
No Meeting Agenda
There is no agenda available for this meeting. Please view the minutes.

Old Business

11 DAVIS LANE - POOL SPA DRIVEWAY BOARDWALK - OB SUB FOR 09-
22-2020.PDF
17 DERRYMORE ROAD - ROOFTOP SOLAR - OB SUB FOR 09-22-
2020.PDF
17 MAIN STREET - FENESTRATION AND PAINT - OB SUB FOR 09-22-
2020.PDF
23 MASAQUET AVE - REV ADDITION - OB SUB FOR 9-22-20.PDF
24 WOODBINE STREET - NEW DWELLING - OB SUB FOR 09-22-2020.PDF
24 WOODBINE STREET - NEW GARAGE - OB SUB FOR 09-22-2020.PDF
28 EEL POINT ROAD - SPORTS COURT - OB SUB FOR 09-22-2020.PDF
29 BROAD ST - AC UNITS - OB SUB 09-22-2020.PDF
32 N LIBERTY ST - ADDITION - OB SUB FOR 09-22-2020.PDF
42 DUKES RD - REV 67176 POOL AND PATIO - OB SUB FOR 9-22-20.PDF
121 MADAKET ROAD - REV 72983 ROOF WALK - OB SUB FOR 09-22-
2020.PDF
287 HUMMOCK POND ROAD - MOVE BLDG TO 289 HPR AND ADDITION -
OB SUB FOR 09-22-2020.PDF
1 JEFFERSON LANE - REV 73097 DOOR CHANGE - OB SUB FOR 09-22-
2020.PDF
4 SLEETWING CIRCLE - POOL AND HARDSCAPE - OB SUB FOR 09-22-
2020.PDF
5 S WATER ST - 2ND AND 3RD FL ADDITION - OB SUB FOR 09-22-
2020.PDF
7 HYDRANGEA LN - NEW DWELLING - OB SUB FOR 09-22-2020.PDF
10 BEACH ST - NEW DWELLING - OB SUB FOR 09-22-2020.PDF
10 BEACH ST- DEMO DWELLING OB SUB FOR 09-22-2020.PDF
11 DAVIS LANE - NEW CABANA - OB SUB FOR 09-22-2020.PDF
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1.I.

Documents:

https://nantucket-ma.gov/abc52fa2-e86d-4239-a20d-1b39d13d716f
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5. Conlon, James L Tr. Et al. 08-1509 24 Woodbine Street New garage 80/96 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (5:55) MacEachern – Presented project. 

Welch – It doesn’t show in 2D but regardless of the size of the garage and garage doors and the Dutch gable, the garage 
being forward of the main mass with a covered porch will work against this. The Dutch gable creates a strong sense of the 
roof mass and overwhelms the structure; what contributes to the perception is the size of the garage doors. 
Oliver – The driveway coming in right in the middle of the house creates an open vista of the structure; that view should 
be mitigated so the public sees more vegetation. Feels the garage should not be connected to the house, though that is 
based upon its visibility.  
Camp – It’s too tall and detracts from the main house. The breezeway doesn’t look like one; open with columns might 
give it a feeling of airiness. 
Coombs – The height should drop down to below 25 feet, which is the maximum height per the guidelines. The gable is 
very predominant. North and south are the most dominant. 
Pohl – The cross gables are very voluminous. The height is an issue. 

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

 
6. Nicole Whidden 08-1472 11 Davis Lane Pool/spa/driveway/boardwalk 82/75 Ahern 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Landscaping design plans, site plan, correspondence, and photos. 
Representing Miroslava Ahern, Ahern Design, LLC  
Public Matt Erisman, 2&4 Wall Street  

Joe Gagliano, 10 Westerwyck Road 
Concerns (6:01) Pohl – In the last two or three days, we’ve gotten a dozen or more letters of concern from various neighbors – too 

numerous to read in; be assured the letters had been disseminated to all the board members for them to read prior to the 
meeting. 
Ahern – Presented project; a mix natural vegetation, including cedar and pine, will blend in with the neighborhood; specified 
LED lights for the pool interior. 
MacEachern – The previous application by the prior owner had the pool rotated 90 degrees and closer to Trinity Avenue. 
Erisman – This area has small lot sizes with low vegetation; the prior owner cleared the lot beyond his bounds. He doesn’t 
know how to restore natural vegetation without looking manufactured. Cisco is natural wilderness with houses mixed in. It 
looks like there are attempts at perimeter vegetation but he’s not sure what will be done around the immediate pool. Feels 
this is an exploitation of the area which jeopardizes the quietude of Cisco. He hopes that if the new owners spend some 
time in Cisco, they will have a change of heart. This pool is more than 100 square feet (SF) and the cabana a beacon of light 
and noise in the open landscape. 
Gagliano – There’s not a lot of detail on what’s happening on the northern end. Cedars and pitch pines can grow to over 
30 feet and the grouping at the perimeter would create a wall; no other areas of Cisco have that type of border. The pool is 
large and there is visibility of the cabana from the three roads. This whole complex is about 3,000 SF of hardscape; that 
footprint is bigger than the house; this sits in the middle of a natural area and is different from everything in the area. Can’t 
emphasize the quietude, low moors, and night sky that is this area. Once we lose what we have, we will never get it back. 
Coombs – This is inappropriate for this area, which is roving, ranging moors and always has been. This doesn’t need to be 
paved and landscaped with plants all around it, like New Jersey. Feels there is no need for the pool, cabana, and associated 
landscaping to be larger than the house; the neighbors have as much right to enjoy their properties as this owner. The pool 
and hardscaping need to be reduced. Fencing isn’t shown. 
Camp – Cisco is an area of sandy roads across moors to the dunes. The way the trees are located around the perimeter will 
take away from the beauty and openness of the area; it’s unnatural. Pull the screening closer to the pool and leave it open 
around the outside. We need a rule that says you can only brush cut what is needed to do any work. Wonders about the 
Zoning and Planning Boards, who are saying you can have pools here. Don’t turn this into suburbia. The pool is too large. 
Welch – Agrees with what’s been said; particularly shielding the pool not to be visible from the street; these types of 
landscape plans start to make this Masaquet Avenue; Cisco is open space, which is a historical setting that should be 
preserved. We do have control over the setting, how proposed structures present themselves to the historic setting, size of 
pool, location of the cabana, concept of cluster, and shrinking the area that needs to be screened. He’d like to see an aerial 
mockup of the proposed along with the neighboring structures. 
Oliver – Pools out here are inappropriate; the original intent of the developers is disappearing. This is too formal; less is 
more – boardwalks and driveways and patios and out structures are large and looming over the horizon and could be 

kmccarthy
Highlight
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eliminated. This house is going to draw attention to itself. Everything should be consolidated; an open yard with perimeter 
screening won’t help. This needs to be simplified. 
Pohl – Agrees with much that’s been said. Moving plantings closer to the problem area will make the screening more 
effective without making it look like the owners are fencing themselves off from the neighborhood. North side of the 
property lacks screening. Equipment should be in the basement. 

Motion Motion to Hold for revisions and a more significantly detailed planting plan and reduction in the pool size. 
(Oliver) 

Roll-call Vote Carried unanimously//Coombs, Camp, Welch, Oliver, and Pohl-aye Certificate #  
7. Nicole Whidden 08-1473 11 Davis Lane Cabana 82/75 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Landscaping design plans, site plan, correspondence, and photos. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (6:38) MacEachern – Presented project; pool equipment will go into the basement. 

Oliver – This could be simplified even more: don’t need gable windows; it could be as simple as a natural-to-weather 
pergola; anything to mitigate the structure would go a long way. 
Coombs – Agrees. South elevation, looks like a takeout area at Surfside Beach. This is only 14 feet from the house; she 
doesn’t see the need for it to have a barbeque and bathrooms. It needs to be simpler. 
Welch – Not adverse to a simpler structure. He’s concerned about the cabana that was approved there; this is not in keeping 
with the neighborhood. North and west walls should be open, and this placed closer to the pool. 
Camp – Agrees. This looks modern; suggested a lean-to or broke back. 
Pohl – The consensus is smaller. 

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

 
8. Linda Flanagan 08-1464 19 Longwood Drive Move/demo guest house 71/41 M. Cutone Architecture 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Mark Cutone, Mark Cutone Architecture 
Public None 
Concerns (6:45) Cutone – Presented project, circa 1998; have had interest in the building. 

No concerns. 
Motion Motion to Approve as a move-off/demolition. (Welch) 
Roll-call Vote Carried unanimously//Camp, Coombs, Oliver, Welch, and Pohl-aye Certificate # HDC2020-08-1464 
9. Linda Flanagan 08-1459 19 Longwood Drive New guest house 71/41 M. Cutone Architecture 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Mark Cutone, Mark Cutone Architecture 
Public None 
Concerns (6:50) Cutone – Presented project; this will also act as a pool house so has a mud sill. Neither structure is visible from the street. 

Review of a photo of the existing house. 
Oliver – Looking for photos of the house wastes a lot of meeting time. This is larger than the existing house; she wants to 
understand the relationship.  
Welch – This is a net gain; it has additive massing. His concern is the east elevation dormers relative to the roof size, 
however, this will not be visible. It would be helpful in the future take photos and have them handy out of respect for our 
time. 
Coombs – This is nicer than the main house; if it blocks the main house, great. 
Camp – No concerns. 
Oliver – The thing over the shower is different but won’t be visible. 
Pohl – Agrees this is an improvement over the main house. He supports it. 

Motion Motion to Approve as submitted. (Welch) 
Roll-call Vote Carried unanimously//Camp, Coombs, Oliver, Welch, and Pohl-aye Certificate # HDC2020-08-1459 
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                300 Cranberry Highway 

                Orleans, MA 02653 
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(OLD BUSINESS) 

Nantucket Historic District Commission 
Certificate of Appropriateness Application 

Proposed Solar System 
 

 Client: Andrew Hood 

                     17 Derrymore Road 
                     Nantucket, MA 02554 

 

      Assessors Map Number: 41/114 

      Lot Number:  

      

      Property ID: 1846 
 

      Year Built: 2003 

     

      Use: 1010 

 

      Zone: R1 
 

      Property Size: .19 acres     
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                               17 Derrymore Road                                                

                    

 



                                                                                        

 

           South Side of House 

 

 

 

 

This facade to have 

solarskin applied to 

panels 



 

       Front of House (West Elevation) 

edge of 

solar panels 

on dormer 



             

 

                                                               Proposed Solar panel Layout 



 

Solarskin is made to match the customers shingles, there are no limits to the number of color and pattern options… 



 



 

Example taken from Solarskin website showing the enhancement of the solar panels with the appplied material.  
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HISTORIC DISTRICT COMMISSION 
REGULAR MEETING 

2 Fairgrounds Road 
Nantucket, Massachusetts 02554 

www.nantucket-ma.gov 

Commissioners: Raymond Pohl (Chair), Diane Coombs (Vice-chair), John McLaughlin, Abigail Camp, Vallorie Oliver, 
Associate Commissioners: Stephen Welch, Terence Watterson, Jessie Dutra 

~~ MINUTES ~~ 
Thursday, July 2, 2020 

This meeting was held via remote participation using ZOOM and YouTube,  
Pursuant to Governor Baker’s March 12, 2020 Order Regarding Open Meeting Law 

Called to order at 1:07 p.m. and announcements by Mr. Pohl 
 

Staff in attendance: Cathy Flynn, Land Use Specialist; Holly Backus, Preservation Planner  
Attending Members:  Pohl, Coombs, Camp, Oliver, Welch 
Absent Members: McLaughlin, Watterson, Dutra 
Late Arrivals: Camp, 1:56 p.m. 
Early Departures:  Camp, 2:47 p.m. 
 

