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2-6 MARKET ST

Current Value

Owner of Record

Ownership History

Building Information

Building 1 : Section 1

Location 2-6 MARKET ST MBLU 47/ 59/ / /

Owner WHITE STEPHEN J & NANCY
C TRS

Assessment $390,100

PID 3060

Building Count 1

Owner WHITE STEPHEN J & NANCY C TRS
Co-Owner 6 MARKET ST REALTY TRUST
Address 69 COUNTRY CLUB WAY

IPSWICH, MA 01938

Sale Price $0
Certificate
Book & Page 31262/0553

Sale Date 04/18/2012
Instrument 1F

Year Built: 1950
Living Area: 1,410

Building Attributes

Field Description

STYLE Office Bldg

 

Assessment

Valuation Year Improvements Land Total

2019 $54,700 $335,400 $390,100

Ownership History

Owner Sale Price Certificate Book & Page Instrument Sale Date

WHITE STEPHEN J & NANCY C TRS $0  31262/0553 1F 04/18/2012

WHITE STEPHEN J & WHITE NANCY C TRS $1  22975/0462 00 06/10/2004

WHITE STEPHEN J $65,000  06668/0085  01/03/1980
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Extra Features

MODEL Commercial

Stories: 1

Occupancy 1

Exterior Wall 1 Pre-Fab Wood

Exterior Wall 2  

Roof Structure Flat

Roof Cover Tar & Gravel

Interior Wall 1 Drywall/Sheet

Interior Wall 2  

Interior Floor 1 Carpet

Interior Floor 2  

Heating Fuel Electric

Heating Type Electr Basebrd

AC Type Central

Bldg Use OFFICE BLD

Total Rooms  

Total Bedrms 00

Total Baths 1

1st Floor Use: 3220

Heat/AC HEAT/AC PKGS

Frame Type MASONRY

Baths/Plumbing AVERAGE

Ceiling/Wall SUS-CEIL & WL

Rooms/Prtns AVERAGE

Wall Height 12

% Comn Wall 0

Building Photo

Building Layout

Legend

(http://images.vgsi.com/photos/NewburyportMAPhotos//\01\00\27/24.jpg)

(http://images.vgsi.com/photos/NewburyportMAPhotos//Sketches/3060_3194.jpg)

Building Sub-Areas (sq ft)

Code Description
Gross
Area

Living
Area

BAS First Floor 1,410 1,410

CAN Canopy 90 0

FOP Porch, Open 30 0

  1,530 1,410

LegendExtra Features

No Data for Extra Features 
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Land

Outbuildings

Valuation History

Land Use

Use Code 3400
Description OFFICE BLD  

Land Line Valuation

Size (Acres) 0.12
Depth 0
Assessed Value $335,400

Legend

(c) 2019 Vision Government Solutions, Inc. All rights reserved.

Outbuildings

Code Description Sub Code Sub Description Size Value Bldg #

PAV1 PAVING-ASPHALT   1500 S.F. $1,700 1

Assessment

Valuation Year Improvements Land Total

2018 $62,700 $319,400 $382,100
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2-6 Market Street, Newburyport, MA 

11-20-19 

AN ILLUSTRATIVE PROJECT NARRATIVE  
- A TRADITIONAL MIXED-USE DEVELOPMENT IN DOWNTOWN NEWBURYPORT - 

SITE PLAN REVIEW /SPECIAL PERMIT APPLICATION   

NEWBURYPORT PLANNING BOARD 
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October 23, 2019 

To:  Bonnie Sonntag, Planning Board Chair 

Re:  Special Permit for Off-Street Parking (Section VII.A) and Site Plan Review (Section XV) for 2-6 Market Street, Newburyport, MA 

Dear Chairperson Sonntag, 

We are submitting a request to the Planning board for a special permit and a major site plan approval needed to support our mixed-use 

revitalization project in downtown Newburyport.  Included in our application is a building and site plan for the property located at 2-6 Market 

Street.  This illustrative informational packet provides maps, images, and renderings of the existing and proposed building and the site design.  

