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Town and County of Nantucket, MA June 9, 2020

60 Walsh St Locus Map

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
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HDC REVS:
•REMOVE CUPOLA
•CHANGE EXT WALLS TO SHINGLED

Prepared by Botticelli & Pohl, P.C. 8/19/20 Page 1

Rec Barn H.D.C. Submission: 7/28/20, 8/19/20 Old Bus.

60 Walsh St Building Dept. Sub: 

Nantucket, MA  Rev:

Window & Exterior Door Schedule
 Window Schedule

No. Qn. Type Manuf. Model # Frame Size Rough Opening Lights Comments

A 3 Double Hung LePage XL 2829 35 5/8" x 68 7/8" 36 5/8" x 69 3/8" 2 over 2 V.G. = 27 1/2" x 28 3/8"

D 6 Double Hung LePage XL 2825 35 5/8" x 60 7/8" 36 5/8" x 61 3/8" 2 over 2 V.G. = 27 1/2" x 24 3/8"

F 1 Casement LePage WC11-2226 28" x 32" 29" x 32 1/2" 4 V.G. = 21 1/8" x 25"

H 2 Fixed Casement Hopes N/A 6'-6" x 8'-0" TBD 6 Provide shop dwgs for review

Door Schedule

No. Qn. Type Manuf. Model # Door Size Rough Opening Lights Comments

1 1 Sliding French Doors Hopes N/A (4) 4'-0" x 8'-0" TBD 4 Provide shop dwgs for review

2 1 Outswing Shed Doors Custom N/A (2) 3'-0" x 6'-6" TBD N/A 6" diagonal v-groove doors--see elevations

3 1 Sliding Barn Doors Custom Custom 8'-0" x 8'-0" TBD 8 EA Provide shop dwgs for review

Notes: 

1.  All windows will be LePage (U.O.N.), wood, double glazed, 7/8" Puddy exterior SDL & 7/8" Davis interior SDL with bronze spacer bars & muntin configuration as shown on drawings.  DP 30 rated, Min. U-value = .33

    All glazing to come with compliance sticker as required by local building codes or manuf. affidavit verifying compliance w/ design pressure ratings & U-values.

2.  All French doors will be by Hopes, wood, double glazed, 7/8" Putty ext. SDL & 7/8" Ogee int. SDL w/ bronze spacer bars & muntin configuration as shown on drawings.  DP 30 rated, Min. U-value = .33.

    All glazing to come with compliance sticker as required by local building codes or manuf. affidavit verifying compliance w/ design pressure ratings & U-values.

3. Window and door glass to be Low E-366 Argon filled double pane by Cardinal Corp.

4. Mill shop will provide shops drawings for all window and door units to architect for approval prior to placing window and door order.

5. Provide all windows, including sidelights, transoms, and fixed windows, with mahogany screen panels. Provide custom mahogany storm/screen combo doors for all exterior doors.

6. Provide tempered glass in all locations required by code.
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Proposed HDC Minutes for July 21, 2010 

Page 4 of 11 

4. Stephen Frohwein 07-1285 32 North Liberty Street Addition 41-159 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, historic documentation, and advisory comments. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (5:31) MacEachern – Presented project; circa 1907. 

Backus – Based upon National Historic Landmark (NHL) data circa 1835 and 1840; recommend every effort used to 
create an addition sensitive to the existing structure and secondary in scale. Read HSAB comments: addition overwhelms 
and dominates original structure; should have same windows and pitch; 2nd-floor connector too high; additions should a 
be lower ell off the rear; no east elevation pent roof and large added chimney; lower plate and eave. 
Camp – Agrees with HSAB: should be diminutive to historic massing; should be a turned gable pushed back from street; 
the addition should telescope back.  
Oliver – Agrees with Ms. Camp and HSAB. It seems it has the same knee-wall height as the main structure; that should 
drop down much more. The new chimney is way bigger than main house existing chimney. 
Coombs – The addition is too tall and too big; it should drop down. Current additions are all 1 story and keep the main 
house important. The addition chimney should be finished off the same as the existing. East elevation porch doesn’t fit 
this style of the house. South elevation is not sensitive to the old house. 
Welch – Agree with HSAB and staff’s comments. Suggested an addition off the south would be better than this ambitious 
addition to the west which isn’t historical. To get 2nd-floor space, it would have to be smaller. Regarding the ell concept, 
that would expand the foot print and retain the bay window; it would be a shame to lose that window. 
Pohl – Agrees with his fellow board members, HSAB, and Ms. Backus. 

Motion Motion to Hold for revision. (Welch) 
Roll-call Vote Carried 5-0//Oliver, Coombs, Camp, Welch, and Pohl-aye. Certificate #  

 
5. Kathleen Krall 06-1252 15 Masaquet Avenue Demo-move MH 80-141 Botticelli & Pohl 
Voting Coombs (acting chair), Camp, Oliver, Welch 
Alternates None 
Recused Pohl 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Lisa Botticelli, Botticelli & Pohl  
Public None 
Concerns (5:49) Botticelli – Presented project. 

