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August 1, 2018 

 

Sarah White, Chair 

Newburyport Historic Commission 

c/o Planning & Development Department 

City of Newburyport 

60 Pleasant St. 

Newburyport, MA 

 

 

Re:  Downtown Overlay District Application: 97-99 State Street, Newburyport, MA 

 

Dear Ms. White, 

 

Please accept this request for review and an advisory recommendation from the Historic 

Commission for our project located at 97-99 State Street.  We are pleased to present an 

application that seeks to restore the exterior of this historically significant Queen Anne style 

house that was originally constructed by and for the Atkinson family; a prominent family involved 

in shipbuilding and coal deliveries for over 100 years in downtown Newburyport.   

 

Our project involves reducing the number of residential units to three (from four) and making 

relatively minor alterations to the exterior.  Importantly, we propose to remove the aluminum 

siding and either restore or replace the wood clapboards and shingles, replace the three-tab 

shingles with a GAF Slateline shingles.  Additionally, we want to add a recessed deck on rear 

elevation of the third floor, add a second floor deck over the Garden Street entrance, relocate 

the stairs to the State Street entrance, add shutters to the rear side windows, and add sky-lites 

for the third floor unit. Under the zoning regulations this work requires a special permit under 

Section XXVII: Downtown Overlay District of the Zoning Ordinance.     

 

We look forward to meeting with you to present this application. If you have any questions or 

comments, please do not hesitate to contact me at 978 815 6868. 

 

Sincerely, 

 

Mark Wojcicki 

Wojcicki Development, LLC 

110 Main Street 

Amesbury, MA  

01913 

 
Cc:   Scott Brown, AIA, 29 Water Street, Newburyport, MA 

 John Paulson, P.E., Atlantic Engineering, Georgetown, MA  

 Nicholas J. Cracknell, Keystone Planning & Design, LLC 
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    Figure 1 – State Street Corridor, Newburyport, MA 

Executive Summary 

As shown in Figure 1, 97-99 State Street consists of a four-family structure located at the intersection of 

Garden and State Streets.  According to the survey information, the lot has approximately 4,776 SF of 

land area and 100 feet of frontage on Garden Street.   

This application seeks to request a special permit in order to make minor alterations to the exterior of 

the structure.  Such alterations are designed to complement the historic character of this historically-

significant structure.  Beyond the alterations, this application does not include any proposed new 

construction no proposed increase in the density of the project.   

Approval of the Downtown Overlay District – Special Permit (DOD-SP) will achieve the following 

benefits: 

 The historically significant structure will be restored to its original character and materials.  Vinyl 

and aluminum siding will be removed and the roof will be replaced with shingles that resemble 

slate from the street edge;  

 Streetscape improvements that include brick driveways and cobblestone aprons are proposed 

and a decorate metal fence and formal garden is proposed for the State Street frontage; and, 

 The market value (and thereby, the assessed value) of the structures will be increased with the 

building restoration. 
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In reviewing this application, the first section of this project narrative describes the existing conditions 

on the property.  The second section describes and illustrates the surrounding neighborhood context 

along State and Garden Streets.  The third section discusses the design approach and the proposed site 

and building improvements.  The final section provides a response to the findings and a summary of why 

granting the special permit will support the goals of the City’s Master Plan and Zoning Ordinance. 

Section One – Existing Conditions 

Property Description 

The four-family structure located at 97-99 State Street is listed in the Assessor’s Records as having 4,776 

SF of land area and is identified as Map 14 Lot 42.  As part of 20 properties that surround the property – 

the surrounding neighborhood context - Figure 2 shows the property and its location along the State 

and Garden Street intersection.  The lot has 46 feet of frontage on State Street and 100+/- feet along 

Garden Street.    

 
     Figure 2 – 97-99 State Street (from the north) 
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     Figure 3 – 97-99 State Street in Context 

 

Compliance with the Zoning Ordinance 

Existing Land Use 

The existing use of the property is a four-family residential use (Land Use Code #104).  The units are a 

combination of flats and multi-story units with irregular floor areas within the three-story building. 

Existing Dimensional Controls 

According to the Assessor’s records, the existing four-family structure has a footprint of 2,194+/- SF.   

The front yard setback is 12.7 feet with the sides are 2-4 feet and the rear yard at 25 feet.  Note that 

many of the dimensional requirements of the R-3 Zoning District are currently non-conforming. 
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  Figure 4 – Proposed Site Plan showing the Dimensional Requirements 

 

National Register Historic District 

The Newburyport Historic District encompasses most of the historic downtown area of Newburyport, 
Massachusetts. It is roughly bounded by the Merrimack River, Water Street, State Street, and High 
Street. Covering some 750 acres of land and more than 2,500 contributing buildings, it includes the most 
populous part of the city, and a wide variety of architectural styles, dating from the 17th century to the 
early 20th century.  The district was added to the National Register of Historic Places in 1984.   
 