The property is 5,358 square feet in land area with nearly 200 feet of frontage along three public streets (Market, Merrimac, and Summer 

Streets).  The property is located in the B-2 Zoning District and was formerly a gas and service station and has recently contained several retail 

service and personal service businesses. The B-2 district permits commercial and mixed-uses including, but not limited to, retail stores, 

restaurants, offices, inns, and residential uses.  Under the ordinance, the ground-floor use of a mixed-use building determines the dimensional 

requirements for the property and off-street parking is required for all uses within the building.  Given this proposed project has less than the 

required off-street parking requirements, the use of a municipal lot or parking structure is permitted, however, it requires a special permit from 

the Planning Board and a payment into the Intermodal Transportation Improvement Fund.   

As shown in this information packet, we are proposing an 8,000 +/- SF, 3-story, mixed-use building with a majority of the required off-street 

parking provided at the rear of the ground-floor.  We are proposing to either use an automated stacked parking system with a taller first floor 

height or surface parking with a lower building height.  Using parking stackers will generate 12 off-street spaces and surface parking 7. The 

zoning requirement is 14 spaces, thus, a special permit and payment into the ITIF is required. The ground-floor use is proposed as either office or 

a retail use in order to activate the sidewalk and strengthen the edge of Merrimac Street.  The upper floors are proposed to contain five (5) 

residential dwellings.  Thus, under the Zoning Ordinance the building is considered “mixed-use” (#405).   

Consistent with the recent capital improvements for the Titcomb Street Parking Garage the project proposes to be enhance the streetscape with 

brick sidewalks, planters, and period lighting on all three sides of the building.  In activating and enhancing the pedestrian experience at the street 

level the building will be designed as a commercial storefront with at least 70% window glazing on the ground-floor with publically-accessible 

entryways spaced tightly along the sidewalk.  The building design is intended to integrate into the surrounding historic character using traditional 

forms and building materials with limited but notable contemporary design elements on the entryways and the wall finish on the upper floors. 

In an effort for your Board to fully appreciate the design of the building we have included several context-related images of the existing conditions 

on the property as well as scaled elevations of the building showing the materials and grading across the property.      

Respectfully, 

Steven Lewis, Developer 

11 Windward Drive, Newburyport, MA 

Cc:  Andy Port, Planning Director 
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 Neighborhood Context within Downtown Newburyport 

Central Waterfront Park 

Green Street Parking Lot Market Square 

Brown Square 

State Street 

City Hall 

2-6 Market Street 

Parking Garage 
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Downtown Newburyport – Existing Conditions    Downtown Newburyport – Existing Zoning Districts 

 

 
Neighborhood Context & Downtown Zoning Districts 

B-2 

2-6 Market Street 2-6 Market Street 

B-3 

WMU 
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2-6 Market Street – Existing Building Footprints              2-6 Market Street – Existing Conditions  

 

  

 
Neighborhood Building Footprints and Existing Site Conditions 
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Existing Conditions Plan 



2-6 MARKET STREET:  A MIXED-USE REVITALIZATION PROJECT IN DOWNTOWN NEWBURYPORT 8 

 

 

 

Existing Streetscape along Merrimac Street at 2-6 Market Street  
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Existing Building and Surface Parking Lot at 2-6 Market Street 
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Proposed Merrimac Street Façade showing Building Height and Building Materials 
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Proposed Market Street Façade showing Building Materials 

 
 

Merrimac Street Façade showing Building Height and Materials 
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Proposed Summer Street Façade showing Building Materials 

 
 

Merrimac Street Façade showing Building Height and Materials 
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Proposed Rear Elevation showing Stacked Parking System, Balconies, and Building Materials 
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View of Proposed Building Looking East from the Intersection of Merrimac and Summer Streets 
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Proposed Site Plan showing Access and Off-Street Parking 
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Building Cross-Section showing Stacked Parking and Ceiling-to-Floor Heights 
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Zoning Table showing Required, Existing, and Proposed Conditions 