Backus – Non-contributing, circa 1982 according to NHL. 
No comments. 

Motion Motion to Approve as a move off or demolition. (Camp) 
Roll-call Vote Carried 4-0//Camp, Oliver, Welch, and Coombs-aye Certificate # HDC2020-06-1252 
6. Kathleen Krall 06-1254 15 Masaquet Avenue Demo-move garage 80-141 Botticelli & Pohl 
Voting Coombs (acting chair), Camp, Oliver, Welch 
Alternates None 
Recused Pohl 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Lisa Botticelli, Botticelli & Pohl  
Public None 
Concerns (5:54) Botticelli – Presented project; addition built in 1983. 

No concerns. 
Motion Motion to Approve as a move off or demolition. (Oliver) 
Roll-call Vote Carried 4-0//Welch, Oliver, Camp, and Coombs-aye Certificate # HDC2020-06-1254 
7. Kathleen Krall 06-1255 15 Masaquet Avenue New dwelling 80-141 Botticelli & Pohl 
Voting Coombs (acting chair), Camp, Oliver, Welch 
Alternates None 
Recused Pohl 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Lisa Botticelli, Botticelli & Pohl  
Public None 
Concerns (5:56) Botticelli – Presented project; visibility is of the north elevation. 

Oliver – No concerns with massing or the details. 
Welch – Appreciates that the north isn’t a gable parallel to the street. Asked depth of 2nd-floor deck; looks appropriate. 
Camp – Asked why the front door isn’t centered in the main mass; it’s the only thing off balance. 
Coombs – The front door feels wide. 

Motion Motion to Approve as submitted. (Oliver) 
Roll-call Vote Carried 4-0//Welch, Camp, Oliver, and Coombs-aye Certificate # HDC2020-06-1255 

ADimov
Highlight
Voting Pohl, Coombs, Camp, Oliver, Welch
Alternates None
Recused None
Documentation Architectural elevation plans, site plan, photos, historic documentation, and advisory comments.
Representing Matt MacEachern, Emeritus Development
Public None
Concerns (5:31) MacEachern – Presented project; circa 1907.
Backus – Based upon National Historic Landmark (NHL) data circa 1835 and 1840; recommend every effort used to
create an addition sensitive to the existing structure and secondary in scale. Read HSAB comments: addition overwhelms
and dominates original structure; should have same windows and pitch; 2nd-floor connector too high; additions should a
be lower ell off the rear; no east elevation pent roof and large added chimney; lower plate and eave.
Camp – Agrees with HSAB: should be diminutive to historic massing; should be a turned gable pushed back from street;
the addition should telescope back.
Oliver – Agrees with Ms. Camp and HSAB. It seems it has the same knee-wall height as the main structure; that should
drop down much more. The new chimney is way bigger than main house existing chimney.
Coombs – The addition is too tall and too big; it should drop down. Current additions are all 1 story and keep the main
house important. The addition chimney should be finished off the same as the existing. East elevation porch doesn’t fit
this style of the house. South elevation is not sensitive to the old house.
Welch – Agree with HSAB and staff’s comments. Suggested an addition off the south would be better than this ambitious
addition to the west which isn’t historical. To get 2nd-floor space, it would have to be smaller. Regarding the ell concept,
that would expand the foot print and retain the bay window; it would be a shame to lose that window.
Pohl – Agrees with his fellow board members, HSAB, and Ms. Backus.
Motion Motion to Hold for revision. (Welch)
Roll-call Vote Carried 5-0//Oliver, Coombs, Camp, Welch, and Pohl-aye. Certificate #
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OLD BUSINESS CHECKLIST 
 

 

 

Planning and Land Use Services 
Historic District Commission 

2 Fairgrounds Road, Nantucket, Ma 02554 

508-325-7587 

                   This checklist MUST be submitted with your application. 

                 *Refer to the HDC Policies and Procedures for Applicants for further information link below: 

https://www.nantucket-ma.gov/DocumentCenter/View/28657/HDC-Policies-and-Procedures-for-Applicants-revised 

Failure to submit the required documents below for an Old Business meeting MAY result in delays.  

 HDC case number: (ex HDC2020-xx-xxxx), if applicable 

 

 Copy of Minutes (application item circled) 

 Reduced (8 ½ x 11) copy of application 

 Locus Map: 4 copies: https://www.nantucket-ma.gov/151/GIS-Maps 

 Four (4) copies of additional information requested by Commission- if applicable (i.e. pictures, FEMA flood 

Certificate, etc.) 

 Four (4) Large (24”x36”) sets of plans  (circle all that apply) 

a. Site Plan 

b. North Elevation 

c. South Elevation 

d. East Elevation 

e. West Elevation 

f. Window/Door Schedule 

 One set reduced plans: 8 ½ x11  

 
 Electronic Submission: ALL documents MUST BE scanned to hdcsubmissions@nantucket-ma.gov. 

