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established frontyard setback of the two abutting lots are averaged and less than the required frontyard setback. 
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PROJECT NARRATIVE 

Introduction  

Located at 32 Union Street, the subject property of this application (the “Property”) is owned by John 

Gorman from Gorman Homes, LLC.  The Property is a through lot with frontage on both Beacon Ave. and 

Union Street.  The Property was historically used as part of the Newburyport Gas & Electric Company 

and later the Massachusetts Electric Company.  As shown in Figures 1 and 2, the Property is currently a 

vacant property with no improvements.  According to a recent survey of the property, the lot has 27,750 

SF in land area with 110 feet of frontage on Union Street and 30 feet of frontage on Beacon Ave.       

This application seeks to subdivide the Property into two separate single family house lots using a 

Special Permit for a private driveway or “court” design.  The existing frontage on Beacon Ave. would 

provide access to Lot 1 using a court while the frontage along Union Street would provide access to Lot 

2.  The court, which will be owned and maintained exclusively by Lot 1 is proposed to be 4,570 SF and 

Lot 1 is proposed to be 10,472 SF. Lot 2 is proposed to be 12,708 SF.  The single family houses on each 

lot will conform to all dimensional requirements for the R2 Zoning District.        

As presented in this narrative, we believe that the proposed subdivision design is consistent with the 

scale, density, and overall character of the surrounding lots, uses, and structures.  Moreover, it is 

supported by a wide variety of on- and off-site improvements requested by the surrounding property 

owners.  Due to the special conditions and circumstances that affect this lot - its unusual shape, extensive 

lot size, and access on two separate public streets - we believe the findings criteria for the special permit 

can be met and the requested waiver for the turn-around area on the court can be granted without any 

adverse impact on the abutting properties or the zoning ordinance.  In fact, our analysis presented in this 

narrative makes a clear case that approval of a special permit for a court plan without the waiver, while 

fully meeting the performance standards of the Ordinance, would result in the loss of several of the public 

benefits desired by the surrounding neighborhood.  As such, we believe that approval of the special 

permit for this property will facilitate a better fit, higher-value, and better-quality outcome for the 

property and the surrounding neighborhood.   
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   Figure 1 –Map showing the Property along Beacon Ave. and Union Street  

 

32 Union Street 

Perkins Park 
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Background 

This project narrative seeks to provide the background information needed to support granting the 

special permit for a court-designed subdivision that provides frontage for Lot 1.  In an effort to make the 

building and site design be more consistent with the density, scale, and design character of the 

surrounding neighborhood properties we have incorporated a wide variety of survey data on the 

neighborhood character as well as direct input from the abutting property owners.   
 
The first section of this narrative describes the existing conditions on 32 Union Street (the “Property”).  

The second section describes the surrounding neighborhood context along Union Street and Beacon 

Ave.2   The third section discusses a typical as-of-right redevelopment option as well as examining the 

benefits of the special permit court-designed subdivision plan; both with and without a waiver for the 

turn-around easement area.  This section also includes an assessment of how the preferred subdivision 

plan represents the highest level of benefit to the city, the direct abutters, and the surrounding 

neighborhood.  The final section addresses the findings required under the special permit as well as a 

summary of how granting the special permit will not be detrimental to the neighborhood, the R2 Zoning 

District, or the Zoning Ordinance as a whole.  In fact, we would argue that issuance of the special permit 

is consistent with the recently adopted Master Plan and good land use practices for infill development 

within densely developed neighborhoods.  Finally, a draft list of suggested stipulations is proposed.  

Such stipulations are intended to support commitments to the abutting property owners and assurance 

to the city that all proposed design elements presented with this application are honored and fully 

implemented during the construction phase of the project. 

                                                           
2 Understanding the surrounding neighborhood context was a key component to the proposed building and site design.  
In particular, the scale, density and general character of the lots and structures were carefully assessed and key design 
components were integrated into the preferred subdivision plan.  As a result, a relatively low-profile and traditional, 
arts and craft house design was chosen to be consistent and proportional with both the size of the lots and the 
character of the surrounding structures.  
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Section One – Existing Conditions 

 
     Figure 2 – The Existing Conditions at the Property (Looking Northeast from 32 Union Street) 

 
      Figure 3 – Aerial view of the Property in Context with the Neighborhood, MEC Parcel and Perkins Park  

Figure 3 shows the shape and frontage of the property along Beacon Ave. and Union Street.  Historically, 

Figure 4 shows the prior use of the property by the Newburyport Gas & Electric Company which 

operated a Manufactured Gas Plant (MGP) in the early 20th century.  Figure 4 also shows the land use 
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pattern of the surrounding neighborhood in the 1950s.  At that time, the industrial use was being 

decommissioned and it likely had an adverse impact on the value of the surrounding properties.  Figure 

4 shows the location and dimensions of the former buildings associated with the Newburyport Gas & 

Electric Company.  Although no industrial production was performed on the property, the primary 

storage tanks were located on 32 Union Street. 