0 FT 

0 FT 

10 FT 

75% 

% N/A 

39.5 FT 

N/A 

13 FT 
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Site Plan Review Narrative (§XV)  

The Zoning Ordinance requires site plan review for this project due to the nature and scale of the proposed building.  Given the 

proposed building involves greater than 1,000 SF of new floor area the project is considered a Major project.  In an effort to 

streamline the public review process, the Board held a Pre-Application Conference on October 16th and provided feedback on the 

preliminary building and site design.  Issues focused on the off-street parking layout.  In particular, several Board members 

expressed a concern that the parking areas adjacent the Summer Street sidewalk and travel lanes be further studied in order to 

minimize any pedestrian safety concerns associated with the backing of vehicles in order to either exit the site or to retrieve a 

vehicle from the upper level of the stacking device.  Other issues related to sidewalk widths and ensuring adequate space for 

pedestrian activity and maintenance of the sidewalk.  The following narrative is a summary response to each of the development 

and performance standards and other design elements considered by the Board under Site Plan Review. 

Submission Requirements (§XV.E.a): 

 §XV.E.a.1: Site Location and Boundaries – The proposed Site Plan shows the required lot and building dimensions, zoning 

requirements, adjacent streets, and the owners’ names of all adjacent properties. 

 §XV.E.a.2: Structures / Building Elevations – Detailed and scaled building elevations have been provided to show a three-

story, 8,000 SF +/- mixed use building that has ground-floor commercial uses and upper floor residential uses.  The building 

elevations also list the proposed materials and the building height is also identified. 

 §XV.E.a.3: Signage – The building elevations show a sign band where signage will be added by the future tenant.  All future 

signage will comply with the zoning requirements of Section VIII.  

 §XV.E.a.4: Landscaping – The proposed landscaping consists of a small planting area next to 3 Summer Street as well as 

planter boxes below the windows along the commercial uses or the street level of the building. 

 §XV.E.a.5: Traffic – The traffic generation and impacts of the proposed project are subject to the proposed commercial 

tenant(s) but they are projected to be less than the existing commercial uses.  The existing property has a 150 foot curb cut 

from the former gas/ service station use and the concrete sidewalk has been paved over along most of the street frontage. 

 §XV.E.a.6: Parking – The proposed site plan proposes between 7 and 12 off-street parking spaces.  12 spaces will be provided 

if the automated lifts are used and 7 if without.  On-Street parking is also available on both Summer and Market Streets.  All 

parking is serviced by a 14-16 foot one-way driveway leading from Summer to Market Street.  Additionally an audible/visual 

device will be installed adjacent the sidewalk to warn pedestrian of any vehicles backing into the sidewalk when leaving the 

parking spaces.  A bike rack will be provided at the rear of the building for the tenants. 
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 §XV.E.a.7: Public Access – A 200 foot brick sidewalk is proposed from Summer Street to Market Street.  The brick sidewalk 

varies from 6-9 feet in width and is proposed to extend across the driveway as a traffic calming measure to improve 

pedestrian safety. 

 §XV.E.a.8: Lighting – The primary lighting for the building will be located on the building façade and period street lighting will 

be added along the sidewalk (subject to DPS approval). 

 §XV.E.a.9: Topography – The topography on the property drops about 6 feet from Market Street to the intersection of 

Summer and Merrimac Street.  Thus, in moving the proposed building to the edge of the sidewalk and using an automated 

parking stacker results in relatively high floor-to-ceiling height of the ground floor commercial space. 

 §XV.E.a.10: Water Supply and Waste Disposal – Public water and sewer will be used in the proposed building and solid waste 

will be located within the building adjacent the proposed parking areas.  Stormwater on the site currently drains to the public 

stormwater system along Merrimac Street.  The proposed building and site plan proposes to maintain existing conditions. 

