(s): 
� Street address ____________________________________________________________________

� Tax Assessors Map __________________ Parcel ___________________________

� Nantucket Registry of Deed: Plan Book ______________ and Page _______________   OR 

Plan File #_____________   OR Land Court Plan #____________ at Certificate # ____________ 

Size of parcel: ______________________ sq. ft.  Zoning District: ________________________ 

Special Permit sought:  (check one) 

 Cluster subdivision

 Commercial WECS

 Driveway Access/Curb Cut Special Permit

 Harbor Overlay District (HOD)

 Major Commercial Development (MCD)

6/22/20

Fairgrounds Common

Coffin Family Nominee Trust, Shirley Louise Coffin Spencer, Trustee

c/o Didi Spencer  P.O. Box 285  Nantucket, MA 02554

Fairgrounds Common, LLC

c/o Reade, Gullicksen, Hanley, & Gifford, LLP  6 Youngs Way, Nantucket, MA 02554  
508-228-9026 air@readelaw.com

Arthur Gasbarro, PE, PLS - Nantucket Engineering & Survey, PC

20 Mary Ann Drive  Nantucket, MA 02554
508-825-5053 art@nantucketengineer.com

31 Fairgrounds Road   Nantucket, MA 02554

67 149

875 & 1057 172 & 80

2017-72

85,929 R-10



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

 Multi-family Special Permit

 Moorlands Management District Subdivision or Construction (MMD)

 NEHOD (Neighborhood Employee Housing Overlay District)

 MRD (Major Residential Development)

 MIPOD (Mid-Island Planned Overlay District)

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

Section Description 

   _______________       ______________________________________________________ 

   _______________       ______________________________________________________ 

Specify all associated Zoning Code relief sought: 

Section Description 

Only the zoning relief expressly 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:

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 property that I/ we own. 

X

139-8.A Residential Flex Development Options 

139-8.A.3

139-16.A.

Reduce minimum tract area from 2-acres to 85,929 s.f. as may be allowed per 139-8.A.6

Reduce minimum setbacks as may be allowed per 139-8.A.4

Reduce minimum frontage as may be allowed per 139-8.A.6139-16.A.

250

 __$5,000



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

Owner(s)’ Signature(s) 

Applicant’s Signature 

I/we _______________________________________________, the undersigned, hereby authorize  

_______________________________________________________ to act as agent(s) on my/our 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. 

Owner(s)’ signature(s) 

Check List: 

 Planning Board Special Permit abutters list – to be obtained at the Tax Assessor’s office

 Completed application form entitled “Application to the Planning Board for a Special Permit”

 Application fee of $250.00 payable to Town of Nantucket

 Abutters fee of  $6.74 per abutters payable to Pitney Bowes Reserved Funds

 Four (4) sets of mailing labels with each abutter’s name and address
 1” x 2 5/8” size, typed labels, are preferred
 duplicate labels are not necessary if the same owner is listed for more than one abutting property

 Town Clerk’s stamped application (provide 2 copies-one for Town Clerk and one for Planning Board)

 A “pdf” electronic copy of applications, plans and materials is requested. Electronic and
pdf’s can be submitted by disks or email to cancero@nantucket-ma.gov .

Arthur Gasbarro, PE, PLS

Agent

Agent

Agent

Shirley Louise Coffin Spencer, Trustee  



6-22-20



6/22/20



6/22/206/22/20



6/22/20



6-22-20



6-22-20



6-22-20



Town and County of Nantucket, MA February 20, 2020

Locus Map - Aerial

Property Information

Property ID 67 149
Location 31 FAIRGROUNDS RD
Owner COFFIN FREDERICK C JR TRST

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Town and County of Nantucket, MA makes no claims and no
warranties, expressed or implied, concerning the validity or
accuracy of the GIS data presented on this map.

Geometry updated 11/13/2018
Data updated 11/19/2018

1" = 125 ft



 

Aerial Photos – 31 Fairgrounds Way 

 

 

 









MULTI FAMILY STRUCTURES
PROPERTY LINE MODS
31 FAREGROUNDS ROAD - LOTS #1 - #8
SCALE:  1" = 50'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

ZONING INFORMATION:
ZONE:  R10
PLAN BOOK:  19
PAGE:  30
LOT NUMBER - 13
LOT SIZE - 85,930 +/- S.F.
TOTAL A.G.C. - 30,000 PENDING
TOTAL P.G.C. - 10,344 PENDING
FY/SY - 5'/5' (FLEX)
SPECIAL PERMIT #:  T.B.D.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (A)
31 FAREGROUNDS ROAD - #3 & #4
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (A)
31 FAREGROUNDS ROAD - #3 & #4
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

PERIMETER   PLAN  -  UNIT  A  (second  floor)
g.c. =>  1776
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (B)
31 FAREGROUNDS ROAD - #6 & #7
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (B)
31 FAREGROUNDS ROAD - #6 & #7
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (C)
31 FAREGROUNDS ROAD - #5 & #6
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (C)
31 FAREGROUNDS ROAD - #5 & #6
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (D)
31 FAREGROUNDS ROAD - #2 & #3
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (D)
31 FAREGROUNDS ROAD - #2 & #3
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (E)
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (E)
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS
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20 Mary Ann Drive  •  Nantucket, MA 02554 
508-825-5053  •  www.NantucketEngineer.com 

 
  
 

Stormwater Report 
 
 

Residential Flex Development 
31 Fairgrounds Road 

Map 67 Parcel 149 
 
 

Owner: 
Coffin Family Nominee Trust 

 
 

Applicant: 
Fairgrounds Common, LLC 

 
Prepared By: 

Nantucket Engineering & Survey, PC 
Arthur D. Gasbarro, PE, PLS 

 
June 2020 

 
 



Objective 
 

To design a stormwater management system for the proposed residential 
development including parking and driveway areas. 
 
Watershed 
The subject parcel is located at a slightly higher elevation than the surrounding 
properties.  The post-development site will be graded such that no stormwater 
runoff exits the property, and is directed to the proposed stormwater infiltration 
facilities. 

 



Hydrologic Analysis 
 

Stormwater runoff generated as a result of the proposed conditions was calculated 
using the Rational Method.  The watershed for the project is coincident with the 
property lines as no surface water is entering the site from off-site, and no surface 
water will exit the site under proposed conditions.  The system was analyzed using 
rainfall data for the twenty-five-year, 24-hour duration storm frequencies as 
required by the Nantucket Rules and Regulations Governing the Subdivision of 
Land.  The precipitation was based on the attached rainfall graph for Barnstable 
County. 
 
System Sizing 
 

A soil evaluation performed in June 2019 found Class I, medium sand soils with a 
percolation rate of less than two-minutes per inch.  An infiltration rate of four-
minutes per inch was used for design purposes to accommodate long-term 
acceptance.  The system has adequate infiltration capacity and storage volume for 
the design storm.  The bottom of the infiltration facility is proposed greater than 
four-feet above the groundwater elevation. 
 
 
Environmental Protection 
 

All catchbasins will have deep sumps for the accumulation of sediment, where it 
can then be removed from.  A Stormceptor 450i water quality inlet has been 
provided prior to infiltration of the stormwater.  The patented design allows the 
Inline unit to maintain continuous positive treatment of stormwater for the removal 
of pollutants such as total suspended solids (TSS), free oils and nutrients year-
round, regardless of the flow rate.  Maintenance of the system will be per the 
attached Operations and Maintenance document. 
 
Conclusion 
 

The drainage system has been designed to adequately handle the 25-year storm 
event in accordance with the Town’s standards, and applicable rules, regulations 
and guidance documents.  The system will promote public safety and minimize 
environmental impacts. 



 

20 Mary Ann Drive  •  Nantucket, MA 02554 
508-825-5053  •  www.NantucketEngineer.com 

 
Fairgrounds Common, LLC Project 

Stormwater Analysis & Infrastructure Design 
 
Rational Method 
 
Q=ciA 
 
Rear Portion of Site 
c= 0.70  Residential – Multifamily, Detached 
i= 1.4 in/hr (Barnstable 25-year Storm) 
A=1 acre 
 
Q= 0.98 cfs 
 
Front Portion of Site 
c= 0.20 – Park 
i= 1.4 in/hr (Barnstable 25-year Storm) 
A=1 acre 
 
Q= 0.28 cfs 
 
Total Q=1.26 cfs 
 
Sizing 
Infiltration Rate < 2 mpi 
Use 4 mpi for long-term acceptance 
 
I = 4 min/in = .00006 cfs/sf/sec 



 
Area Required 
 
A = Q/I = 1.23 cfs / .00006 cfs/sf/sec = 2,100 s.f. 
 
Provide 
 
SC-740 Chambers in a leach trench configuration w/12” 
perimeter & bed of washed gravel.  Use (2) 100-foot long rows of 
14 chambers  
 
100’ x 13.25 sf/lf + (2)44 sf/end = 1,369 s.f. per trench 
 
Total Leaching Area Provided: 2,738 s.f.  > 2,100 s.f. Required 
 
Storage Capacity: 28 Chambers x 81.7 c.f./chamber = 2,287 c.f. 
  
Pre-treat each row with a Stormceptor STC-450i Water Quality 
Unit 
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Example 3: Sites on Gaged Streams (USGS) 

Given: 	 Site on Fish Brook 

Drainage area  =   0.75 sq. mi.  

Storage = 0.0 


Problem: 	 Compute the peak discharge for a 50-year design. 

Solution:	 The ratio of the drainage area of the ungaged site to the area 
of the gaged site must be about 0.6 to 1.4 to use the USGS 
method: 
Au/Ag  = .75/1.01  = 0.74 

From Exhibit 8-7: 
X

Qt(u)  = (Au/Ag) Qt(g)

 Q50(u)  =   (0.75/1.01)
0.75

(161) =   128 cfs 

8.3.2.2	 Rational Method 

The formula for the Rational Method is: 

Q = CiA 


Where: 	 Q = peak discharge, cfs 
C = runoff coefficient 
i = average rainfall intensity, in./hr, for a storm duration 

equal to the time of concentration, Tc 
A = drainage area, acres 

This method is a simplified model of the hydrologic process. Therefore, 
it should only be used for small drainage areas, and preferably for 
areas with the same general basin characteristics. It should be used to 
determine the peak discharge for pavement drainage design. 

The following assumptions are inherent in the Rational Formula: 

� The peak flow occurs when the entire watershed is contributing to 
the flow. 

� The rainfall intensity is the same over the entire drainage area. 

� The rainfall intensity is uniform over a time duration equal to the 
time of concentration, Tc. The time of concentration is the time 
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required for water to travel from the hydraulically most remote 
point of the basin to the point of interest. 

� The frequency of the computed peak flow under the Rational 
Method is the same as that of the rainfall intensity, i.e., the 10-yr 
rainfall intensity is assumed to produce the 10-year peak flow 
under the Rational Method. 

� The coefficient of runoff is the same for all storms of all recurrence 
probabilities. 

Because of these inherent assumptions, the Rational Formula should 
only be applied to drainage areas smaller than 50 acres. 

Runoff Coefficient (C) 

The runoff coefficient is a general representation of the drainage basin 
characteristics. These include antecedent precipitation, soil moisture, 
infiltration, detention, evaporation, and ground slope and cover. The 
coefficient "C" can be determined in one of two ways. Exhibit 8-8 
provides coefficients based on the overall character of the drainage 
area. The second method develops a composite coefficient based on 
the percentages of different surface types in the drainage area.  

To determine C for a design frequency of 10 years or less, follow this 
procedure: 

1.	 Document the predominant types of surfaces within the drainage 
area. Estimate the percentage each represents. 

2.	 Select a C for each type of surface from Exhibit 8-9. 

3.	 Calculate a weighted C value for the drainage area. 

If a design frequency greater than 10 years is needed, use 
Exhibit 8-10 to determine a Ca. The modified Rational formula is: 

Q 	 = CaCiA 

Where: Ca  x C must be less than or equal to 1.0. 

January 2006	 Drainage and Erosion Control 8-23 
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Exhibit 8-8 
Recommended Runoff Coefficients (C) for Rational Method 
(By Overall Character of Area) 

Description of Area Runoff Coefficients 
Business 
 Downtown 0.70 to 0.95  
 Neighborhood 0.50 to 0.70 
Residential  
 Single-Family 0.30 to 0.50 
 Multi-Family, Detached 0.40 to 0.60 
 Multi-Family, Attached 0.60 to 0.75 
Residential (Suburban) 0.25 to 0.40 
Apartment 0.50 to 0.70 
Industrial 
 Light 0.50 to 0.80 

Heavy 0.60 to 0.90 
Parks, Cemeteries 0.10 to 0.25 
Playgrounds 0.20 to 0.35 

Railroad Yard 0.20 to 0.35 

Unimproved 0.10 to 0.30 

Woodland 0.15 to 0.25 

Cultivated 0.40 to 0.60 

Source: Design Manual for Storm Drainage, ASCE 1960  

Exhibit 8-9 
Recommended Runoff Coefficients (C) For Rational Method 
(For Surface Type) 

Character of Surface Runoff Coefficients 
Pavement 

Asphaltic and Concrete 0.70 to 0.95 
 Brick 0.70 to 0.85 
Roofs 0.75 to 0.95 
Lawns, Sandy Soil 

Flat, 2 Percent 0.05 to 0.10 0. 
Average, 2 to 7 Percent 10 to 0.15 
Steep, 7 Percent 0.15 to 0.20 

Lawns, Heavy Soil 
Flat, 2 Percent 0.13 to 0.17 
Average, 2 to 7 Percent 0.18 to 0.22 
Steep, 7 Percent 0.25 to 0.35 

Source: Design Manual for Storm Drainage, ASCE 1960  
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Exhibit 8-10
 

Recommended Ca Values (Rational Method) 

(For Greater Than 10-year Design Runoff) 


Recurrence Interval (Years) Ca 

2 to 10 1.0 
25 1.1 
50 1.2 
100 1.25 

Note: The product of C x Ca should not exceed 1.
 
Source: WPCF Manual of Practice No. 9, Design and Construction of Sanitary and Storm Sewers.
 

Rainfall Intensity (I; in inches/hour) 

Rainfall intensity in the Rational Method is a function of: 1) selection of 
design flood frequency (see Exhibit 8-2) and 2) time of concentration 

(Tc), or the time required for the runoff to travel from the hydraulically 

most distant part of the watershed to the design site. It is usually 
computed by determining the water travel time through the 
watershed. The hydraulically most distant location will not necessarily 
be the linearly most distant site. 

To determine i, follow this procedure: 

� To calculate Tc, use Exhibit 8-11. For pavements Tc is normally 

assumed to be 5 minutes for the first inlet only. Tc is based on the 

slope of the water course and the type of surface cover. The 
designer should check several overland watercourses or flow routes 

to determine Tc. See the example for a Tc calculation. For an 

alternate method for computing Tc, the designer should refer to the 

procedure in FHWA-NHI-01-021 Urban Drainage Design Manual 
(HEC-22). 

� Exhibits 8-12 to 8-16 provide intensity-duration-frequency (I-D-F) 
curves for Boston, Barnstable, Worcester, Springfield, and 
Pittsfield. The designer should select the station closest to the 
design site. 

� Enter the selected I-D-F curve with the calculated Tc and turn at 

the selected design flood frequency. Read i from the vertical axis. 

January 2006	 Drainage and Erosion Control 8-25 
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Exhibit 8-11 
Average Velocities for Overland Flow 

Source: TR55 - Urban Hydrology for Small Wetlands, NRCS 
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Exhibit 8-13 
Intensity – Duration – Frequency Curve for Barnstable, MA 

Source: TR55 - Urban Hydrology for Small Wetlands, NRCS 
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StormTech SC-740 Chamber
Designed to meet the most stringent industry performance
standards for superior structural integrity while providing designers
with a cost-effective method to save valuable land and protect
water resources. The StormTech system is designed primarily to
be used under parking lots thus maximizing land usage for
commercial and
municipal
applications.

90.7" (2300 mm)

51.0" (1295 mm)

85.4" (2170 mm) INSTALLED

ACCEPTS 4" (100
SCH 40 PIPE FOR OPTIONAL
INSPECTION PORT

30.0"
(762 mm)

8"
(203 mm)

24" (610 mm) DIA. MAX

SC-740 End Cap

StormTech SC-740 Chamber
(not to scale)

Nominal Chamber Specifications

Size (L x W x H)
85.4" x 51.0" x 30.0"
(2170 x 1295 x 762 mm)

Chamber Storage
45.9 ft3 (1.30 m3)

Minimum Installed Storage*
74.9 ft3 (2.12 m3)

Weight
74.0 lbs (33.6 kg)

Shipping
30 chambers/pallet
60 end caps/pallet
12 pallets/truck

SC-740 Chamber

INCREASE COVER TO 24" (610 MM)

FOR UNPAVED INSTALLATION WHERE  
RUTTING FROM VEHICLES MAY OCCUR,

30" (762 mm) SC-740

DEPTH OF STONE 
TO BE DETERMINED
BY DESIGN ENGINEER*
6" (150 mm) MIN.

