
NewburyportPlanningBoard
December7 2011

NewburyportCityCouncilPlanningandDevelopmentSubcommittee
NewburyportPlanningBoard

JointPublic Hearing
NewburyportCityHall

Themeetingwascalledtoorderat641PM

1 RollCall

InattendanceDanBowie PaulDahn SueGrolnic JimMcCarthy Bonnie SontagandDon
Walters
Absent HenryCoo AnneGardnerandJuliaGodtfredsen

CityCouncilPlanningandDevelopmentSubcommittee membersBarryConnell Chairman and
BrianDerrivanwereinattendance
Absent Tom Jones

AndrewPort DirectorofPlanningandDevelopmentwaspresentalongwith citycouncilorsTom
O Brien AriHerzog Katy Ives GregEarls AllisonHeartquistandEdCameron

RepresentingtheTropicStarDevelopmentwereJeffGove owner ScottMitchell owner
WayneMorrill Jones BeachEngineers JeffreyDirk Vanasse AssociatesTransportation
EngineersandPlanners andJeffreyRoelofs Attorney

2 GeneralBusiness

a Approvaloftheminutes

MinutesofNovember16 2011Meeting

ChairmanBowiemadeamotiontoapprovetheminutesasamended
BonnieSontagsecondedthe motion
Minutesapprovedasamended

VotesCast
DanBowie approve

PaulDahn approve
SueGrolnic approve
Jim McCarthy approve
Bonnie Sontag approve

DonWalters abstain

3 OldBusiness
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4 NewBusiness
a CompleteStreets aMASSDOTprogramproposedfortheMerrimackValley Planning
communitywasintroduced Severalcommunitieshave undergonethetrainingthatincludes
sixhoursoffreetechnicaltraining Itisopentothewholeregion JulietWalker Brown
Walker hopesthePlanningBoardandZoningBoardwilljointlysponsorhostthethreehour
programforabout 30peopleonaSaturday ItwasagreedthatBonnieSontagwillhostthe
program undertakinganyworkthatmaybeinvolved

b DonWalterswillnotbeabletogotothe CommunityPreservationmeetings Ifanyone
elsewantstogo therearetwomeetings thefirstoneinFebruary

5 PlanningOfficeSubcommitteesDiscussion

a ZoningAmendmentsDiscussion
iSectionIII Amend zoningmaptomovetwoparcelsonStoreyAvenuefrom

theR2districttotheB1district
AndrewPort PlanningOffice describedthisamendmentasasmallmapboundary
changethatcameforwardasaresultofadiscussionwithadeveloperwhowantstobuild
apharmacyandabankorsmallretailstore Anydevelopmentin thislocationrequiresa
zoningchangetoextendthebusinessdistrictafewhundredfeet Theamendment
benefitsthecityeconomicallybycontributingtothetaxbase Thecityalsobenefitsin
workingwiththedeveloperTropicStarbecauseoftheirinterest inconveyingopenspace
behindthedevelopmenttothe city

Thetwoissuesare 1 thezoningchangeand2 thesiteplan ordeveloper sproposal
whichneedstogobeforetheplanningboardseparately Tonightsdiscussiondoesnot
approvethedevelopersproject butisaninformal presentationofthedevelopersideas
andaddressestrafficissues

CouncilorBarryConnellpresentedaletterfromthePlanningBoardrecommendingthe
rezoningofthetwoparcelsonStoreyAvenuefromR2toB1 TheCityCouncilasa
wholedidnothavethetwo thirdsmajorityvotetopassit

AndrewPortleftat7pm forameetingwiththe mayor

JeffRoelofs TropicStarsattorney said intherowoffourhousesnexttotheShell
StationonStoreyAvenue thetwohousesnearestthestationalreadyhaveB1zoning
Rezoningtheothertwopropertiesfacilitates development Theconceptplanincludesa
commercialbuildingnexttotheShellstationwithasecondcommercialbuildingfor
anotherretailuse Therear19acresofthe26acres inquestionwillbeconveyedtothe
cityasopenspace TropicStarwillprovideaccesstotheopenspacewithdevoted
parkingspacesattherearofthebuilding Mr Roelofssaidtheyarelisteningtothe
communitysconcerns