 
** PLUS staff is not responsible to research, gather, collate or submit documents on behalf of the applicant. 

 

Affidavit Certifying Completeness of Application 

I hereby acknowledge that I have read the Nantucket Historic District Commission Policies and Procedures for 

Applicants. Furthermore, I confirm that the requirements for a complete application have been met. 

 

Signature: ___________________________________________________ Date: ______________ 

https://www.nantucket-ma.gov/DocumentCenter/View/28657/HDC-Policies-and-Procedures-for-Applicants-revised
https://www.nantucket-ma.gov/151/GIS-Maps
mailto:hdcsubmissions@nantucket-ma.gov
ADimov
Text Box
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Kadeem McCarthy

From: Anton Dimov <ADimov@emeritusdevelopment.com>
Sent: Thursday, August 20, 2020 9:00 AM
To: Anton Dimov
Subject: FW: HDC - 32 North Liberty

 
 

From: LAURA ZIMMERMANN <laurafrohwein@me.com> 
Date: August 6, 2020 at 4:42:12 PM EDT 
To: Matthew MacEachern <Matt@emeritusdevelopment.com> 
Cc: Steve Frohwein <stevefrohwein@gmail.com> 
Subject: HDC ‐ 32 North Liberty 

 

HDC, 
 
I’d like to address you all, members of the HDC, after viewing the meeting 
and hearing your comments of our purposed renovation of 32 North 
Liberty when it was presented by Matt MacEacherm on July 21st.  
 
I will preface my thoughts by saying that I have had the experience of 
renovating two homes in Atlanta before, both of which required approval 
by the HDC.  I understand and fully respect the  purpose of the 
HDC.  Before the HDC was established in our area, many home 
renovations were intrusive and detracted from the aesthetic and historic 
values of the district, which was very disappointing to us and like-minded 
neighbors.  Steve and I worked closely with Matt MacEachern to ensure 
that our renovation would not fit into that category.  You all did not agree. 
My husband bought our home in January 2004, almost 17 years 
ago.  He bought it from someone who had owned it for 10 years 
prior.  We know that it had previously been owned by Goldy, as 
many islanders have shared that information and their memories 
with us.  Goldy’s granddaughter walked by last summer and we 
shared a conversation. She said she and her husband were 
married in the side courtyard.  I invited her in, and she walked 
through the house, reminiscing.  It has now been almost 30 years 
since Goldy owned our home.   
 
One board member posed the question as to why Steve bought 
this home in 2004, instead of a bigger house. Steve bought the 
home in January 2004 for his partner, Ellen, who was raised in 
Randolph, MA.  She loved Nantucket.  She also had Stage IV 



2

breast cancer.  Ellen spent the last two years of her life updating 
her beloved 32 North Liberty.  She passed away in early 2006. 
 
Steve ‘inherited’ a large family when he married me, becoming a 
stepfather to four children, which now includes our first 
grandchild.  And hopefully, our family will continue to grow.  So 
clearly, our needs have changed. 
 
Life has presented many challenges through our years together, as I’m 
sure it has for all of you.  I’m a breast cancer survivor since 2011, Steve 
has survived Hodgkin Lymphoma since 2015, and our 34 year old son-in-
law was just diagnosed with a brain tumor on July 18th, after his first child 
was born 2 months prematurely on July 8th.   
 
I was told that the HDC isn’t interested in these details, but I feel 
compelled to reach out to each of you on a personal level.  Our dream, 
which we have been working and saving diligently to achieve, is to retire 
full time on Nantucket.   
 
Matt has revised the plans, addressing your concerns of our initial plan.  I 
appreciate his dedication and hard work, and I feel his revisions maintain 
the exterior architectural features which are visible from public view, which 
I believe is your utmost concern.   
 
Thank you for your reconsideration of our new plans.  I am hopeful that 
you will find these changes acceptable. 
 
Regards,  
 
Laura Frohwein 
 


	East Elevation
	First floor plan
	HDC Application
	HDC inventory pg 1
	HDc inventory pg 2
	HDC inventory pg 3
	Nantucket Gis Map
	New Door
	NHA photo pg 2
	NHA photo
	North Elevation
	Photo North 2
	Photo North
	Photo South 
	Photo South 2
	South elev proposed 9 lighht door
	South elev proposed 12 light door
	Survey
	West Elevation

	Copy of Minutes application item circled1: X
	Date: XX.XX.XX
	Copy of Minutes application item circled2: X
	Copy of Minutes application item circled333: X
	Copy of Minutes application item circle4d: X
	Copy of Minutes application item circled5: X
	Copy of Minutes application item circled6: X
	Copy of Minutes application item circled7: X
	HDC case number ex HDC2020xxxxxx if applicable: HDC2020-07-1285
	Copy of Minutes application item circled31: X
	Check Box Baaw: O
	Check Box Baas: O
	Check Box Baas3: O
	Check Box Baas3w: O
	Check Box Baas3w2: O
	Check Box Baas3w2s: O
	HDC case number ex HDC2020XXXXXX If appdlicable: Project Address : 41 / 159