Motion to Approve the Agenda (Oliver) Carried 4-0//Coombs, Welch, Oliver, and Pohl-aye 
I.   PUBLIC COMMENT 
None 

 

II. NEW BUSINESS 
Property owner name Street Address Scope of work Map/Parcel Agent 

1. Christopher Whelan 06-1118 23 Masaquet Avenue Addition 80-139 Stephen Morrell 
Voting Pohl, Coombs, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Stephen Morrell, GenCon 
Public None 
Concerns (1:12) Morrell – Presented project; very wood corner lot; house isn’t visible from the road; east elevation ridge height is 24’. 

Oliver – From south to north it’s 69’8 long; from east to west, it’s 48’ and that ridge is 48 feet. Appreciates much of the 
design, especially the north. Her overall concern is the variety of windows in size and form; fenestration should be more 
homogeneous. The dormer on the east elevation is very wide with tiny horizontal windows; suggested a gable dormer, 
which would break up the horizontality and allow for larger windows. 
Welch – Agrees with Ms. Oliver; noted the existing home as a number of different window types. East elevation, suggested 
a faux chimney but this area is fairly wooded. The north elevation post detailing is atypical but not visible. With respect to 
the dormers, the joiner details on the north elevation dormers could tie all dormers together. 
Coombs – East elevation, the double-stacked windows should not be visible at all; could use a chimney to break up the 
massing. The houses in that area are not big rectangles; this has become a big rectangle, 2-story box that needs more 
additive massing; we’ve lost all the 1-story elements. There is enough space to bring something down and use a 1-story 
element.  
Pohl – It looks like a very long ridge is being created east to west. South elevation, end to end it’s very long; the dimensions 
should be on the drawings – length, width, and height. East elevation faces Woodbine is his real concern and the fact it 
faces the road in the event it becomes visible; would also like to see the long ridge broken up. 

Motion Motion to Hold for revisions. (Coombs) 
Roll-call Vote Carried 4-0//Oliver, Welch, Coombs, and Pohl-aye Certificate #  
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Town and County of Nantucket, MA May 13, 2020

Property Information

Property ID 80 139
Location 23 MASAQUET AV
Owner KOHA VALDUR 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" = 310 ft
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WHELAN RESIDENCE ADDITION AND RENOVATION
23 MASAQUET AVE.  NANTUCKET, MA

w w w . G e n C o n D B . c o m

project 19651
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WHELAN RESIDENCE ADDITION AND RENOVATION
23 MASAQUET AVE.  NANTUCKET, MA

project 19651

Copyright © 2020 by Gendron Construction, LLC. The architectural plans, drawings,
designs, specifications and other arrangements on this sheet are and shall remain

the property of Gendron Construction, LLC.  No part thereof shall be copied,
disclosed to others, or used in  connection with any work or project, other than the

specified project for which they have been prepared and developed, without the
express knowledge and written consent of Gendron Construction, LLC.
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A5
DOOR AND WINDOW SCHEDULES

NO SCALE

1 2 4

WINDOW SCHEDULE
TYPE QUANTITY WIDTH HEIGHT R.O. WIDTH R.O. HEIGHT TYPE LIGHTS MODEL #

A 10 2'-5 5/8" 4'-4 7/8" 2'-6 1/8" 4'-4 7/8" DOUBLE-HUNG 6 OVER 6 TW2442
B 3 2'-7 5/8" 3'-4 7/8" 2'-8 1/8" 3'-4 7/8" DOUBLE-HUNG 6 OVER 6 TW2652
C 2 2'-7 5/8" 2'-1 5/16" 2'-8 1/8" 2'-1 7/8" TRANSOM 6 TWT26111
D 2 2'-5 7/8" 4'-0 7/8" 2'-6 1/8" 4'-0 7/8" DOUBLE HUNG 6 OVER 6 TW24310
E 1 2'-7 5/8" 2'-9 5/16" 2'-8 1/8" 2'-9 7/8" TRANSOM 9 TWT2627
F 3 2'-5 5/8" 2'-1 5/16" 2'-6 1/8" 2'-1 7/8" TRANSOM 6 TWT24111
G 4 4'-10" 5'-0" N/A N/A SCREEN* N/A CUSTOM
H 2 4'-5 5/16" 5'-0" N/A N/A SCREEN* N/A CUSTOM
J 1 3'-10 7/8" 5'-0" N/A N/A SCREEN* N/A CUSTOM

GENERAL NOTES:
1.) REFER TO EXTERIOR ELEVATIONS FOR WINDOW HEIGHTS AND LOCATIONS.
2.) ALL WINDOW TYPES ARE PART OF THE ANDERSON 400 IMPACT SERIES PRODUCT LINE.
3.) ALL WINDOW GLAZING TO BE STORMWATCH© PROTECTION HIGH IMPACT GLAZING.
4.) FOLLOW ALL MANUFACTURES INSTALLATION INSTRUCTIONS FOR PROPER FLASHING AND AIR SEALING.
5.) ALL OPERABLE WINDOWS (NOT TRANSOM/FIXED) TO INCLUDE INSECT SCREENS UNLESS NOTED OTHERWISE.
6.) ALL WINDOWS TO BE SIMULATED DIVIDED LIGHTS.
*INSECT SCREEN WITH WOOD SURROUND, REFER TO EXTERIOR ELEVATIONS.

DOOR SCHEDULE
NO. HAND WIDTH HEIGHT DR MATL FR MATL HW LIGHTS MODEL #
100 LH 2'-10" 6'-10" SC. WD. W/ GLASS WD 1 9 N/A
101 RH 3'-0" 6'-10" VINYL CLAD SC. WD. W/ GLASS WD 1 15 FWO31611AR
102 LH 2'-10" 6'-10" VINYL CLAD SC. WD. W/ GLASS WD 1 15 FWO31611AL
103 RH 2'-8" 6'-10" VINYL CLAD SC. WD. W/ GLASS WD 1 15 FWO31611AR
104 LH 2'-8" 6'-10" VINYL CLAD SC. WD. W/ GLASS WD 1 15 FWO31611AL
105 RH 2'-10" 6'-10" VINYL CLAD SC. WD. W/ GLASS WD 1 15 FWO29611AR

HARDWARE SET 1:
KEYED ENTRY DOOR HARDWARE

GENERAL NOTES:
1.) ALL NEW EXTERIOR DOORS TO BE
ANDERSON 400 SERIES PATIO DOORS.
*EXCEPTION NEW DOORS #100-101 TO BE
ANDERSON WOOD ENTRY DOOR.
2.) ALL DOORS TO BE TRUE FULL DIVIDED
LIGHT GRILLES.

AutoCAD SHX Text
 PROTECTION HIGH IMPACT GLAZING. 
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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: ______________ 
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ADimov
Text Box
Anton Dimov





Proposed HDC Minutes for August 25, 2020 

Page 3 of 11 

and large enough to screen it from all sides. This building should be as quiet as possible. This is too large. Building with 
Nantucket in Mind says do not build on the highest spot; it says that right where Mr. Cohen found his arguments supporting 
the roof walk. 
Oliver – Agrees with much that’s been said. Her biggest concern has been mentioned and that is we should have looked 
closer to its position on the hill. For her, Madaket Road is not a concern; the vegetation makes it more akin to what’s there. 
Her concern is the view from Cliff Road; wants the impact of the house mitigated from that direction. She agrees with Mr. 
Welch that the roof walk isn’t a huge impact; we dropped the ball on siting the house. Agrees about more natural vegetation 
rather than the Cyprus. Natural brick chimneys would also help. 
Coombs – Asked if this should be held for revisions. 
Camp – She had concerns on the elevations, wants to see this back. 
Dutra – Likes how the roof walk has been kept low and wants that to remain with different alternatives for the chimney(s). 
Welch – There are four roof options on the table. He would like to limit the direction of the options: Option A is not 
approvable. Options C and D are both acceptable. He would agree with Ms. Camp with respect to the sidewall skirting on 
the rear. 

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

 
2. Conlon, James L Tr. Et al. 08-1526 24 Woodbine Street Move off/demo dwelling 80/96 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch  
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Matt MacEachern, Emeritus Development   
Public  
Concerns (5:33) MacEachern – Presented project; circa 2001.  

No concerns. 
Motion Motion to Approve as a move off/demolitions. (Oliver) 
Roll-call Vote Carried unanimously//Coombs, Camp, Welch, Oliver, and Pohl-aye Certificate # HDC2020-08-1526 
3. Conlon, James L Tr. Et al. 08-1527 24 Woodbine Street Move off/demo garage 80/96 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Matt MacEachern, Emeritus Development   
Public  
Concerns (5:38) MacEachern – Presented project, circa 2001. 

No concerns. 
Motion Motion to Approve as a move off/demolitions. (Oliver) 
Roll-call Vote Carried unanimously//Coombs, Camp, Welch, Oliver, and Pohl-aye Certificate # HDC2020-08-1527 
4. Conlon, James L Tr. Et al. 08-1511 24 Woodbine Street New dwelling 80/96 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Matt MacEachern, Emeritus Development   
Public  
Concerns (5:39) MacEachern – Presented project; houses in this area are all a similar size; it’s tucked back on a large lot. 21 Woodbine is 

a similar size and scale. 
Pohl – West elevation, the gable rake crosses the chimney; asked if that is a deep overhang (yes). 
Camp – She’s concerned about the size and its fitting into the neighborhood. Likes the design. 
Coombs – Part of this should drop down to one story; this is 60-feet long; there is no additive massing. This is a countrified 
area, and this is very square and formal looking. 
Oliver – Looking at the locus map, she’s not sure this matches other houses in area in size. This is 78 feet long. She supports 
the house but not attaching the garage, unless it is properly screened.  
Welch – The slightly-not-symmetrical works. Agrees a little screening goes a long way in mitigating the perception of the 
size with the attached garage.  
Pohl – Agrees with comments said regarding the overall massing and connecting this to the garage. 

