
NewburyportPlanningBoard
August15 2012

MeetingMinutes

Themeetingwascalledtoorderat710PM

1 RollCall

InattendanceDanBowie HenryCoo PaulDahn SueGrolnic NoahLuskin BonnieSontag
DonWaltersandCindyZabriskie

AbsentJimMcCarthy

AndrewPort DirectorofPlanning Developmentwasalsopresent EmilyWentworth
PlanningandZoningAdministratorarrivedat745pm

2 GeneralBusiness

a Approvaloftheminutes

MinutesofAugust1 2012Meeting

HenryCoomadeamotiontoapprovetheminutes
DonWalterssecondedthemotion PaulDahn BonnieSontagandJimMcCarthyabstained
Themotionpassedunanimously
Minutesapproved

VotesCast
DanBowie approve

HenryCoo approve
PaulDahn abstained

SueGrolnic approve
NoahLuskin approve

BonnieSontag abstained
DonWalters approve

CindyZabriskie approve

3 OldBusiness

a NatNorton
53SpoffordStreet
SectionVICSpecialPermit
ContinuedfromAugust1 2012
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AdamCosta Attorney Blatman BobrowskiandMead spokeonbehalfofNatNorton
Thisproposalwasintroducedinformallytothe boardinJuneandcamebeforetheboard
coupleofweeksagowhensixmembers werepresent Acontinuancewasrequestedin
ordertobeheardbythefullboard Theboardsfeedbackwasappreciatedand
modificationsweremade Tonightsproposalwasarevisedplan An asofright plan
wasalsointhepacket TwofamilyresidencesarepermittedintheR2districtandthis
propertyisgrandfathered Theproposalshowedanadditiontotherearoftheoriginal
two familyhome whichhasbeenconvertedtoasingle familyresidence Theproposal
includedasecondsingle familyhomeattherearofthesite

Plansshowedtheproposedprojectaswellastheexistingtwo familystructureandan as
ofright development AttorneyCostasaidtheplanssatisfiedrequirementsunderevery
singleaspectofeachplan Therewasmorethan sufficientlotfrontageandlotareato
meetallthesetbacks OnJuly3 anarrativewassubmittedtotheboardthataddressed
permitandspecialpermitcriteria Manyofthecriteriaspoketo intensityofuse and
werenotincreasingthe intensityofuse ofthe property

SectionVICrequirementswerealsomet Underthe asofright developmentproposala
waiverforonerequirement aculdesac wasrequestedwherethe proposalfallsshortof
thesetback Withthatoneexception the projectcouldbebuiltbywayofatypical
subdivisionplan Thesecondrequirementwas publicbenefit PursuanttoAffordable
HousingTrust formulas theyhadagreedtomakeadonationof 25000 AttorneyCosta
believedaletterhadbeensubmittedtotheboard Thethirdrequirement wasthatone
structurebesubordinatetotheothertoavertmaxingoutthesite Theproposedstructure
wouldcover10 lessareathantheprimarystructure Withmodifications thenew
additionwas24feetx30feet vs theoriginal30feetx30feet or1730squarefeetvs
1340squarefeet Thesizehaddroppedsignificantly Thefourthrequirement adequate
ways wasmetwithaproposedshareddriveway Thelastrequirement thatallthe zoning
requirementsaremet hadalsobeenaccomplishedfortwosingle familyhomesandfor
theonetwo familyhome

Commentsweremadeaboutthebenefitsofferedbystreetscapes Aperspective presented
showedthe streetscapeincludingtheproposedgarageandsinglefamilyhomeattherear
ofthesite Therewasconsistencybetweentheproposalforthissiteandtherestofthe
neighborhood further demonstratedbyacomparisontothepropertyimmediatelytothe
west neighboringhouse Theadjacentpropertieshavebeendevelopedinasimilar
manner Photographsofthesitewiththeproposeddrivewaywere shownalongwithan
excerptfrom theassessor smapsasfurtherdemonstrationofthe developmentofadjacent
properties