TropicStarmodifiedtheiroriginalconceptplantomeetdesignstandardssetbythecity
ofNewburyport The modifiedplanshowsthe buildingspulledforwardwith
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streetscapingtoimprovetheaestheticvalueofthearea Threedrivewaysarecombined
intooneentrancewithoutaddingpavement Parking hasmovedfromthe fronttothe
backofthebuildingswherethereisagravelpublicaccesstothe openspace

Anotherconceptualdesignwaspresentedtodiscusstraffic Atpresent thedesignshows
accessfromStoreyAvenueonly Apreliminary trafficreportshowsthedevelopment
doesntrequireaccessfromLowStreettoaccommodateprojectedtrafficvolume Tropic
StarwouldlikeaccessfromLowStreetaswell andcanpursuecrosseasements There
havenot beensuccessfulconversationswith LowStreetpropertyownersyet Asiteplan
willbesubject toreviewbyMASSDOTregardingtrafficstudiesandotherconcerns
theyveheardabout fromthecommunity

TropicStarisopentouserestrictionsonthedevelopmentthatspecificallyprohibit
anothergasstation anyautorepairorfastfoodbusinesses Theyareexploringwith
currentownersofthepropertiesinquestionfordevelopmentwhetherornottheydbe
willingtoaccepttheseuserestrictions

TropicStarwillinitiateamoredetailedtrafficstudy peerreviewthetrafficstudyand
contribute 50000toNewburyportsAffordableHousingTrusttomitigateforthelossof
theresidentialproperties whichwillbe tiedtothe rezoningoftheproperties Theyll
reimbursethecityforthelegalcostsoftheTripartiteAgreement Iftherearedesign
featuresthatthecitywantstolockinnow suchaslowimpact designforstormwater
management TropicStarwillconsider doingthatalso

TropicStarbelievesthedesignisconsistentwiththecitysMasterPlan particularlythe
OpenSpaceandRecreationPlan Theobjectivesaresmarteconomicgrowthandland
use pedestrianfriendlyspaceandopenspace Theirproposedopenspaceforthecityis
contiguouswithopenspacebehindtheOleo WoodsDevelopment whichitselfis
contiguouswithabout200acresofopenspace

JefferyDirk Vanasse AssociatesTransportationEngineersandPlanners saidtheyre
hopingtoincludedrivethroughwindowsforthe bankandpharmacy Heprovidedmore
detailabout trafficconcerns Astatehighwayaccesspermit isrequiredtoensurethe
trafficstudycomplies withcityandstatestandards

TrafficcountsonStoryAvenuewerepresentedthatincludedtheinterchangewithI95
andnortheasterly towardtheMobilStationatpeak hoursinthemorningandearly
evening aswellasmiddaySaturday Therewere40000vehiclesperdaymidweekand
35000perdaySaturdayduringpeaksummermonths

Atrafficsafetystudyshowedtheactualtravelspeedis40mphversustheposted limitof
35mph Mostcrashesoccurattheinterchangearea Thecrashrate inpermillion
vehiclesoverthreeyears donot exceedthestateaverage Sidewalksalreadyexistforthe
safetyofpedestrianandbikes There isabusthatgoesbythissiteforpotentialpublic
transportation Itissafetostopandletpeopleoff
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Thetrafficstudyprojectsnumbersout to2016 therequiredfiveyears Otherprojects
withpotential toaddtrafficareOleoWoods acommercial developmentoffLowStreet
andanotherat2935LowStreet Projectedtrafficgrowthinthe next10yearsishalfa
percentperyear TropicStarfactoredaonepercent peryeargrowthrateintotheir
figures Traffic asaresultofthisdevelopmentisestimatedtobe1200vehicletripsaday
onanaverageweekday includingtwo waytrafficforeverythingcominginandout Peak
morningcommuters thehighestvolumetimeofday adds50morevehiclesoverone
hour Theseareexistingpeoplegoingtowork notnewvehiclesvisitingthepharmacyor
thebank Tropic