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

  

ADimov
Highlight
4. Conlon, James L Tr. Et al. 08-1511
24 Woodbine Street
New dwelling
80/96
Emeritus
Voting
Pohl, Coombs, Camp, Oliver, Welch
Alternates
None
Recused
None
Documentation
Architectural elevation plans, site plan, and photos.
Representing
Matt MacEachern, Emeritus Development
Public
Concerns (5:39)
MacEachern – Presented project; houses in this area are all a similar size; it’s tucked back on a large lot. 21 Woodbine is a similar size and scale.
Pohl – West elevation, the gable rake crosses the chimney; asked if that is a deep overhang (yes).
Camp – She’s concerned about the size and its fitting into the neighborhood. Likes the design.
Coombs – Part of this should drop down to one story; this is 60-feet long; there is no additive massing. This is a countrified area, and this is very square and formal looking.
Oliver – Looking at the locus map, she’s not sure this matches other houses in area in size. This is 78 feet long. She supports the house but not attaching the garage, unless it is properly screened.
Welch – The slightly-not-symmetrical works. Agrees a little screening goes a long way in mitigating the perception of the size with the attached garage.
Pohl – Agrees with comments said regarding the overall massing and connecting this to the garage.
Motion
Motion to Hold for revisions. (Camp)
Roll-call Vote
Carried unanimously//Oliver, Welch, Camp, Coombs, and Pohl-aye
Certificate #
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2. Windows w/ DP Rating of 30 or Greater Required
3. Contractor to Confirm New Windows & Doors Match Existing Rough Openings Prior to Placing Order
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10. The Unit Measurements Given In this Document Are For A Guide Only
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B
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2 31 4 5

WINDOW & DOOR NOTES
1. Impact Resistant Glazing Required or Plywood Cutouts Meeting The Requirements Specified in IRC 2015 R301.2.1.2 "Protection of 
Openings"
2. Windows w/ DP Rating of 30 or Greater Required
3. Contractor to Confirm New Windows & Doors Match Existing Rough Openings Prior to Placing Order
4. Refer To Plan For Tempered Glass Locations; Contrator To Verify Tempered Windows Are Provided Where Required
5. Contractor Shall Install Self Adhesive Flexible Window Flashing by Grace or Equal
6. General Contractor to Verify All Egress Windows Have @ Least 20"x24" Clear Opening & Are In Accordance w/ Massachusetts 
Minimum Egress Requirements
7. General Contractor To Verify Window & Door Order Matches Or Exceeds Required Energy Ratings Per ResCheck Calculation
8. Contractor Shall Provide Architect w/ Window & Door Quote For Quantity & Type Verification Prior To Order
9. Contractor To Verify All Window & Door Colors As Quoted Match The Latest HDC Approval Prior To Order
10. The Unit Measurements Given In this Document Are For A Guide Only
11. Due To Slight Discrepancies & Changes In Manufacturing, Contractors Must Verify Rough Opening Dimensions Of All Windows &
Doors w/ Manufacturer Prior Framing

(to be demolished or relocated)

Proposed Shed 

WINDOW SCHEDULE
WINDOW QUANTITY UNIT WIDTH UNIT HEIGHT MANUFACTURER DP RATING

A 31 2'-8" 5'-0" TBD  30
B 33 2'-5" 4'-6" TBD  30
C 13 2'-4" 3'-6" TBD  30
D 12 2'-2" 2'-8" TBD  30

EXTERIOR DOOR SCHEDULE
DOOR QUANTITY UNIT WIDTH UNIT HEIGHT MANUFACTURER DP RATING

1 1 3'-0" 7'-6" TBD  30
2 3 2'-10" 7'-6" TBD  30
3 5 5'-8" 7'-6" TBD  30
4 1 3'-0" 7'-6" TBD  30
5 1 8'-6" 7'-6" TBD  30
6 1 2'-8" 7'-6" TBD  30
7 1 12'-0" 7'-6" TBD  30
8 2 9'-0" 8'-6" TBD  30
9 1 12'-0" 7'-6" TBD  30

1/4" = 1'-0"
Window Legend

1/4" = 1'-0"
Door Legend
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Proposed HDC Minutes for August 25, 2020 

Page 4 of 11 

5. Conlon, James L Tr. Et al. 08-1509 24 Woodbine Street New garage 80/96 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (5:55) MacEachern – Presented project. 

Welch – It doesn’t show in 2D but regardless of the size of the garage and garage doors and the Dutch gable, the garage 
being forward of the main mass with a covered porch will work against this. The Dutch gable creates a strong sense of the 
roof mass and overwhelms the structure; what contributes to the perception is the size of the garage doors. 
Oliver – The driveway coming in right in the middle of the house creates an open vista of the structure; that view should 
be mitigated so the public sees more vegetation. Feels the garage should not be connected to the house, though that is 
based upon its visibility.  
Camp – It’s too tall and detracts from the main house. The breezeway doesn’t look like one; open with columns might 
give it a feeling of airiness. 
Coombs – The height should drop down to below 25 feet, which is the maximum height per the guidelines. The gable is 
very predominant. North and south are the most dominant. 
Pohl – The cross gables are very voluminous. The height is an issue. 

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

 
6. Nicole Whidden 08-1472 11 Davis Lane Pool/spa/driveway/boardwalk 82/75 Ahern 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Landscaping design plans, site plan, correspondence, and photos. 
Representing Miroslava Ahern, Ahern Design, LLC  
Public Matt Erisman, 2&4 Wall Street  

Joe Gagliano, 10 Westerwyck Road 
Concerns (6:01) Pohl – In the last two or three days, we’ve gotten a dozen or more letters of concern from various neighbors – too 

numerous to read in; be assured the letters had been disseminated to all the board members for them to read prior to the 
meeting. 
Ahern – Presented project; a mix natural vegetation, including cedar and pine, will blend in with the neighborhood; specified 
LED lights for the pool interior. 
MacEachern – The previous application by the prior owner had the pool rotated 90 degrees and closer to Trinity Avenue. 
Erisman – This area has small lot sizes with low vegetation; the prior owner cleared the lot beyond his bounds. He doesn’t 
know how to restore natural vegetation without looking manufactured. Cisco is natural wilderness with houses mixed in. It 
looks like there are attempts at perimeter vegetation but he’s not sure what will be done around the immediate pool. Feels 
this is an exploitation of the area which jeopardizes the quietude of Cisco. He hopes that if the new owners spend some 
time in Cisco, they will have a change of heart. This pool is more than 100 square feet (SF) and the cabana a beacon of light 
and noise in the open landscape. 
Gagliano – There’s not a lot of detail on what’s happening on the northern end. Cedars and pitch pines can grow to over 
30 feet and the grouping at the perimeter would create a wall; no other areas of Cisco have that type of border. The pool is 
large and there is visibility of the cabana from the three roads. This whole complex is about 3,000 SF of hardscape; that 
footprint is bigger than the house; this sits in the middle of a natural area and is different from everything in the area. Can’t 
emphasize the quietude, low moors, and night sky that is this area. Once we lose what we have, we will never get it back. 
Coombs – This is inappropriate for this area, which is roving, ranging moors and always has been. This doesn’t need to be 
paved and landscaped with plants all around it, like New Jersey. Feels there is no need for the pool, cabana, and associated 
landscaping to be larger than the house; the neighbors have as much right to enjoy their properties as this owner. The pool 
and hardscaping need to be reduced. Fencing isn’t shown. 
Camp – Cisco is an area of sandy roads across moors to the dunes. The way the trees are located around the perimeter will 
take away from the beauty and openness of the area; it’s unnatural. Pull the screening closer to the pool and leave it open 
around the outside. We need a rule that says you can only brush cut what is needed to do any work. Wonders about the 
Zoning and Planning Boards, who are saying you can have pools here. Don’t turn this into suburbia. The pool is too large. 
Welch – Agrees with what’s been said; particularly shielding the pool not to be visible from the street; these types of 
landscape plans start to make this Masaquet Avenue; Cisco is open space, which is a historical setting that should be 
preserved. We do have control over the setting, how proposed structures present themselves to the historic setting, size of 
pool, location of the cabana, concept of cluster, and shrinking the area that needs to be screened. He’d like to see an aerial 
mockup of the proposed along with the neighboring structures. 
Oliver – Pools out here are inappropriate; the original intent of the developers is disappearing. This is too formal; less is 
more – boardwalks and driveways and patios and out structures are large and looming over the horizon and could be 

ADimov
Highlight
5. Conlon, James L Tr. Et al. 08-1509
24 Woodbine Street
New garage
80/96
Emeritus
Voting
Pohl, Coombs, Camp, Oliver, Welch
Alternates
None
Recused
None
Documentation
Architectural elevation plans, site plan, and photos.
Representing
Matt MacEachern, Emeritus Development
Public
None
Concerns (5:55)
MacEachern – Presented project.
Welch – It doesn’t show in 2D but regardless of the size of the garage and garage doors and the Dutch gable, the garage being forward of the main mass with a covered porch will work against this. The Dutch gable creates a strong sense of the roof mass and overwhelms the structure; what contributes to the perception is the size of the garage doors.
Oliver – The driveway coming in right in the middle of the house creates an open vista of the structure; that view should be mitigated so the public sees more vegetation. Feels the garage should not be connected to the house, though that is based upon its visibility.
Camp – It’s too tall and detracts from the main house. The breezeway doesn’t look like one; open with columns might give it a feeling of airiness.
Coombs – The height should drop down to below 25 feet, which is the maximum height per the guidelines. The gable is very predominant. North and south are the most dominant.
Pohl – The cross gables are very voluminous. The height is an issue.
Motion
Motion to Hold for revisions. (Coombs)
Roll-call Vote
Carried //Oliver, Camp, Welch, Coombs, and Pohl-aye
Certificate #





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
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Proposed New Garage
576 SF 

Existing Driveway 

Proposed New Driveway 

Proposed Main Dwelling 
Footprint - 2,480 SF

Existing Buildings 
(to be demolished or relocated)

Proposed Guest House

Proposed Shed 

Proposed Pool
20' x 40'

Double Hung
2/2 SDL

Double Hung
2/2 SDL

A
B

WINDOW & DOOR NOTES
1. Impact Resistant Glazing Required or Plywood Cutouts Meeting The Requirements Specified in IRC 2015 R301.2.1.2 "Protection of 
Openings"
2. Windows w/ DP Rating of 30 or Greater Required
3. Contractor to Confirm New Windows & Doors Match Existing Rough Openings Prior to Placing Order
4. Refer To Plan For Tempered Glass Locations; Contrator To Verify Tempered Windows Are Provided Where Required
5. Contractor Shall Install Self Adhesive Flexible Window Flashing by Grace or Equal
6. General Contractor to Verify All Egress Windows Have @ Least 20"x24" Clear Opening & Are In Accordance w/ Massachusetts 
Minimum Egress Requirements
7. General Contractor To Verify Window & Door Order Matches Or Exceeds Required Energy Ratings Per ResCheck Calculation
8. Contractor Shall Provide Architect w/ Window & Door Quote For Quantity & Type Verification Prior To Order
9. Contractor To Verify All Window & Door Colors As Quoted Match The Latest HDC Approval Prior To Order
10. The Unit Measurements Given In this Document Are For A Guide Only
11. Due To Slight Discrepancies & Changes In Manufacturing, Contractors Must Verify Rough Opening Dimensions Of All Windows &
Doors w/ Manufacturer Prior Framing

THESE DRAWINGS AND THE DESIGNS 
THEY ILLUSTRATE ARE THE SOLE 
PROPERTY OF EMERITUS 
DEVELOPMENT LTD. AND MAY NOT BE 
USED IN WHOLE OR IN PART WITHOUT 
WRITTEN AUTHORIZATION OF 
EMERITUS DEVELOPMENT LTD.