 

 
Figure 4 – Former Land Use Pattern showing the former Newburyport Gas & Electric Company (c. 1950s) 

 
As part of a larger site assessment and remediation project for the former MGP, in September 2004, GEI 

Consultants – Licensed Site Professionals - were retained by National Grid on behalf of the 

Massachusetts Electric Company to undertake an environmental site assessment of the Property (see 

Exhibit 13).  Associated with the former MGP, the contamination identified on the Property was limited 

to polycyclic aromatic hydrocarbons (PAHs) and metals in shallow soil, and cyanide in groundwater.  The 

report states that contaminant concentrations greater than Method 1 S-1 standards were limited to soil 

at depths from the ground surface to a depth of approximately 2 feet in a relatively small portion of the 

Property.  

As part of the remediation, the contaminated soil was excavated as part of Phase IV activities in April 

and May 2011.  Analytical results for soil samples collected after excavation was completed were below 

32 Union Street 

Formerly Newburyport Gas 

& Electric Co. 
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the Method 1 S-1 standards.  The Method 1 S-1 standards are the Massachusetts Contingency Plan 

(MCP) thresholds for unrestricted uses of a property, including residential use.  A Method 1 Human 

Health Risk Characterization was conducted for the 32 Union Street portion of the Site.  The Risk 

Characterization concluded that a condition of No Significant Risk (NSR) exists for future residents, utility 

workers, construction workers, and all other potential receptors based on potential exposure to soil and 

groundwater.   An Activity and Use Limitation (AUL) is not required to maintain a condition of NSR.3 

Compliance with the Zoning Ordinance 

Existing Land Use 

The current use of the Property is an undeveloped vacant parcel.  The Property has an existing paved 

driveway from Beacon Ave. along the Perkin Park Playground.  A chain-link fence is currently located 

along the perimeter of the property abutting Beacon Ave. and Perkins Park and an open, split-rail fence 

is located along the MEC parcel to the southeast.  No fencing is present along Union Street. 

 
    Figure 5 – Existing Conditions on the Property Showing the Southeastern Property Line 

 

Existing Dimensional Controls & Non-Conformities 

Table 1 shows the Property is 27,750 SF in area with 113 feet of frontage along Union Street.  

Additionally, the Property has 30 feet of frontage along Beacon Avenue that provided vehicular access 

to the storage tanks of the former MGP site (see Figure 6).  The Property is conforming to all the 

dimensional requirements of the Zoning Ordinance for a single family use.  Additionally, the property is 

large enough to subdivide using a court-design subdivision off of Beacon Ave. 

  

                                                           
3 Despite the property presenting as a NSR for residential purposes no basements are proposed within the 
subdivision and a vapor barrier system will be located under the slab as a preventative measure. 
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Table 1 –Existing Conditions and Dimensional Requirements of the Zoning Ordinance.  

Dimensional Controls: 
R-2 Zoning District 

R-2 Zoning: 
Single-Family Use 

32 Union Street: 
Vacant  

Minimum Lot Size 10,000 SF 27,750 +/- SF 

Minimum Frontage 90 Feet 113 Feet 

Minimum Front Yard Setback 25 Feet  NA 

Minimum Side Yard Setback 10 Feet NA 

Minimum Rear yard Setback 25 Feet NA 

Maximum Lot Coverage 25% 0 %  

Minimum Open Space 40% 100 %  

Maximum Height 35 Feet NA 

Minimum Lot Width 67.5 Feet 113 Feet 

 
    Figure 6 – Existing Conditions on the Property Showing the Access Driveway from Beacon Ave. 

As shown in Figure 7, due to its former industrial use as part of the MGP, the Property is considerably 

larger than the surrounding residential properties.  In contrast, nearly all of the residential properties 

within the surrounding context do not meet the minimum frontage, area, or frontyard setback 

requirements and most also have at least one non-conforming sideyard setback.  Notably, this is largely 

due to the fact that most structures were built prior to the adoption of zoning and many newer 

structures were built prior to adoption of the current frontage and larger lot area requirements. 