Narrative Submittals and Discretionary Reports for Major Projects (§XV.E.b:): 

 §XV.E.b.1: Surface and Groundwater Pollution – The existing site is nearly 100% impervious and the existing drainage uses 

the city catch-basins and drainage system along Merrimac Street.  No changes in stormwater management are anticipated.  

No additional impact is projected on downstream water bodies. 

 §XV.E.b.2: Soils: In the 1970s a gas station last operated on the property.  After 10 years of inactivity the Underground 

Storage Tanks (UST) were tested and removed from the property.  Additionally soil sample testing was performed from 

beneath the UST as well as the vicinity of the fill pipe.  Licensed Site Professionals, Subsurface Remediation Technologies, 

Inc., performed additional testing in 2018 and SRT determined that no conditions at the property associated with the prior 

gas station use required further action in order to be in full compliance with the Massachusetts Contingency Plan.  

 §XV.E.b.3: Environmental and Community Impact Analysis – This project has no significant impact to wetlands, floodplains, or 

other sensitive resources. 

 §XV.E.b.4: Traffic Impacts – A traffic report detailing the access, circulation and parking program and design will be submitted 

as an addendum to this application.  In preparation of the proposed site plan Jeffrey Dirks, P.E. from Vanasse and Associates, 

Inc. has reviewed and assisted in the proposed layout.  In particular, Mr. Dirks recommends we construct the sidewalk across 

the proposed driveway aprons as a traffic calming measure and use an audible/ visual device for any vehicles backing out of 

the garage parking within the vicinity of the sidewalk.  If necessary, Mr. Dirks will also perform a Traffic Impact Assessment as 

needed.  We respectfully request that the Board not require a detailed traffic impact and impact study for this project given 

the existing conditions, proposed uses, and the small-scale nature of the project. 
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 §XV.E.b.5: Architecture Design Review – Detailed architectural building elevations have been submitted to show the 

dimensions, massing, materials, and design details for the proposed three-story, mixed-use building.  Additionally, a cross-

section has been added showing how the building relates to the topography of the site and the abutting buildings. 

 §XV.E.b.6: Other Permits - On November 12th a public hearing will be held at the Zoning Board of Appeals to request approval 

of a three-story, mixed-use building at this location. The proposed uses are commercial on the ground-floor and residential (5 

units) on the upper floor.  We are also seeking a special permit from the Planning Board to make an in-lieu payment to the 

city for any unmet parking requirements.   

Waivers (§XV.F): 

 §XV.E.b.7: Waiver Requests – We are requesting relief from the need to prepare detailed Drainage Report or a full Traffic 

Impact Study. 

Site Plan Review Criteria (§XV.G): 

 §XV.G.a: Community Character – The proposed project has no impact on scenic public views. It minimizes impacts to natural 

resources and enhances abutting historic resources. It screens off-street parking and solid waste from the public and abutting 

properties. The proposed building design is in harmony with the adjacent buildings and is consistent with the architectural 

style, scale, massing and setbacks within the district. The building design also promotes a design and architectural 

consistency with the value of the site and the surrounding neighborhood context.  The dimensions of the building are 

appropriate for the location, shape and size of the property and the surrounding neighborhood buildings and structures.  

 §XV.G.b: Traffic, Parking and Public Access – The proposed project minimizes the vehicular traffic and safety impacts on the 

surrounding streets.  All off-street parking is located to maximize pedestrian and vehicular circulation within the site and 

neighborhood. The use of automated parking lifts and the one-way driveway alley in the rear of the structure minimizes any 

adverse impacts to the abutting properties. 

 §XV.G.c: Public Health – The proposed building and parking design minimizes any adverse air-quality impacts associated with 

the project.  All public commercial parking will be located on-street or at the municipal parking garage. There is no hazardous 

material storage planned for the proposed use. 