DRAWINGS THAT ARE NOT CLEARLY 
LABELED "FOR CONSTRUCTION" 
SHOULD NOT BE USED FOR 
CONSTRUCTION OR FOR PURCHASING, 
WITHOUT THE EXPRESS WRITTEN 
CONSENT OF THE PRINCIPAL OR THE 
DESIGNATED PROJECT MANAGER.

8 Williams Lane Nantucket, MA 
02554
P. 508.325.4995
F. 508.325.6980
www.emeritusdevelopment.com

Site Information
Map & Parcel:
Current Zoning:
Minimum Frontage:
Front Setback:
Side/Rear Setback:

Lot Size:
Min. Lot Size:
Allowable G.C.:
Existing G.C.:
Proposed G.C.:
Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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24 Woodbine Str.
Nantucket, MA 02554

80 / 96
LUG - 1
100 ft.
35 ft.
10 ft.

+/- ________ sq.ft.
40,000 sq.ft.
______sq.ft.
______sq.ft.
_____sq.ft.
________sq.ft.

SHEET INDEX
G.1.1 Cover Sheet - Main House
A.1.0 Basement Plan
A.1.1 First Floor Plan
A.1.2 Second Floor Plan
A.2.1 Exterior Elevations
A.2.2 Exterior Elevations
A.2.3 Main House and Garage
A.1.3 Floor Plans and Elevations - Garage
G.1.2 Cover Sheet - Garage
A.1.4 Roof Plan
A.3.1 3D Views - Main House and Garage
A.3.2 3D Views - Guest House & Shed
S.2.1 Framing Sections - Main House
S.2.2 Framing Sections - Main House
S.2.3 Framing Sections - Guest House, Garage & Shed
A.1.5 Floor Plans and Elevations - Guest House
G.1.3 Cover Sheet - Guest House
A.1.6 Floor Plans and Elevations - Shed
G.1.4 Cover Sheet - Shed

12" = 1'-0"1Locus    Map

3/64" = 1'-0"2Site Plan - Garage

1/4" = 1'-0"
Window  Legend

1/4" = 1'-0"
Door  Legend

East _Garage North_Garage West_GarageSouth - Garage

Revisions

Garage

WINDOW SCHEDULE
WINDOW QUANTITY UNIT WIDTH UNIT HEIGHT MANUFACTURER DP RATING

A 31 2'-8" 5'-0" TBD ≥ 30
B 33 2'-5" 4'-6" TBD ≥ 30
C 13 2'-4" 3'-6" TBD ≥ 30
D 12 2'-2" 2'-8" TBD ≥ 30

EXTERIOR DOOR SCHEDULE
DOOR QUANTITY UNIT WIDTH UNIT HEIGHT MANUFACTURER DP RATING

1 1 3'-0" 7'-6" TBD ≥ 30
2 3 2'-10" 7'-6" TBD ≥ 30
3 5 5'-8" 7'-6" TBD ≥ 30
4 1 3'-0" 7'-6" TBD ≥ 30
5 1 8'-6" 7'-6" TBD ≥ 30
6 1 2'-8" 7'-6" TBD ≥ 30
7 1 12'-0" 7'-6" TBD ≥ 30
8 2 9'-0" 8'-6" TBD ≥ 30
9 1 12'-0" 7'-6" TBD ≥ 30
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THESE DRAWINGS AND THE DESIGNS 
THEY ILLUSTRATE ARE THE SOLE 
PROPERTY OF EMERITUS 
DEVELOPMENT LTD. AND MAY NOT BE 
USED IN WHOLE OR IN PART WITHOUT 
WRITTEN AUTHORIZATION OF 
EMERITUS DEVELOPMENT LTD.

DRAWINGS THAT ARE NOT CLEARLY 
LABELED "FOR CONSTRUCTION" 
SHOULD NOT BE USED FOR 
CONSTRUCTION OR FOR PURCHASING, 
WITHOUT THE EXPRESS WRITTEN 
CONSENT OF THE PRINCIPAL OR THE 
DESIGNATED PROJECT MANAGER.

8 Williams Lane Nantucket, MA 
02554
P. 508.325.4995
F. 508.325.6980
www.emeritusdevelopment.com

Site Information
Map & Parcel:
Current Zoning:
Minimum Frontage:
Front Setback:
Side/Rear Setback:

Lot Size:
Min. Lot Size:
Allowable G.C.:
Existing G.C.:
Proposed G.C.:
Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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1/4" = 1'-0"1First Floor Plan - Garage

1/4" = 1'-0"2Second Floor - Garage

1/4" = 1'-0"3East Elevation - Garage
1/4" = 1'-0"4North Elevation - Garage

1/4" = 1'-0"5West Elevation - Garage
1/4" = 1'-0"6South Elevation - Garage

SHEET INDEX
G.1.1 Cover Sheet - Main House
A.1.0 Basement Plan
A.1.1 First Floor Plan
A.1.2 Second Floor Plan
A.2.1 Exterior Elevations
A.2.2 Exterior Elevations
A.2.3 Main House and Garage
A.1.3 Floor Plans and Elevations - Garage
G.1.2 Cover Sheet - Garage
A.1.4 Roof Plan
A.3.1 3D Views - Main House and Garage
A.3.2 3D Views - Guest House & Shed
S.2.1 Framing Sections - Main House
S.2.2 Framing Sections - Main House
S.2.3 Framing Sections - Guest House, Garage & Shed
A.1.5 Floor Plans and Elevations - Guest House
G.1.3 Cover Sheet - Guest House
A.1.6 Floor Plans and Elevations - Shed
G.1.4 Cover Sheet - Shed

1/8" = 1'-0"
Previously Proposed East Elevation - Garage

1/8" = 1'-0"
Previously Proposed North Elevation - Garage

1/8" = 1'-0"
Previously Proposed West Elevation - Garage

1/8" = 1'-0"
Previously Proposed South Elevation - Garage

Revisions
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Proposed New Garage
576 SF 

Existing Driveway 

Proposed New Driveway 

Proposed Main Dwelling 
Footprint - 2,480 SF

Existing Buildings 
(to be demolished or relocated)

Proposed Guest House

Proposed Shed 

Proposed Pool
20' x 40'

3/64" = 1'-0"
Site Plan - Garage

UNIT HEIGHT MANUFACTURER DP RATING
7'-6" TBD  30
7'-6" TBD  30
7'-6" TBD  30
7'-6" TBD  30
7'-6" TBD  30
7'-6" TBD  30
7'-6" TBD  30
8'-6" TBD  30
7'-6" TBD  30



Double Hung
2/2 SDL

Double Hung
2/2 SDL

A
B

WINDOW & DOOR NOTES
1. Impact Resistant Glazing Required or Plywood Cutouts Meeting The Requirements Specified in IRC 2015 R301.2.1.2 "Protection of 
Openings"
2. Windows w/ DP Rating of 30 or Greater Required
3. Contractor to Confirm New Windows & Doors Match Existing Rough Openings Prior to Placing Order
4. Refer To Plan For Tempered Glass Locations; Contrator To Verify Tempered Windows Are Provided Where Required
5. Contractor Shall Install Self Adhesive Flexible Window Flashing by Grace or Equal
6. General Contractor to Verify All Egress Windows Have @ Least 20"x24" Clear Opening & Are In Accordance w/ Massachusetts 
Minimum Egress Requirements
7. General Contractor To Verify Window & Door Order Matches Or Exceeds Required Energy Ratings Per ResCheck Calculation
8. Contractor Shall Provide Architect w/ Window & Door Quote For Quantity & Type Verification Prior To Order
9. Contractor To Verify All Window & Door Colors As Quoted Match The Latest HDC Approval Prior To Order
10. The Unit Measurements Given In this Document Are For A Guide Only
11. Due To Slight Discrepancies & Changes In Manufacturing, Contractors Must Verify Rough Opening Dimensions Of All Windows &
Doors w/ Manufacturer Prior Framing

3/64" = 1'-0"
Site Plan -

1/4" = 1'-0"
Window  Legend

1/4" = 1'-0"
Door  Legend

WINDOW SCHEDULE
WINDOW QUANTITY UNIT WIDTH UNIT HEIGHT MANUFACTURER DP RATING

A 31 2'-8" 5'-0" TBD  30
B 33 2'-5" 4'-6" TBD  30
C 13 2'-4" 3'-6" TBD  30
D 12 2'-2" 2'-8" TBD  30

EXTERIOR DOOR SCHEDULE
DOOR QUANTITY UNIT WIDTH UNIT HEIGHT MANUFACTURER DP RATING

1 1 3'-0" 7'-6" TBD  30
2 3 2'-10" 7'-6" TBD  30
3 5 5'-8" 7'-6" TBD  30
4 1 3'-0" 7'-6" TBD  30
5 1 8'-6" 7'-6" TBD  30
6 1 2'-8" 7'-6" TBD  30
7 1 12'-0" 7'-6" TBD  30
8 2 9'-0" 8'-6" TBD  30
9 1 12'-0" 7'-6" TBD  30
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VI. OLD BUSINESS 
Property owner name Street Address Scope of work Map/Parcel Agent 

1. Michelle Black 05-0953 28 Eel Point Road Sports court 40-49 Ahern, LLC 
Voting Pohl, Coombs, McLaughlin, Oliver, Welch 
Alternates None 
Recused None 
Documentation Landscape design plans, site plan, and photos. 
Representing Miroslava Ahern, Ahern Design, LLC  
Public None 
Concerns (5:49) (4:45) Motion to Hold for representation. (Camp) Carried 5-0//Camp, Oliver, McLaughlin, Coombs, and Pohl- aye 

Ahern – Reviewed planting plan submitted per previous request. She placed the sport court as far from Eel Point Road 
as possible. 
Welch – His concern was regarding the grading submitted with the house approval; his recollection of the grading plan 
that what was submitted and the grading plan here; grade has been increased 2 feet on the outside circle of the driveway 
where the flag is. As far as he’s concerned, this is a house on a hill; and retaining and landscaping was an issue with that 
approval; he wants to see that compared with what’s proposed here. His concern is what was approved with the house; 
the grade in front of the home was discussed and at that time it was stated grade would not change; it has changed. He 
mentioned the house platform because it’s easiest to read. Looking at the northwest corner of the sport court, the existing 
grade is 36 feet and proposed is to go to 30 feet. This is relevant because it would change the baseline topography for the 
rest of the lot. He had no reason to believe the grade would change 4 to 6 feet that far from the house. 
Oliver – She’d like to see more information on the grading and fill. Asked why the sport court couldn’t be placed farther 
down the hill. 
McLaughlin – Fill can be overpowering visually by creating a mountain. Confirmed the fence is 8 feet black vinyl mesh 
and placed is inside a 4-foot retaining wall. 
Coombs – She would like to see less fill and less retainage. 
Pohl – The grading can become an issue on sloped sites; Mr. Welch mentioned that at the driveway there is 2 more feet 
of fill than proposed. This application is for a sport court and any grading should be taking place in the vicinity of the 
sport court, not the house. At the turn-around of the drive, the land slopes off dramatically. The contours around the 
sport court are stretched to the left side; that means fills is moving over to encompass the sport court. The sport court is 
now cut into an artificially mounded hill. More fill is coming in to level off around the court on a site that already has fill. 
The issue isn’t the location but the fill between the platform for the house and the sport court. 

