








City oF NEWBURYPORT, MA APR# 2020-059

ZONING DETERMINATION

Name:

Geoff and Nora Dodge c/o Lisa Mead, MTC LLC

Address: 21-23 Walnut Street

Zoning District(s): R2/bCOD

Demolish rear section of non conforming historically contributing structure on a non
Request: ~onforming lot and construct addition that will increase the NSF by greater than 500sf and
extend the non conforming side yard setback. Non conforming dormer review under DCOD

[] | ZONING BOARD REVIEW REQUIRED

Variance
|:| Dimensional Controls (VI)
|:| Lot Area |:| Open Space |:| Front Yard
[ ] Lot Frontage [ ] Height [] side Yard

[ ] Lot Coverage [ ] Lot Width [ ] RearYard

[ ] Parking (V1)
[ ] Modification

Special Permit
[ ] Table of Use Regulations (V.D) #:
[ ] Spacing (VI.D)
[ ] In-Law Apartment (XIIA)
[ ] Bonus for Multifamily Developments (XVI)
|:| Personal Wireless Communication Services (XX)
[O] Demolition Control Overlay District (XXVIII)*
[ ] Wind Energy Conversion Facilities (XXVI)

[ ] other

PLANNING BOARD REVIEW REQUIRED
Special Permit
[ ] Table of Use Regulations (V-D) #
[ ] One residential structure per lot (VI.C)
[ ] Open Space Residential Development (XIV)
|:| Water Resource Protection District (XIX)
[ ] Federal Street Overlay District (XXII)
|:| Courts and Lanes (XXII1)
[ ] Waterfront West Overlay District (XXIV)
[ ] Towle Complex Redev. Overlay District (XXV)
[ ] Downtown Overlay District (XXVII)*

[ ] other

Sign Variance

[ ] signs (Vi)
|:| Type |:| Size
[] Lighting [ ] Location
Other
[]

Special Permit for Non-Conformities
E Extension or Alteration (IX.B.2)

[ ] Parking [ ] RearYard
|:| Upward Extension |:| Lot Coverage
[ ] open Space [] side Yard

[ ] Height [ ] Lot Frontage
[ ] Lot Area [ ] Front Yard
|:| Use

E Over 500 sf. increase (IX.B.3.c)
[ ] Plum Island Overlay District (XXI-G)
[ ] FAR [ ] Height
|:| Lot Coverage |:| Setbacks
|:| Open Space

Special Permit for Non-Conformities
[ ] Extension or Alteration (IX.B.2)

|:| Parking |:| Rear Yard
|:| Upward Extension |:| Lot Coverage
[ ] open Space [] side Yard

[ ] Height [ ] Lot Frontage
[ ] Lot Area [ ] Front Yard
|:| Use

|:| Over 500 sf. increase (IX.B.3.c)

Site Plan Review (XV)

Smart Growth District (XXIX)
|:| Plan Approval

U | HISTORICAL COMMISSION REVIEW REQUIRED
[ ] Demo. Delay [O] *Advisory Review

[_IMajor [ ]Minor

CONSERVATION COMMISSION REVIEW REQUIRED The name typed below represents the intent to sign the foregoing document:

Review for subst. rehab tree & sidewalk Jennifer Blanchet 08/05/2020

Newburyport Zoning Administrator Date















EXHIBIT A-Newburyport Historical Commission Filings






















Exhibit A: 1900
Sanborn Map
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LOCUS TITLE INFORMATION
21—23 WALNUT STREET
NOTES OWNER: GEOFFREY & NORA LOBOSCO DODGE
THE PURPOSE OF THIS PLAN IS TO SHOW THE EXISTING BUILDING AND PROPOSED
ADDITION TO THE SAME ON THE LOCUS PROPERTY. THE PROPERTY LINES SHOWN DEED REFERENCE: BK. 38591 PG. 284 & 286
ON THIS PLAN ARE THE RESULT OF AN ON—THE—GROUND INSTRUMENT SURVEY
PERFORMED MAY 29, 2020 BY THIS FIRM. ASSESSORS: MAP 60 LOT 25—A/B
ARCHITECTURAL PLANS HAVE BEEN UTILIZED FOR BUILDING ADDITION DETAILS.
OWNERSHIP INFORMATION USED IN THE PREPARATION OF THIS PLAN WAS OBTAINED
FROM THE CITY OF NEWBURYPORT ASSESSOR’S OFFICES.
TO THE BEST OF MY PROFESSIONAL KNOWLEDGE, INFORMATION, AND BELIEF, THIS
PLAN CONFORMS TO THE TECHNICAL AND PROCEDURAL STANDARDS FOR THE
PRACTICE OF LAND SURVEYING IN THE COMMONWEALTH OF MASSACHUSETTS.
ON—LINE ZONING ORDINANCES
CITY OF NEWBURYPORT WEBSITE
http: //www.cityofnewburyport.com /Planning/Index.html
PLANNING DEPARTMENT — MAIN PHONE 978—465—4400
INFORMATION REGARDING ZONING, INCLUDING PARKING ABOVE, SHOWN HEREON
IS NOT INTENDED TO BE A DEFINITIVE ZONING OPINION AND IS FOR
INFORMATIONAL PURPOSES ONLY. ALL INFORMATION SHOULD BE VERIFIED BY
LEGAL COUNSEL PRIOR TO RELIANCE UPON THE SAME.
Copyright 2020 Winter GEC, LLC
PROJECT NO.
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21—23 WALNUT STREET