12" MIN. (305 mm) TYP.

6" (150 mm) MIN.

18" (460 mm) 
MIN.

96"
(2440 mm) 

MAX.

DESIGN ENGINEER IS RESPONSIBLE FOR
ENSURING THE REQUIRED BEARING CAPACITY

OF SUBGRADE SOILS*
51" (1295 mm) MIN.6" (150 mm) MIN.

PAVEMENT

3/4-2" (19-50 mm) CLEAN, CRUSHED, ANGULAR STONE
SC-740 CHAMBER

SC-740 END CAPADS 601 GEOTEXTILE OR EQUAL

THE INSTALLED CHAMBER SYSTEM SHALL PROVIDE 
THE LOAD FACTORS SPECIFIED IN THE AASHTO LRFD 
BRIDGE DESIGN SPECIFICATIONS SECTION 12.12 FOR
EARTH AND LIVE LOADS, WITH CONSIDERATION FOR 

IMPACT AND MULTIPLE VEHICLE PRESENCES. GRANULAR WELL GRADED SOIL/AGGREGATE 
MIXTURES, <35% FINES.  COMPACT IN 6" (150 mm)
LIFTS TO 95% STANDARD PROCTOR DENSITY. SEE 
THE TABLE OF ACCEPTABLE FILL MATERIALS.

CHAMBERS SHALL MEET ASTM F 2922-12 “STANDARD 
SPECIFICATION FOR POLYETHYLENE (PE) CORRUGATED
WALL STORMWATER COLLECTION CHAMBERS.”

 

THIS CROSS SECTION DETAILS THE REQUIREMENTS NECESSARY TO SATISFY THE LOAD FACTORS SPECIFIED IN THE AASHTO LRFD BRIDGE 
DESIGN SPECIFICATIONS SECTION 12.12 FOR EARTH AND LIVE LOADS USING STORMTECH CHAMBERS

 

Typical Cross
Section Detail
(not to scale)

MADE IN THE U.S.A.



Printed on recycled paperPrinted in U.S.A. © Copyright. All rights reserved. StormTech LLC, 2007 S16-090508

20 Beaver Road, Suite 104 Wethersfield Connecticut 06109

860.529.8188 888.892.2694 fax 866.328.8401 fax 860-529-8040 www.stormtech.com

STANDARD LIMITED WARRANTY OF STORMTECH LLC ("STORMTECH"): PRODUCTS
(A) This Limited Warranty applies solely to the StormTech chambers and endplates manufactured

by StormTech and sold to the original purchaser (the “Purchaser”). The chambers and endplates
are collectively referred to as the “Products.”

(B) The structural integrity of the Products, when installed strictly in accordance with StormTech's
written installation instructions at the time of installation, are warranted to the Purchaser against
defective materials and workmanship for one (1) year from the date of purchase. Should a de-
fect appear in the Limited Warranty period, the Purchaser shall provide StormTech with written
notice of the alleged defect at StormTech’s corporate headquarters within ten (10) days of the
discovery of the defect. The notice shall describe the alleged defect in reasonable detail.
StormTech agrees to supply replacements for those Products determined by StormTech to be
defective and covered by this Limited Warranty. The supply of replacement products is the sole
remedy of the Purchaser for breaches of this Limited Warranty. StormTech’s liability specifically
excludes the cost of removal and/or installation of the Products.

(C) THIS LIMITED WARRANTY IS EXCLUSIVE. THERE ARE NO OTHER WARRANTIES WITH
RESPECT TO THE PRODUCTS, INCLUDING NO IMPLIED WARRANTIES OF
MERCHANT-ABILITY OR OF FITNESS FOR A PARTICULAR PURPOSE.

(D) This Limited Warranty only applies to the Products when the Products are installed in a single layer.
UNDER NO CIRCUMSTANCES, SHALL THE PRODUCTS BE INSTALLED IN A
MULTI-LAYER CONFIGURATION.

(E) No representative of StormTech has the authority to change this Limited Warranty in any manner
or to extend this Limited Warranty. This Limited Warranty does not apply to any person other than
to the Purchaser.

(F) Under no circumstances shall StormTech be liable to the Purchaser or to any third party for prod-
uct liability claims; claims arising from the design, shipment, or installation of the Products, or
the cost of other goods or services related to the purchase and installation of the Products. For
this Limited Warranty to apply, the Products must be installed in accordance with all site condi-
tions required by state and local codes; all other applicable laws; and StormTech’s written in-
stallation instructions.

(G) THE LIMITED WARRANTY DOES NOT EXTEND TO INCIDENTAL, CONSEQUENTIAL, SPE-
CIAL OR INDIRECT DAMAGES. STORMTECH SHALL NOT BE LIABLE FOR PENALTIES OR
LIQUIDATED DAMAGES, INCLUDING LOSS OF PRODUCTION AND PROFITS; LABOR AND
MATERIALS; OVERHEAD COSTS; OR OTHER LOSS OR EXPENSE INCURRED BY THE
PURCHASER OR ANY THIRD PARTY. SPECIFICALLY EXCLUDED FROM LIMITED WAR-
RANTY COVERAGE ARE DAMAGE TO THE PRODUCTS ARISING FROM ORDINARY WEAR
AND TEAR; ALTERATION, ACCIDENT, MISUSE, ABUSE OR NEGLECT; THE PRODUCTS
BEING SUBJECTED TO VEHICLE TRAFFIC OR OTHER CONDITIONS WHICH ARE NOT
PERMITTED BY STORMTECH’S WRITTEN SPECIFICATIONS OR INSTALLATION INSTRUC-
TIONS; FAILURE TO MAINTAIN THE MINIMUM GROUND COVERS SET FORTH IN THE
INSTALLATION INSTRUCTIONS; THE PLACEMENT OF IMPROPER MATERIALS INTO THE
PRODUCTS; FAILURE OF THE PRODUCTS DUE TO IMPROPER SITING OR IMPROPER
SIZING; OR ANY OTHER EVENT NOT CAUSED BY STORMTECH. THIS LIMITED WAR-
RANTY REPRESENTS STORMTECH’S SOLE LIABILITY TO THE PURCHASER FOR
CLAIMS RELATED TO THE PRODUCTS, WHETHER THE CLAIM IS BASED UPON CON-
TRACT, TORT, OR OTHER LEGAL THEORY.

Amount of Stone Per Chamber

Note: Volumes are in cubic yards (cubic meters) per chamber. Assumes 6" (150 mm)
of separation between chamber rows and 18" (460 mm) of cover. The volume of
excavation will vary as the depth of the cover increases.

Volume of Excavation Per Chamber

Stone Foundation Depth
6" (150 mm) 12" (305 mm) 18" (460 mm)

StormTech SC-740 5.5 (4.2) 6.2 (4.7) 6.8 (5.2)

Note: Storage volumes are in cubic feet per chamber. Assumes 40% porosity for the
stone plus the chamber volume.

Storage Volume Per Chamber

Bare Chamber and Stone
Chamber Stone Foundation Depth
Storage in. (mm)

ft3 (m3) 6 (150) 12 (305) 18 (460)

StormTech SC-740 45.9 (1.3) 74.9 (2.1) 81.7 (2.3) 88.4 (2.5)

Note: Assumes 6" (150 mm) of stone above, and between chambers.

Stone Foundation Depth

ENGLISH TONS (CUBIC YARDS) 6" 12" 18"

StormTech SC-740 3.8 (2.8 yd3) 4.6 (3.3 yd3) 5.5 (3.9 yd3)

METRIC KILOGRAMS (METER3) 150 mm 305 mm 460 mm
StormTech SC-740 3450 (2.1 m3) 4170 (2.5 m3) 4490 (3.0 m3)

42 (1067) 45.90 (1.300) 74.90 (2.121)
41 (1041) 45.90 (1.300) 73.77 (2.089)
40 (1016) 45.90 (1.300) 72.64 (2.057)

39 (991) 45.90 (1.300) 71.52 (2.025)
38 (965) 45.90 (1.300) 70.39 (1.993)
37 (948) 45.90 (1.300) 69.26 (1.961)
36 (914) 45.90 (1.300) 68.14 (1.929)
35 (889) 45.85 (1.298) 66.98 (1.897)
34 (864) 45.69 (1.294) 65.75 (1.862)
33 (838) 45.41 (1.286) 64.46 (1.825)
32 (813) 44.81 (1.269) 62.97 (1.783)
31 (787) 44.01 (1.246) 61.36 (1.737)
30 (762) 43.06 (1.219) 59.66 (1.689)
29 (737) 41.98 (1.189) 57.89 (1.639)
28 (711) 40.80 (1.155) 56.05 (1.587)
27 (686) 39.54 (1.120) 54.17 (1.534)
26 (660) 38.18 (1.081) 52.23 (1.479)
25 (635) 36.74 (1.040) 50.23 (1.422)
24 (610) 35.22 (0.977) 48.19 (1.365)
23 (584) 33.64 (0.953) 46.11 (1.306)
22 (559) 31.99 (0.906) 44.00 (1.246)
21 (533) 30.29 (0.858) 41.85 (1.185)
20 (508) 28.54 (0.808) 39.67 (1.123)
19 (483) 26.74 (0.757) 37.47 (1.061)
18 (457) 24.89 (0.705) 35.23 (0.997)
17 (432) 23.00 (0.651) 32.96 (0.939)
16 (406) 21.06 (0.596) 30.68 (0.869)
15 (381) 19.09 (0.541) 28.36 (0.803)
14 (356) 17.08 (0.484) 26.03 (0.737)
13 (330) 15.04 (0.426) 23.68 (0.670)
12 (305) 12.97 (0.367) 21.31 (0.608)
11 (279) 10.87 (0.309) 18.92 (0.535)
10 (254) 8.74 (0.247) 16.51 (0.468)

9 (229) 6.58 (0.186) 14.09 (0.399)
8 (203) 4.41 (0.125) 11.66 (0.330)
7 (178) 2.21 (0.063) 9.21 (0.264)
6 (152) 0 6.76 (0.191)
5 (127) 0 5.63 (0.160)
4 (102) 0 4.51 (0.125)
3 (76) 0 3.38 (0.095)
2 (51) 0 2.25 (0.064)
1 (25) 0 1.13 (0.032)

Depth of Water Cumulative Total System
in System Chamber Storage Cumulative Storage

Inches (mm) Ft3 (m3) Ft3 (m3)

SC-740 Cumulative Storage Volumes Per Chamber
Assumes 40% Stone Porosity. Calculations are Based
Upon a 6" (152 mm) Stone Base Under the Chambers.

Stone

Cover

Note: Add 1.13 cu. ft. (0.032 m 3) of storage for each additional
inch (25 mm) of stone foundation.

Stone Foundation



 A calm treatment environment
ENGINEERED SOLUTIONS

Stormceptor STC is the recognized leader in stormwater 
treatment, offering a range of versatile treatment systems that 
effectively remove pollutants from stormwater and snowmelt 
runoff. Stormceptor is flexibly designed to protect waterways 
from hazardous material spills and stormwater pollution, 
including suspended sediment, free oils, and other pollutants 
that attach to particles, no matter how fierce the storm.

Stormceptor’s scour prevention technology ensures pollutants 
are captured and contained during all rainfall events.

Ideal uses
 � Sediment (TSS) removal

 � Spill control

 � Debris and small floatables capture

 � Pretreatment for filtration, detention/retention systems, 
ponds, wetlands, Low Impact Development (LID), green 
infrastructure, and water-sensitive urban design

Proven performance

With more than 20 years of industry experience, 
Stormceptor has been performance tested and verified 
by some of the most stringent technology evaluation 
programs in North America. 

 � NJCAT

 � Washington ECOLOGY

 � EN858 Class 2

Stormceptor® STC

Learn More: 
www.ContechES.com/stormceptor

With over 40,000 units operating worldwide, Stormceptor  
  performs and protects every day, in every storm.

FEATURE BENEFIT

Patented scour prevention 
technology

Superior pollutant removal and 
retention

Can take the place of a 
conventional junction or inlet 
structure

Eliminates the need for 
additional structures

Minimal drop between inlet and 
outlet Site flexibility

Multiple inlets can connect to a 
single unit Design flexibility

3rd party tested and verified 
performance (Sediment & Oil)

Eliminates the need for a 
separate bypass structure



 A calm treatment environment
ENGINEERED SOLUTIONS

Weir directs water 
into lower chamber

Impervious liner 
provides double  

wall containment  
for hydrocarbons

Treated water 
exits the unit

Surface access for 
ease of maintenance

Durable precast 
concrete

Sediment lies 
dormant for later 
removal

Captures and stores a 
wide range of particle 
sizes, from 20 to 2,000 
microns, for later 
removal

Free oils are trapped for  
later removal

EASY TO INSTALL 
Small footprint saves 
time and money with 
limited disruption to  
your site.

FLEXIBLE
Multiple inlets can 
connect to a single 
unit. Can be used as a  
bend structure.

SEAMLESS
Minimal drop between  
inlet and outlet pipes  
makes Stormceptor ideal 
for retrofits and new  
development projects.

*   Fiberglass construction is an option

Patented technology 
prevents captured 
pollutant from scouring

Quiescent chamber creates 
ideal conditions for free oils to 
rise and sediment to settle

Stormceptor® STC
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GENERAL NOTES

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2. FOR SITE SPECIFIC DRAWINGS WITH DETAILED STRUCTURE DIMENSIONS AND WEIGHT, PLEASE CONTACT YOUR CONTECH ENGINEERED

SOLUTIONS LLC REPRESENTATIVE.  www.ContechES.com

3. STORMCEPTOR WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION CONTAINED IN THIS

DRAWING. CONTRACTOR TO CONFIRM STRUCTURE MEETS REQUIREMENTS OF PROJECT.

4. STORMCEPTOR STRUCTURE SHALL MEET AASHTO HS20 LOAD RATING, ASSUMING EARTH COVER OF 0' - 2' [610], AND GROUNDWATER

ELEVATION AT, OR BELOW, THE OUTLET PIPE INVERT ELEVATION. ENGINEER OF RECORD TO CONFIRM ACTUAL GROUNDWATER ELEVATION.

CASTINGS SHALL MEET AASHTO M306 AND BE CAST WITH THE CONTECH LOGO.

5. STORMCEPTOR STRUCTURE SHALL BE PRECAST CONCRETE CONFORMING TO ASTM C478 AND AASHTO LOAD FACTOR DESIGN METHOD.

6. ALTERNATE UNITS ARE SHOWN IN MILLIMETERS [mm].

INSTALLATION NOTES

A. ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS AND SHALL BE

SPECIFIED BY ENGINEER OF RECORD.

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

STRUCTURE.

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

D. CONTRACTOR TO PROVIDE, INSTALL, AND GROUT INLET AND OUTLET PIPE(S).  MATCH PIPE INVERTS WITH ELEVATIONS SHOWN.  ALL PIPE

CENTERLINES TO MATCH PIPE OPENING CENTERLINES.

E. CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT IS WATER TIGHT, HOLDING WATER TO FLOWLINE INVERT MINIMUM.  IT IS

SUGGESTED THAT ALL JOINTS BELOW PIPE INVERTS ARE GROUTED.

SITE SPECIFIC

DATA REQUIREMENTS

STRUCTURE ID

WATER QUALITY FLOW RATE (cfs [L/s])

PEAK FLOW RATE (cfs [L/s])

RETURN PERIOD OF PEAK FLOW (yrs)

RIM ELEVATION

PIPE DATA: INVERT MATERIAL DIAMETER

INLET PIPE 1

INLET PIPE 2

OUTLET PIPE

NOTES / SPECIAL REQUIREMENTS:

FOR PATENT INFORMATION, GO TO www.ContechES.com/IP

STORMCEPTOR DESIGN NOTES

THE STANDARD STC450I CONFIGURATION WITH ROUND, SOLID FRAME AND COVER, AND INLET PIPE IS SHOWN.  ALTERNATE CONFIGURATIONS

ARE AVAILABLE AND ARE LISTED BELOW.  SOME CONFIGURATIONS MAY BE COMBINED TO SUIT SITE REQUIREMENTS.