Motion Motion to Hold for revisions and more information on the amount of fill and the grade changes. (Coombs) 
Roll-call Vote Carried 5-0//Welch, McLaughlin, Coombs, Oliver, and Pohl-aye Certificate #  

 
2. Deborah Lothian 02-0746 10 Easy Street Hardscape 42.3.1-78 Nantucket Surveyors 
Voting Camp (acting Chair), Oliver, Watterson 
Alternates None 
Recused None 
Documentation Landscape design plans, site plan, and photos. 
Representing Paul Santos, Nantucket Surveyors 
Public None 
Concerns (5:31) (4:47) Not heard due to lack of a quorum. 

Santos – Reviewed changes made per previous concerns. 
Oliver – Likes the grass and cobble combination, Option 2. 
Watterson – Asked to see the edging details. Also likes Option 2. 

Motion Motion to Approve through staff Option 2 with the division strip to be up to the application. (Oliver) 
Roll-call Vote Carried 3-0//Watterson, Oliver, and Camp-aye Certificate # HDC2020-02-0746 

 
3. Pauline Spencer 03-0833 38 York Street Shed 55.4.1-50 Ross Goodwin 
Voting Pohl, Coombs, McLaughlin, Camp, Oliver 
Alternates Welch  
Recused None 
Documentation Architectural elevation plans, site plan, photos, and advisory comments. 
Representing Ross Goodwin 
Public None 
Concerns (6:16) Pohl – Read Ms. Backus notes: no photos, 4/12 pitch should be 8/12 or 12/12; need material for roof and trim. 

Oliver – She viewed this; there is a substantial hedge around a very small shed; she has no concerns. 
Camp – Agrees about the roof pitch and the shingled roof but it’s behind the hedge and the windows match the house. 
Coombs – No concerns even with the 4/12 pitch because this is a shanty. 
McLaughlin – 4/12 pitch roofs were more common in the 1940s and 1950s; no concerns. 

Motion Motion to Approve as submitted. (Camp) 
Roll-call Vote Carried 5-0//Oliver, Coombs, McLaughlin, Camp, and Pohl-aye Certificate # HDC2020-03-0833 
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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
Anton Dimov
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2. Thompson 07-1292 73 Baxter Road Garage 49/27 Emeritus 
Voting Coombs (acting chair), Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (5:16) MacEachern – Reviewed changes made per previous concerns. 

Oliver – The huge rake overhangs tying into the front didn’t drop the height; it’s not tall but from the west looks 
disproportionate; suggested a saltbox or broke back on the ocean side. 
Camp – We saved the garage but now we can’t get it right; the addition seems like a different building. The heavy gable 
coming forward on the site is a concern. 
Welch – To him this works well and is a marked improvement over what had been proposed and the demolition of the 
existing garage; it could be a little shorter but is still approvable. 
Coombs – West elevation, the drawing is off-putting; would also like about 1 foot taken out of the height of the addition. 
However, for her it is also approvable. 

Motion Motion to Approve through staff with ridge height reduced 1 foot. (Welch) 
Roll-call Vote Carried 3-0//Oliver, Welch, and Coombs-aye; Camp abstain Certificate # HDC2020-07-1292 

 

3. Bartlett Farm House, LLC 06-1110 24 Bartlett Farm Road Pool 65/86 Emeritus 
Voting Pohl, Coombs, Camp  
Alternates None 
Recused None 
Documentation Landscape design plans, site plan, and photos. 
Representing Matt MacEachern, Emeritus Development   

Julie Jordin, Garden Design Company 
Public None 
Concerns (5:28) MacEachern – Submitted a landscape plan per previous concerns. 

Jordin – Reviewed changes to the landscape plan. New England fieldstone can be round but lay flat without being skinny 
flat; she can use two sizes of stone. There is no fencing. 
Camp – New England field stone in that farm area is too flat; should be more like an old-fashioned stone wall. Doesn’t 
want to see a sharp edge on the granite curbing; the edges should be softened around the driveway.  
Coombs – Asked if the pool has an autocover because no fencing is shown. Some of auto-covers are very bright; it should 
blend into the area. The cedars should not be planted in a row. 
Pohl – He’s fine with the comments made. 

Motion Motion to Approve through staff with the cover to be natural; stone to be a mix; use old curb around the driveway; 
and stagger pines and cedars. (Camp) 

Roll-call Vote Carried 3-0//Coombs, Camp, and Pohl-aye Certificate # HDC2020-06-1 
 

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 (5:40) MacEachern – Reviewed changes made per previous concerns; gambrel allowed us to keep roof lower than existing. 

Backus – From her perspective, this is great for an addition to a traditional 3 bay. Read HSAB comments on revised 
plans: gambrel dormers scale off and too tall; height needs to come down; the look of the gambrel is odd; step down no 
gambrel; a good example of gambrel addition is on Hussey Street; simple gable; side dormer is overwhelming. 
Coombs – Likes seeing all four elevations at once. Wants the addition roof height dropped and pull the shed dormers off 
the ridge. West elevation, separate the 1st-floor windows to fill the wall. Thinks this addition, when finished with a few 
revisions, will be worthwhile to look at. Only one elevation will be visible at any location. 
Oliver – Appreciates moving the addition to the rear. Agrees with Ms. Coombs; the ridge height dropped would make it 
subservient. Suggested two single-window dormers will calm it down. 
Welch – Agrees with much that’s been said; lower the ridge and pull the dormers off the roof. The addition is approvable 
with some modifications. East elevation, the bay window is a key element as the structure currently exists; it reads as a 
story to the structure; he won’t support this unless the bay window remains. 
Camp – She’s on the fence about the east elevation bay window. Agrees about the ganged windows on the north and 
south and bringing the ridge height down. The bay helps obscure the view of the addition. 
Pohl – West elevation, this is not how dormers on a gambrel are done; the bottom of the gambrel has to either come up 
or the dormers dropped to be an extension. 

Motion Motion to Hold for revisions. (Coombs) 
Roll-call Vote Carried //Camp, Oliver, Welch, Coombs, and Pohl-aye Certificate #  
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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 (5:40)
MacEachern – Reviewed changes made per previous concerns; gambrel allowed us to keep roof lower than existing.
Backus – From her perspective, this is great for an addition to a traditional 3 bay. Read HSAB comments on revised plans: gambrel dormers scale off and too tall; height needs to come down; the look of the gambrel is odd; step down no gambrel; a good example of gambrel addition is on Hussey Street; simple gable; side dormer is overwhelming.
Coombs – Likes seeing all four elevations at once. Wants the addition roof height dropped and pull the shed dormers off the ridge. West elevation, separate the 1st-floor windows to fill the wall. Thinks this addition, when finished with a few revisions, will be worthwhile to look at. Only one elevation will be visible at any location.
Oliver – Appreciates moving the addition to the rear. Agrees with Ms. Coombs; the ridge height dropped would make it subservient. Suggested two single-window dormers will calm it down.
Welch – Agrees with much that’s been said; lower the ridge and pull the dormers off the roof. The addition is approvable with some modifications. East elevation, the bay window is a key element as the structure currently exists; it reads as a story to the structure; he won’t support this unless the bay window remains.
Camp – She’s on the fence about the east elevation bay window. Agrees about the ganged windows on the north and south and bringing the ridge height down. The bay helps obscure the view of the addition.
Pohl – West elevation, this is not how dormers on a gambrel are done; the bottom of the gambrel has to either come up or the dormers dropped to be an extension.
Motion
Motion to Hold for revisions. (Coombs)
Roll-call Vote
Carried //Camp, Oliver, Welch, Coombs, and Pohl-aye
Certificate #
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WINDOW & DOOR NOTES
1. Impact Resistant Glazing Required or Plywood Cutouts Meeting The 
Requirements Specified in IRC 2015 R301.2.1.2 "Protection of Openings"
2. Windows w/ DP Rating of 30 or Greater Required
3. Contractor to Confirm New Windows & Doors Match Existing Rough Openings 
Prior to Placing Order
4. Refer To Plan For Tempered Glass Locations; Contrator To Verify Tempered 
Windows Are Provided Where Required
5. Contractor Shall Install Self Adhesive Flexible Window Flashing by Grace or 
Equal
6. General Contractor to Verify All Egress Windows Have @ Least 20"x24" Clear 
Opening & Are In Accordance w/ Massachusetts Minimum Egress Requirements
7. General Contractor To Verify Window & Door Order Matches Or Exceeds 
Required Energy Ratings Per ResCheck Calculation
8. Contractor Shall Provide Architect w/ Window & Door Quote For Quantity & 
Type Verification Prior To Order
9. Contractor To Verify All Window & Door Colors As Quoted Match The Latest 
HDC Approval Prior To Order
10. The Unit Measurements Given In this Document Are For A Guide Only
11. Due To Slight Discrepancies & Changes In Manufacturing, Contractors Must 
Verify Rough Opening Dimensions Of All Windows & Doors w/ Manufacturer Prior 
Framing

Property Setback, typ.

Property Line, typ.

Demolish existing  footprint, typ.

Add New Addition
+/- 467 SF

THESE DRAWINGS AND THE DESIGNS 
THEY ILLUSTRATE ARE THE SOLE 
PROPERTY OF EMERITUS 
DEVELOPMENT LTD. AND MAY NOT BE 
USED IN WHOLE OR IN PART WITHOUT 
WRITTEN AUTHORIZATION OF 
EMERITUS DEVELOPMENT LTD.

DRAWINGS THAT ARE NOT CLEARLY 
LABELED "FOR CONSTRUCTION" 
SHOULD NOT BE USED FOR 
CONSTRUCTION OR FOR PURCHASING, 
WITHOUT THE EXPRESS WRITTEN 
CONSENT OF THE PRINCIPAL OR THE 
DESIGNATED PROJECT MANAGER.