TropicStardefinedtheaccessasoperatingsafelyandefficientlywithproposedchanges
Signalizedintersectionswithqueues the numberofvehiclesthatmightbewaiting and
delaysatanonsignalizedintersectionwereexaminedusinglettergradesAF The
currentdelaysarefiveminutestooneminute

ThePark Ridedelayisrated C overall TheNobleStreetdelayisan F Tropic
Starlookedattheimpactoftheirprojectonqueuingandrecommendsafulltrafficsignal
analysisandreportfortheNobleStreetturnbecauseitmeetstheircriteria foratraffic
signal TheyalsorecommendnotretimingthetrafficsignalatLowStreetbecauseitis
notatcapacity makingroomformoretraffic

Currently therearefourtravel lanesandnoturninglane Tropic Startdoesntwant
vehiclesthatareturningintotheproperty toblocktraffic Theymovedtheproposed
drivewayasfarawayfromtheintersection aspossible Theybelieveatwowayleft turn
laneall alongthecorridorthatallowsturningcarstogetoutofthetravellanewouldbe
ideal Avehiclecould pulloutintotrafficintwostages waitingintheturninglane There
areover650feetofsitedistanceandthe ruleis500feet

APlanningBoardmemberaskedwhentrafficcountsweretaken Attheresponse ofJuly
2010 thememberaskediftheHinesBridgeclosure increasedcounts TropicStarwill
lookandadjusttheirnumbers

CouncilorBarryConnellnotedthedifferingcurbcutfromthesubmitted plantowhatwas
presentedatthismeeting TropicStarsaidtheyremovedthekinkintheroadinfrontof
DunkinDonuts heading towardI95becauseitmakescarsslowdownandcreatesa
backupofcarscomingoutofWoodmanWay detractingfromtheefficiencyofthe
trafficsignal

ThomasHoward CityMarshal saidthereare39accidentsayearinthisgeneralarea
Lefthandturnscausealloftheaccidents Anyopportunitytomakealeft handturnsafer
ishelpful TakingtrafficoffStoreyAvenuebyconnectingparkingplazasisalsoa
positivething hesaid citing theexampleoftheMarketBasketandShawsPlazas

TropicStarconcludedbysayingtheyholdtheirrealestateoverthelongtermandare
responsibledeveloperswhoseean opportunitytomakeapositiveimpactonthegateway
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tothecommunity Theyseethetworesidentialpropertiesinquestionasisolated Theyre
notincreasingpavementwith theiraccess justcombiningwhat salreadythere

ChairmanBowieaskediftheproposalwasgermanetotherezoningsincetheBoardis
notconsideringtheapplicationatthisstage itisinformationalonly Heencouraged the
publictogotothecitywebsitetoreadtherelativelynewandcomprehensivesite plan
reviewordinance Theordinancestatesthatapeerreviewanalysisofatrafficstudyis
required Engineersanddevelopersalwayspayforthepeerreview thecitycontrolsthe
selectionofthatpeer review andeverythingisreviewedbythePlanningBoard
ChairmanBowieencouragedthepublictoattendthe informalapplicationmeeting prior
toapplicationsubmittal Oncetheapplicationissubmitted thepublichearingsthatoccur
overaseriesofmeetingsforeachphaseofdevelopmentaredesignedforpublic
participation

CouncilorConnellopenedcomment toothercouncilors

CouncilorAlisonHeartquistaskediftheWhittier Bridgeconstructionwasconsidered
TropicStarsaidno

CouncilorBobCronin statedthatinthepastMASSDOThasnotbeenreceptivetoa
centerturnlaneandaskedifitisnowbackintheirtoolbox TropicStarsaidyes thishas
beentrueforseveralyears