NEWBURYPORT, MASSACHUSETTS
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Mead, Talerman & Costa, LLC
Attorneys at Law

30 Green Street
Newburyport, MA 01950

Phone 978.463.7700
Fax 978.463.7747

www.mtclawyers.com

Millis Office

730 Main Street, Suite 1F
Millis, MA 02054

Phone 508.376.8400

September 2, 2020
By Email

Glen Richards, Chair

Historic Commission

City of Newburyport

City Hall

60 Pleasant Street

Newburyport, Massachusetts 01950

Re: Revised Plans and Additional Materials;
21-23 Walnut Street, Newburvport, MA (the “Property™)
Assessor’s Map: 60 Lot: 25 A/B

Dear Mr. Richards:

Reference is made to the above-captioned matter. In that connection, this firm
represents Geoff and Nora Dodge the owners of the Property (the “Applicant”), who are
proposing renovating and converting this pre-existing non-conforming two-family home
to a single family home. Plans were previously presented to the Historical Commission at
the August 27, 2020 meeting and a site visit was held on August 30, 2020. The
Commission is scheduled to hear this matter again on September 10, 2020. Based on this,
the Applicant is now submitting the attached revised plans and materials.

More particularly, the changes shown in the plans include the following:

- Moving the one story mudroom addition in by six inches so as to allow
definition to the corner board on the original structure.

- Changing the siding of the mudroom addition to shingles.

- Adding a window on the second floor, in the middle of long wall along the
driveway. The original submittal showed the removal of the window.

- Including a trellis as an architectural element in the middle of the first floor
where the door is proposed to be removed.

Please do not hesitate to contact me at 978-463-7700 if you have any questions
prior to the meeting.

Respectfully submitted
Geoff and Nora Dodge

By th érittomey (/

LlS'l L. Mead

Attachment
cc: client
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EXHIBIT B-Report of Structural Engineer







Photos to accompany letter, dated August 10, 2020 from Fix Engineering to Newburyport
Historical Commission

Rot of siding and sheathing at base of rear wall due to grade too high.

Interior view of rot and deterioration of rear wall.



In crawl space: wood column set on unstable stone.

In crawl space: wood column set on unstable wood/ brick footing.



Second-floor framing: beams cut off, resulting in an unsafe condition.

Collar ties set too high, which induces too much stress in rafters. Also, the rafter seat
cuts at the wall plate are too severe, resulting in overstress in shear.



Fix Engineering, a sole proprietorship, was founded in 2001 by Joseph P. Fix, PE to offer full-
service structural engineering services to architects, contractors, and owners on a broad range
of projects. Since its inception, Fix Engineering has provided structural engineering services on
over 1500 projects. Principal/ owner Joseph Fix has over 35 years experience in consulting
structural engineering. He is experienced in the design and evaluation of structures in wood,
steel, concrete, and masonry. Joseph Fix is a registered professional engineer in
Massachusetts and New Hampshire. Fix Engineering carries a $1,000,000 professional liability
insurance policy.

SERVICES OFFERED
Residential Desi | Evaluati

Engineering of residential structures represents the largest segment of Fix Engineering’s
business. Joseph Fix is experienced in design of projects ranging from small additions to new
luxury homes to pile-supported beachfront houses. He is also experienced in the evaluation and
renovation of existing and historic homes.

- | Industrial & Institutional Proi

Non-residential projects have included two-story office buildings, foundations for pre-engineered
buildings, and renovations to commercial and industrial structures.