BecausedensityandintensityofthesitewerediscussedinsomedetailbackinJune
AttorneyCostahadaskedhisclienttocomparehiscoverageratiostotheadjacent home
immediately tothewest Theadjacenthomewasabitlargerin size buttheyhadgreater
lotcoveragethanwhatAttorneyCostaandhisclientwereproposing

2of7



NewburyportPlanningBoard
August1 2012

Amembersaidtheproposeddevelopmentperspectivelookedasifthereweretwo
structuresandonlyonewasmentioned theproposedgarage AttorneyCostasaidthere
weretwostructures but onewasattachedtotheexistingstructureandusedprimarilyasa
garage Adetachedgaragewasbeingproposed AttorneyCostaconfirmedthatthere
was59feetbetweenthem

Amemberaskedifthecurrenttwo familyhousecontainedarentalornot Attorney
Costasaidthetwo familyhomewas usedasanin lawapartmentforthe ownersparents
butitisnotarental Anothermemberaskedwhetheritwasgoingtobearental Attorney
Costasaidthatarentalwasnottheintention Anothermemberaskediftheproposed24
feetx30feetadditionwasoneortwostories AttorneyCostaansweredthatitwasa
garagewithaspaceaboveforstorage butstillasinglestory Thememberaskedifthis
wasa24feetx30feetgarage whywerentwecallingitagarageinsteadofahome Is
thereaproposedrestrictionfortheuseofthisgarage

ChairmanBowieaskedwhattheproposedactuallivingspaceoftheadditionwas
AttorneyCostasaid2550squarefeet ChairmanBowiesaidhisunderstandingwasthat
thefirstfloorwastherentalunit andthesecondandthirdfloorwastheremainderofthe
property Jane thepropertyowner saidshedidnotrent sheandherhusbandlivedwith
herparents ChairmanBowieaskedwhatisthe proposedlivingareawouldbeafterthe
conversion AttorneyCostasaiditwouldremainthe same ChairmanBowieaskedwhat
theproposedlivingareaofthenewbuildingwouldbe Mr Nortonrespondedthatifit
weretwostories itwouldbe2800squarefeet ChairmanBowieaskedifthesizeofthe
newhousewasthesameasthe asofright Attorney Costasaiditwasshiftedback
aboutthreeorfourfeet AmembersaidtoPlanningDirectorAndrewPortthatwhenwe
talkedinJunetheoptionwastoconstructaverylargetwo familyhomeonthe property
TheVICallows twostructuresononeproperty Whyisthisasubdivisionandnota by
right plan

PlanningDirectorPortsaidhedidnttakeissuewithasubdivisionasanalternative He
wouldallowthisasaproposedalternative thewaiverisnot byright sothatsthearea
wheretheresaquestion AttorneyCostasaidhe notedearlier regardingarea thathehad
sufficientareatomeetall thezoningbylaws Hehadenoughfortwo onefamily
structures Hewouldhavetheabilitytodothat Amembersaidinthe worst case
scenario ifthe VICwerentapprovedandthe subdivisionwithawaiverwasnt
approved youdbeleftwithbuildingalargetwo family AttorneyCostasaidyes The
memberaskedwherethefirehydrantwasonthestreet Jane thepropertyowner
answeredright acrossthestreet

PlanningDirectorPortaskedifthereweresprinklerunits Amemberaskedifthatisnt
requirednow AttorneyCostasaidno

Publichearingopened
ColonelTedProbert 47RSpoffordStreet wastheresidenttothe westofthe propertyat
issue Hesaidwhenheboughthisproperty hequestionedthepossibilityoftherebeing
anotherhomebuiltbackthereandwastoldno Iftheproposalgoesthrough wasthere
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anyprovisionforabufferthatwouldprotecthisinterests Chairman Bowieaskedifhe
hadundertakenanydiscussions withtheapplicant ColonelProbertsaidno Chairman
Bowieaskedwhathehadinmindforabuffer ColonelProbertansweredgreenshrubs
andtrees ChairmanBowiesaidabufferofthatnaturewouldbeconsidered