 

Streetscape & Infrastructure 

Beacon Ave. is characterized as a two-way street with 26 feet of pavement within a 40 foot right-of-way.  

As shown on Figure 8, the narrow right-of-way forced the sidewalks on both sides to hug the curb line 

with no street trees or a turf belt.  Union Street is a one-way street within a right-of-way width of just 30 
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feet and a pavement width of 18 feet with a sidewalk only to the entrance of 30 Union Street and on the 

north side of the street.  Both streets have sufficient space to support on-street parking.      

 
   Figure 7 – Neighborhood Context for 32 Union Street (MIMAP)  

32 Union Street 
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      Figure 8 – Existing Streetscape at the Property along Beacon Ave. and Union Street 

    

 
      Figure 9 – View across the Property of the Streetscape along Lower Union Street. 

  

  

Beacon Ave. Union Street 
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Section Two - Neighborhood Context 

The surrounding neighborhood context of the Property is generally defined by the 16 lots and structures 

shown in Figure 10.     

 
  Figure 10 – Surrounding Neighborhood Context for the Property. 

Neighborhood Context  

Most of the single family homes along Beacon Ave. and Union Street are relatively modest in size with an 

average gross floor area of 3,674 SF +/- with an average gross living area of 1,967 SF +/-.  Lots average 6,072 

SF with an average street frontage of 80 feet.  Structures range from 1 ½ stories to 2 ½ stories in height and 

all have pitched roofs, double-hung windows, and a wood-sided appearance. 

 

Due to increases in the lot area and frontage requirements in the 1970s all of the single family house lots in 

the surrounding neighborhood are non-conforming for lot area and 75% have non-conforming frontage.  

However, such non-conformities are quite typical in the South End due to the historic land use pattern of its 

densely-developed neighborhoods originally laid out in the eighteenth and early nineteenth centuries.     

 

Synoptic Survey Information 

In order to better understand the defining characteristics of the buildings, structures, and other site 

elements within the surrounding neighborhood we surveyed each of the 16 lots shown on Figure 10.  

Exhibit 11 shows a summary of the survey map and data sheet.  Over twenty-five (25) building and site 

elements such as the size, style, age, and condition of the structures as well as a variety of architectural 
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details like projections, roof forms, siding, and trim materials was collected and evaluated.  Site 

elements such as fences, street trees, sidewalks, driveways, and parking were also tabulated to 

understand the general character site design within the neighborhood.  

As shown in Figure 11, the architectural styles of the structures in the surrounding neighborhood range 

from antique colonial and cape-cod designs to Georgian, Victorian, and a more recent contemporary-

style structure. With no predominant architectural style, Figure 12 illustrates the wide variety of 

architectural styles within the surrounding neighborhood.  Unlike most South End neighborhoods this 

may have been related by proximity to the former industrial use of the Property (which included most of 

Perkins Park).  Once the industrial use was discontinued, considerable infill housing developed along 

Beacon Ave. in the 1950s and 60s. 

 

Figure 11 – Architectural Styles in the Surrounding Neighborhood. 

                   

Figure 12 – Typical 1 ½ Story Structures in the Surrounding Neighborhood 

Figures 12 show typical 1 ½ story houses in the neighborhood.  Figure 13 shows 2 story structures and 

Figure 14 shows typical 2 ½ story structures while Figure 15 shows some of the larger 2 ½ story 
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structures.  All of the structures have a wood-sided appearance with pitched roofs and most have a brick 

chimney(s) and double-hung, divided-light windows. 

       

Figure 13 – Typical 2 Story Structures in the Surrounding Neighborhood 

       

Figure 14 – Typical 2 ½ Story Structures in the Surrounding Neighborhood 

          

 Figure 15 – Larger 2 ½ Structures in the Surrounding Neighborhood 
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Land Use  

As shown in Figure 16, 95% of the structures in the surrounding neighborhood are single-family uses 

with only one three-family structure located directly abutting the Property.4   The Property as well as the 

abutting Perkins Park and the MEC land are shown as vacant. 