CONFIGURATION DESCRIPTION

GRATED INLET ONLY (NO INLET PIPE)

GRATED INLET WITH INLET PIPE OR PIPES

CURB INLET ONLY (NO INLET PIPE)

CURB INLET WITH INLET PIPE OR PIPES
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Fairgrounds Common LLC Multifamily Housing  
31 Fairgrounds Road 

NANTUCKET, MASSACHUSETTS 

FIGURE 1 
  LOCUS 
 
Not to Scale 

B
TT

C 

BRISTOL TRAFFIC & TRANSPORTATION CONSULTING, LLC    N. BROOKFIELD, MA 

   

  
 

    



 
See Figure 1 for location of site driveways, future bus stop, and existing Bike 
Path. 
 
INTRODUCTION & DESCRIPTION OF PROJECT & SITE TRIP 
CALCULATIONS 
 

This report documents the findings and conclusions of a traffic impact 
assessment and sight distance preliminary review conducted for a 
proposed multifamily residential development.  The project consists of 22 
proposed residential units varying from single to triple bedroom units, 
totaling 39 bedrooms in five buildings located at the rear f the parcel.   
 
Peak hour local roadway traffic periods on weekdays and Saturdays for 
both AM and PM peak periods are normally studied in comparison to 
existing traffic to determine the level of impact the new traffic might have 
on local intersections.  Since the Institute of Transportation Engineers (ITE) 
reference guide for anticipated new traffic from various developments, 
titled the ITE Trip Generation Manual–10th Edition, allows us to determine 
an appropriate scope of study based on many studies of similar 
developments, based on the number of housing units proposed on the new 
site.  Traffic Engineers typically utilize this resource to determine the level 
of analysis needed for a reviewing agency to have a level of trust on a site 
developments future impact. 
 
Based on the data from the ITE Trip Generation Manual, we have 
calculated future levels of new traffic expected from this site with 22 new 
multifamily housing units.  We show the future site trip counts anticipated 
during the AM and PM peak hours of travel on local roads, as well as a 
general highest trip generation hour that may be perhaps outside of the 
typical 6-8 AM and 4-6 PM peak traffic periods.  The anticipated trip 
numbers representing vehicles leaving the site and those entering the site 
are shown on figures that follow. 
 
We would like to point out that the site will have a new bus stop cutout 
placed directly in front of the proposed site near the site driveway and also 
an existing bike path is located directly across the street from the proposed 
site development.  These bus and bike facilities will allow a portion of the 
anticipated site vehicle trips to be eliminated when bus riders and 
bicyclists do not drive a vehicle from or to the site.  However, we have no 
subtracted those potential vehicle trips from the ITE trips displayed in the 
figures that follow showing all the ITE calculated trips on the figures. 
 



 

 
 

One other item that will likely reduce some vehicle trips is the fact that the 
development will create an open space area from the street into the site 
extending to the proposed five residential buildings as shown on the 
submitted design site plans.  Again this type use can reduce some trips 
from the site when children and adults use the open space as opposed to 
driving to a nearby public open space recreational space.  Again, no ITE 
traffic estimated trips have been subtracted from the vehicle trips shown 
on Figures 2 and 3 that follow. 
 
 Reviewing both Figures 2 and 3 for the peak hour estimated trips to and 
from the site, one can see what a low number of trips that this type of site 
typically generates.  With single digit numbers of vehicles turning in or 
out of the driveways during each of peak periods, one can see how small 
of an impact is anticipated on Fairgrounds Road or at its surrounding 
intersections. 
 
Sight Distance Measurement Discussion and Streetview Google Photos 
 
Available vehicle sight distances available for the vehicles approaching the 
proposed site driveways and for vehicles exiting the proposed site 
driveways are more than adequate for drivers to avoid any accidents.  A 
Street view image from Google Maps included in Figure 2 shows that the 
Fairgrounds Road in the site vicinity is almost flat and straight, not 
blocking drivers views by way of hills of curves in the road.  Also the site 
driveway entrance and separate exit will not have any blockages to hinder 
drivers from seeing oncoming traffic in either direction for the required 
250 feet of stopping sight distance at a 35 MPH speed of approaching 
vehicles. 
 
(See Figure 2) 
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See Figures 3 and 4, Peak Hour Turning Movement Traffic Count 
Estimates



Peak Hour Turning Movement Count Estimate

Nantucket, MA - 31 Fairgrounds Road Figure 3
 ITE Estimated SITE Driveways WEEKDAY Peak Hour Traffic Volumes

ITE Estimated SITE Turning Movements ITE Estimated SITE Turning Movements
Proposed SITE Entrance & Exit Driveways Proposed SITE Entrance & Exit Driveways
Weekday AM ONE Peak Hour from 7:00-9:00 AM Weekday PM ONE Peak Hour 4:00-6:00 PM

Fairgrounds Road Fairgrounds Road

2 4 4 3

3 8

Site Entrance Site Entrance

Total Hour Enter Proposed 1 4 Total Hour Enter Proposed 4 3

3 Bus Stop 5 8 Bus Stop 7

Exist. Exist.

5 Bike 7 Bike
Path Path

8 4 5 3
4 2

Site Exit Site Exit

Total Hour Exit Total Hour Exit
8 4 1 5 2 4

NOTE: ITE estimate for SATURDAY Peak Hour of GENERATOR is same as WEEKDAY PM trip counts.

AM Peak Hr

AM Peak Hr

PM Peak Hr

PM Peak Hr

Reference: ITE Trip Generation Manual - 10th Edition
Site Type (220) Multifamily Housing (Low Rise) - 22 Units Compiled By:  Bristol Traffic + Transportation Consulting LLC



Peak Hour Turning Movement Count Estimate

Nantucket, MA - 31 Fairgrounds Road Figure 4
 ITE Estimated SITE Driveways WEEKDAY Peak Hour of Generator Traffic Volumes

ITE Estimated SITE Turning Movements ITE Estimated SITE Turning Movements
Proposed SITE Entrance & Exit Driveways Proposed SITE Entrance & Exit Driveways
Weekday AM ONE Peak Hour from 6:00AM-12:00PM Weekday PM ONE Peak Hour 12:00-8:00 PM

Fairgrounds Road Fairgrounds Road

2 5 5 3

4 9

Site Entrance Site Entrance

Total Hour Enter Proposed 2 5 Total Hour Enter Proposed 4 3

4 Bus Stop 7 9 Bus Stop 7

Exist. Exist.

7 Bike 7 Bike
Path Path

9 5 6 3
4 3

Site Exit Site Exit

Total Hour Exit Total Hour Exit
9 4 2 6 3 4

NOTE: ITE estimate for SATURDAY Peak Hour of GENERATOR 6AM-8PM is same as WEEKDAY PM trip counts.
( See other page for those PM trip counts)

AM Peak Hr PM Peak Hr

AM Peak Hr PM Peak Hr

Reference: ITE Trip Generation Manual - 10th Edition
Site Type (220) Multifamily Housing (Low Rise) - 22 Units Compiled By:  Bristol Traffic + Transportation Consulting LLC



 

 
 

 
 STUDY CONCLUSIONS 

 
The study indicates that the site traffic volumes shown on Figures 3 and 4 
are so low, being single digits for either direction from the exit driveway 
or into the entrance driveway, that the site traffic will not cause a capacity 
problem on Fairgrounds Road or it’[s nearby intersections.  Also, the 
straight geometry of the adjacent Fairgrounds Road, with almost a flat 
profile and a straight alignment with no curves near the site, provides 
sight distance for safe stopping and safe intersection sightlines at the exit 
driveway. With the in and out driveways separated by the open space 
parcel, there is a reduced potential for any sightline blockage due to site 
traffic or existing through traffic.  



 

 
 

  APPENDIX 
 
SITE DESIGN PLANS – Overall entire project area driveway and building locations, and 
separate Entrance and Exit driveways engineering and survey plans are submitted 
independent to this report. 
 
INSTITUTE OF TRANSPORTATION ENGINEERS TRIP GENERATION MANUAL site 
trip statistics / graphs for both the weekday AM & PM local street peak hours and for 
the site generated peak periods not necessarily coinciding with the local road traffic peak 
periods are included here as Figures 5 - 8. 
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NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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MULTI FAMILY STRUCTURES
SITE CONCEPT - UNIT (E)
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 60'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

PERIMETER   PLAN  -  UNIT  A

PERIMETER   PLAN  -  UNIT  B

PERIMETER   PLAN  -  UNIT  C

PERIMETER   PLAN  -  PAVILION

PERIMETER   PLAN  -  UNIT  E

PERIMETER   PLAN  -  UNIT  D

ZONING INFORMATION:
ZONE:  R10
PLAN BOOK:  19
PAGE:  30
LOT NUMBER - 13
LOT SIZE - 85,930 +/- S.F.
A.G.C. - 2,500 PENDING
P.G.C. - 2,270
FY - T.B.D.
SPECIAL PERMIT #:  T.B.D.

LOCUS  MAP  -  NOT  TO  SCALE
COFFIN FAM. N.T. - MAP  67; PCL  149

3 A

ANDERSEN TW2846
2/2 DOUBLE HUNG

MANUF. R.O.:  2'-10 1/8" X 4'-8 7/8"
QTY:  THIRTY-SEVEN (37)

UNIT COLOR:  BLACK
TRIM COLOR:  COBBLESTONE

2

ANDERSEN TW28310
2/2 DOUBLE HUNG

MANUF. R.O.:  2'-10 1/8" X 4'-0 7/8"
QTY:  FOUR (4)

UNIT COLOR:  BLACK
TRIM COLOR:  COBBLESTONE

ANDERSEN TW20310
2/2 DOUBLE HUNG

MANUF. R.O.:  2'-2 1/8" X 4'-0 7/8"
QTY:  SIX (6)

UNIT COLOR:  BLACK
TRIM COLOR:  COBBLESTONE

1

4

ANDERSEN AN451
12 LITE AWNING (FIXED)

MANUF. R.O.:  4'-5 3/8" X 1'-9"
QTY:  FOUR (4)

UNIT COLOR:  BLACK
TRIM COLOR:  COBBLESTONE

SIMPSON OR EQUAL
2 LITE ONE PANEL

SLAB SIZE:  3'-0" X 7'-0"
QTY:  TWO (2)

SLAB COLOR:  BLACK
TRIM COLOR:  COBBLESTONE



MULTI FAMILY STRUCTURE
PERIMETER CONCEPT - UNIT E
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

RES.  1

RES.  2

RES.  3

RES.  4

PERIMETER   PLAN  -  UNIT  E  (second floor)
g.c. =>  2270

2nd flr => 1950



MULTI FAMILY STRUCTURE
PERIMETER CONCEPT - UNIT E
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

g.c. =>  2270
2nd flr => 1950

RES.  1

RES.  2

RES.  3

RES.  4

PERIMETER   PLAN  -  UNIT  E  (ground floor)

c o v e r e d   p o r c h

c o v e r e d   p o r c h

p a r k i n g   a r e a



MULTI FAMILY STRUCTURE
ELEVATION CONCEPT - UNIT E
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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71'-0"

E A S T   E L E V A T I O N  -  UNIT  E
facing  unit  F
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36'-6"



MULTI FAMILY STRUCTURE
ELEVATION CONCEPT - UNIT E
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.
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12

5

12

9

12

9

12

N O R T H   E L E V A T I O N  -  UNIT  E
facing  parking  area

5

12

1 1

2 2

3 3 3 3 3

333

A

3 3

4

W E S T   E L E V A T I O N  -  UNIT  E

3 3 3 3

3333

4







COFFIN FAMILY NOMINEE TRUST
PAVILION - OPEN SPACE PARCEL
SITE PLAN
31 FAREGROUNDS ROAD
SCALE:  1" = 60'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

PERIMETER   PLAN  -  UNIT  A

PERIMETER   PLAN  -  UNIT  B

PERIMETER   PLAN  -  UNIT  C

PERIMETER   PLAN  -  PAVILION

PERIMETER   PLAN  -  UNIT  E

PERIMETER   PLAN  -  UNIT  D

ZONING INFORMATION:
ZONE:  R10
PLAN BOOK:  19
PAGE:  30
LOT NUMBER - 13
LOT SIZE - 85,930 +/- S.F.
A.G.C. - T.B.D.
P.G.C. - T.B.D.
FY - T.B.D.
SPECIAL PERMIT #:  T.B.D.

LOCUS  MAP  -  NOT  TO  SCALE
COFFIN FAM. N.T. - MAP  67; PCL  149



these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

COFFIN FAMILY NOMINEE TRUST
PAVILION - OPEN SPACE PARCEL
PERIMETER AND ELEVATIONS
31 FAREGROUNDS ROAD
SCALE:  1/8" = 1'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

PERIMETER   PLAN  -  PAVILION
g.c. =>  none (open)
dims => 14' X 28'

wood framed
opening

wood framed
opening

wood framed
opening

S O U T H   E L E V A T I O N  -  PAVILION
facing  faregrounds  road

9

12

14'-0"

E A S T   E L E V A T I O N  -  PAVILION
facing  restaurant

wood framed
opening

wood framed
opening

wood framed
opening

28'-0"

1
5

'-
6

 1
/2

"

N O R T H   E L E V A T I O N  -  PAVILION W E S T   E L E V A T I O N  -  PAVILION
facing  open  space
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Residential Flex Development 
Per Bylaw Chapter 139-8 

31 Fairgrounds Road 
Map 67 Parcel 149 

Owner: 
Coffin Family Nominee Trust 

Applicant: 
Fairgrounds Common, LLC 

c/o Reade, Gullicksen, Hanley & Gifford, LLP 
6 Youngs Way 

Nantucket, MA 02554 

Prepared By: 
Nantucket Engineering & Survey, PC 

Arthur D. Gasbarro, PE, PLS 

June 22, 2020 
20 Mary Ann Drive  •  Nantucket, MA 02554 

508-825-5053  •  www.NantucketEngineer.com



Town and County of Nantucket, MA February 20, 2020

Locus Map

Property Information

Property ID 67 149
Location 31 FAIRGROUNDS RD
Owner COFFIN FREDERICK C JR TRST

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Town and County of Nantucket, MA makes no claims and no
warranties, expressed or implied, concerning the validity or
accuracy of the GIS data presented on this map.

Geometry updated 11/13/2018
Data updated 11/19/2018

1" = 1002 ft



 

20 Mary Ann Drive  •  Nantucket, MA 02554 
508-825-5053  •  www.NantucketEngineer.com 

 
June 22, 2020 
 
Judith Wegner, Chair 
Nantucket Planning Board 
2 Fairgrounds Road 
Nantucket, MA  02554 
*By Hand Delivery* 
  
RE:  Special Permit & A.R. Subdivision 
 Fairgounds Common, LLC 

31 Fairgrounds Rd 
 Map 67 Parcel 149  

Dear Ms. Wegner: 

On behalf of the Trustee of Coffin Family Nominee Trust and Fairgrounds Common LLC, 

attached are applications for a Special Permit & Approval Required (A.R.) Subdivision.  Also 

included are a certified abutters list, four sets of mailing labels and required filing fees. 

These plans have been developed based on studies and input received from the Board as part of a 

Sketch Plan review at the March 2020 meeting.  The concept is to utilize the so-called Flex 

Development provision of the Bylaw - § 139-8 Residential development options.  The attached 

Plan depicts the proposed development of the property per the aforementioned Bylaw that 

provides a large continuous regularly-shaped Open Space lot and eight building lots.  Also 

attached is a proof plan depicting a possible 7-lot conventional subdivision.   

This concept may be allowed by the Planning Board per the issuance of a Special Permit as the 

property is located within the Town Overlay District (TOD), subject to the provisions of the 

chapter.  A waiver would be required for the required minimum tract area as the subject parcel is 

approximately 85,298 square-feet where 87,120 is required.  The Board may grant this waiver as 

the proposed flex development is more in keeping with the surrounding area, promotes a more 

efficient use of land, and that it will promote the purposes and intent of this section. 

The lots would be served by a one-way driveway and a full suite of infrastructure.  This would 

include subsurface utilities, drainage, water and sewer service.  A sidewalk to Fairgrounds Road 

bordering the open space, and a bus stop are also being proposed, in harmony with the intent of 



the Bylaw.  A detailed drainage analysis, stormwater report and subsurface infrastructure design 

is included for your review. 

Also attached are residential design drawings of multi-unit structures which are pending before 

the Historic District Commission for review.  The lots have been arranged so as to have no more 

than three dwelling units per lot.  The current concept is for a total of 22-dwelling units with 39-

bedrooms, combined with the large open space area.  Full buildout per the Flex Development 

Option of the Bylaw allows for 8-lots with up to 24 dwelling units.  The conventional 

subdivision option not being pursued would have the potential for 21-dwelling units, with no 

designated open space.   