PARTIAL CLIENT LIST

Benjamin Nutter Architects, Topsfield, MA
Carpenter & MacNeille Architects and Builders, Essex, MA
Cummings Architects, Ipswich, MA

David Davies Design, Newburyport, MA

David Mehlin, Architect, Ipswich, MA

Graf Architects, Newburyport, MA

Helen Sides, Architect, Salem, MA

Howell Custom Building Group, Lawrence, MA
Joppa Design, Newburyport, MA

Keery Design, Newburyport, MA

Laine M. Jones Design, West Newbury, MA
McGavern Design, Newburyport, MA

Olson Lewis + Architects, Manchester, MA
Robert E. May, Jr., Architect, Ipswich, MA
Salley Associates Architects, Newbury, MA
Taormina Architects., Gloucester, MA

Thomas Mayo Assoc. Architects, Ipswich, MA
TS Beard Architecture, Ipswich, MA

William Mead, Architect, Beverly, MA
Woodman Assoc. Architects, Newburyport, MA



REFERENCES

Robert May, architect, Ipswich, MA: 978-356-5175

John O’Connell, structural engineer, Newburyport, MA: 978-465-2216
William Salley, architect, Newbury, MA: 978-462-2734

Benjamin Nutter, architect, Topsfield, MA: 978-887-9836

Aileen Graf, architect, Newburyport, MA: 978-499-9442

Helen Sides, architect, Salem, MA: 978-741-8589

David Keery, architectural designer, Newburyport, MA: 978-395-5710

PROFESSIONAL EXPERIENCE
2001-present Fix Engineering, Newbury, MA

1997-2005 DMJM Harris, Inc., Boston, MA

1990-1997 Gordon, Bua & Read, Inc. (currently TranSystems, Inc.), Reading, MA
1988-1990 Construction Engineering Services, Newburyport, MA

1985-1988 King & Gavaris Consulting Engineers, Inc., New York, NY

1980-1985 United Engineers & Constructors, Inc., Philadelphia, PA and Seabrook, NH
EDUCATION

University of Missouri — B.S. Civil Engineering, 1980

CONTACT INFORMATION

Joseph P. Fix, P.E.
Fix Engineering

2 Silver Ledge Road
Newbury, MA 01951

Office: (978) 462-4331
Cell: (978) 973-2366
Fax: (978) 462-4335
Email: jfix@comcast.net


mailto:jfix@comcast.net

EXHIBIT C-Comparative Living Spaces of Homes Near 21-
23 Walnut Street




Address Lot Size | Living Area Living Area as a % of Lot Size | Bedrooms
21-23 Walnut | 10,064 | 3,234 .32 3

25 Walnut 20,908 | 3,189 .15 5

27 Walnut 3,049 864 .28 3

17-19 Walnut | 11,586 | 2,511 (2 units) | .21 6 (total: 3+3)
15 Walnut 10,118 | 2,747 .28 4

12 California | 8,276 1,872 22 5

18 Walnut 6,534 2,199 .34 4

20 Walnut 6,098 1,954 .32 3

22-24 Walnut | 5,662 | 2,304 MO s
13 Walnut 10,018 | 1,995 .20 3

10-12 Walnut | 6,969 2,342 .35 3

9-11 Walnut | 20,342 [[5,464 (2 Units))| .26 7 (total3+4)
8 Walnut 8,712 2,099 .24 3

Average 9,872 2,521 .27 3.5

The Property is neither the highest nor the lowest as a percent of living area to Lot Size nor is it the
highest or the lowest as compared to Living Area per lot.
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*Status Code: The contributing status of structures has been assigned based on the retention of pre-1930 designs.
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INT — Those structures built after 1930 have been designated as intrusions.
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Walnut Street

Street Address Map & Parcel Historic Name Date of Construction | Style/Comments Status™

1 60-19 Ca 1845 Greek Revival C

5 60-20 Ca 1870 Sidehall Italianate C
cottage

11 60-21 Ca 1870; 1970 ltalianate; C
alterations

13 60-22 Ca 1850 Greek Revival C

15 60-23 Ca 1875 Second Empire C
style cottage

17-19 60-24 Ca 1875 ltalianate/Double C
House

21-23 60-25 Ca 1850 Sidehall Greek C
Revival

25 60-26 Ca 1850 Greek Revival C

27 60-27 Ca 1875; ca 1930 | Astylistic Victorian | C
cottage; new
foundation
(moved?)