 §XV.G.d: Public Services and Utilities – The site is currently serviced with adequate public water, sewer, and stormwater 

connections.  The proposed use will not overburden the city’s capacity to provide such services.  Any prior contamination on 

this site associated with the gas station use has been remediated and addressed.  Stormwater management will continue to 

use the city’s drainage system on Merrimac Street. 
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 §XV.G.e: Land Use Planning – The project as design and proposed is consistent with the City’s goal for expanded housing 

opportunities and mixed-use developments within the downtown business districts.  The proposed land use will also require 

a payment of $15,000 into the Affordable Housing Trust as part of the Inclusionary Housing Ordinance (§XXX). 

 §XV.G.f: Open Space and Environmental Protection –The proposed site plan minimize any environmental impacts as existing 

grades are maintained and any fill removed from the site associated with excavation will be disposed of in compliance with 

all local or state requirements.  The proposed landscape plan will avoid the use of invasive plants and will use drought-

resistant plant material. 

Development and Performance Standards: (§XV.H): 

 §XV.H.a: Pedestrian and Vehicular Access and Traffic Impacts – The project minimizes pedestrian and vehicular safety on the 

surrounding streets by significantly reducing the width of the curb-cuts, locating all off-street parking on the rear elevation of 

the building and including an audible/ visual warning system for cars backing into the crosswalk/ sidewalk area along 

Summer Street.  Additionally, if an automated stacking system is used, a loading space will be included to allow for 

temporary parking while vehicles are removed from the upper parking level. 

o §XV.H.a.1: Access Driveways – A shared access driveway is proposed leading from Summer Street to Market Street 

along the rear of the building.   

o §XV.H.a.2: Curb Cuts – Two curb-cuts are required due to the fact the property fronts along three public streets. The 

proposed curb cuts range from 14-16 feet in width for one-way traffic. 

o §XV.H.a.3: Pedestrian Safety – Safe sight distances are achieved through the use of an audible/visual warning system 

and a semi-transparent screen wall along the edge of the parking garage at the rear of the building. 

o §XV.H.a.4: Circulation – A pedestrian walkway has been provided within the off-street parking area that provides for 

pedestrian safety to access and egress the building. 

o §XV.H.a.5: Roadway and Sidewalk Construction – The proposed brick sidewalk will comply with city design and 

construction standards. 

o §XV.H.a.6: Sidewalks and Pedestrian Access – The existing sidewalks will be raised and bricked to provide safe 

pedestrian access along the public ways.  Additionally, the brick sidewalk will be extended across the entrance and 

exit driveways in order to provide an additional pedestrian safety element and traffic calming between pedestrian 

and vehicular traffic. 

o §XV.H.a.7: Bikeways – The property does not abut a bikeway or other pedestrian trail. 

o §XV.H.a.8: Off-Street Parking and Loading - The proposed project requires 14 off-street parking spaces.  If automated 

parking lifts are used the project will have up to 12 spaces on site and require a special permit from the Board to pay 
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into the ITIF for the unmet parking demand of 2 spaces (or $15,000).  If the automated parking lifts are not utilized, 

then 7 off-street parking spaces will be provided on-site and the unmet parking demand will be 7 spaces (or $52,500).  

o §XV.H.a.9: Location of Parking Areas – The parking spaces are located behind the building as required. 

o §XV.H.a.10: Frontyard Setback – No parking or loading is located within the frontyard setback (which is zero). 

o §XV.H.a.11: Traffic Calming – The brick sidewalks are being extended over the proposed driveways to act as a traffic 

calming measure and better protect pedestrian safety along the sidewalk.  An audible/visual warning system will also 

be used and additional traffic calming measures will be considered. 

o §XV.H.a.12: Off-Site Roadway Construction – All off-site roadway construction (i.e. utility trenches) will conform to all 

local or state standards, specifications or special conditions. 