A common driveway and shared parking area are proposed as encouraged by the Bylaw.  A total 

of 51 parking spaces have been provided, plus two loading zones, trash receptacle areas and 

designated bike parking areas.  Landscaping features utilizing natural and man-made materials 

have been provided which includes effective screening, planting of street trees, and preservation 

of a large open space parcel along Fairgrounds Road.   

A traffic assessment has been performed by Bristol Traffic & Transportation Consulting, LLC, 

along with a swept path analysis for the movement the Nantucket Fire Department ladder truck 

through the site.  The resulting report and site plan are included herewith for your review, which 

demonstrate compliance with the performance criteria in the Bylaw. The quality of the site design, 

building design, and landscaping enhances the area in comparison with other development options.  

Further, the provision of open land and any associated landscaping is appropriate for the scale and 

location of this development.  

We look forward to discussing this matter with the Board at your next scheduled July 22nd meeting. 

 
Sincerely, 
Nantucket Engineering & Survey, P.C. 
By:  Arthur D. Gasbarro, PE, PLS 

   
Cc:   Arthur I. Reade, Jr. 
 Shirley Louise Coffin Spencer, Trustee of Coffin Family Nominee Trust  



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

Form B 
Application for Approval of a Definitive Subdivision Plan 

(AR) 

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

Date: __________________________________ 

To the Planning Board of Nantucket: 

The undersigned, being the applicant as defined under Chapter 41, Section 81-L, for approval of a proposed 

subdivision shown on a plan entitled ___________________________ designed by ________________________ 

_________________________________________________________, number of lots proposed _____________, 

total acreage of tract ________________, hereby submits said plan as a definitive plan in accordance with the Rules 

and Regulations Governing the Subdivision of Land of the Nantucket Planning Board and makes application to the Board for 

approval of said plan. 

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 # __________, Parcel __________________, and said land is free of 

encumbrances except for the following: ___________________________________________________________ 

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

____________________(date)  and    approved     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 Rules and Regulations. 

Name(s) and address(es) of the Applicant(s): 
(to include all the names and addresses of the principals of the owner entity such as principal officers of the corporation, trustees 
of a trust or partners of a partnership) 

Plan of Land Nantucket Engineering & Survey PC

dated _6/22/20________, and described as follows: located on ______31 Fairgrounds Road_________________________________ 
11 ( 8 Buildable)

85,298 +/- s.f.

31 Fairgrounds Common, LLC  c/o Reade, Gullickson, Hanley & Gifford, LLP  6 Youngs Way  Nantucket, MA 02554

Sandra Lee Coffin Reith, Shirley Louise Coffin Spencer, 
Sheryl Lynn Geraghty, Stephanie Lorraine Coffine Seguin & 
Sarah F. Coffin Pietrzykowski 

November 6, 2006 1057

80

67 149

X

June 22, 2020



Planning Board, Form B, page 2 

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

Contact Phone #: (___ )_____________  Fax #: (____)____________  E-mail: ______________________ 

Name of owner(s): ______________________________________________________________________ 

Address of owner(s): _____________________________________________________________________ 

I 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. 

_____________________________________________________________ 
Owner’s signature 

Received by Town Clerk: 

Date: ______________________ 

Time: _____________________ 

Received by Board of Health: 

Date: ____________________ 

Time: ____________________ 

Planning Board File #_____________ 

 Coffin Family Nominee Trust; Shirley Louise Coffin Spencer , Trustee

c/o Didi Spencer   P.O. Box 285   Nantucket, MA 02554

508 228-3128 air@readelaw.com

Agent



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

Application for a Special Permit 

Date: __________________________ Planning Board File #:_____________ 

Name of development: _______________________________________________________________ 

Owner(s) name(s): __________________________________________________________________ 

Mailing address: ____________________________________________________________________ 
Phone number: _____________________ Fax number:_________________ E-mail: ______________ 

Applicant’s name: ___________________________________________________________________ 

Mailing address: ____________________________________________________________________ 
Phone number: ____________________Fax number:__________________E-mail:_______________ 

Engineer / surveyor’s name: ___________________________________________________________ 

Mailing address: _____________________________________________________________________ 
Phone number: ____________________Fax number:__________________E-mail:_______________ 

Location of lot(s): 
� Street address ____________________________________________________________________

� Tax Assessors Map __________________ Parcel ___________________________

� Nantucket Registry of Deed: Plan Book ______________ and Page _______________   OR 

Plan File #_____________   OR Land Court Plan #____________ at Certificate # ____________ 

Size of parcel: ______________________ sq. ft.  Zoning District: ________________________ 

Special Permit sought:  (check one) 

 Cluster subdivision

 Commercial WECS

 Driveway Access/Curb Cut Special Permit

 Harbor Overlay District (HOD)

 Major Commercial Development (MCD)

6/22/20

Fairgrounds Common

Coffin Family Nominee Trust, Shirley Louise Coffin Spencer, Trustee

c/o Didi Spencer  P.O. Box 285  Nantucket, MA 02554

Fairgrounds Common, LLC

c/o Reade, Gullicksen, Hanley, & Gifford, LLP  6 Youngs Way, Nantucket, MA 02554  
508-228-9026 air@readelaw.com

Arthur Gasbarro, PE, PLS - Nantucket Engineering & Survey, PC

20 Mary Ann Drive  Nantucket, MA 02554
508-825-5053 art@nantucketengineer.com

31 Fairgrounds Road   Nantucket, MA 02554

67 149

875 & 1057 172 & 80

2017-72

85,929 R-10



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

 Multi-family Special Permit

 Moorlands Management District Subdivision or Construction (MMD)

 NEHOD (Neighborhood Employee Housing Overlay District)

 MRD (Major Residential Development)

 MIPOD (Mid-Island Planned Overlay District)

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

Section Description 

   _______________       ______________________________________________________ 

   _______________       ______________________________________________________ 

Specify all associated Zoning Code relief sought: 

Section Description 

Only the zoning relief expressly 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:

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 property that I/ we own. 

X

139-8.A Residential Flex Development Options 

139-8.A.3

139-16.A.

Reduce minimum tract area from 2-acres to 85,929 s.f. as may be allowed per 139-8.A.6

Reduce minimum setbacks as may be allowed per 139-8.A.4

Reduce minimum frontage as may be allowed per 139-8.A.6139-16.A.

250

 __$5,000



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

Owner(s)’ Signature(s) 

Applicant’s Signature 

I/we _______________________________________________, the undersigned, hereby authorize  

_______________________________________________________ to act as agent(s) on my/our 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. 

Owner(s)’ signature(s) 

Check List: 

 Planning Board Special Permit abutters list – to be obtained at the Tax Assessor’s office

 Completed application form entitled “Application to the Planning Board for a Special Permit”

 Application fee of $250.00 payable to Town of Nantucket

 Abutters fee of  $6.74 per abutters payable to Pitney Bowes Reserved Funds

 Four (4) sets of mailing labels with each abutter’s name and address
 1” x 2 5/8” size, typed labels, are preferred
 duplicate labels are not necessary if the same owner is listed for more than one abutting property

 Town Clerk’s stamped application (provide 2 copies-one for Town Clerk and one for Planning Board)

 A “pdf” electronic copy of applications, plans and materials is requested. Electronic and
pdf’s can be submitted by disks or email to cancero@nantucket-ma.gov .

Arthur Gasbarro, PE, PLS

Agent

Agent

Agent

Shirley Louise Coffin Spencer, Trustee  



5-13-2020

Digitally signed by Rob Ranney 
DN: cn=Rob Ranney, o=Town of Nantucket, 
ou=Assessor's Office, email=rranney@nantucket-
ma.gov, c=US 
Date: 2020.05.13 08:44:55 -04'00'



MBLU Lot Lot Cut Owner Full Name Co-Owner Full Name Address Line 1 City State Zip Location

     67     142  MCGRATH ANNETTE L LIFE EST IVERSON TARA B TR PO BOX 2717 NANTUCKET MA 02584 20 TROTTERS LN

     67     143  LOTHIAN WILLIAM R J TRUSTEE EIGHTH AVE SOUTH NOMINEE 
TRUST

PO BOX 877 NANTUCKET MA 02554 22 TROTTERS LN

     67     144  16.5 WAYDALE LLC 16.5 WAYDALE RD NANTUCKET MA 02554 16- WAYDALE RD 

     67     145  VIGIL JEROME & LORRAINE TR 142 BAY LANE CENTERVILLE MA 02362 14 WAYDALE RD 

     67     146  GLIDDEN J CURTIS 12 WAYDALE ROAD NANTUCKET MA 02554 12 WAYDALE RD

     67     147  ZOLLO SUSAN & STILLMAN ADAM M 35 FAY STREET   # 102 BOSTON MA 02118 26 TROTTERS LN

     67     147 1 UBALDINO LAURA J PO BOX 3123 NANTUCKET MA 02554 24 TROTTERS LN

     67     147 2 REZENDES ALEXANDER T PO BOX 2015 NANTUCKET MA 02554 26B TROTTERS LN 

     67     148  JOHNSON BRIAN B & FIONA 37 FAIRGROUNDS RD NANTUCKET MA 02554 37 FAIRGROUNDS RD

     67     150  PUDER WILLIAM F TRUSTEE WKP REALTY TRUST PO BOX 2643 NANTUCKET MA 02584 27 FAIRGROUNDS RD 

     67     151  DAVIS SUZANNE M TR DAVIS REALTY TRUST 6 ENTERPRISE CIRCLE NANTUCKET MA 02554 25 FAIRGROUNDS RD

     67     157  ARENA THOMAS W PO BOX 1416 NANTUCKET MA 02554 1 TICCOMA WY

     67     158  WODYNSKI MICHAEL S & JUDITH A 
TR

LIFE ESTATE PO BOX 854 NANTUCKET MA 02554 32 FAIRGROUNDS RD

     67     292  PERRY MARY JANE M 34 FAIRGROUNDS RD NANTUCKET MA 02554 34 FAIRGROUNDS RD

     67     293  CLARK ROBERT D & BETTY P O BOX 1307 NANTUCKET MA 02554 36 FAIRGROUNDS RD

     67     685  TEDESCHI LUKE & LAURA M 35 FAIRGROUNDS RD NANTUCKET MA 02554 35 FAIRGROUNDS RD

     67     870  PHATTHANAPHUTI PIYA ETAL 16 WAYDALE RD NANTUCKET MA 02554 16 WAYDALE RD 

Count: 17

Abutters List



MCGRATH ANNETTE L LIFE EST 
IVERSON TARA B TR 
PO BOX 2717 
NANTUCKET, MA 02584 
 
 

 LOTHIAN WILLIAM R J TRUSTEE 
EIGHTH AVE SOUTH NOMINEE TRUST 
PO BOX 877 
NANTUCKET, MA 02554 
 

 16.5 WAYDALE LLC 
16.5 WAYDALE RD 
NANTUCKET, MA 02554 
 

VIGIL JEROME & LORRAINE TR 
142 BAY LANE 
CENTERVILLE, MA 02362 
 

 GLIDDEN J CURTIS 
12 WAYDALE ROAD 
NANTUCKET, MA 02554 
 

 ZOLLO SUSAN & STILLMAN ADAM M 
35 FAY STREET   # 102 
BOSTON, MA 02118 
 

UBALDINO LAURA J 
PO BOX 3123 
NANTUCKET, MA 02554 
 

 REZENDES ALEXANDER T 
PO BOX 2015 
NANTUCKET, MA 02554 
 

 JOHNSON BRIAN B & FIONA 
37 FAIRGROUNDS RD 
NANTUCKET, MA 02554 
 

PUDER WILLIAM F TRUSTEE 
WKP REALTY TRUST 
PO BOX 2643 
NANTUCKET, MA 02584 
 

 DAVIS SUZANNE M TR 
DAVIS REALTY TRUST 
6 ENTERPRISE CIRCLE 
NANTUCKET, MA 02554 
 

 ARENA THOMAS W 
PO BOX 1416 
NANTUCKET, MA 02554 
 

WODYNSKI MICHAEL S & JUDITH A TR 
LIFE ESTATE 
PO BOX 854 
NANTUCKET, MA 02554 
 

 PERRY MARY JANE M 
34 FAIRGROUNDS RD 
NANTUCKET, MA 02554 
 

 CLARK ROBERT D & BETTY 
P O BOX 1307 
NANTUCKET, MA 02554 
 

TEDESCHI LUKE & LAURA M 
35 FAIRGROUNDS RD 
NANTUCKET, MA 02554 
 

 PHATTHANAPHUTI PIYA ETAL 
16 WAYDALE RD 
NANTUCKET, MA 02554 
 

  

     

     

     

     



Town and County of Nantucket, MA February 20, 2020

Locus Map - Aerial

Property Information

Property ID 67 149
Location 31 FAIRGROUNDS RD
Owner COFFIN FREDERICK C JR TRST

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Town and County of Nantucket, MA makes no claims and no
warranties, expressed or implied, concerning the validity or
accuracy of the GIS data presented on this map.

Geometry updated 11/13/2018
Data updated 11/19/2018

1" = 125 ft



 

Aerial Photos – 31 Fairgrounds Way 

 

 

 









MULTI FAMILY STRUCTURES
PROPERTY LINE MODS
31 FAREGROUNDS ROAD - LOTS #1 - #8
SCALE:  1" = 50'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

ZONING INFORMATION:
ZONE:  R10
PLAN BOOK:  19
PAGE:  30
LOT NUMBER - 13
LOT SIZE - 85,930 +/- S.F.
TOTAL A.G.C. - 30,000 PENDING
TOTAL P.G.C. - 10,344 PENDING
FY/SY - 5'/5' (FLEX)
SPECIAL PERMIT #:  T.B.D.

PERIMETER   PLAN  -  UNIT  D

PERIMETER   PLAN  -  UNIT  A

PERIMETER   PLAN  -  UNIT  C

PERIMETER   PLAN  -  UNIT  B

PERIMETER   PLAN  -  UNIT  E

PERIMETER   PLAN  -  PAVILION
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (A)
31 FAREGROUNDS ROAD - #3 & #4
SCALE:  1" = 10'-0"
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PROPERTY LINE - UNIT (A)
31 FAREGROUNDS ROAD - #3 & #4
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (B)
31 FAREGROUNDS ROAD - #6 & #7
SCALE:  1" = 10'-0"
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (B)
31 FAREGROUNDS ROAD - #6 & #7
SCALE:  1" = 10'-0"
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (C)
31 FAREGROUNDS ROAD - #5 & #6
SCALE:  1" = 10'-0"
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (C)
31 FAREGROUNDS ROAD - #5 & #6
SCALE:  1" = 10'-0"
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (D)
31 FAREGROUNDS ROAD - #2 & #3
SCALE:  1" = 10'-0"
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MULTI FAMILY STRUCTURE
PROPERTY LINE - UNIT (E)
31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"
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31 FAREGROUNDS ROAD - #1 & #8
SCALE:  1" = 10'-0"

MEERBERGEN DESIGNS

PO BOX 673

NANTUCKET, MA 02554

508.228.1388

these designs are the property of
brook meerbergen designs and may

not be reproduced electronically
or in any other manner without the express

consent of brook meerbergen.

RES.  1

RES.  2

RES.  3

RES.  4

PERIMETER   PLAN  -  UNIT  E  (second floor)
g.c. =>  2270

2nd flr => 1950

P
R

O
P

E
R

T
Y

 L
IN

E

P
R

O
P

E
R

T
Y

 L
IN

E

P P

S S



 

20 Mary Ann Drive  •  Nantucket, MA 02554 
508-825-5053  •  www.NantucketEngineer.com 

 
  
 

Stormwater Report 
 
 

Residential Flex Development 
31 Fairgrounds Road 

Map 67 Parcel 149 
 
 

Owner: 
Coffin Family Nominee Trust 

 
 

Applicant: 
Fairgrounds Common, LLC 

 
Prepared By: 

Nantucket Engineering & Survey, PC 
Arthur D. Gasbarro, PE, PLS 

 
June 2020 

 
 



Objective 
 

To design a stormwater management system for the proposed residential 
development including parking and driveway areas. 
 
Watershed 
The subject parcel is located at a slightly higher elevation than the surrounding 
properties.  The post-development site will be graded such that no stormwater 
runoff exits the property, and is directed to the proposed stormwater infiltration 
facilities. 

 



Hydrologic Analysis 
 

Stormwater runoff generated as a result of the proposed conditions was calculated 
using the Rational Method.  The watershed for the project is coincident with the 
property lines as no surface water is entering the site from off-site, and no surface 
water will exit the site under proposed conditions.  The system was analyzed using 
rainfall data for the twenty-five-year, 24-hour duration storm frequencies as 
required by the Nantucket Rules and Regulations Governing the Subdivision of 
Land.  The precipitation was based on the attached rainfall graph for Barnstable 
County. 
 