31 60-52 Ca 1850 Greek Revival C

60-36 Ca 1875 Astylistic Victorian | C

cottage

6 60-35 Ca 1850 Greek Revival C
cottage

8 60-34 Ca 1860 Sidehall ltalianate C

12 11 California St

- See

18 60-29 Ca 1860 ltalianate C

20 60-28 Ca 1870 Astylistic Victorian | C
cottage

22-24 60-51 Ca 1875 italianate/Double C
House
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21 WALNUT ST

Location 21 WALNUT ST
Owner PULEO STEPHEN D
PID 100894

Current Value

Valuation Year

2020

Owner of Record

Owner PULEO STEPHEN D
Co-Owner
Address 21 WALNUT ST

NEWBURYPORT, MA 01950

Ownership History

Owner Sale Price
PULEO STEPHEN D $242,400
STARK DOUGLAS E $0
SHAULUS THOMAS C $0

Building Information

Building 1 : Section 1

Year Built: 1850
Living Area: 880

Building Attributes

Field Description
STYLE Condominium
MODEL Res Condo
Stories: 1 Story

Occupancy 1

MBLU 60/ 25/A//
$257,400

Assessment

Building Count 1

Assessment
Improvements Land
$257,400
Sale Price $242,400
Certificate
Book & Page 21243/0404
Sale Date 07/14/2003

Instrument 00

Ownership History
Certificate Book & Page
21243/0404

16615/0478

$0

Instrument
00

1A

Total

$257,400

Sale Date
07/14/2003

10/12/2000



Interior Wall 1: Plastered Building Photo

Interior Wall 2:

Interior Floor 1 Pine/Soft Wood

Interior Floor 2

Heat Fuel: Gas

Heat Type: Steam

AC Type: None

Ttl Bedrms: 2 Bedrooms
Ttl Bathrms: 1 Full

Ttl Half Bths: 0

Xtra Fixtres

Total Rooms: 4 Rooms
Bath Style: Average Building Layout
Kitchen Style: Average
Kitchen Grd
BAS[880]
Grade Average +20
Stories: 2 UBM[120]
Residential Units: 2
FOP(144)
Exterior Wall 1: Clapboard

Exterior Wall 2:

Roof Structure Gable/Hip
Roof Cover Asph/F Gls/Cmp
Cmrcl Units: 0
(http://images.vgsi.com/photos/NewburyportMAPhotos//Sketches/100894 _
Section #: 0
Parking Spaces 0 Building Sub-Areas (sq ft) Legend
. . Gross Living
Section Style: 0 Code Description
Area Area

Foundation

BAS First Floor 880 880
Security:

UBM Basement, Unfinished 120 0
Cmplx Cnd

1,000 880
Xtra Field 1:
Remodel Ext:
Super
<« »
Extra Features
Extra Features Legend

No Data for Extra Features

Land

Land Use Land Line Valuation


http://images.vgsi.com/photos/NewburyportMAPhotos///01/00/37/57.jpg
http://images.vgsi.com/photos/NewburyportMAPhotos//Sketches/100894_100593.jpg

Use Code 1021
Description CONDO

Size (Acres) 0
Depth
Assessed Value $0

Outbuildings
Outbuildings Legend
No Data for Outbuildings
Valuation History
Assessment
Valuation Year Improvements Land Total
2019 $243,700 $0 $243,700

(c) 2020 Vision Government Solutions, Inc. All rights reserved.




23 WALNUT ST

Location 23 WALNUT ST MBLU 60/25/B//
Owner FEDERAL HOME LOAN MTG Assessment $399,800
CORP
PID 100895

Building Count 1

Current Value

Assessment
Valuation Year Improvements Land Total
2020 $399,800 $0 $399,800

Owner of Record
Owner FEDERAL HOME LOAN MTG CORP Sale Price $332,100
Co-Owner Certificate
Address 8200 JONES BRANCH DR Book & Page 37875/0163

MCLEAN, VA 22102 Sale Date 09/26/2019

Instrument 1L

Ownership History

Ownership History

Owner Sale Price Certificate Book & Page Instrument Sale Date
FEDERAL HOME LOAN MTG CORP $332,100 37875/0163 1L 09/26/2019
PULEO STEPHEN D $370,001 26965/0091 00 06/27/2007
MCGANN PATRICIA M $320,000 18906/0165 00 07/03/2002
SHAULUS THOMAS C $0 16615/0491 1A 10/12/2000