8 Williams Lane Nantucket, MA 
02554
P. 508.325.4995
F. 508.325.6980
www.emeritusdevelopment.com

Site Information
Map & Parcel:
Current Zoning:
Minimum Frontage:
Front Setback:
Side/Rear Setback:

Lot Size:
Min. Lot Size:
Allowable G.C.:
Existing G.C.:
Proposed G.C.:
Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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WINDOW SCHEDULE
WINDOW QUANTITY UNIT WIDTH UNIT HEIGHT DP RATING

A 5 2'-9 3/4" 4'-9 1/2" ≥ 30
B 8 2'-6 3/4" 3'-10" ≥ 30

C1 4 2'-3 3/4" 3'-5 1/2" ≥ 30

EXTERIOR DOOR SCHEDULE
DOOR QUANTITY UNIT WIDTH UNIT HEIGHT DP RATING

2 1 2'-10" 7'-0" ≥ 30
3 2 5'-8" 7'-0" ≥ 30
4 1 5'-8" 7'-0" ≥ 30
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A.1.1 Floor Plans
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WINDOW & DOOR NOTES
1. Impact Resistant Glazing Required or Plywood Cutouts Meeting The 
Requirements Specified in IRC 2015 R301.2.1.2 "Protection of Openings"
2. Windows w/ DP Rating of 30 or Greater Required
3. Contractor to Confirm New Windows & Doors Match Existing Rough Openings 
Prior to Placing Order
4. Refer To Plan For Tempered Glass Locations; Contrator To Verify Tempered 
Windows Are Provided Where Required
5. Contractor Shall Install Self Adhesive Flexible Window Flashing by Grace or 
Equal
6. General Contractor to Verify All Egress Windows Have @ Least 20"x24" Clear 
Opening & Are In Accordance w/ Massachusetts Minimum Egress Requirements
7. General Contractor To Verify Window & Door Order Matches Or Exceeds 
Required Energy Ratings Per ResCheck Calculation
8. Contractor Shall Provide Architect w/ Window & Door Quote For Quantity & 
Type Verification Prior To Order
9. Contractor To Verify All Window & Door Colors As Quoted Match The Latest 
HDC Approval Prior To Order
10. The Unit Measurements Given In this Document Are For A Guide Only
11. Due To Slight Discrepancies & Changes In Manufacturing, Contractors Must 
Verify Rough Opening Dimensions Of All Windows & Doors w/ Manufacturer Prior 
Framing

WINDOW SCHEDULE
WINDOW QUANTITY UNIT WIDTH UNIT HEIGHT DP RATING

A 5 2'-9 3/4" 4'-9 1/2"  30
B 8 2'-6 3/4" 3'-10"  30

C1 4 2'-3 3/4" 3'-5 1/2"  30

EXTERIOR DOOR SCHEDULE
DOOR QUANTITY UNIT WIDTH UNIT HEIGHT DP RATING

2 1 2'-10" 7'-0"  30
3 2 5'-8" 7'-0"  30
4 1 5'-8" 7'-0"  30

1/4" = 1'-0"
Window Legend

1/4" = 1'-0"
Door Legend
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Prepared by Botticelli & Pohl, P.C. 7/24/20 Page 1

New Residence
121 Madaket Road Rev. 2020-07-24

Nantucket, MA  
Main House
Window & Exterior Door Schedule
 Window Schedule

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

A 4 Double Hung Andersen 2'-11 1/4" x 5'-7 1/4" 3'-0" x 5'-8" 6 over 1 ADH3058, (1) tempered

A2 5 (2) Double Hung Andersen (2) 2'-11 1/4" x 5'-7 1/4" 6'-0" x 5'-8" 6 over 1 (2) ADH3058, (1) tempered

B 13 Double Hung Andersen 2'-11 1/4" x 4'-11 1/4" 3'-0" x 5'-0" 6 over 1 ADH3050, (6) tempered

B2 4 (2) Double Hung Andersen (2) 2'-11 1/4" x 4'-11 1/4" 6'-0" x 5'-0" 6 over 1 (2) ADH3050, (1) tempered

B3 1 (3) Double Hung Andersen (3) 2'-11 1/4" x 4'-11 1/4" 9'-0" x 5'-0" 6 over 1 (3) ADH3050

B5 1 (5) Double Hung Andersen (5) 2'-11 1/4" x 4'-11 1/4" 15'-0" x 5'-0" 6 over 1 (5) ADH3050

C 2 Double Hung Andersen 2'-1 1/4" x 5'-7 1/4" 2'-2" x 5'-8" 4 over 1 ADH2258 custom size

D 1 Double Hung Andersen 2'-1 1/4" x 3'-1 1/4" 2'-2" x 3'-2" 2 over 2 ADH2232 custom size

E 5 Double Hung Andersen 2'-9 1/4" x 4'-3 1/4" 2'-10" x 4'-4" 6 over 1 ADH21044

E3 1 (3) Double Hung Andersen (3) 2'-9 1/4" x 4'-3 1/4" 8'-6" x 4'-4" 6 over 1 (3) ADH21044

F 1 Double Hung Andersen 2'-1 1/4" x 2'-11 1/4" 2'-2" x 3'-0" 2 over 2 ADH2230 custom size

G 2 Double Hung Andersen 2'-11 1/4" x 2'-11 1/4" 3'-0" x 3'-0" 3 over 3 ADH3030

Door Schedule

No. Qn. Type Manuf. Door Unit Size Rough Opening Lights Comments

1 1 Entry Door Custom 3'-6" x 7'-6" (leaf size) 7'-2 1/2" x 7'-9 1/2" 0 6 panel

w/ Sidelights 1'-6" x 7'-6" (leaf size) 3 over 1 panel

2 Not Used

3 7 Single French Door Andersen 3'-0 1/8" x 7'-7 3/4" 3'-1" x 7'-9 1/2" 15 custom unit height for 7'-6" finish head height

4 3 Double French Doors Andersen 5'-11 1/4" x 7'-7 3/4" 6'-0" x 7'-9 1/2" 15 custom unit height for 7'-6" finish head height

5 3 Single French Door Andersen 3'-0 1/8" x 7'-1 3/4" 3'-1" x 7'-3 1/2" 15 custom unit height for 7'-0" finish head height

6 1 Double French Doors Andersen 5'-11 1/4" x 7'-1 3/4" 6'-0" x 7'-3 1/2" 15 custom unit height for 7'-0" finish head height

7 2 Single French Door Andersen 2'-8 1/8" x 7'-1 3/4" 2'-9" x 7'-3 1/2" 15 custom unit height for 7'-0" finish head height

Notes: 

1.  All windows will be Andersen A-series windows as per above schedule, double glazed, SDL with muntin configuration as shown on drawings.  

    Min. dp 30 rating required.  Low E-4 with Argon glass.  U-value of .31 max.

    All glazing to come with compliance sticker as required by local building codes. 

2.  All doors will be Andersen A-series (U.N.O) doors as per above schedule, double glazed, SDL with muntin configuration as shown on drawings.  

    Min. dp 30 rating required. Low E-4 with Argon glass.  U-value = .32 max

    All glazing to come with compliance sticker as required by local building codes. 

3. Mill shop will provide shops drawings for all window and door units to architect for approval prior to commencing construction.

4. Provide all windows, including sidelights, transoms, and fixed windows, with mahogany half screens with Phifer BetterVue screen or similar where applicable.

5. Provide tempered glass in all locations required by code.
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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
Emeritus_2
DJK Signiture
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5. Sheila Wilner01-0548 10 Beach Street Demo exist dwelling 73.2.4/10 Emeritus 
Voting Pohl, 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 (5:57) MacEachern – Today’s proposal reuses a portion of the existing building. 
Motion Motion to Hold to track. (Oliver) 
Roll-call Vote Carried 4-0//Camp, Welch, Oliver, and Pohl-aye Certificate #  
6. Sheila Wilner 01-0547 10 Beach Street New dwelling 73.2.4/10 Emeritus 
Voting Pohl, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and advisory comments. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (5:59) MacEachern – Reviewed the proposed repurposing of the existing structure. 

Backus – Appreciates incorporating the existing but the addition should be held in a vernacular more in keeping with 
Codfish Park. Read SAB comments: this puts the existing on steroids; out of scale. 
Oliver – Appreciates trying to reuse the existing; what works against this is there is no indication of floor to ceiling height, 
but it is probably taller than what’s traditional for Codfish Park; reduce the pitch because it creates a huge disparity with 
the existing – suggested a mud sill and reduced head height. North elevation, there is a lot volume. East elevation, the 
form with the shingled deck is almost as high as the main roof and from the north has too much presence: simple is better. 
Camp – North elevation, this is a good attempt to save the house; the existing awnings gives it a charm you don’t see 
anymore. North elevation, the addition should come down more in keeping with the rest of the structure. It is under 24 
feet tall. East elevation, the two French doors with the closed-in balcony is pushing it; this needs to be simplified. West 
elevation is her least favorite though it is simple. 
Welch – Codfish Park is where you see two structures in the mid 20-foot range with outdoor living space; he has a size 
concern. Echoes Ms. Camp’s concerns about the French doors; there would be no outdoor living space there. Maintaining 
the structure goes a long way. Referenced the historic photo of “Inspiration” as a good way to handle this. 
Pohl – Has nothing to add; likes the gesture of keeping the existing house and the north elevation addition overwhelms 
it. He doesn’t like the east elevation 2nd-floor deck. 

Motion Motion to Hold for revisions. (Oliver) 
Roll-call Vote Carried 4-0//Camp, Welch, Oliver, and Pohl-aye Certificate # HDC2020-0 

 
7. Hummock Pond Holdings 07-1427 287 Hummock Pond Rd Move to 289 HPR + addtn 83/39 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (6:13) MacEachern – Reviewed project. 

Oliver – Less windows is better. 
Motion Motion to Hold for revisions and to track. (Camp) 
Roll-call Vote Carried unanimously//Welch, Camp, Coombs, Oliver, and Pohl-aye Certificate #  
8. Hummock Pond Holdings 07-1426 287 Hummock Pond Rd Re-site garage + alts 83/39 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and 3D rendering. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (6:13) MacEachern – Reviewed changes made per previous concerns. 

Pohl – Suggested justifying the entry connector roof forward and carry the porch to the right one more section; the front 
door looks squashed between the two masses. 
Coombs – Too many ganged windows across the front; the ganged under the extended porch is too heavy. 

Motion Motion to Hold for revisions. (Oliver) 
Roll-call Vote Carried unanimously//Coombs, Camp, Welch, Oliver, and Pohl-aye Certificate #  
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7. Alix Keeting 08-1592 31 Shell Street Steps-hardscaping 73.1.3/5.3 Kent Murphy 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Landscape design plans, site plan, photos, historical documentation, and advisory comments. 
Representing Kent Murphy 
Public None 
Concerns (2:26) Backus – Read SAB comments: plantings very close to the road on a critical corner; what’s actual proposed parking; 

recommendation of alternate materials for parking; and safety concerns. Circa 1910-1930. 
Murphy – Presented project; the hedge is in line with the neighbor’s. 
Pohl – Looking at the picture with the telephone pole indicates the road layout is a couple of feet from the pavement. It 
would be nice to have photos of the current situation. He likes the idea of a cobble drive. Agrees with paving stones not 
being rectilinear, and something less formal than Belgium block such as cobblestone. 
Camp – Thinks the material should be shell with a Belgium block border.  
Oliver – She feels like we don’t have sufficient current information: photos and relocated driveway. 
Coombs – The steps along Shell Street leading into the property should not be rectangular; should be irregular. The 
parking should be less formal; shell would fit in. Wants to view. 
Welch – Agrees with what’s been said. His concern is that Belgium block is not appropriate out there; it’s not an apron 
material for a small cottage-style house. Pictures would be helpful. If we don’t have photos, he’d like a view. Suggested 
that they consider cobble with grass for the parking; that is much more acceptable for a small cottage. 

Motion Motion to View. (Camp) 
Roll-call Vote Carried unanimously//Welch, Coombs, Oliver, Camp, and Pohl-aye Certificate #  

 
8. John Hendricks 08-1549 1 Jefferson Lane Rev. 73097: door change 55.4.1/74.1 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 (2:42) MacEachern – Presented project. 