CouncilorAriHerzogwasfocusedonthe zoningchangeandwantedtoknowthe
backgroundofhowthisstarted Hadabuttersbeencontacted TropicStartbeganinMay
2011withajointmeetingwithNewburyportFire Police andPublicWorksdepartments
AllLowStreetabuttershavebeencontactedexceptforthenursinghomewithwhom
TropicStarhasreachedoutfourtimeswithnoresponse

CouncilorBarryConnellopenedcommentstothepublic

AnnSesaliers RussellTerrace saiditwasdifficulttomakealefthandturnonStorey
AvenueandcrossingLowStreetwasverydifficult

DorothySprague ElmiraAvenue saidtheNobleStreetsituationisworsesincetheHines
Bridgeclosed

AnnJohnson 6WoodmanWay haschangedhermindfromagainsttherezoningtofor
therezoningbecauseofthegoodplanning Sheaskedifitwasa24hourCVS Tropic
StarsaidCVSstartsoutas24hours butstopsifitsnot warranted Theresidentsaidshe
cantget acrossStorey Avenuetothestores

TedRudnik 46Liberty Street askedifthe rezoningwouldaffecttheoverall city
business CouncilorBarryConnell respondedthatthe changeaffectsonlythesetwo
parcels lessthanoneacre
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LaurelAllgrove 22BeaconAvenue saidthe CVSwasredundant Theresidenthashad
closecallsonStoreyAvenue

JoeTeixeira ConservationCommitteChair saidgivingopenspacetothecityisgood
buttheentireentrywaytotheparceliswetland TropicStarprovidingpublicparkingis
fine butitsawetareathatcantbeaccessedwithouthundreds ifnotthousand offeetof
boardwalk Thecitywouldneedescrow foraboardwalk Additionally Mr Teixeira
didntseeanythinginthe TripartiteAgreementaboutwetlandseedingintheplowed area

RonMartino 4MosleyPlace saidasawalkerhesobserved nolinespaintedonone
crosswalkandanothercrosswalkterminatinginadriveway Hesupportsthe rezoning
butsaidourcommercialdistrict needsabetterlook C J amajorregionaltransportation
center mayrepresentan opportunityfor funding Hebelievesthisareaisthenewcenter
ofNewburyport CouncilorBarryConnell respondedthattheresnotmuchstate
transportationmoneyavailable

MaryHarbaugh OpenSpaceCommitteeChair reiteratedtheopenspacecommitteehas
nopositionontherezoningbutaffirmsthevalueofthe backland She supportsthe
ConservationChairman scommentsabouttherequirementstoenablepublicenjoyment
oftheland

JoyBuckley 87StoreyAvenue saidthisisthe fourthtimetherezoningamendmenthas
comeup Itdidntpassbefore what isdifferentthistime

DebMassa TurkeyHillRoad isopposedtoanotherCVS PlanningBoardmemberssaid
thatsnotpartofthedecisionofthecitycouncilandremindedthe publicthatanythingon
theB1tablecanbebuilt CouncilorBarryConnellsaidthisisnot justagenericzoning
change Oneofthe advantagesofhavingaspecificdeveloper presentisithelpsusthink
aboutthewaysthespacecanbeused Theresidentsaidthedeveloperisproposingto
agree priortothezoningvote tocertaindeedrestrictionsforautorepair fastfood anda
gasstation Couldweaddapharmacyandabanktothedeedrestrictions

KaitlinReynolds 81StoreyAvenue residesatoneofthe propertiesinquestion She
invitedthepublictospendadayinherrental hometoexperienceeighteenwheelers
parkedat2AMandcarwashbuzzerssoundingwitheach carwashed

LindaCooper LimeStreet wonderedhowthe developmentofaCVSwouldaffect
WalgreensandRiteAid CouncilorBarryConnellsaidthatwasnotinthe authorityof
thePlanningBoard