Building Information

Building 1 : Section 1

Year Built: 1850
Living Area: 1,535

Building Attributes
Field Description

STYLE Condominium



MODEL Res Condo Building Photo

Stories: 2 Stories

Occupancy 1

Interior Wall 1: Plastered

Interior Wall 2:

Interior Floor 1 Pine/Soft Wood

Interior Floor 2 Carpet

Heat Fuel: Electric

Heat Type: Electr Basebrd

AC Type: None

Ttl Bedrms: 2 Bedrooms

Tt Bathrms: 2 Eul (http://images.vgsi.com/photos/NewburyportMAPhotos/A01\00\37/58.jpg)
Ttl Half Bths: 0 Building Layout

Xtra Fixtres

Total Rooms: 5 BAS[1004]
Bath Style: Average

FUS[531]
Kitch le: A

itchen Style verage WDK(204)

Kitchen Grd

UBM[120]
Grade Average +20
Stories: 2
Residential Units: 2
Exterior Wall 1: Clapboard

Exterior Wall 2:

(http://images.vgsi.com/photos/NewburyportMAPhotos//Sketches/100895_

Roof Structure Gable/Hip
Roof Cover Asph/F Gls/Cmp Building Sub-Areas (sq ft) Legend
Gross Livin
Cmrcl Units: 0 Code Description ving
Area Area

Section #: 0

BAS First Floor 1,004 1,004
Parking Spaces 0 -

FUS Upper Story, Finished 531 531
Section Style: 0

UBM Basement, Unfinished 120 0
Foundation

1,655 1,535
Security:
Cmplx Cnd
Xtra Field 1:
Remodel Ext:
Super
< »
Extra Features
Extra Features Legend
Code Description Size Value Bldg #

WHL WHIRLPOOL 1 UNITS $1,400 1



http://images.vgsi.com/photos/NewburyportMAPhotos///01/00/37/58.jpg
http://images.vgsi.com/photos/NewburyportMAPhotos//Sketches/100895_100594.jpg

Land

Land Use

Use Code 1021
Description CONDO

Outbuildings
Code Description
FGR5 W/LOFT GOOD

Valuation History

Valuation Year

2019

Land Line Valuation

Size (Acres) 0
Depth
Assessed Value $0

Outbuildings

Sub Code Sub Description

Assessment

Improvements

$379,300

Size

456 S.F.

Land

$0

Value

$10,000

Total

Bldg #

$379,300

(c) 2020 Vision Government Solutions, Inc. All rights reserved.
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LOCUS TITLE INFORMATION
21—23 WALNUT STREET
NOTES OWNER: GEOFFREY & NORA LOBOSCO DODGE
THE PURPOSE OF THIS PLAN IS TO SHOW THE EXISTING BUILDING AND PROPOSED
ADDITION TO THE SAME ON THE LOCUS PROPERTY. THE PROPERTY LINES SHOWN DEED REFERENCE: BK. 38591 PG. 284 & 286
ON THIS PLAN ARE THE RESULT OF AN ON—THE—GROUND INSTRUMENT SURVEY
PERFORMED MAY 29, 2020 BY THIS FIRM. ASSESSORS: MAP 60 LOT 25—A/B
ARCHITECTURAL PLANS HAVE BEEN UTILIZED FOR BUILDING ADDITION DETAILS.
OWNERSHIP INFORMATION USED IN THE PREPARATION OF THIS PLAN WAS OBTAINED
FROM THE CITY OF NEWBURYPORT ASSESSOR’S OFFICES.
TO THE BEST OF MY PROFESSIONAL KNOWLEDGE, INFORMATION, AND BELIEF, THIS
PLAN CONFORMS TO THE TECHNICAL AND PROCEDURAL STANDARDS FOR THE
PRACTICE OF LAND SURVEYING IN THE COMMONWEALTH OF MASSACHUSETTS.
ON—-LINE ZONING ORDINANCES
CITY OF NEWBURYPORT WEBSITE
http: //www.cityofnewburyport.com /Planning/Index.html
PLANNING DEPARTMENT — MAIN PHONE 978—-465-4400
INFORMATION REGARDING ZONING, INCLUDING PARKING ABOVE, SHOWN HEREON
IS NOT INTENDED TO BE A DEFINITIVE ZONING OPINION AND IS FOR
INFORMATIONAL PURPOSES ONLY. ALL INFORMATION SHOULD BE VERIFIED BY
LEGAL COUNSEL PRIOR TO RELIANCE UPON THE SAME.
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