System Sizing 
 

A soil evaluation performed in June 2019 found Class I, medium sand soils with a 
percolation rate of less than two-minutes per inch.  An infiltration rate of four-
minutes per inch was used for design purposes to accommodate long-term 
acceptance.  The system has adequate infiltration capacity and storage volume for 
the design storm.  The bottom of the infiltration facility is proposed greater than 
four-feet above the groundwater elevation. 
 
 
Environmental Protection 
 

All catchbasins will have deep sumps for the accumulation of sediment, where it 
can then be removed from.  A Stormceptor 450i water quality inlet has been 
provided prior to infiltration of the stormwater.  The patented design allows the 
Inline unit to maintain continuous positive treatment of stormwater for the removal 
of pollutants such as total suspended solids (TSS), free oils and nutrients year-
round, regardless of the flow rate.  Maintenance of the system will be per the 
attached Operations and Maintenance document. 
 
Conclusion 
 

The drainage system has been designed to adequately handle the 25-year storm 
event in accordance with the Town’s standards, and applicable rules, regulations 
and guidance documents.  The system will promote public safety and minimize 
environmental impacts. 
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Special Permit & A.R. Subdivision 

Fairgounds Common, LLC 
31 Fairgrounds Rd 
Map 67 Parcel 149 

June 22, 2020 
 

Itemized List of Improvements to be Waived or Modified 
Planning Board Rules and Regulations of October 13, 1987 

(As amended through December 20, 1999) 
 

The land on the accompanying plan for FAIRGROUNDS COMMON shall comply with the rules 

and regulations of the Nantucket Planning Board which were in effect on October 13, 1987, and 

as amended, except for the following enumerated regulations which the Planning Board agrees to 

waive or alter in the manner specified: 

 

SECTION III – SUBDIVISION LAYOUT DESIGN STANDARDS 
 
(3.01)  Zoning -   RESIDENTIAL FLEX DEVELOPMENT 
 
(3.02)  Public Open Space -  Not Applicable (N/A) 
 
(3.03)  Protection of Wetlands - Not Applicable (N/A) 
 
(3.04)  Flood Prone Areas –   Not Applicable (N/A) 
                    
(3.05)  Protect Natural Features         See Plans 
 
(3.06)  One Dwelling per Lot - Applicant requests up to 3 dwellings on each lot 
 
(3.07)  Further Subdivision -  Not Applicable (N/A) 
 
(3.08)  Hazards -   Not Applicable (N/A) 
 
(3.09)  Reverse Lot Frontage - Not Applicable (N/A) 
 
(3.10)  Street System -  See Plans 
 
 
 
 



SECTION IV – DESIGN STANDARDS AND REQUIRED IMPROVEMENTS 
 
(4.02)  Monuments -               See Plans 
 
(4.03)  Streets -               Not Applicable (N/A) 
  
(4.05)  Street Construction -                Type 1 – Paved Surface or Concrete 
                                                                                               Reduce width from 12’ – One Way 
 
(4.06)  Storm Drainage -    See Plans 
 
(4.06a)  Subdrains -     Not Applicable (N/A) 
 
(4.06b)  Storm Drains -     See Plans 
 
(4.06b)            1. Catchbasin pairs 300ft Maximum -  See Plans 
  2. Manholes 500ft -    See Plans 
  3. Leaching Basins Where Possible -  See Plans 
  4. Roadway Drain line Specs -  See Plans 
 
(4.07)  Easements – 20ft Water, Sewer & Drains; 
  10ft Electric, Telephone, CATV 15ft, Bike 
  & Pedestrian, Possible Scenic Easements, 

 Watercourse Easements -   See Plans 
 
(4.08)  Adequate Access to Site -   See Plans 
 
(4.09)  Shoulders -     See Plans 
 
(4.10)  Guard Rails and Posts -   WAIVE 
 
(4.11)  Street Signs -     See Plans  
 
(4.12)  Water Pipes & Related Equipment -  See Plans 
 
(4.13)  Dry Sewer Lines -    See Plans 
 
(4.14)  Power Lines -     See Plans 
 
(4.15)  Telephone Lines -    See Plans 
 
(4.16)  Landscape Plan -    See Sheet 6 
 
(4.17) Fire Alarm Systems and Emergency  See Plans 

Water supply- 
 
(4.18)  Sidewalks – 4ft Wide Concrete  
  or Brick -     See Plans 



(4.19)  Bicycle Paths     See Plans 
 
(4.20)  Street Lights -     WAIVE 
 
(4.21)  Bridges -     WAIVE 
 
(4.22)  Curbing and Berms, precast or 
  Granite 6ft beyond curves -   See Plans 
 
(4.23)  Soils Surveys -    See Plans 
 
(4.24)  Driveway Aprons-    See Plans 
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Fairgrounds Common, LLC Project 

Stormwater Analysis & Infrastructure Design 
 
Rational Method 
 
Q=ciA 
 
Rear Portion of Site 
c= 0.70  Residential – Multifamily, Detached 
i= 1.4 in/hr (Barnstable 25-year Storm) 
A=1 acre 
 
Q= 0.98 cfs 
 
Front Portion of Site 
c= 0.20 – Park 
i= 1.4 in/hr (Barnstable 25-year Storm) 
A=1 acre 
 
Q= 0.28 cfs 
 
Total Q=1.26 cfs 
 
Sizing 
Infiltration Rate < 2 mpi 
Use 4 mpi for long-term acceptance 
 
I = 4 min/in = .00006 cfs/sf/sec 



 
Area Required 
 
A = Q/I = 1.23 cfs / .00006 cfs/sf/sec = 2,100 s.f. 
 
Provide 
 
SC-740 Chambers in a leach trench configuration w/12” 
perimeter & bed of washed gravel.  Use (2) 100-foot long rows of 
14 chambers  
 
100’ x 13.25 sf/lf + (2)44 sf/end = 1,369 s.f. per trench 
 
Total Leaching Area Provided: 2,738 s.f.  > 2,100 s.f. Required 
 
Storage Capacity: 28 Chambers x 81.7 c.f./chamber = 2,287 c.f. 
  
Pre-treat each row with a Stormceptor STC-450i Water Quality 
Unit 



   

 

 
 

       
 
 

    

 

 
 

      
 
    

 

 
 

 
 

 
 

  

 

 2006 EDITION 

Example 3: Sites on Gaged Streams (USGS) 

Given: 	 Site on Fish Brook 

Drainage area  =   0.75 sq. mi.  

Storage = 0.0 


Problem: 	 Compute the peak discharge for a 50-year design. 

Solution:	 The ratio of the drainage area of the ungaged site to the area 
of the gaged site must be about 0.6 to 1.4 to use the USGS 
method: 
Au/Ag  = .75/1.01  = 0.74 

From Exhibit 8-7: 
X

Qt(u)  = (Au/Ag) Qt(g)

 Q50(u)  =   (0.75/1.01)
0.75

(161) =   128 cfs 

8.3.2.2	 Rational Method 

The formula for the Rational Method is: 

Q = CiA 


Where: 	 Q = peak discharge, cfs 
C = runoff coefficient 
i = average rainfall intensity, in./hr, for a storm duration 

equal to the time of concentration, Tc 
A = drainage area, acres 

This method is a simplified model of the hydrologic process. Therefore, 
it should only be used for small drainage areas, and preferably for 
areas with the same general basin characteristics. It should be used to 
determine the peak discharge for pavement drainage design. 

The following assumptions are inherent in the Rational Formula: 

� The peak flow occurs when the entire watershed is contributing to 
the flow. 

� The rainfall intensity is the same over the entire drainage area. 

� The rainfall intensity is uniform over a time duration equal to the 
time of concentration, Tc. The time of concentration is the time 
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required for water to travel from the hydraulically most remote 
point of the basin to the point of interest. 

� The frequency of the computed peak flow under the Rational 
Method is the same as that of the rainfall intensity, i.e., the 10-yr 
rainfall intensity is assumed to produce the 10-year peak flow 
under the Rational Method. 

� The coefficient of runoff is the same for all storms of all recurrence 
probabilities. 

Because of these inherent assumptions, the Rational Formula should 
only be applied to drainage areas smaller than 50 acres. 

Runoff Coefficient (C) 

The runoff coefficient is a general representation of the drainage basin 
characteristics. These include antecedent precipitation, soil moisture, 
infiltration, detention, evaporation, and ground slope and cover. The 
coefficient "C" can be determined in one of two ways. Exhibit 8-8 
provides coefficients based on the overall character of the drainage 
area. The second method develops a composite coefficient based on 
the percentages of different surface types in the drainage area.  

To determine C for a design frequency of 10 years or less, follow this 
procedure: 

1.	 Document the predominant types of surfaces within the drainage 
area. Estimate the percentage each represents. 

2.	 Select a C for each type of surface from Exhibit 8-9. 

3.	 Calculate a weighted C value for the drainage area. 

If a design frequency greater than 10 years is needed, use 
Exhibit 8-10 to determine a Ca. The modified Rational formula is: 

Q 	 = CaCiA 

Where: Ca  x C must be less than or equal to 1.0. 

January 2006	 Drainage and Erosion Control 8-23 
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Exhibit 8-8 
Recommended Runoff Coefficients (C) for Rational Method 
(By Overall Character of Area) 

Description of Area Runoff Coefficients 
Business 
 Downtown 0.70 to 0.95  
 Neighborhood 0.50 to 0.70 
Residential  
 Single-Family 0.30 to 0.50 
 Multi-Family, Detached 0.40 to 0.60 
 Multi-Family, Attached 0.60 to 0.75 
Residential (Suburban) 0.25 to 0.40 
Apartment 0.50 to 0.70 
Industrial 
 Light 0.50 to 0.80 

Heavy 0.60 to 0.90 
Parks, Cemeteries 0.10 to 0.25 
Playgrounds 0.20 to 0.35 

Railroad Yard 0.20 to 0.35 

Unimproved 0.10 to 0.30 

Woodland 0.15 to 0.25 

Cultivated 0.40 to 0.60 

Source: Design Manual for Storm Drainage, ASCE 1960  

Exhibit 8-9 
Recommended Runoff Coefficients (C) For Rational Method 
(For Surface Type) 

Character of Surface Runoff Coefficients 
Pavement 

Asphaltic and Concrete 0.70 to 0.95 
 Brick 0.70 to 0.85 
Roofs 0.75 to 0.95 
Lawns, Sandy Soil 

Flat, 2 Percent 0.05 to 0.10 0. 
Average, 2 to 7 Percent 10 to 0.15 
Steep, 7 Percent 0.15 to 0.20 

Lawns, Heavy Soil 
Flat, 2 Percent 0.13 to 0.17 
Average, 2 to 7 Percent 0.18 to 0.22 
Steep, 7 Percent 0.25 to 0.35 

Source: Design Manual for Storm Drainage, ASCE 1960  
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Exhibit 8-10
 

Recommended Ca Values (Rational Method) 

(For Greater Than 10-year Design Runoff) 


Recurrence Interval (Years) Ca 

2 to 10 1.0 
25 1.1 
50 1.2 
100 1.25 

Note: The product of C x Ca should not exceed 1.
 
Source: WPCF Manual of Practice No. 9, Design and Construction of Sanitary and Storm Sewers.
 

Rainfall Intensity (I; in inches/hour) 

Rainfall intensity in the Rational Method is a function of: 1) selection of 
design flood frequency (see Exhibit 8-2) and 2) time of concentration 

(Tc), or the time required for the runoff to travel from the hydraulically 

most distant part of the watershed to the design site. It is usually 
computed by determining the water travel time through the 
watershed. The hydraulically most distant location will not necessarily 
be the linearly most distant site. 

To determine i, follow this procedure: 

� To calculate Tc, use Exhibit 8-11. For pavements Tc is normally 

assumed to be 5 minutes for the first inlet only. Tc is based on the 

slope of the water course and the type of surface cover. The 
designer should check several overland watercourses or flow routes 

to determine Tc. See the example for a Tc calculation. For an 

alternate method for computing Tc, the designer should refer to the 

procedure in FHWA-NHI-01-021 Urban Drainage Design Manual 
(HEC-22). 

� Exhibits 8-12 to 8-16 provide intensity-duration-frequency (I-D-F) 
curves for Boston, Barnstable, Worcester, Springfield, and 
Pittsfield. The designer should select the station closest to the 
design site. 

� Enter the selected I-D-F curve with the calculated Tc and turn at 

the selected design flood frequency. Read i from the vertical axis. 

January 2006	 Drainage and Erosion Control 8-25 
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Exhibit 8-11 
Average Velocities for Overland Flow 

Source: TR55 - Urban Hydrology for Small Wetlands, NRCS 
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Exhibit 8-13 
Intensity – Duration – Frequency Curve for Barnstable, MA 

Source: TR55 - Urban Hydrology for Small Wetlands, NRCS 
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StormTech SC-740 Chamber
Designed to meet the most stringent industry performance
standards for superior structural integrity while providing designers
with a cost-effective method to save valuable land and protect
water resources. The StormTech system is designed primarily to
be used under parking lots thus maximizing land usage for
commercial and
municipal
applications.

90.7" (2300 mm)

51.0" (1295 mm)

85.4" (2170 mm) INSTALLED

ACCEPTS 4" (100
SCH 40 PIPE FOR OPTIONAL
INSPECTION PORT

30.0"
(762 mm)

8"
(203 mm)

24" (610 mm) DIA. MAX

SC-740 End Cap

StormTech SC-740 Chamber
(not to scale)

Nominal Chamber Specifications

Size (L x W x H)
85.4" x 51.0" x 30.0"
(2170 x 1295 x 762 mm)

Chamber Storage
45.9 ft3 (1.30 m3)

Minimum Installed Storage*
74.9 ft3 (2.12 m3)

Weight
74.0 lbs (33.6 kg)

Shipping
30 chambers/pallet
60 end caps/pallet
12 pallets/truck

SC-740 Chamber

INCREASE COVER TO 24" (610 MM)

FOR UNPAVED INSTALLATION WHERE  
RUTTING FROM VEHICLES MAY OCCUR,

30" (762 mm) SC-740

DEPTH OF STONE 
TO BE DETERMINED
BY DESIGN ENGINEER*
6" (150 mm) MIN.

12" MIN. (305 mm) TYP.

6" (150 mm) MIN.

18" (460 mm) 
MIN.

96"
(2440 mm) 

MAX.

DESIGN ENGINEER IS RESPONSIBLE FOR
ENSURING THE REQUIRED BEARING CAPACITY

OF SUBGRADE SOILS*
51" (1295 mm) MIN.6" (150 mm) MIN.

PAVEMENT

3/4-2" (19-50 mm) CLEAN, CRUSHED, ANGULAR STONE
SC-740 CHAMBER

SC-740 END CAPADS 601 GEOTEXTILE OR EQUAL

THE INSTALLED CHAMBER SYSTEM SHALL PROVIDE 
THE LOAD FACTORS SPECIFIED IN THE AASHTO LRFD 
BRIDGE DESIGN SPECIFICATIONS SECTION 12.12 FOR
EARTH AND LIVE LOADS, WITH CONSIDERATION FOR 

IMPACT AND MULTIPLE VEHICLE PRESENCES. GRANULAR WELL GRADED SOIL/AGGREGATE 
MIXTURES, <35% FINES.  COMPACT IN 6" (150 mm)
LIFTS TO 95% STANDARD PROCTOR DENSITY. SEE 
THE TABLE OF ACCEPTABLE FILL MATERIALS.

CHAMBERS SHALL MEET ASTM F 2922-12 “STANDARD 
SPECIFICATION FOR POLYETHYLENE (PE) CORRUGATED
WALL STORMWATER COLLECTION CHAMBERS.”

 

THIS CROSS SECTION DETAILS THE REQUIREMENTS NECESSARY TO SATISFY THE LOAD FACTORS SPECIFIED IN THE AASHTO LRFD BRIDGE 
DESIGN SPECIFICATIONS SECTION 12.12 FOR EARTH AND LIVE LOADS USING STORMTECH CHAMBERS

 

Typical Cross
Section Detail
(not to scale)

MADE IN THE U.S.A.



Printed on recycled paperPrinted in U.S.A. © Copyright. All rights reserved. StormTech LLC, 2007 S16-090508

20 Beaver Road, Suite 104 Wethersfield Connecticut 06109

860.529.8188 888.892.2694 fax 866.328.8401 fax 860-529-8040 www.stormtech.com

STANDARD LIMITED WARRANTY OF STORMTECH LLC ("STORMTECH"): PRODUCTS
(A) This Limited Warranty applies solely to the StormTech chambers and endplates manufactured

by StormTech and sold to the original purchaser (the “Purchaser”). The chambers and endplates
are collectively referred to as the “Products.”