Publichearingclosed

Amemberbroughtup theissueofthepublicgood sayingwhenwefirststarteddoing
VICs wethoughtwehadabroadergoal Moneyispartofatoolbox butthereshouldbe
otherconsiderations Thememberwasconcernedabouttheideathatpartoftheboards
jobwastolookatwhatreallyisthepublicinterest Asatwo familyhouse itoughttobe
arentalunit Thememberwasconcernedabouttheprocessingeneral

ChairmanBowiewastroubledwith theproblemofVICstakingatwo familypropertyto
createanewsinglefamilyhomeof2550squarefeetandadding anewsinglefamily
homeof2800squarefoot Theyrenotsmallandnotinthecategoryofaffordable
properties WehaveapublicbenefitordinanceintheVICnow Whencomparingthe
creationofsomewhatlargesingle familyhomeswiththelossofatwo familyhome
ChairmanBowie wouldneedtoseeamoresubstantialdonationtotheAffordable
HousingTrust tobeinclinedtogoalongwiththeproposal

Anothermemberagreedwiththeprevious memberscomment andChairman Bowie The
memberunderstood that 25000wasequivalenttoadownpaymentonanaffordable
home butwhatNewburyport neededwasmoreaffordablerentals Thememberlooked at
allthepropertiesintheneighborhoodwithtwostructures bothtothefrontandback and
feltitwasmore thanenough Thesepropertiesconformedtopreviouszoninglaws but
theydonottoday Morebufferingwasrequiredandthe boardwasatriskapproving
inappropriatein fill Inadditiontotheconcernaboutthepublicbenefitnotbeingwhatit
shouldbe thememberwasconcernedaboutwhatitwouldlooklike Thememberdidnot
favorthiskindofin fill Itspossiblethata byright single familyunitwouldbe
preferabletoretainthe naturalenvironment thatsleftthere

AnothermemberconcurredwiththesecommentsandsaideveryVICapplicantwasa
struggle andthisproposalwasonthemoredifficultside Theproposalhadthe potential
togainthemembersapprovalwithsignificantchanges Oneis 25000isaninadequate
amount Also therewouldneedtobesignificantlandscapingwithmoreattentiontothe
viewfromabutters Third thesize scaleandmass oftheproposalneededtocomedown
Ifthesecondstructurewerelowerand2000squarefeet itwouldnotbe asmassiveas
thefirststructure Iftheapplicantwantedtomakethesechanges themembercould
approveit Anothermemberaskedwhatwashappeningontheeastsideofthis property
AttorneyCostasaidthelotsgot progressivelysmallerinsize Theeastabutter wasa
vacantlot Headdressedotherconcernsraised Hewassensitivetothefactthatthere
wereavarietyofpublicbenefitswith thesesortsofproposalsthatarenotapartments It
washard toofferaunitforrent Theownerhadsomeflexibilitywiththe 25000
donationandwiththelandscaping Hecouldworkwiththeneighbortocreatean
appropriatebufferthatofferedyearroundscreening Regardingpropertiestothewestand
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enoughbeingenough wewerenotremoving alotoftrees Wewouldretainmaturetrees
Weneedonlyasinglewaiverfortheculdesacturnaround Eveniftheboardwasnot
happywiththeAHTdonation itwasabenefitnot usuallymadewithasubdivision
development Therewassomeflexibility withsquare footageanditwashopedsome
agreementcouldbe reached Giventhattherewasroomfornegotiation AttorneyCosta
askedtheboardtoprovidesufficientfeedbackthatwouldgivethemtheopportunityto
comebackwithsomethingmoreacceptable

ChairmanBowiewaswillingtocontinuethehearing Headdedthatitwasimportantto
consider byright options Itwasnotunusualforconceptualplanstobepresentedtothe
boardthatneedonlyonewaiverthatresultedinthe needformorewaivers Hewanteda
bettersenseofwhatwaiverswouldbeneededfora byright developmentwithoutthe
applicantspendingalotofmoneyonengineering