Site Plan and Architectural Design (§XV.H.b): 

 §XV.H.b.1: Height – The proposed height of the building is appropriate given the existing topography on the site, the use of 

the stacked parking system and the fact that is complies with the maximum height of the zoning district. 

 §XV.H.b.2: Massing – The proposed building massing is appropriate as it is consistent with many federal-style or historic 

buildings in the downtown commercial districts. 

 §XV.H.b.3: Façade Composition – The façade composition is appropriate for the site as it is consistent with many federal-style 

or historic buildings in the downtown commercial districts. 

 §XV.H.b.4: Openings – The proposed openings (windows and doors) are appropriate for the building as they are consistent 

with many federal-style or historic buildings in the downtown commercial districts. 

 §XV.H.b.5: Roof Design – The proposed roof design is appropriate for the building as it is consistent with many federal-style 

or historic buildings in the downtown commercial districts.  

 §XV.H.b.6: Materials and Details - The proposed building materials are appropriate for the building as they are generally 

consistent with some historic buildings in the downtown commercial districts.  The use of stucco on the upper floors and 

composite slate shingles on the roofing are innovate or more contemporary design elements to subtly differentiate this 

building from other federal-style historic buildings in the downtown. 

 §XV.H.b.7: Architectural Character – The proposed building design is consistent and compatible with other traditionally-

designed mixed-use buildings in the downtown.  The quality and character is appropriate as is the scale and massing of the 

building.  Similar to other federal-style buildings the emphasis is on the horizontal lines of the building and the use of 

banding, signage and a well-defined cornice. The building placement is also consistent with the surrounding context.  
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Lighting (§XV.H.c): 

 §XV.H.c.1: Safe and Identity – The proposed lighting will provide adequate pedestrian safety along the sidewalk and accent 

lighting will be used on the building.  

 §XV.H.c.2: Poles and Structures – Other than the installation of period lighting within the sidewalk, no on-site light poles are 

proposed. 

Landscaping (§XV.H.d): 

 §XV.H.d.1: Buffer Strips – A buffer strip is not required for this district as the frontyard setback is 0. 

 §XV.H.d.2: Retaining Walls – All retaining walls along the rear of the site will be less than 6 feet in height. 

 §XV.H.d.3: Residential Screening – A wood fence is proposed to be located between the parking driveway and the abutting 

property.  The height and final design will be determined after conferring with the direct abutters.   

 §XV.H.d.4: Large Surface Parking Lots – The off-street parking area will be between 7 and 12 parking spaces so no additional 

landscaping is required. 

 §XV.H.d.5: Storage Areas – Any exposed or outdoor storage areas will be screened from view from the public way. 

 §XV.H.d.6: Maintenance – All landscaping will be drought-resistant and replaced within one growing season if needed. 

Stormwater Management (§XV.H.e): 

 §XV.H.e.1: MA Stormwater Management Policy – The site is nearly 100% impervious today.  The proposed building and site 

plan is similar and no proposed changes are proposed to the site drainage. 

 §XV.H.e.2:  Off-Site Impacts – No adverse impacts to abutting properties will be caused by the proposed development as all 

abutting properties are uphill from the property. 

 §XV.H.e.3:  Detailed Stormwater Management Plan – Roof runoff will be controlled with gutters and downspouts and be 

directed to the city’s subsurface stormwater drainage system.  No further improvements are proposed. 

Water Quality (§XV.H.f): 

 §XV.H.f.1: Wetlands – No wetlands resources are located within 100 feet of the property. 

 §XV.H.f.2: Erosion Control – During construction, a silt-sock or hay bales will be used to control any erosion or run-off from 

the site.  There are no steep slopes on the property. Dust will be controlled during construction.  

 §XV.H.f.3: Environmental Performance Standards – No hazardous materials are present on the site nor proposed with the 

building or site improvements.  
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 §XV.H.f.4: Utilities – All proposed utilities to the building are existing public utilities and will be located underground. 

 §XV.H.f.5: Waterfront Marine Districts – This property is not located within a waterfront marine district. 