DougMuir HancockStreet wasconcernedhowbadlythewesterngatewaytothecity
looks somewhatsimilartodrivingintoSalemorupLafayetteRoadinSeabrook He
saidtheresidentiallyzonedhousesdontcreateextratraffic Hewantsthecitytodo
moretomakethemain gatewaytothe citymoreattractiveanddoesntseehowthis
rezoningamendmentwill help Anydiscussionaboutzoningshouldincludeupgrading
theappearanceofthispartoftown
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LarryMcCavitt 5Madison Street askediftheTripartiteAgreementwasenforceable
understatelawandwhopaysfortheroadimprovements CouncilorBarryConnellsaid
thestatehighwaybudgetmostlikelypays butnotNewburyport JeffRoelofs Tropic
Starsattorney saidthedeveloper isproposingtocoverthecostoftheroadtraffic
improvements buttheyneedMassDOTapprovalfirst TheTripartiteAgreementistied
totheunderlyingpurchaseandsaleandtheydonthave anyreasontobelieveitsnot
enforceable butitistiedonlytotheclosingoftheacquisitionoftheland notthe
rezoning

KarenAdler 24MerrillStreet urgedthecitycouncilnottoapprovethezoningchangeat
thistimeuntilthe problemsareaddressed

CouncilorKatyIvessaidshethoughtthe TripartiteAgreementwasfor22acresof
conservationland Hasthedevelopmentexpandedtobringtheopenspacedown to19
acres Thereismixeddatainthecityrecordsand theconveyanceofthatportionoflot
3Athatlieswithintheresidentialzone Ithastobesurveyed

GeraldSwaford 81 82StoreyAvenuesaidthisisjustazoningissue notaCVSissue

CouncilorBarryConnellsaidtrafficisabigissue especiallybecauseofthewayits
alreadyoperating Pedestrianandbikeusability isalsoanissue Signageisaproblemand
thegeneralshoddyappearanceofStoreyAvenueisnotthegatewaywewouldlikeitto
be Environmental impactsareanissue Wegainabout13 inadditionaltrafficload
andsafety issuesareupintheair Let smovethisissueforwardintoJanuaryandrequire
thatwetakeactiononthisiteminMondaysmeeting Thedeadlineforthecitycouncil
toactisFebruary12 WhenthePlanningBoardmakes arecommendation tothecity
council wehave21daystoactorwehavetostartallover

CouncilorBarryConnellconcludedbymentioningtwolettersinhand oneopposedto
CVStheotheropposedtotherezoning Thecommitteeisnotgoingtomakea
recommendationtothecouncilatthistime

iii SectionV addUse 216 CommunityCenter toUseRegulations
ThefocusofthechangeistoconverttheBresnahanSchooltoaCommunitySenior

Center AndrewPort PlanningOffice saidthe changewouldbenefit thecityfinancially
andisnecessary becausethe use municipallyownedandoperatedCommunitySenior
Center isnotcalledoutinthecurrentzoningtable Theproposedwordingaddresses
concernsmentionedinthepreviousJointPublicHearing APlanningBoardmember
askedthePlanningOfficeiftherewereconcernsabouttraffic AndyPortsaidthe city
willworkouttrafficandcirculationpatternsforallworkwithSterlingAssociates whos
beenhiredfortherenovation Theresagoodamountofspaceonthesiteforparking We
haveinitialschematicsandwillworkitoutwiththeSchoolCommitteeandFMA
Architects whoareworkingonthe newschool
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Therewerenocommentsfromothercouncilorsorfromthepublic

DonWaltersmadeamotiontoaddUse 216 CommunityCenter toUseRegulations
SueGrolnicsecondedthemotion

Motionapproved

VotesCast
DanBowie approve
PaulDahn approve

JuliaGodtfredsen approve
JimMcCarthy approve
BonnieSontag approve

DonWalters approve

CouncilorBrianDerrivan madeamotiontoapprovelanguageassubmittedfromthe
PlanningBoardandaddUse 216 CommunityCenter toUseRegulations
Motionseconded

MotionApproved

Adjournment
BonnieSontagmadeamotiontoadjourn

Motionseconded
Motionapprovedunanimously
Meetingadjournedat815PM

Respectfullysubmitted LindaGuthrie NoteTaker
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