Backus – Read HSAB comments: legs of bracket not installed as approved; transom/sidelights too crowded; beefier door 
surround would be more appropriate. 
Welch – The brackets aside, if this the sidelights were changed to a less contemporary concept with two bottom panels, 
that would be a nice treatment; right now, it seems very “vanilla.” He wants to see this back; doesn’t like the Andersen 
door. 
Coombs – Okay with the brackets. The door is right on the street and shouldn’t have sidelights from top to bottom; the 
two bottom lights should be panels. Doesn’t think it is too busy. 
Oliver – She disagrees; she likes the simplicity of the existing door and is okay with the brackets; would like it to remain 
as is. 
Camp – Likes the proposed sidelights. 
Pohl – Sidelights if done with paneled bottom and less a “vanilla” door would be nice. The brackets need to be done 
right. Suggested a wider door with glass in it; that would allow for a larger frontispiece around the door. 

Motion Motion to Hold for revisions. (Camp) 
Roll-call Vote Carried unanimously//Oliver, Coombs, Welch, Camp, 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
Emeritus_2
DJK Signiture
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11. Cannonbury Ln Hold 1 08-1566 4 Sleetwing Circle Hardscape-pool 74/23 Ahern, LLC 
Voting Pohl, Coombs, McLaughlin, Camp, Dutra 
Alternates Welch 
Recused (Oliver stepped out) 
Documentation Landscape design plans, site plan, photos, and advisory comments 
Representing Miroslava Ahern, Ahern Design, LLC  
Public None 
Concerns (6:37) Ahern – Presented project; intend to maintain vegetation to render the pool not visible. 

Dutra – He thinks this should track with the cabana; and hold the decision for that. 
Camp – Agrees. Asked what types of trees are proposed in front of the cabana (deciduous). She doesn’t want to see the 
pool. Asked about the apron material (Belgium block). 
Coombs – Okay with the pool as long as existing vegetation is maintained. 
McLaughlin – Still concerned about duplication; we need to discuss this. 
Pohl – No concerns as long as the caveat is included. 

Motion Motion to Approve with the pool not visible at time of inspection and thereafter. (Coombs) not carried. 
Motion to Hold to track with the cabana and for additional information about vegetation. (Dutra) 

Roll-call Vote Carried 5-0//Camp, McLaughlin, Coombs, Dutra, and Pohl-aye Certificate #  
 

12. Cannonbury Ln Hold 2 08-1577 6 Sleetwing Circle New dwelling 74/24 Workshop APD 
Voting Pohl, Coombs, McLaughlin, Camp, Dutra 
Alternates Welch 
Recused (Oliver stepped out) 
Documentation Architectural elevation plans, site plan, photos, and advisory comments 
Representing Michael Luft-Weissberg, Workshop APD 
Public None 
Concerns (6:46) Luft-Weissberg – Presented project; model Bayberry; trim natural to weather and white doors and sash. 

Camp – Has the same concern about the middle 2nd-floor cutting off over the porch post; should be extended. Chimney 
is heavy; should be corbeled to the top. 
Coombs – Likes the cornerboard. With 2 flues, the chimney is okay. Back elevation, the 4-ganged windows should be 
reduced to triple-ganged. 
Dutra – The chimney is over tall. 
McLaughlin – No design comments. 
Pohl – Chimney needs to come down; front door should be 6-panel if keeping the sidelights. 

Motion Motion to Approve through staff with the front door to be 6-panel; west elevation four ganged windows reduced 
to 3; and chimney brought down to 2-feet above the ridge. (Coombs) 

Roll-call Vote Carried 3-2//Dutra, Coombs, and Pohl-aye; McLaughlin and Camp-nay Certificate # HDC2020-08-1577 
13. Cannonbury Ln Hold 2 08-1576 6 Sleetwing Circle New garage 74/24 Workshop APD 
Voting Pohl, Coombs, McLaughlin, Camp, Dutra 
Alternates Welch 
Recused (Oliver stepped out) 
Documentation Architectural elevation plans, site plan, photos, and advisory comments 
Representing Michael Luft-Weissberg, Workshop APD 
Public None 
Concerns (6:58) Luft-Weissberg – Presented project; 1-car model; natural-to-weather trim and white sash and door. 

Coombs – Would prefer a traditional garage door. 
Dutra – No concerns. Likes Ms. Coombs suggestion. 
Camp – Okay with the 15-light side door with a panel on the bottom. Would prefer natural to weather garage doors. 
McLaughlin – No comment. 
Pohl – Would prefer natural-to-weather garage doors. Prefers less glass on the side door. 

Motion Motion to Approve through staff with natural-to-weather garage doors and side door to be a 6-light. (Camp) 
Roll-call Vote Carried 4-0//Dutra, Coombs, camp, and Pohl-aye; McLaughlin-nay Certificate # HDC2020-08-1576 
14. Cannonbury Ln Hold 2 08-1578 6 Sleetwing Circle Hardscape-patio 74/24 Ahern, LLC 
Voting Pohl, Coombs, McLaughlin, Camp, Dutra 
Alternates Welch 
Recused (Oliver stepped out) 
Documentation Landscape design plans, site plan, photos, and advisory comments 
Representing Miroslava Ahern, Ahern Design, LLC  
Public None 
Concerns (7:02) Ahern – Presented project. 

No concerns. 
Motion Motion to Approve. (Camp) 
Roll-call Vote Carried 5-0//Dutra, Coombs, McLaughlin, Camp, and Pohl-aye Certificate # HDC2020-08-1578 
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III. CONSENT WITH CONDITIONS 
Property owner name Street Address Scope of work Map/Parcel Agent 

1. John Roberts 08-1611 15 Helens Drive Add: pentroof & grg drs 66/46 Nate Roberts 
• Due to lack of visibility 

2. 41 W Miacomet, LLC 08-1596 41 West Miacomet Road Windows 8” wider 86/13.1 Thomas Barada 
• Due to lack of visibility 

3. John McLaughlin 08-1574 8 Sheep Commons Lane Pool/driveway/gate 54/273 KM Designs 
• Pool must not be visible at time of inspection and in perpetuity 

4. Robert Pelgari 08-1552 15 Chuck Hollow Road Hardscape-pool 75/146 Atlantic Landscaping 
• Pool must not be visible at time of inspection and in perpetuity 

5. Tot N. Trust 08-1554 5 Swift Rock Road Pool/bluestone pavers 40/67.5 Atlantic Landscaping 
• Pool must not be visible at time of inspection and in perpetuity 

6. King Fisher Realty Tr 08-1546 278 Polpis Road Soaking tub/ext deck 25/2 Concept Design 
• Soaking tub must not be visible at time of inspection and in perpetuity 

7. Craig Beni 08-1547 5 Tom Nevers Road Cabana 77/2.2 Shelter 7 
• Due to lack of visibility 

8. Breda Riggs 08-1588 16 Pleasant Street Driveway 42.3.3-76 Linda Williams 
• Running bond parallel to the road; flanking fenc return 1-2 feet in, distress granite for dirve and reuse brick as appropriate. 

Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None  
Documentation None 
Representing None  
Public None 
Concerns  Backus – Have an additional item to add the Consent with conditions agenda. 

Motion to move Item 16 to the Consent with Conditions agenda. (Camp) 
Carried 5-0//Coombs, Oliver, Welch, Camp, and Pohl-aye 

Motion Motion to Approve through staff per noted conditions. (Camp) 
Roll-call Vote Carried 5-0//Coombs, Oliver, Welch, Camp, and Pohl-aye Certificate # HDC2020-08-(as noted) 

 

IV. OLD BUSINESS  
Property owner name Street Address Scope of work Map/Parcel Agent 

1. South Water Assoc 02-0629 5 South Water Street Second/third flr add 42.3.1/270-75 Emeritus 
Voting Pohl, Coombs, Camp, Welch  
Alternates None  
Recused None 
Documentation Architectural elevation plans, site plan, photos, advisory comments, and 3D streetscape model. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (4:44) MacEachern – Reviewed the project and changes made per previous concerns. 

Backus – Read HSAB comments from July 6th on the revised plans: height in relation to Pacific Club; too much drastic 
change to streetscape; inappropriate massing; overwhelms site; redesign dormers; eliminate decks overlooking Main Street; 
articulate shape on the north; need location of air conditioning units (A/C); 2nd-floor windows move up; future flood 
elevation; mirror boxes on Cambridge Street; overall very massive and large for the street. HSAB recommended a shed 
roof for the turret and felt this is out of place. 
Coombs – This is not what should be next to the Pacific Club in the center of our old historic district (OHD); to put a 
3-story building with roof walk competes with the Pacific Club. This is an insult to South Water Street and the existing 
building and should remain a 1-story building. 
Camp – This is very complex project; she feels it is appropriate. Not sure how much of the 3rd floor will be seen when 
walking down South Water Street. Feels the elevation facing the Pacific Club looks like the Pacific Club. 
Welch – Agrees a lot with HSAB and Ms. Coombs; this is very complex with a lot pushed into place. One concern is we 
need to look at the existing versus the proposed; would like to see the existing in full ¼-inch scale. Thinks that will reflect 
a dramatic change on the west elevation; massing will be tremendously larger on the north, south, and east and wants to 
see all on one sheet. Outdoor decks are inappropriate. It would be helpful to have a photoshop image of the proposed. 
East and south elevation perspectives would be helpful so that the elevation shown in the illustration has an existing and 
proposed. He is not against modification; those have to fit into the historical setting to include the back toward the wharf. 
Pohl – Agrees the shingled decks are inappropriate in that location. The 3rd floor is almost entirely dormered. East 
elevation the 3-story, hipped-roof “turret” troubles him; there is a huge gap between the 1st-floor window head casings 
and 2nd-floor windows. Asked if the roof walk is a location for people to go (yes and to supplement HVAC equipment). 
There is precedent for the roof walk. 1st-floor ceiling height is 10 feet; would like that mass of shingling masked – water 
line and taller windows.  

Motion Motion to Hold for revisions and additional information on proposed and existing elevations and proposed 
illustrating and perspective view. (Welch) 

Roll-call Vote Carried 4-0//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
Emeritus_2
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THESE DRAWINGS AND THE DESIGNS 

THEY ILLUSTRATE ARE THE SOLE 

PROPERTY OF EMERITUS 

DEVELOPMENT LTD. AND MAY NOT BE 

USED IN WHOLE OR IN PART WITHOUT 

WRITTEN AUTHORIZATION OF 

EMERITUS DEVELOPMENT LTD.

DRAWINGS THAT ARE NOT CLEARLY 

LABELED "FOR CONSTRUCTION" 

SHOULD NOT BE USED FOR 

CONSTRUCTION OR FOR PURCHASING, 

WITHOUT THE EXPRESS WRITTEN 

CONSENT OF THE PRINCIPAL OR THE 

DESIGNATED PROJECT MANAGER.

8 Williams Lane Nantucket, MA 

02554

P. 508.325.4995

F. 508.325.6980

www.emeritusdevelopment.com

Site Information

Map & Parcel:
Current Zoning:

Minimum Frontage:

Front Setback:
Side/Rear Setback:

Lot Size:
Min. Lot Size:

Allowable G.C.:
Existing G.C.:

Proposed G.C.:

Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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DEVELOPMENT LTD. AND MAY NOT BE 

USED IN WHOLE OR IN PART WITHOUT 

WRITTEN AUTHORIZATION OF 

EMERITUS DEVELOPMENT LTD.