Final Action of Site Plan Review (§XV.I)  

Given the proposed project meets or exceeds the development and performance standards of the Site Plan Review Ordinance, we 

expect the Board to either approve the application as submitted or approve the project with special conditions as required during 

the public review process. 

Special Permit Findings (VII.A): 

We believe that the proposed project meets the following findings required for approval of the Special Permit to allow use of the 

Titcomb Street Parking Garage and payment into the ITIF for the unmet parking demand related to the commercial use of the 

proposed building: 

1. The proposed use (mixed-use #405) is an allowed use under the Table of Use Regulations.  The proposed density is 

reasonable given the size of the property and the availability of off-street parking within the rear of the structure for the 

upper floor residential use. 

2. The requested use is essential or desirable as it’s needed in order to redevelop the site and re-establish the street edge along 

Merrimac, Summer, and Market Streets.  Additionally, the project includes significant off-site improvements to the public 

sidewalk. 

3. The proposed use will not create undue traffic congestion or impair pedestrian safety as the final parking plan will insure that 

vehicles are not backing into a travel lane or causing undue congestion on Summer St.  If needed, the surface parking space 

along the Summer St. entrance will be used as loading area to allow for temporarily parking while retrieving vehicles parked 

on the upper level of the stacking system. 

4. The requested use will not impair the city infrastructure or service.  In fact, it will improve them with replacement of the 

asphalt and concrete sidewalk with brick.  Pending approval by the Department of Public Services, period lights will also be 

added along Merrimac St. 

5. Any special conditions associated with the off-street parking requirements will be addressed by the Planning Board under Site 

Plan Review.    
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6. The proposed use and structure will not impair the integrity or character of the district or the surrounding neighborhood.  In 

contrast, the proposed project will improve the quality and character of the surrounding neighborhood. 

7. The proposed use will not cause an excess of the use within the surrounding neighborhood.  Merrimac Street is currently a 

commercial district will many mixed-use buildings with upper-floor residential uses.  This project adds to that character and a 

multi-story, mixed-use building at this location is consistent with both the historic land use pattern but future development 

along Merrimac Street. 

8. The proposed use is in harmony with the purpose and intent of the zoning ordinance. 

9. The proposed use will cause any environmental hazard or nuisance.  The site has been fully characterized, assessed, and 

remediated under the supervision and direction of a Licensed Site Professional (MGL 21E).  The site has no known 

environmental contamination and is appropriate for redevelopment with a mixed-use building. 

Summary 

A primary purpose of the Zoning Ordinance is to protect the property values and community character of the adjacent properties and 

to a lesser extent, the larger surrounding neighborhood.  In this case, the existing building and land use is clearly an inappropriate use 

of the property.  The former gas station building is located more than 20 feet from Merrimac Street and only occupies about 27% of 

the lot.  The remaining land area has been paved for parking - both formal and informal – and the abutting concrete sidewalks have 

been paved over to support a continuous curb cut from Summer to Market Street.   

In contrast to the haphazard nature of the existing conditions, approval of this application will allow for replacement of an 

inappropriate building with a traditionally-designed, mixed-use building located directly along the sidewalk at the gateway to the 

downtown commercial district.  The site plan proposed to construct between 7 and 12 off-street parking spaces behind the building. 

Significant off-site improvements in the form of brick sidewalks (over 200 feet) and period lights are also included in the proposed 

building and site plan.  This proposal would not only improve pedestrian and vehicular safety but it would re-activate the street edge 

with commercial storefronts.  Pedestrian safety would be improved with a variety of traffic calming measures.  In summary, approval 

of the Site Plan and the Special Permit needed for this project represents a unique opportunity for the Board to support the 

replacement of a blighted, antiquated, and incongruent building and parking area with a new three-story, mixed-use, federal-style 

structure that is well-designed and consistent with the quality and character of other existing historic buildings in downtown 

Newburyport.   
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