According to the Survey Form from the Massachusetts Historic Commission, the Atkinson House was 
constructed in 1885.The house is a good example of the Queen Anne style.  Although the detail of the 

http://en.wikipedia.org/wiki/Newburyport,_Massachusetts
http://en.wikipedia.org/wiki/Newburyport,_Massachusetts
http://en.wikipedia.org/wiki/Merrimack_River
http://en.wikipedia.org/wiki/National_Register_of_Historic_Places
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house is simple, several of its features are typically Queen Anne.  The windows vary in style and the use 
of small panes set in wooden sash around a larger pane are common to the style.  The house has 
multiple roofs meeting at right angles. The projecting bays with gable roofs help create the effect of 
turrets which might be used in the high style Queen Anne house design.  Newburyport has quite a few 
homes in this style, built at the end of the nineteenth century. 
 
This house was built in 1885 by a member of the Atkinson family.  In 1883, Benjamin T. Atkinson, a 
shipbuilder, with Atkinson and Fillmore on Currier’s Wharf, sold a piece of land to Charles E. Atkinson.  
By this time, the house has been built.  It could have very well been built for a member of the family.  
The Atkinson’s live on the street, adjacent to Garden Street and in 1920 Eugene Atkinson was living at 97 
State Street. 
 
The Atkinson family has been very prominent in Newburyport. They have had a coal and wood 
dealership, Atkinson Coal Company, on Water Street, for over one hundred years. 
 

   
    Figure 5 - 97-99 State Street (c. 1885) 
 

Section Two - Neighborhood Context 

The surrounding neighborhood context and character of 97-99 State Street is generally defined by the 

20 lots and structures located along State Street and Garden Streets (shown in Figure 6).   
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 Figure 6 – Surrounding Neighborhood Context: 97-99 State Street 

The map shown on Figure 6 also shows the existing streetscape character in the surrounding 

neighborhood.  Being an older urban neighborhood, most structures were built in the nineteenth 

century.  Similarly, most of the lots are generally small with very narrow frontage and nearly every 

structure is non-conforming in terms of the required density and dimensional controls. 

 

Figure 7 – Neighborhood Land Use (House Type) 
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Land Use  
As shown in Figure 8, nearly 60% of the properties within this neighborhood are multi-family residential 

uses and two-family uses represent another 15% of the structures. The remainder, are either 

commercial or non-profit structures.   

Dimensional Characteristics  

Perhaps more than any other dimensional requirement, the lot sizes required under the Ordinance for older 

established neighborhoods are significantly larger than the historic land use pattern of the neighborhood.  

Adoption of larger than average lot sizes was typically a response to a general concern for growth 

management within large undeveloped parcels; especially in the North and West End.  When this large lot 

approach was implemented in the 1950s and 60s, it minimized the city’s risk of rapid growth and negative 

fiscal pressure on providing city services to large lots or under/undeveloped areas of the city.  Although less 

impacting on property rights or infill development, the frontage, lot area and lot width requirements had a 

similar effect as most properties within established neighborhoods – like State and Garden Streets - could 

not meet most of the current dimensional controls listed under the Zoning Ordinance.1   As an example, 

Figure 8 shows that the average lot size for a single family use in this neighborhood is only 3,532 whereas 

the existing zoning requires 8,000 SF.  Additionally, in the R3 District, multifamily lots are required to have at 

least 20,000 SF for the first 4 units.  No lots in the study area met the lot area requirements. 

 

Figure 8 – Average Neighborhood Lot Sizes by Residential Land Use  

Synoptic Survey Information 

In carefully assessing the variety of architectural styles within the surrounding neighborhood, Figure 9 

illustrates the surrounding character of the lots and buildings.  The purpose of the synoptic survey was 

                                                           
1 In fact, no other lots within the surrounding context meet all of the dimensional controls.  Moreover 73 
residential units currently exist where the zoning today would only permit 15 (nearly a 500% increase). 
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two-fold: 1) to better understand the surrounding context; and 2) inform the project design as to the 

important design or dimensional attributes of the neighborhood.  As the photographic inventory 

illustrates there are a wide variety of architectural styles within the neighborhood and the footprints 

and volumes of the houses along State and Garden Streets vary widely.  For example, the architectural 

styles range from Georgian and Federal to Greek revival, Queen Anne and other Victorian-style 

structures.  All but a few of the structures have a wood-sided appearance.  Some of the surrounding 

properties have off-street parking but most residential units use on-street parking available along State 

and Garden Streets. 