Amemberaskedwhatthesmallestculdesacthathadbeenapprovedwas Emily
Wentworth PlanningandZoningAdministrator answeredthatrecentsubdivisionshave
usedTturnaroundsinsteadofculdesacs Thesprinklingallowsustoacceptthewaiver
AttorneyCostasaidheunderstoodthatsprinklerswererequiredwhentherewastrouble
accessingthesite Amembercommentedthatthethinkingwasmorealongthe linesof
thepossibilityofgettingawaiver Anothermembersaidiftherewasntenoughspacefor
afireenginetoturnaround theboardisnotsayingdontdoit Youcancomebackwith
anotherplan Meetingtherequirementsoughttobehard todo Anothermemberasked
whatwouldanacceptablenumber be Anothermembersaidtheywerestrugglingwith
thepatternestablishedthatmoneyhadbecomethestandardforthepublicgood The
boardneededtobecareful Anothermemberdidnot wantVICstobeanevenexchange
foracashdonation thatwasnotwhatVICswerefor RentalpropertiesinNewburyport
wereverylimited Thisproposalwasnotabenefit tothecity Anothermemberaskedif
therewasanorganizationthattookmoneyfromVICstobuildaffordableunits
Conceivably apublicbenefit isgainediftheboardcouldfindanamountofmoneythat
wouldpermitan organizationtobuyandfixupapropertyforrental Anothermember
saidthat buildingsomethingherethatallowedbuildingsomethingelseoverthere isnot
agoodmodelforthe city Themembersaidifthereweresuchanorganizationthatisstill
activeandcouldcreateaffordablerentalunitswithdonatedmoney thememberwould
seethatasa publicgood Buthowcouldwemakethatkindofaguarantee

PlanningDirectorPortsuggestedifmoneywasprovidedtothecitythatitbetransferred
totheAffordableHousingTrusttodecidehowbesttousethe funds Amemberaskedif
theboardhadaletterfromtheAHT suggestingthatthis donationisacceptable Planning
DirectorPortsaidyes buttheletterisonlyoneformoffeedback ChairmanBowiesaid
everyapplicationunderVICisunique thisapplicantwasnotcreatingsmallsingle
familyhomes orrental unitsandVICwasthevehiclethatcreatesthatopportunity The
applicantwouldnotgetavariancetosplitalotlikethis Theboardwasconferringa
significantrighthere Thesetwosingle familyhomesaregoingtogoonthemarketfor
whatsingle familyhomessell forandhewouldliketoseeasixfiguredonation tothe
AffordableHousingTrust AttorneyCostasaidotherthanawaiverlistifhisclient
proceeded byright landscaping andotherissues ifaVICisnotthevehicleto
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accomplishtheproposal he neededtoknowthat Iftheprojectwasnotconsistentwith
VIC whatneeded tobedonetoaddresstheboardmembers concerns

AmembersaidtherewasnohardandfastruleaboutwhethertheboardwantedVICsor
not Therewasthepotential forVICapprovalwithsignificantmodifications Ifthe
applicantdidn twant tomakemodifications itwas aneasy decision Chairman Bowie
saiditwasthedegreeofpublicbenefit totheVICthatwasatissue Anothermember
wasnotkeenonthe byright subdivision preferringtheVICwithatrulysignificant
donation bufferingforabuttersandlandscaping Anothermemberagreedandwanteda
substantialreductioninmassing andmoresubstantialdonationtoAHT

ChairmanBowieaskedAttorneyCostatogivetheboard somesenseofwhatactually
wouldbelostinexistingvegetation Mr Nortonsaidhedidntintendtocutdownone
treebecausethelotwasalreadyclearoftrees Asmallpinetreeortwomightbe
sacrificedtoputinthedrivewaythatfitsbetweentheexistingtrees Amemberaskedthe
applicanttoshowthetreesonadrawing orspraypaintthecornersofthestructureson
thelawn sotheboardcouldcomeoutforalook Themembergaveanexampleof
digging15feetdown hittingmaturetreeroots andlosingatreethathadformeda
canopy ChairmanBowiesetadateforasitewalkat515pm Thursday Aug23