DRAWINGS THAT ARE NOT CLEARLY 

LABELED "FOR CONSTRUCTION" 

SHOULD NOT BE USED FOR 

CONSTRUCTION OR FOR PURCHASING, 

WITHOUT THE EXPRESS WRITTEN 

CONSENT OF THE PRINCIPAL OR THE 

DESIGNATED PROJECT MANAGER.

8 Williams Lane Nantucket, MA 

02554

P. 508.325.4995

F. 508.325.6980

www.emeritusdevelopment.com

Site Information

Map & Parcel:
Current Zoning:

Minimum Frontage:

Front Setback:
Side/Rear Setback:

Lot Size:
Min. Lot Size:

Allowable G.C.:
Existing G.C.:

Proposed G.C.:

Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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CONSENT OF THE PRINCIPAL OR THE 

DESIGNATED PROJECT MANAGER.
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Site Information

Map & Parcel:
Current Zoning:

Minimum Frontage:

Front Setback:
Side/Rear Setback:

Lot Size:
Min. Lot Size:

Allowable G.C.:
Existing G.C.:

Proposed G.C.:

Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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5. Sheila Wilner01-0548 10 Beach Street Demo exist dwelling 73.2.4/10 Emeritus 
Voting Pohl, 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 (5:57) MacEachern – Today’s proposal reuses a portion of the existing building. 
Motion Motion to Hold to track. (Oliver) 
Roll-call Vote Carried 4-0//Camp, Welch, Oliver, and Pohl-aye Certificate #  
6. Sheila Wilner 01-0547 10 Beach Street New dwelling 73.2.4/10 Emeritus 
Voting Pohl, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and advisory comments. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (5:59) MacEachern – Reviewed the proposed repurposing of the existing structure. 

Backus – Appreciates incorporating the existing but the addition should be held in a vernacular more in keeping with 
Codfish Park. Read SAB comments: this puts the existing on steroids; out of scale. 
Oliver – Appreciates trying to reuse the existing; what works against this is there is no indication of floor to ceiling height, 
but it is probably taller than what’s traditional for Codfish Park; reduce the pitch because it creates a huge disparity with 
the existing – suggested a mud sill and reduced head height. North elevation, there is a lot volume. East elevation, the 
form with the shingled deck is almost as high as the main roof and from the north has too much presence: simple is better. 
Camp – North elevation, this is a good attempt to save the house; the existing awnings gives it a charm you don’t see 
anymore. North elevation, the addition should come down more in keeping with the rest of the structure. It is under 24 
feet tall. East elevation, the two French doors with the closed-in balcony is pushing it; this needs to be simplified. West 
elevation is her least favorite though it is simple. 
Welch – Codfish Park is where you see two structures in the mid 20-foot range with outdoor living space; he has a size 
concern. Echoes Ms. Camp’s concerns about the French doors; there would be no outdoor living space there. Maintaining 
the structure goes a long way. Referenced the historic photo of “Inspiration” as a good way to handle this. 
Pohl – Has nothing to add; likes the gesture of keeping the existing house and the north elevation addition overwhelms 
it. He doesn’t like the east elevation 2nd-floor deck. 

Motion Motion to Hold for revisions. (Oliver) 
Roll-call Vote Carried 4-0//Camp, Welch, Oliver, and Pohl-aye Certificate # HDC2020-0 

7. Hummock Pond Holdings 07-1427 287 Hummock Pond Rd Move to 289 HPR + addtn 83/39 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None
Recused None 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Matt MacEachern, Emeritus Development   
Public None
Concerns (6:13) MacEachern – Reviewed project. 

Oliver – Less windows is better. 
Motion Motion to Hold for revisions and to track. (Camp) 
Roll-call Vote Carried unanimously//Welch, Camp, Coombs, Oliver, and Pohl-aye Certificate #
8. Hummock Pond Holdings 07-1426 287 Hummock Pond Rd Re-site garage + alts 83/39 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None
Documentation Architectural elevation plans, site plan, photos, and 3D rendering.
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (6:13) MacEachern – Reviewed changes made per previous concerns.

Pohl – Suggested justifying the entry connector roof forward and carry the porch to the right one more section; the front 
door looks squashed between the two masses. 
Coombs – Too many ganged windows across the front; the ganged under the extended porch is too heavy. 

Motion Motion to Hold for revisions. (Oliver)
Roll-call Vote Carried unanimously//Coombs, Camp, Welch, Oliver, and Pohl-aye Certificate #  
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8 Williams Lane Nantucket, MA 
02554
P. 508.325.4995
F. 508.325.6980
www.emeritusdevelopment.com

Site Information

Map & Parcel:
Current Zoning:
Minimum Frontage:
Front Setback:
Side/Rear Setback:

Lot Size:
Min. Lot Size:
Allowable G.C.:
Existing G.C.:
Proposed G.C.:
Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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Total Proposed G.C.:

Information for this site plan was taken from 
the Nantucket G.I.S.  This drawing does not 
constitute a registered survey.  All site work 
should be verified by a Registered Land 
Surveyor prior to and during construction.
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Surveyor prior to and during construction.
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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
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eliminated. This house is going to draw attention to itself. Everything should be consolidated; an open yard with perimeter 
screening won’t help. This needs to be simplified. 
Pohl – Agrees with much that’s been said. Moving plantings closer to the problem area will make the screening more 
effective without making it look like the owners are fencing themselves off from the neighborhood. North side of the 
property lacks screening. Equipment should be in the basement. 

Motion Motion to Hold for revisions and a more significantly detailed planting plan and reduction in the pool size. 
(Oliver) 

Roll-call Vote Carried unanimously//Coombs, Camp, Welch, Oliver, and Pohl-aye Certificate #  
7. Nicole Whidden 08-1473 11 Davis Lane Cabana 82/75 Emeritus 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Landscaping design plans, site plan, correspondence, and photos. 
Representing Matt MacEachern, Emeritus Development   
Public None 
Concerns (6:38) MacEachern – Presented project; pool equipment will go into the basement. 

Oliver – This could be simplified even more: don’t need gable windows; it could be as simple as a natural-to-weather 
pergola; anything to mitigate the structure would go a long way. 
Coombs – Agrees. South elevation, looks like a takeout area at Surfside Beach. This is only 14 feet from the house; she 
doesn’t see the need for it to have a barbeque and bathrooms. It needs to be simpler. 
Welch – Not adverse to a simpler structure. He’s concerned about the cabana that was approved there; this is not in keeping 
with the neighborhood. North and west walls should be open, and this placed closer to the pool. 
Camp – Agrees. This looks modern; suggested a lean-to or broke back. 
Pohl – The consensus is smaller. 

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

 
8. Linda Flanagan 08-1464 19 Longwood Drive Move/demo guest house 71/41 M. Cutone Architecture 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, photos, and historic documentation. 
Representing Mark Cutone, Mark Cutone Architecture 
Public None 
Concerns (6:45) Cutone – Presented project, circa 1998; have had interest in the building. 

No concerns. 
Motion Motion to Approve as a move-off/demolition. (Welch) 
Roll-call Vote Carried unanimously//Camp, Coombs, Oliver, Welch, and Pohl-aye Certificate # HDC2020-08-1464 
9. Linda Flanagan 08-1459 19 Longwood Drive New guest house 71/41 M. Cutone Architecture 
Voting Pohl, Coombs, Camp, Oliver, Welch 
Alternates None 
Recused None 
Documentation Architectural elevation plans, site plan, and photos. 
Representing Mark Cutone, Mark Cutone Architecture 
Public None 
Concerns (6:50) Cutone – Presented project; this will also act as a pool house so has a mud sill. Neither structure is visible from the street. 

Review of a photo of the existing house. 
Oliver – Looking for photos of the house wastes a lot of meeting time. This is larger than the existing house; she wants to 
understand the relationship.  
Welch – This is a net gain; it has additive massing. His concern is the east elevation dormers relative to the roof size, 
however, this will not be visible. It would be helpful in the future take photos and have them handy out of respect for our 
time. 
Coombs – This is nicer than the main house; if it blocks the main house, great. 
Camp – No concerns. 
Oliver – The thing over the shower is different but won’t be visible. 
Pohl – Agrees this is an improvement over the main house. He supports it. 

Motion Motion to Approve as submitted. (Welch) 
Roll-call Vote Carried unanimously//Camp, Coombs, Oliver, Welch, and Pohl-aye Certificate # HDC2020-08-1459 

  

ADimov
Highlight
7. Nicole Whidden 08-1473
11 Davis Lane
Cabana
82/75
Emeritus
Voting
Pohl, Coombs, Camp, Oliver, Welch
Alternates
None
Recused
None
Documentation
Landscaping design plans, site plan, correspondence, and photos.
Representing
Matt MacEachern, Emeritus Development
Public
None
Concerns (6:38)
MacEachern – Presented project; pool equipment will go into the basement.
Oliver – This could be simplified even more: don’t need gable windows; it could be as simple as a natural-to-weather pergola; anything to mitigate the structure would go a long way.
Coombs – Agrees. South elevation, looks like a takeout area at Surfside Beach. This is only 14 feet from the house; she doesn’t see the need for it to have a barbeque and bathrooms. It needs to be simpler.
Welch – Not adverse to a simpler structure. He’s concerned about the cabana that was approved there; this is not in keeping with the neighborhood. North and west walls should be open, and this placed closer to the pool.
Camp – Agrees. This looks modern; suggested a lean-to or broke back.
Pohl – The consensus is smaller.
Motion
Motion to Hold for revisions. (Coombs)
Roll-call Vote
Carried unanimously//Camp, Welch, Oliver, Coombs, and Pohl-aye
Certificate #
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WINDOW & DOOR NOTES
1. Impact Resistant Glazing Required or Plywood Cutouts Meeting The Requirements Specified in IRC 2015 R301.2.1.2 "Protection of 
Openings"
2. Windows w/ DP Rating of 30 or Greater Required
3. Contractor to Confirm New Windows & Doors Match Existing Rough Openings Prior to Placing Order
4. Refer To Plan For Tempered Glass Locations; Contrator To Verify Tempered Windows Are Provided Where Required
5. Contractor Shall Install Self Adhesive Flexible Window Flashing by Grace or Equal
6. General Contractor to Verify All Egress Windows Have @ Least 20"x24" Clear Opening & Are In Accordance w/ Massachusetts 
Minimum Egress Requirements
7. General Contractor To Verify Window & Door Order Matches Or Exceeds Required Energy Ratings Per ResCheck Calculation
8. Contractor Shall Provide Architect w/ Window & Door Quote For Quantity & Type Verification Prior To Order
9. Contractor To Verify All Window & Door Colors As Quoted Match The Latest HDC Approval Prior To Order
10. The Unit Measurements Given In this Document Are For A Guide Only
11. Due To Slight Discrepancies & Changes In Manufacturing, Contractors Must Verify Rough Opening Dimensions Of All Windows &
Doors w/ Manufacturer Prior Framing
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