 

  Figure 9 – Neighborhood Context: Images and Map of 20 Properties along State and Garden Streets 

 

Section Three – Existing 4-Family Use versus Proposed 3-Family Use 

Reuse and Restoration Plan 

In designing a restoration plan for the existing structure it was determined that reducing the density to 

three units would allow for better utilization of the floor space as well as provide off-street parking for 

all three units.  As shown on Figure 10, the project design seeks to convert the structure to a three-

family use and make minor alterations to the exterior while also restoring the exterior materials and 

finish to c. 1885.      
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  Figure 10 – Proposed Site Plan showing Improvements for 97-99 State Street 

As part of the alterations to the exterior of the building the following table lists the proposed changes:  

Exterior Alterations 

 Building Elevation / Element Existing Condition Proposed Alteration 
1 Front Elevation Vinyl & aluminum siding 

and overgrown 
landscaping 

Add parking space and add 
traditional landscaping. 

2 Right Side Elevation Formal entryway and 
overgrown landscaping 

Relocate stairs, add sky-lites and 
shutters 

3 Left Side Elevation Modified porch and side 
door (c. 1940s) 

Rebuilt porch, add second floor 
deck, add sky-lites and shutters. 

4 Rear Elevation Stairs and landings to rear 
doors. 

Remove stairs and landing, add 
windows and a third floor 
recessed deck. 

5 Roof Worn three-tab asphalt 
shingles 

Replace asphalt roof with GAF 
Slateline shingles 

6 Siding Vinyl and aluminum siding Replace vinyl & aluminum siding 
with wood. 

7 Landscape / Parking Overgrown landscaping, 
inadequate parking area 

Replace landscaping and add 
three off-street parking spaces. 
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The following figures illustrate the proposed alterations to the exterior elevations of the building: 

 
   Figure 11 - Proposed Exterior Alterations to Right Side Elevation 

 
   Figure 12 - Proposed Exterior Alterations to Front Elevation (State Street) 
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   Figure 13 - Proposed Exterior Alterations to Rear Elevation 

 
   Figure 14 - Proposed Exterior Alterations to Left Side Elevation (Garden Street) 
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    Figure 15 - Proposed Railing Detail (both sides) 

 

Proposed Dimensional Controls 

 

The proposed footprint and height of the building is not changing.  The only dimensional change is a 

minimal reduction of open space from 43.24% to 40% (the minimum requirement).  No variances are 

required for this project.  The Zoning Table below shows the existing and proposed dimensions of the lot 

and the building.  
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Section Four – Findings & Summary 

Special Permit - Findings 

As shown on the proposed site plan, no dimensional variances are required for this project.  The existing 

density of four units will be reduced to three and parking will be increased from one to four spaces.  

However, the minor alterations to the exterior of the historic structure require a special permit under 

the Downtown Overlay District (DOD-SP - Section XXVIII).   This project is consistent with the 

surrounding character and will not be detrimental or adverse to the surrounding properties or the 

ordinance as a whole.  The proposed restoration plan is also consistent with the purpose and intent of 

the DOD-SP. 

 
Summary 

The primary purpose of the Zoning Ordinance is to protect the property values and surrounding 

community character as well as remove nonconforming structures and uses.  We believe that approval 

of this application will support that purpose.  Compared to nearly all lots within the surrounding 

neighborhood, the proposed project design is consistent with the other building and lots in the 

surrounding neighborhood and the R3 District as a whole.  Additionally, restoration of the exterior of 

this historically significant structure is consistent with the goals and objectives of the DOD-SP and 

reduction of the density to three units will reduce future parking demand within this densely developed 

neighborhood. 

In summary, the proposed alterations are minor in nature and significantly improve the form and 

function of the building.  Restoration of the exterior will significantly improve marketability of this 

project but also the surrounding property values.  As a result, approval of the special permit would not 

equate a special privilege to the applicant or be inconsistent with what would be considered for other 

historic properties within the R-3 Zoning District.  The facts relied upon in this application support a 

finding from the Planning Board that the relief sought will be desirable and, using the criteria listed in 

the Ordinance, we believe the Planning Board may grant this special permit to support the proposed 

plan without any detriment to the public good, the surrounding character of the neighborhood, or the 

Zoning Ordinance. 

We look forward to presenting our application at your next available public meeting. 

Respectfully, 

 
 
 

________________________          
Mark Wojcicki, Wojcicki Development, LLC        
 
Cc:   John Paulson, Atlantic Engineering, P.E. Civil Engineer 

Scott M. Brown, AIA, Scott M. Brown Architects, Newburyport, MA 
 Nicholas J. Cracknell, Keystone Planning and Design, LLC 
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EXHIBIT 1 – ASSESSOR’S CARD 
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EXHIBIT 2 – EXISTING CONDITIONS 
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EXHIBIT 3 – ZONING 
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EXHIBIT 4 – SYNOPTIC SURVEY INFORMATION 
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EXHIBIT 5 – PROPOSED SITE PLAN  
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EXHIBIT 6 – ELEVATIONS OF EXTERIOR ALTERATIONS  
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EXHIBIT 7 – LANDSCAPE PLAN (DRAFT)   
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EXHIBIT 8 – ZONING DENIAL REQUEST FORM 
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EXHIBIT 9 – HISTORIC SURVEY FORMS 
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