AttorneyCostawasaskedtoaddressthedollaramountofthedonationandconsiderother
availablebenefits landscapingandexistingvegetation existingandmaturetrees
screeningbetweentheproposednewbuildingsiteandtheabutter addressmassingand
overallsquarefootageofthenewandexistingstructurestogetthenumberdown to
createalistofwaiversforthe byright developmentandconsider theroad construction
standardstoinclude andexploretheneedforpotentialsprinkleringthe secondhome
proposedforconstructiononthesite Theapplicantwillspeakwiththefiredepartment

ChairmanBowiecontinued theapplicationtoSeptember5

5 PlanningOfficeSubcommitteesDiscussion

a PermitExtensionAct

TheSchoolDepartmentplanswillbeready fortheschoolbuildingnextweek
PlanningDirectorPorthadsomemidrangesizeplans Thestormwaterdesign
wasnotquitedone buthe didnthaveaproblemwithstartingthepermitting
processin themeantime

Amembersaiditwas notobvioustheDPSwasdoinganythingabouttrafficand
thoughtsomeoneought tobeengagingtrafficengineers PlanningDirectorPort
saidapreliminarytrafficreportwouldbe inthepackettheboard wasgettingnext
week Themembersaidthereweretwointenseperiodsoftrafficandanyplanthat
didnotaddressthatwouldberejectedHowshouldtheboardapproach thatthe
schoolwillhaveaCommunityCenteradjacenttoitinthefuture Couldatraffic
engineertakeintoconsiderationtrafficfromthisimpendingproperty Planning
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DirectorPortsaidplansfortheSeniorCommunityCenterwerenotnearlyas
completeasthosefortheschool whoseplanscantcoverthis trafficbecauseit
wasnotdesignedyet Themembersaidbuildingsizewasnotaconcern onlythe
trafficaspectwasconcerning PlanningDirectorPortplannedtotalk tothe
schoolandarchitectsaboutimpendingtraffic Anothermembersaiditwas two
differenttrafficstudies PlanningDirector Portclarifiedthatthe overlapinthe
afternoontrafficwasthebasicissue

Amemberaskediftheboardneededtodiscussamending theVICordinance
PlanningDirectorPortsaidtheboardwasnotnecessarilysatisfiedwiththe
thresholdoftheAHT Ms Wentworthsaidtheboardmightwanttohavea
conversationjointlywiththeAHT PlanningDirectorPortsaidtheAHT s
recommendationsdidnotnecessarily needtoinfluencethe board sdecisions
particularlyiftheboardfeelsthatthethreshold needstoberaised Ms Wentworth
saidtheParkerStreetproject mightnothavebeenfullysatisfied Ifyouwere
keepingVIConthebooks itshouldcreateatypeofnewhousingthatismore
affordablethan largesingle familyhomes It shouldbetiedtotheimpactonour
housingmarket Addingaconservationrestrictionisapublicgood butweshould
notbelosingaffordablehousing

TheNewburyportAffordableHousingCorporationcould applyformoneyfrom
theAHT Propertyownerscouldselltheirhomesbelowmarketvaluetothecity
andcontracttheconversionworkouttotheHousingAuthority Anothermember
saidNewburyportrentsareunbelievablyhigh Anothermembersaiditwassupply
anddemand

ChairmanBowieannounced thatthiswas PlanningandZoningAdministrator
Wentworthslastmeeting Theboardhasthehighestregardforyouandwillmiss
you

6 Adjournment

DanBowiemadeamotiontoadjourn
BonnieSontagsecondedthe motion
Motionapprovedunanimously
Meetingadjournedat845PM

Respectfullysubmitted LindaGuthrie NoteTaker
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