(B) The structural integrity of the Products, when installed strictly in accordance with StormTech's
written installation instructions at the time of installation, are warranted to the Purchaser against
defective materials and workmanship for one (1) year from the date of purchase. Should a de-
fect appear in the Limited Warranty period, the Purchaser shall provide StormTech with written
notice of the alleged defect at StormTech’s corporate headquarters within ten (10) days of the
discovery of the defect. The notice shall describe the alleged defect in reasonable detail.
StormTech agrees to supply replacements for those Products determined by StormTech to be
defective and covered by this Limited Warranty. The supply of replacement products is the sole
remedy of the Purchaser for breaches of this Limited Warranty. StormTech’s liability specifically
excludes the cost of removal and/or installation of the Products.

(C) THIS LIMITED WARRANTY IS EXCLUSIVE. THERE ARE NO OTHER WARRANTIES WITH
RESPECT TO THE PRODUCTS, INCLUDING NO IMPLIED WARRANTIES OF
MERCHANT-ABILITY OR OF FITNESS FOR A PARTICULAR PURPOSE.

(D) This Limited Warranty only applies to the Products when the Products are installed in a single layer.
UNDER NO CIRCUMSTANCES, SHALL THE PRODUCTS BE INSTALLED IN A
MULTI-LAYER CONFIGURATION.

(E) No representative of StormTech has the authority to change this Limited Warranty in any manner
or to extend this Limited Warranty. This Limited Warranty does not apply to any person other than
to the Purchaser.

(F) Under no circumstances shall StormTech be liable to the Purchaser or to any third party for prod-
uct liability claims; claims arising from the design, shipment, or installation of the Products, or
the cost of other goods or services related to the purchase and installation of the Products. For
this Limited Warranty to apply, the Products must be installed in accordance with all site condi-
tions required by state and local codes; all other applicable laws; and StormTech’s written in-
stallation instructions.

(G) THE LIMITED WARRANTY DOES NOT EXTEND TO INCIDENTAL, CONSEQUENTIAL, SPE-
CIAL OR INDIRECT DAMAGES. STORMTECH SHALL NOT BE LIABLE FOR PENALTIES OR
LIQUIDATED DAMAGES, INCLUDING LOSS OF PRODUCTION AND PROFITS; LABOR AND
MATERIALS; OVERHEAD COSTS; OR OTHER LOSS OR EXPENSE INCURRED BY THE
PURCHASER OR ANY THIRD PARTY. SPECIFICALLY EXCLUDED FROM LIMITED WAR-
RANTY COVERAGE ARE DAMAGE TO THE PRODUCTS ARISING FROM ORDINARY WEAR
AND TEAR; ALTERATION, ACCIDENT, MISUSE, ABUSE OR NEGLECT; THE PRODUCTS
BEING SUBJECTED TO VEHICLE TRAFFIC OR OTHER CONDITIONS WHICH ARE NOT
PERMITTED BY STORMTECH’S WRITTEN SPECIFICATIONS OR INSTALLATION INSTRUC-
TIONS; FAILURE TO MAINTAIN THE MINIMUM GROUND COVERS SET FORTH IN THE
INSTALLATION INSTRUCTIONS; THE PLACEMENT OF IMPROPER MATERIALS INTO THE
PRODUCTS; FAILURE OF THE PRODUCTS DUE TO IMPROPER SITING OR IMPROPER
SIZING; OR ANY OTHER EVENT NOT CAUSED BY STORMTECH. THIS LIMITED WAR-
RANTY REPRESENTS STORMTECH’S SOLE LIABILITY TO THE PURCHASER FOR
CLAIMS RELATED TO THE PRODUCTS, WHETHER THE CLAIM IS BASED UPON CON-
TRACT, TORT, OR OTHER LEGAL THEORY.

Amount of Stone Per Chamber

Note: Volumes are in cubic yards (cubic meters) per chamber. Assumes 6" (150 mm)
of separation between chamber rows and 18" (460 mm) of cover. The volume of
excavation will vary as the depth of the cover increases.

Volume of Excavation Per Chamber

Stone Foundation Depth
6" (150 mm) 12" (305 mm) 18" (460 mm)

StormTech SC-740 5.5 (4.2) 6.2 (4.7) 6.8 (5.2)

Note: Storage volumes are in cubic feet per chamber. Assumes 40% porosity for the
stone plus the chamber volume.

Storage Volume Per Chamber

Bare Chamber and Stone
Chamber Stone Foundation Depth
Storage in. (mm)

ft3 (m3) 6 (150) 12 (305) 18 (460)

StormTech SC-740 45.9 (1.3) 74.9 (2.1) 81.7 (2.3) 88.4 (2.5)

Note: Assumes 6" (150 mm) of stone above, and between chambers.

Stone Foundation Depth

ENGLISH TONS (CUBIC YARDS) 6" 12" 18"

StormTech SC-740 3.8 (2.8 yd3) 4.6 (3.3 yd3) 5.5 (3.9 yd3)

METRIC KILOGRAMS (METER3) 150 mm 305 mm 460 mm
StormTech SC-740 3450 (2.1 m3) 4170 (2.5 m3) 4490 (3.0 m3)

42 (1067) 45.90 (1.300) 74.90 (2.121)
41 (1041) 45.90 (1.300) 73.77 (2.089)
40 (1016) 45.90 (1.300) 72.64 (2.057)

39 (991) 45.90 (1.300) 71.52 (2.025)
38 (965) 45.90 (1.300) 70.39 (1.993)
37 (948) 45.90 (1.300) 69.26 (1.961)
36 (914) 45.90 (1.300) 68.14 (1.929)
35 (889) 45.85 (1.298) 66.98 (1.897)
34 (864) 45.69 (1.294) 65.75 (1.862)
33 (838) 45.41 (1.286) 64.46 (1.825)
32 (813) 44.81 (1.269) 62.97 (1.783)
31 (787) 44.01 (1.246) 61.36 (1.737)
30 (762) 43.06 (1.219) 59.66 (1.689)
29 (737) 41.98 (1.189) 57.89 (1.639)
28 (711) 40.80 (1.155) 56.05 (1.587)
27 (686) 39.54 (1.120) 54.17 (1.534)
26 (660) 38.18 (1.081) 52.23 (1.479)
25 (635) 36.74 (1.040) 50.23 (1.422)
24 (610) 35.22 (0.977) 48.19 (1.365)
23 (584) 33.64 (0.953) 46.11 (1.306)
22 (559) 31.99 (0.906) 44.00 (1.246)
21 (533) 30.29 (0.858) 41.85 (1.185)
20 (508) 28.54 (0.808) 39.67 (1.123)
19 (483) 26.74 (0.757) 37.47 (1.061)
18 (457) 24.89 (0.705) 35.23 (0.997)
17 (432) 23.00 (0.651) 32.96 (0.939)
16 (406) 21.06 (0.596) 30.68 (0.869)
15 (381) 19.09 (0.541) 28.36 (0.803)
14 (356) 17.08 (0.484) 26.03 (0.737)
13 (330) 15.04 (0.426) 23.68 (0.670)
12 (305) 12.97 (0.367) 21.31 (0.608)
11 (279) 10.87 (0.309) 18.92 (0.535)
10 (254) 8.74 (0.247) 16.51 (0.468)

9 (229) 6.58 (0.186) 14.09 (0.399)
8 (203) 4.41 (0.125) 11.66 (0.330)
7 (178) 2.21 (0.063) 9.21 (0.264)
6 (152) 0 6.76 (0.191)
5 (127) 0 5.63 (0.160)
4 (102) 0 4.51 (0.125)
3 (76) 0 3.38 (0.095)
2 (51) 0 2.25 (0.064)
1 (25) 0 1.13 (0.032)

Depth of Water Cumulative Total System
in System Chamber Storage Cumulative Storage

Inches (mm) Ft3 (m3) Ft3 (m3)

SC-740 Cumulative Storage Volumes Per Chamber
Assumes 40% Stone Porosity. Calculations are Based
Upon a 6" (152 mm) Stone Base Under the Chambers.

Stone

Cover

Note: Add 1.13 cu. ft. (0.032 m 3) of storage for each additional
inch (25 mm) of stone foundation.

Stone Foundation



 A calm treatment environment
ENGINEERED SOLUTIONS

Stormceptor STC is the recognized leader in stormwater 
treatment, offering a range of versatile treatment systems that 
effectively remove pollutants from stormwater and snowmelt 
runoff. Stormceptor is flexibly designed to protect waterways 
from hazardous material spills and stormwater pollution, 
including suspended sediment, free oils, and other pollutants 
that attach to particles, no matter how fierce the storm.

Stormceptor’s scour prevention technology ensures pollutants 
are captured and contained during all rainfall events.

Ideal uses
 � Sediment (TSS) removal

 � Spill control

 � Debris and small floatables capture

 � Pretreatment for filtration, detention/retention systems, 
ponds, wetlands, Low Impact Development (LID), green 
infrastructure, and water-sensitive urban design

Proven performance

With more than 20 years of industry experience, 
Stormceptor has been performance tested and verified 
by some of the most stringent technology evaluation 
programs in North America. 

 � NJCAT

 � Washington ECOLOGY

 � EN858 Class 2

Stormceptor® STC

Learn More: 
www.ContechES.com/stormceptor

With over 40,000 units operating worldwide, Stormceptor  
  performs and protects every day, in every storm.

FEATURE BENEFIT

Patented scour prevention 
technology

Superior pollutant removal and 
retention

Can take the place of a 
conventional junction or inlet 
structure

Eliminates the need for 
additional structures

Minimal drop between inlet and 
outlet Site flexibility

Multiple inlets can connect to a 
single unit Design flexibility

3rd party tested and verified 
performance (Sediment & Oil)

Eliminates the need for a 
separate bypass structure



 A calm treatment environment
ENGINEERED SOLUTIONS

Weir directs water 
into lower chamber

Impervious liner 
provides double  

wall containment  
for hydrocarbons

Treated water 
exits the unit

Surface access for 
ease of maintenance

Durable precast 
concrete

Sediment lies 
dormant for later 
removal

Captures and stores a 
wide range of particle 
sizes, from 20 to 2,000 
microns, for later 
removal

Free oils are trapped for  
later removal

EASY TO INSTALL 
Small footprint saves 
time and money with 
limited disruption to  
your site.

FLEXIBLE
Multiple inlets can 
connect to a single 
unit. Can be used as a  
bend structure.

SEAMLESS
Minimal drop between  
inlet and outlet pipes  
makes Stormceptor ideal 
for retrofits and new  
development projects.

*   Fiberglass construction is an option

Patented technology 
prevents captured 
pollutant from scouring

Quiescent chamber creates 
ideal conditions for free oils to 
rise and sediment to settle

Stormceptor® STC
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®

800-338-1122         513-645-7000         513-645-7993 FAX

9025 Centre Pointe Dr., Suite 400,  West Chester, OH 45069

STC450i
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GENERAL NOTES

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2. FOR SITE SPECIFIC DRAWINGS WITH DETAILED STRUCTURE DIMENSIONS AND WEIGHT, PLEASE CONTACT YOUR CONTECH ENGINEERED

SOLUTIONS LLC REPRESENTATIVE.  www.ContechES.com

3. STORMCEPTOR WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION CONTAINED IN THIS

DRAWING. CONTRACTOR TO CONFIRM STRUCTURE MEETS REQUIREMENTS OF PROJECT.

4. STORMCEPTOR STRUCTURE SHALL MEET AASHTO HS20 LOAD RATING, ASSUMING EARTH COVER OF 0' - 2' [610], AND GROUNDWATER

ELEVATION AT, OR BELOW, THE OUTLET PIPE INVERT ELEVATION. ENGINEER OF RECORD TO CONFIRM ACTUAL GROUNDWATER ELEVATION.

CASTINGS SHALL MEET AASHTO M306 AND BE CAST WITH THE CONTECH LOGO.

5. STORMCEPTOR STRUCTURE SHALL BE PRECAST CONCRETE CONFORMING TO ASTM C478 AND AASHTO LOAD FACTOR DESIGN METHOD.

6. ALTERNATE UNITS ARE SHOWN IN MILLIMETERS [mm].

INSTALLATION NOTES

A. ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS AND SHALL BE

SPECIFIED BY ENGINEER OF RECORD.

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

STRUCTURE.

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

D. CONTRACTOR TO PROVIDE, INSTALL, AND GROUT INLET AND OUTLET PIPE(S).  MATCH PIPE INVERTS WITH ELEVATIONS SHOWN.  ALL PIPE

CENTERLINES TO MATCH PIPE OPENING CENTERLINES.

E. CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT IS WATER TIGHT, HOLDING WATER TO FLOWLINE INVERT MINIMUM.  IT IS

SUGGESTED THAT ALL JOINTS BELOW PIPE INVERTS ARE GROUTED.

SITE SPECIFIC

DATA REQUIREMENTS

STRUCTURE ID

WATER QUALITY FLOW RATE (cfs [L/s])

PEAK FLOW RATE (cfs [L/s])

RETURN PERIOD OF PEAK FLOW (yrs)

RIM ELEVATION

PIPE DATA: INVERT MATERIAL DIAMETER

INLET PIPE 1

INLET PIPE 2

OUTLET PIPE

NOTES / SPECIAL REQUIREMENTS:

FOR PATENT INFORMATION, GO TO www.ContechES.com/IP

STORMCEPTOR DESIGN NOTES

THE STANDARD STC450I CONFIGURATION WITH ROUND, SOLID FRAME AND COVER, AND INLET PIPE IS SHOWN.  ALTERNATE CONFIGURATIONS

ARE AVAILABLE AND ARE LISTED BELOW.  SOME CONFIGURATIONS MAY BE COMBINED TO SUIT SITE REQUIREMENTS.

CONFIGURATION DESCRIPTION

GRATED INLET ONLY (NO INLET PIPE)

GRATED INLET WITH INLET PIPE OR PIPES

CURB INLET ONLY (NO INLET PIPE)

CURB INLET WITH INLET PIPE OR PIPES



 

20 Mary Ann Drive  •  Nantucket, MA 02554 
508-825-5053  •  www.NantucketEngineer.com 

 
FAIRGROUNDS COMMON, LLC 

 
STORMWATER MANAGEMENT  

OPERATION AND MAINTENANCE PLAN 
 
 The proposed stormwater management system will be owned by the Homeowners 

Association, who will be responsible for the operation and maintenance of the system. 

 

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

 
 The roadway shoulders will be raked and kept free from debris. 

 
 The Stormceptor Water Quality units will be maintained in accordance with the attached 

manufacturer specifications. 

 

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

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

by removing the solids.   

 

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

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

discovered during the annual inspection.  The Homeowners Association will be responsible 

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

 The Homeowners Association will maintain records of performed maintenance activities. 

 
 This document will be provided by the Applicant to the representative of the Homeowner’s 

Association once established. 
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Adjustment of the Stormceptor can be performed by lifting the upper sections free of the excavated area, re-leveling the base and re-
installing the sections. Damaged sections and gaskets should be repaired or replaced as necessary. Once the Stormceptor has been 
constructed, any lift holes must be plugged with mortar.

12. Maintenance
12.1. Health and Safety
The Stormceptor System has been designed considering safety first. It is recommended that confined space entry protocols be followed if 
entry to the unit is required. In addition, the fiberglass insert has the following health and safety features:

• Designed to withstand the weight of personnel

• A safety grate is located over the 24 inch (600 mm) riser pipe opening

• Ladder rungs can be provided for entry into the unit, if required

12.2. Maintenance Procedures
Maintenance of the Stormceptor system is performed using vacuum trucks. No entry into the unit is required for maintenance (in most 
cases). The vacuum service industry is a well- established sector of the service industry that cleans underground tanks, sewers and catch 
basins. Costs to clean a Stormceptor will vary based on the size of unit and transportation distances.

The need for maintenance can be determined easily by inspecting the unit from the surface. The depth of oil in the unit can be determined 
by inserting a dipstick in the oil inspection/cleanout port.

Similarly, the depth of sediment can be measured from the surface without entry into the Stormceptor via a dipstick tube equipped with 
a ball valve. This tube would be inserted through the riser pipe. Maintenance should be performed once the sediment depth exceeds the 
guideline values provided in the Table 4.

Table 4. Sediment Depths Indicating Required Servicing*

Particle Size Specific Gravity

Model Sediment Depth inches (mm)

450i 8 (200)

900 8 (200)

1200 10 (250)

1800 15 (381)

2400 12 (300)

3600 17 (430)

4800 15 (380)

6000 18 (460)

7200 15 (381)

11000 17 (380)

13000 20 (500)

16000 17 (380)

* based on 15% of the Stormceptor unit’s total storage

Although annual servicing is recommended, the frequency of maintenance may need to be increased or reduced based on local conditions 
(i.e. if the unit is filling up with sediment more quickly than projected, maintenance may be required semi-annually; conversely once the site 
has stabilized maintenance may only be required every two or three years).

Oil is removed through the oil inspection/cleanout port and sediment is removed through the riser pipe. Alternatively oil could be removed 
from the 24 inches (600 mm) opening if water is removed from the lower chamber to lower the oil level below the drop pipes.

The following procedures should be taken when cleaning out Stormceptor:

1. Check for oil through the oil cleanout port

2. Remove any oil separately using a small portable pump

3. Decant the water from the unit to the sanitary sewer, if permitted by the local regulating authority, or into a separate containment tank

4. Remove the sludge from the bottom of the unit using the vacuum truck

5. Re-fill Stormceptor with water where required by the local jurisdiction



12.3. Submerged Stormceptor
Careful attention should be paid to maintenance of the Submerged Stormceptor System. In cases where the storm drain system is 
submerged, there is a requirement to plug both the inlet and outlet pipes to economically clean out the unit.

12.4. Hydrocarbon Spills
The Stormceptor is often installed in areas where the potential for spills is great. The Stormceptor System should be cleaned immediately 
after a spill occurs by a licensed liquid waste hauler.

12.5. Disposal
Requirements for the disposal of material from the Stormceptor System are similar to that of any other stormwater Best Management 
Practice (BMP) where permitted. Disposal options for the sediment may range from disposal in a sanitary trunk sewer upstream of a sewage 
treatment plant, to disposal in a sanitary landfill site. Petroleum waste products collected in the Stormceptor (free oil/chemical/fuel spills) 
should be removed by a licensed waste management company.

12.6. Oil Sheens
With a steady influx of water with high concentrations of oil, a sheen may be noticeable at the Stormceptor outlet. This may occur because a 
rainbow or sheen can be seen at very small oil concentrations (<10 mg/L). Stormceptor will remove over 98% of all free oil spills from storm 
sewer systems for dry weather or frequently occurring runoff events.

The appearance of a sheen at the outlet with high influent oil concentrations does not mean the unit is not working to this level of removal. 
In addition, if the influent oil is emulsified the Stormceptor will not be able to remove it. The Stormceptor is designed for free oil removal 
and not emulsified conditions.

800-925-5240
www.ContechES.com

SUPPORT

Drawings and specifications are available at www.ContechES.com.

Site-specific design support is available from our engineers.

©2020 Contech Engineered Solutions LLC, a QUIKRETE Company

Contech Engineered Solutions LLC provides site solutions for the civil engineering industry. Contech’s portfolio includes bridges, drainage, sanitary sewer, 
stormwater, and earth stabilization products. For information, visit www.ContechES.com or call 800.338.1122

NOTHING IN THIS CATALOG SHOULD BE CONSTRUED AS A WARRANTY. APPLICATIONS SUGGESTED HEREIN ARE DESCRIBED ONLY TO HELP READERS MAKE 
THEIR OWN EVALUATIONS AND DECISIONS, AND ARE NEITHER GUARANTEES NOR WARRANTIES OF SUITABILITY FOR ANY APPLICATION. CONTECH MAKES 
NO WARRANTY WHATSOEVER, EXPRESS OR IMPLIED, RELATED TO THE APPLICATIONS, MATERIALS, COATINGS, OR PRODUCTS DISCUSSED HEREIN. ALL 
IMPLIED WARRANTIES OF MERCHANTABILITY AND ALL IMPLIED WARRANTIES OF FITNESS FOR ANY PARTICULAR PURPOSE ARE DISCLAIMED BY CONTECH. 
SEE CONTECH’S CONDITIONS OF SALE (AVAILABLE AT WWW.CONTECHES.COM/COS) FOR MORE INFORMATION.
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Proposed Multifamily Housing Site Access  
& Traffic Review  
31 Fairgrounds Road 

Nantucket, MA 
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       22 Unit Multifamily Housing Site Development 

 

May 11, 2020 
 

Prepared for: 
 

Fairgrounds Common LLC 
c/o 

Attorney Arthur Reade 
6 Youngs Way 
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Traffic Review Prepared by: 
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Fairgrounds Common LLC Multifamily Housing  
31 Fairgrounds Road 

NANTUCKET, MASSACHUSETTS 

FIGURE 1 
  LOCUS 
 
Not to Scale 
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BRISTOL TRAFFIC & TRANSPORTATION CONSULTING, LLC    N. BROOKFIELD, MA 

   

  
 

    



 
See Figure 1 for location of site driveways, future bus stop, and existing Bike 
Path. 
 
INTRODUCTION & DESCRIPTION OF PROJECT & SITE TRIP 
CALCULATIONS 
 

This report documents the findings and conclusions of a traffic impact 
assessment and sight distance preliminary review conducted for a 
proposed multifamily residential development.  The project consists of 22 
proposed residential units varying from single to triple bedroom units, 
totaling 39 bedrooms in five buildings located at the rear f the parcel.   
 
Peak hour local roadway traffic periods on weekdays and Saturdays for 
both AM and PM peak periods are normally studied in comparison to 
existing traffic to determine the level of impact the new traffic might have 
on local intersections.  Since the Institute of Transportation Engineers (ITE) 
reference guide for anticipated new traffic from various developments, 
titled the ITE Trip Generation Manual–10th Edition, allows us to determine 
an appropriate scope of study based on many studies of similar 
developments, based on the number of housing units proposed on the new 
site.  Traffic Engineers typically utilize this resource to determine the level 
of analysis needed for a reviewing agency to have a level of trust on a site 
developments future impact. 
 
Based on the data from the ITE Trip Generation Manual, we have 
calculated future levels of new traffic expected from this site with 22 new 
multifamily housing units.  We show the future site trip counts anticipated 
during the AM and PM peak hours of travel on local roads, as well as a 
general highest trip generation hour that may be perhaps outside of the 
typical 6-8 AM and 4-6 PM peak traffic periods.  The anticipated trip 
numbers representing vehicles leaving the site and those entering the site 
are shown on figures that follow. 
 
We would like to point out that the site will have a new bus stop cutout 
placed directly in front of the proposed site near the site driveway and also 
an existing bike path is located directly across the street from the proposed 
site development.  These bus and bike facilities will allow a portion of the 
anticipated site vehicle trips to be eliminated when bus riders and 
bicyclists do not drive a vehicle from or to the site.  However, we have no 
subtracted those potential vehicle trips from the ITE trips displayed in the 
figures that follow showing all the ITE calculated trips on the figures. 
 



 

 
 

One other item that will likely reduce some vehicle trips is the fact that the 
development will create an open space area from the street into the site 
extending to the proposed five residential buildings as shown on the 
submitted design site plans.  Again this type use can reduce some trips 
from the site when children and adults use the open space as opposed to 
driving to a nearby public open space recreational space.  Again, no ITE 
traffic estimated trips have been subtracted from the vehicle trips shown 
on Figures 2 and 3 that follow. 
 
 Reviewing both Figures 2 and 3 for the peak hour estimated trips to and 
from the site, one can see what a low number of trips that this type of site 
typically generates.  With single digit numbers of vehicles turning in or 
out of the driveways during each of peak periods, one can see how small 
of an impact is anticipated on Fairgrounds Road or at its surrounding 
intersections. 
 
Sight Distance Measurement Discussion and Streetview Google Photos 
 
Available vehicle sight distances available for the vehicles approaching the 
proposed site driveways and for vehicles exiting the proposed site 
driveways are more than adequate for drivers to avoid any accidents.  A 
Street view image from Google Maps included in Figure 2 shows that the 
Fairgrounds Road in the site vicinity is almost flat and straight, not 
blocking drivers views by way of hills of curves in the road.  Also the site 
driveway entrance and separate exit will not have any blockages to hinder 
drivers from seeing oncoming traffic in either direction for the required 
250 feet of stopping sight distance at a 35 MPH speed of approaching 
vehicles. 
 
(See Figure 2) 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Fairgrounds Common LLC Multifamily Housing  
31 Fairgrounds Road 

NANTUCKET, MASSACHUSETTS 
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See Figures 3 and 4, Peak Hour Turning Movement Traffic Count 
Estimates



Peak Hour Turning Movement Count Estimate

Nantucket, MA - 31 Fairgrounds Road Figure 3
 ITE Estimated SITE Driveways WEEKDAY Peak Hour Traffic Volumes

ITE Estimated SITE Turning Movements ITE Estimated SITE Turning Movements
Proposed SITE Entrance & Exit Driveways Proposed SITE Entrance & Exit Driveways
Weekday AM ONE Peak Hour from 7:00-9:00 AM Weekday PM ONE Peak Hour 4:00-6:00 PM

Fairgrounds Road Fairgrounds Road

2 4 4 3

3 8

Site Entrance Site Entrance

Total Hour Enter Proposed 1 4 Total Hour Enter Proposed 4 3

3 Bus Stop 5 8 Bus Stop 7

Exist. Exist.

5 Bike 7 Bike
Path Path

8 4 5 3
4 2

Site Exit Site Exit

Total Hour Exit Total Hour Exit
8 4 1 5 2 4

NOTE: ITE estimate for SATURDAY Peak Hour of GENERATOR is same as WEEKDAY PM trip counts.

AM Peak Hr

AM Peak Hr

PM Peak Hr

PM Peak Hr

Reference: ITE Trip Generation Manual - 10th Edition
Site Type (220) Multifamily Housing (Low Rise) - 22 Units Compiled By:  Bristol Traffic + Transportation Consulting LLC



Peak Hour Turning Movement Count Estimate

Nantucket, MA - 31 Fairgrounds Road Figure 4
 ITE Estimated SITE Driveways WEEKDAY Peak Hour of Generator Traffic Volumes

ITE Estimated SITE Turning Movements ITE Estimated SITE Turning Movements
Proposed SITE Entrance & Exit Driveways Proposed SITE Entrance & Exit Driveways
Weekday AM ONE Peak Hour from 6:00AM-12:00PM Weekday PM ONE Peak Hour 12:00-8:00 PM

Fairgrounds Road Fairgrounds Road

2 5 5 3

4 9

Site Entrance Site Entrance

Total Hour Enter Proposed 2 5 Total Hour Enter Proposed 4 3

4 Bus Stop 7 9 Bus Stop 7

Exist. Exist.

7 Bike 7 Bike
Path Path

9 5 6 3
4 3

Site Exit Site Exit

Total Hour Exit Total Hour Exit
9 4 2 6 3 4

NOTE: ITE estimate for SATURDAY Peak Hour of GENERATOR 6AM-8PM is same as WEEKDAY PM trip counts.
( See other page for those PM trip counts)

AM Peak Hr PM Peak Hr

AM Peak Hr PM Peak Hr

Reference: ITE Trip Generation Manual - 10th Edition
Site Type (220) Multifamily Housing (Low Rise) - 22 Units Compiled By:  Bristol Traffic + Transportation Consulting LLC



 

 
 

 
 STUDY CONCLUSIONS 

 
The study indicates that the site traffic volumes shown on Figures 3 and 4 
are so low, being single digits for either direction from the exit driveway 
or into the entrance driveway, that the site traffic will not cause a capacity 
problem on Fairgrounds Road or it’[s nearby intersections.  Also, the 
straight geometry of the adjacent Fairgrounds Road, with almost a flat 
profile and a straight alignment with no curves near the site, provides 
sight distance for safe stopping and safe intersection sightlines at the exit 
driveway. With the in and out driveways separated by the open space 
parcel, there is a reduced potential for any sightline blockage due to site 
traffic or existing through traffic.  



 

 
 

  APPENDIX 
 
SITE DESIGN PLANS – Overall entire project area driveway and building locations, and 
separate Entrance and Exit driveways engineering and survey plans are submitted 
independent to this report. 
 
INSTITUTE OF TRANSPORTATION ENGINEERS TRIP GENERATION MANUAL site 
trip statistics / graphs for both the weekday AM & PM local street peak hours and for 
the site generated peak periods not necessarily coinciding with the local road traffic peak 
periods are included here as Figures 5 - 8. 















PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 
July 13, 2020 

 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
RE:  Engineering Review of the Proposed Flex Development located at 31 Fairgrounds Road 
 
Dear Ms. Snell & Members of the Board:  
 
Pesce Engineering & Associates, Inc. is pleased to provide you this engineering review of the 
proposed Flex Development located at 31 Fairgrounds Road, Nantucket, MA.  We have 
evaluated the plans for consistency with the Town's Zoning Bylaw, the Nantucket Rules and 
Regulations Governing the Subdivision of Land (SR&R), and general conformance with the 
Massachusetts Stormwater Management Regulations.   
 
In addition to a conference call conducted on June 26th with the Applicant’s engineer, PLUS 
Staff and David Gray (Sewer Dept. Dir.), and a site visit on July 8th, we have reviewed the 
following new information to prepare this letter report: 

 
• Letter from Nantucket Engineering & Surveying, PC, to Judith Wegner, Chair, Nantucket 

Planning Board, RE: Special Permit & A.R. Subdivision, 31 Fairgrounds Road, LLC, Map 
67 Parcel 149, dated June 22, 2020, with Form B & Special Permit Applications, aerial 
photos, dwelling & pavilion floor plans & elevation plans (prepared by Meerbergen 
Designs, Inc.) and listing of items to be waived or modified. 
 

• Site Development Plans entitled “31 Fairgrounds Common, LLC,” prepared by Nantucket 
Engineering & Surveying, PC, 7 Sheets, dated June 22, 2020.   
 

• Stormwater Report, for “Residential Flex Development, 31 Fairgrounds Road, Map 67 
Parcel 149,” prepared by Nantucket Engineering & Surveying, PC, dated June 2020.   
 

• Traffic Assessment entitled “Proposed Multifamily Housing Site Access & Traffic 
Review,” prepared by Bristol Traffic & Transportation Consulting LLC, dated May 11, 
2020. 
 

• Letter from Joseph Townsend, Fire Prevention Officer of the Nantucket Fire Department 
to the Nantucket Planning Board RE: Sketch Plan, 31 Fairgrounds Road, dated March 3, 
2020.  

 
 
The proposed development is located on a 1.96-acre parcel of land off Fairgrounds Road, 
shown as Parcel 149 on Assessor’s Map 67.  This parcel is entirely upland area, and contains 
an existing dwelling, and 2 other wood frame structures.  The parcel is located in the Residential 
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PESCE ENGINEERING & ASSOCIATES, INC.                                          Phone 508-743-9206 
451 Raymond Rd., Plymouth, MA  02360  

 

– 10 (R-10) Zoning District, and the Town Overlay District.  This proposed development is 
located within the Zone II of a public water supply, but is not located within the 100-yr. flood 
plain. 
 
The proposed flex development is intended to comply with the provisions of Section 139-8 A.(3) 
of the Nantucket Zoning Bylaw.  The applicant is requesting approval by Special Permit of the 
proposed development with the following highlights: 
 

• 1 Open Space Lot (34,376 sf = 40%) 
• 2 Roadway Lots (to allow for 1-way traffic circulation) 
• 8 Building lots (with 2-3 dwellings on each lot) 
• The Building lots would allow for a total of 22 Dwelling Units & 39 Bedrooms 
• 51 parking spaces (shared) & 2 bike racks  
• A 14’ X 28’ Pavilion located on the Open Space Lot 
• A Sidewalk (on the north side entrance drive) to Fairgrounds Road 
• 2 Trash areas and loading areas near the “E” multifamily building 

 
Each lot will be serviced by municipal water and sewer systems.  Several waivers have been 
requested in regard to roadway design and construction requirements (shoulders, street width, 
driveway aprons, bike paths, and streetlights, etc.). 
 
The following are our review comments: 
 
Site Plan, Layout & Utilities 
 
We have the following site layout and utility comments: 
 
1. We recommend that the applicant discuss with the Board the justification and explanation 

for the list of waivers requested.  From our review of the waivers, we find that they generally 
do not present any major additional engineering issues or concerns (since adequate fire 
truck access appears to be provided).   

 
2. We acknowledge that the Nantucket Fire Department has made some initial comments on 

this project.  However, we recommend that the Nantucket Fire Dept. review the latest plans 
and provide comment to the Board on the adequacy of fire hydrant placement, and access 
for emergency vehicles.  We further recommend that this discussion with the Fire 
Department include any possible requirement for a reinforced turf system (such as 
Grasspave2, or equal) for the required 20-ft. wide fire access. 

 
NOTE:  We are aware that the Wannacomet Water Co. has also made some initial 
comments, which will change or modify the water main sizing and location (requested 
looping of the water main).  
 

3. We recommend that the necessary easements for the access roads & circulation drive, 
parking spaces, trash and loading areas, and utilities (including the subsurface drainage 
systems) be shown on the plans.   
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4. We recommend that the dimensions of the parking spaces and proposed bus stop be shown 
on the plans, for clarity during construction. 

 
5. We recommend that a table be added to the plans showing the calculations and compliance 

(or relief required) with Zoning Bylaw for the open space, setbacks, lot ground cover ratio, 
parking, etc.   
 

6. We recommend that street signs be provided for the access drives, including the needed “1-
Way” signs.  We also recommend adding a “Stop” sign and painted stop line at the exit drive 
to improve safety, due the moderate number of residents and potential visitors that will use 
or visit the site. 

 
7. We recommend that the proposed invert elevations for the sewers leaving all dwellings, and 

for the connections to the sewer main be added for clarity during construction.  Additionally, 
all 3 inverts (in and out piping) for sewer manhole SMH-1 should be shown as well.  

 
8. From our review of the Traffic Assessment, we agree with the conclusion there is adequate 

safe site distance at the site drives, and that this development does not represent a 
significant negative traffic impact to the area. 

 
Stormwater Management 
 
This project proposes to mitigate post-development runoff for the new roadways via the use of 
deep sump catch basins, piped to drain manholes flowing to water quality treatment units 
(Stormceptors®), which discharge to subsurface storage and infiltration systems (leaching 
chambers with crushed stone).  The proposed stormwater management system is designed for 
the 25-yr. storm event, and will properly mitigate and treat total suspended solids in the 
stormwater.  We have the following stormwater management comments: 
 
1. We recommend that a Stormwater Operation & Maintenance include a line for a name, date 

and signature by the owners/HOA.  This will ensure that the owners/applicant (or Home 
Owners Association) understand that the recommended maintenance & inspections are 
required. 
 

2. The Infrastructure Plan shows catch basins CB-2 & CB-4 with outlet invert elevations that 
are lower than the inlet invert elevations of drainage manholes DMH-1 & DMH-2 
respectively.  Additionally, all 3 inverts (in and out piping) for sewer manhole DMH-2 should 
be shown as well.  
 

3. We recommend that the proposed 8” PVC Gas Trap located in the catch basins be upsized 
to 10” to match the 10” outlet piping and prevent flow restrictions during storm events. 
 

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

 
Edward L. Pesce., P.E., LEED ® AP 
Principal  
 
cc: Art Gasbarro, PE, PLS, Nantucket Engineering & Surveying, PC 
      Joseph Townsend, Fire Prevention Officer, Nantucket Fire Dept. 
      Attorney Arthur Reade, Jr. 
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PESCE ENGINEERING & ASSOCIATES, INC. 
451 Raymond Road 

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

epesce@comcast.net 
 

 
July 13, 2020 

 
Nantucket Planning Board 
Attn: Ms. Leslie Snell, AICP, LEED ® AP 
Deputy Director, Planning & Land Use Services 
2 Fairgrounds Road  
Nantucket, MA 02554  
 
 
RE:  Engineering Review of the Proposed Rear Lot Subdivision located at 9 Bayberry Lane 
 
Dear Ms. Snell & Members of the Board:  
 
Pesce Engineering & Associates, Inc. is pleased to provide you this engineering review of the 
proposed Rear Lot Subdivision located at 9 Bayberry Lane, Nantucket, MA.  We have evaluated 
the plans for consistency with the Town's Zoning Bylaw, the Nantucket Rules and Regulations 
Governing the Subdivision of Land (SR&R), and general conformance with the Massachusetts 
Stormwater Management Regulations.   
 
In addition to a site visit on July 8th, we have reviewed the following information to prepare this 
letter report: 

 

• Form B Application, dated June 24, 2020, with list of waivers for the Pinelands Lane 
Definitive Subdivision and Site Analysis Report. 
 

• Site Development Plans prepared by Blackwell & Associates, Inc. 3 sheets, dated June 
9 & 24, 2020.   
 

• Drainage Analysis, Pinelands Lane Subdivision prepared by Blackwell & Associates, Inc. 
3 Sheets, dated June 24, 2020.   
 

 
The proposed development is located on a 1.06-acre parcel of land at 9 Bayberry Lane off 
Ticcoma Way, shown as Parcel 62 on Assessor’s Map 67.  This parcel is entirely upland area, 
and contains an existing dwelling, and shed structure.  The parcel is located in the Residential – 
20 (R-20) Zoning District, and the Town Overlay District.  This proposed development is located 
within the Zone II of a public water supply, but is not located within the 100-yr. flood plain. 
 
The applicant is proposing to develop the parcel into 2 buildable lots (1 new) and 1 roadway lot.   
The proposed new lot (Lot #30) will be serviced by municipal sewer, but will have a private well 
for water supply.  The design has been submitted as a Rural Road Alternative, along with a 
request for several waivers from the provisions of the Subdivision Rules & Regs. regarding 
roadway design and construction requirements (shoulders, street width, sidewalks, bike paths, 
and streetlights, etc.). 
 
The following are our review comments: 
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1. We recommend that the applicant discuss with the Board the justification and explanation 
for the list of waivers requested.  From our review of the waivers, we find that they generally 
do not present any major additional engineering issues or concerns.  
 

2. We recommend that the Nantucket Fire Dept. review the plans and provide comment to the 
Board on the adequacy of access for emergency vehicles.  We further recommend that this 
discussion with the Fire Department include any possible requirement for a reinforced turf 
system (such as Grasspave2, or equal) for the required 20-ft. wide fire access. 

 
Also, from our review of the “L” turning area at the end of the subdivision road, it does not 
appear to be adequate for the turnaround of some emergency vehicles.  

 
3. We recommend that a street sign be provided for the subdivision road.  

 
4. We recommend that a cross section of the proposed asphalt apron be added to the plans for 

clarity during construction (showing the proposed base & finish course thicknesses). 
 

5. We recommend that a Stormwater Operation & Maintenance Plan be prepared, and include 
a line for a name, date, and signature by the owners/HOA.  This will ensure that the 
owners/applicant (or Home Owners Association) understand that the recommended 
maintenance & inspections are required. 

 
 

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

Sincerely,  
 
PESCE ENGINEERING & ASSOCIATES, INC. 
 

 
Edward L. Pesce., P.E., LEED ® AP 
Principal  
 
cc: Jeff Blackwell, Blackwell & Associates, Inc. 
      Joseph Townsend, Fire Prevention Officer, Nantucket Fire Dept. 



 

 

   

 
UPDATED ON JULY 10, 2020 

2020 Planning Board Meeting Schedule 
at 4 Fairgrounds Road  

Public Safety Facility Community Room 1st Floor (Subject to change) 
Meetings will be held remotely via Zoom/YouTube until further notice 

 
****Note Regarding non-public agenda items (such as ANRs, 2nd dwellings, 

tertiary dwellings, Form J…etc.) are due two weeks before meeting. 
 

▪ Monday, January 13, 2020  
Public hearing applications due Monday, December 16, 2019 
Applications that do not require a public hearing and all other correspondence due Monday, December 30, 
2019 

▪ Monday, February 10, 2019  
Public hearing applications due Monday, January 13, 2020  
Applications that do not require a public hearing and all other correspondence due Monday, January 27, 
2020 

▪ Monday, March 9, 2020  
Public hearing applications due Monday, February 10, 2020 
Applications that do not require a public hearing and all other correspondence due Monday, February 24, 2020 

▪ Monday, April 13, 2020  
Public hearing applications due Monday, March 16, 2020 
Applications that do not require a public hearing and all other correspondence due Monday, March 30, 
2020 

▪ Monday, May 11, 2020  
Public hearing applications due Tuesday, April 13, 2020  
Applications that do not require a public hearing and all other correspondence due Monday, April 27, 2020 

▪ Monday, June 8, 2020  now Monday, June 15, 2020 at 4pm 
Public hearing applications due Monday, May 11, 2020, now Monday, May 18, 2020 
Applications that do not require a public hearing and all other correspondence due Tuesday, May 28, 2020 
now Monday, June 1, 2020 

▪ Monday, July 13, 2020 now Monday, July 20, 2020 at 4pm  
Public hearing applications due Monday, June 15, 2020 now Monday, June 22, 2020 
Applications that do not require a public hearing and all other correspondence due Monday, June 29, 2020   
now Monday, July 6, 2020 

▪ Monday, August 10, 2020 now Monday, August 17, 2020 at 4pm 
Public hearing applications due Monday, July 13, 2020 now Monday, July 20, 2020 
Applications that do not require a public hearing and all other correspondence due Monday, July 27, 2020 
now Monday, August 3, 2020 

▪ Monday, September 14, 2020 at 4pm MEETING DATE AND DEADLINES REMAIN THE 
SAME 
Public hearing applications due Monday, August 17, 2020 



 

 

Applications that do not require a public hearing and all other correspondence due Monday, August 31, 
2020  

▪ Thursday, October 15, 2019 (Due to Monday, Columbus Day holiday) now Monday, October 26, 
2020 at 4pm 
Public hearing applications due Monday, September 21, 2020 now Monday, October 5, 2020 
Applications that do not require a public hearing and all other correspondence due Monday, September 28, 
2020 now Tuesday, October 13, 2020 

▪ Monday, November 9, 2020 now Monday, November 23, 2020 at 4pm 
Public hearing applications due Tuesday, October 13, 2020 (Due to Monday, Columbus Day holiday) 
now Monday, October 26, 2020 
Applications that do not require a public hearing and all other correspondence due Monday, October 26, 
2020 now Monday, November 9, 2020 

▪ Monday, December 14, 2020 at 4 pm MEETING DATE AND DEADLINES REMAIN THE 
SAME 
Public hearing applications due Tuesday, November 16, 2020 
Applications that do not require a public hearing and all other correspondence due Monday, November 30, 
2020 

 
****Meeting time, dates and location are subject to change, if you have any questions please contact 
the Planning and Land Use Services (PLUS) at 508.325.7587 or mtrudel@nantucket-ma.gov 
 
****Viewing Planning Board meeting postings please visit Town Calendar website www.nantucket-
ma.gov  
 
 

http://www.nantucket-ma.gov/
http://www.nantucket-ma.gov/

	Call to order:
	ANR Plans:
	▪ PLSUB-2020-07-00068 Susan M. Doughan, Trustee, Susan M. Doughan Living
	Trust, 134 Main Street (Map 41 Parcel 37)
	WITHDRAWN
	▪ PLSUB-2020-07-0006 Susan M. Doughan, Trustee, Susan M. Doughan Living
	Trust, 134 Main Street (Map 41 Parcel 37)
	WITHDRAWN
	▪ PLSUB-2020-07-00063 Mark & Marilyn Wendling, 4 John Adam’s Lane (Map 30
	Parcels 268 & 170.3)
	The purpose of this plan is to adjust property lines by combining Lot 4 with the property of Mark and Marilyn Wendling and Lot 2 with the abutting property of Cliff Dweller LLC.  No new buildable lots are being created.
	Planning staff recommends endorsement.
	▪ PLSUB-2020-07-00064 Ellen Nora Toombs Revocable Trust of 2007, 8 Toomb’s
	Court (Map 68 Parcel 153)
	The purpose of this plan is to divide an existing lot into two (2) buildable lots.  Lot 1, containing 31,908 square feet, will have access through an easement on the cul-de-sac Toombs Court and frontage on the cul-de-sac of Dooley Court.  Lot 2, conta...
	Planning staff recommends endorsement.
	▪ PLSUB-2020-07-00065 20 Sherburne Turnpike LLC, 20 Sherburne Turnpike (Map
	30 Parcel 195)
	The purpose of this plan is to take an existing buildable lot and divide it into two (2) lots.  As currently proposed, there will be one (1) buildable lot and one (1) non-buildable lot.
	It is noted that Lot 2 is considered a non-buildable lot until adequate access is constructed on Folger Road.  Folger Road predates Nantucket�s adoption of the Subdivision Control Law and therefore ONCE PRACTICAL ACCESS IS PROVIDED, A Zoning Enforceme...
	Lot 1 will contain 12,527 square feet with frontage and access on Sherburne Turnpike and Lot 2 will contain 11,135 square feet with frontage and access on Folger Road (once constructed).  The site is zoned R-1, which has a minimum lot size of 5,000 sq...
	Planning staff recommends endorsement.
	▪ PLSUB-2020-07-00066 William Moffett Moore, Jr., 3 West Chester (Map 42.4.3
	Parcel 14)
	Planning staff recommends endorsement.
	▪ PLSUB-2020-07-00067 Kim Glowacki, 18 Greglen Avenue (Map 68 Parcel 184)
	The purpose of this plan is to divide an existing lot into two (2) buildable lots.  Lot A will contain approximately 12,095 square feet and Lot B will also contain approximately 12,095 square feet.  Both lots have frontage and access on Greglen Ave.  ...
	Planning staff recommends endorsement.
	Previous Plans:
	 Second Dwelling: Stephen Welch, 13 Waydale Road (Map 67 Parcel 32), Extension request 2020-2021
	The applicant is requesting an extension of the secondary dwelling approval, which expires on November 15, 2020.  Planning staff recommends extending the secondary dwelling approval for one year, until November 15, 2021.
	 Tertiary Dwelling: Stephen Welch, 13 Waydale Road (Map 67 Parcel 32), Extension request 2020-2021
	The applicant is requesting an extension of the tertiary dwelling approval, which expires on November 15, 2020.  Planning staff recommends extending the tertiary dwelling approval for one year, until November 15, 2021.
	 #7133 Gingy Lane Subdivision, 68 & 72 North Liberty Street, Form J lot release (Lots 11-14)
	The applicant is requesting the release of the remaining lots (Lots 11-14).  All infrastructure in this Subdivision has been complete for some time.  Planning staff recommends endorsement.
	 #8254 Reliance Way, Legal Docs/Covenant
	The applicant has submitted the Covenant for the Board to review and endorse.  Planning staff recommends endorsement.
	 #8254 Reliance Way, Form J lot release (Lot 1)
	The applicant is requesting the release of Lot 1.  If the Board has approved to endorse the previous matter (the Covenant), Planning staff recommends endorsing the Form J to release Lot 1.
	 #8267 White Whale Lane Subdivision, Form J lot release (Lot 8)
	The applicant is requesting the release of Lot 8.  Planning staff recommends endorsement of the Form J pending final review from Ed Pesce and for the applicant to submit funds to an escrow account in the amount of 120% of the estimate for any remainin...
	 #53-19 Lisa Swift, 4 Quail Lane, minor modification, driveway apron
	1) That the proposed minor modification does not require a public hearing; and
	2) That the proposed minor modification does not materially affect the findings and conclusions upon which the Planning Board�s previous decision to approve the MCD were made.
	Preliminary Plans:
	 PLSUB-2020-06-00061 Salvador A. Aguilar-Portilla & Mayra E. Escobar, 72 Cato Lane (Map 66 Parcel 457), 3 Lots (2 buildable lots)
	The applicant is proposing a three (3) lot, two (2) buildable lot subdivision.  The lots would be accessed by an approximately 75 ft long, 12 ft wide gravel roadway originating from Cato Lane.  Lot 1 would contain approximately 10,117 square feet a...
	Planning staff recommends approval and would suggest a conversion to a Rear-Lot Subdivision.
	 PLSUB-2020-06-00062 Marianne Jenkinson, 1 Bayberry Lane (Map 66 Parcel 57), 3 Lots (2 buildable lots)
	The applicant is proposing a three (3) lot, two (2) buildable lot subdivision.  The preliminary plan was filed in advance of ATM, as the site was subject to a warrant article that proposed to change the zoning from R-20 to R-40.  That article did not ...
	Planning staff recommends approving the preliminary plan, however would recommend to the applicant that they consider subdividing the lot through the ANR process as there is ample lot area and adequate frontage and access on both Bayberry Lane and Tic...
	Public Hearings:
	▪ #62-19 Mid-Island Service Limited Partnership MCD, 41 & 43 Sparks Avenue, action deadline 9-30-2020
	▪ PLSP-2020-02-0038 Christopher Loftus, 4 Flint Road, action deadline 08-30-2020
	II. Public Comments:
	 Next regular Planning Board, Monday, August 17, 2020 at 4pm via Zoom/YouTube
	 Planning Board Meeting Schedule-Remainder of 2020

	Mark & Marilyn Wendling
	4 John Adams Lane
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	4 John Adams ANR application 7-7-20 town clerk stamped.pdf
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