 

 
Figure 16 – Neighborhood Land Use (Housing Type) 

 

Dimensional Characteristics  

Figure 17 shows the land use pattern of the surrounding neighborhood and illustrates the relatively 

uniform frontyard setback of the principal structures along the street edge.  This so-called “build-to” line 

shows most principal structures along the south side of Beacon Ave. are located within 12 feet from the 

edge of the right-of-way.5  Along the west side of Union Street the established frontyard setback is 5 

feet.     

                                                           
4 7 Beacon was previously a two-family use. 
5 Section VI.G allows any new principal structures on this side of Beacon Ave. to use this established frontyard 
setback versus the 25 feet required under the Ordinance. The established frontyard setback was adopted by the 
City to encourage new infill buildings to be located along the street edge and prevent the gap-tooth effect. 
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    Figure 17 – Neighborhood Context showing Build-To Lines on Beacon Ave. and Union Street 
 

Figure 18 shows that over two-thirds (67%) of the lots in the surrounding context are undersized with a 

non-conforming lot area.  Consistent with most lots in the R-2 District, all (100%) of the single-family 

properties within the surrounding neighborhood have a non-conforming lot area.   
 

 
  Figure 18 – Neighborhood Lot Sizes (Large parcels includes only vacant parcels) 
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The average lot size in the surrounding neighborhood is 6,092 SF whereas the zoning requires 10,000 SF 

in the R2 District.  Similarly, 75% of the single family houses are non-conforming for frontage with an 

average frontage of 80 feet whereas 90 feet is required under the Zoning Ordinance.   

When examining the size of the existing principal structures, Figure 19 shows that nearly two-thirds 

have more than 3,000 SF of gross living area and have footprints of more than 1,000 SF.  The average 

building volume in gross floor area within the surrounding neighborhood is 3,718 SF.  The average 

footprint is 1,417 SF. 

 
 

Figure 19 – Neighborhood Building Volumes (GFA) 

 

 
Figure 20 – Neighborhood Building Heights (Number of Stories) 
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Figure 20 shows that nearly two-thirds of the lots within the surround neighborhood have building 

heights of 2 ½ stories with pitched roofs and an average ridge height of approximately 29 feet.  

Compared to older neighborhoods in the South End, the ratio of building coverage, volume, and building 

height to the lot area is fairly typical.  

To assess the historical significance of the structures within the surrounding neighborhood we examined 

the age of the existing structures using the City’s tax records.  Figure 21 shows that all but 4 of the 16 

structures in the surrounding neighborhood were built before the mid-twentieth century.  Notably, the 

Welch Residence on Goodwin Ave. is estimated to be an antique colonial c. 1780; probably the oldest 

house in the surrounding neighborhood.  

  

Figure 21 – Historical Significance / Age of Houses in the Surrounding Neighborhood 

 

Character Defining Elements 

Factors such as building orientation, roof forms, yard types, building projections, window patterns, and 

other architectural design details like chimneys, foundations, porches, steps, and stairs are all 

important to survey in order to understand and identify the character-defining elements in this 

neighborhood.  The following summarizes some of the character-defining features of the surrounding 

structures and properties. 

Figure 22 shows that nearly two-thirds of all structures in the neighborhood have a pitched gable roof 

that faces the side yard with the long edge of the roof facing the street.   A side facing gable roof is 

usually representative to lots with wider frontages.   
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Figure 22 – Neighborhood Building Orientation to the Street 

Given the relatively low height of many of the structures with a side facing gable it creates a streetscape 

pattern where the roof surfaces are a more prominent, character-defining feature of the neighborhood.  

Note that nearly all the roofs are surfaced with asphalt shingles.   

Figure 23 shows the wide array of garage styles while Figure 24 shows the open space associated with 

Perkins Park; a character-defining property in this neighborhood.  

      
Figure 23 – Two- and Three-Car Attached and Detached Garages 

        
Figure 24 – Perkins Park Playground, Ballfield, and MEC Park 

 

Figures 25 shows typical wood fencing and walls along the front property line while Figure 26 shows other edge 

treatments such as walls and shallow garden beds within the frontyard setback. 
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Figure 25 – Neighborhood Fencing 

    
Figure 26 – Neighborhood Walls 

Accordingly to the survey data, nearly 75% of the structures in the neighborhood have brick chimneys and 

most have roof or wall projections such as dormers, bays, porticos, or roof decks.  When well-proportioned 

with the principal structure, these projections add rhythm and interest to the structure and they help to 

break up the massing of the structure; especially where the sloping roof surface faces the street.  Figure 27 

shows that nearly 50% of the lots in the neighborhood have either a detached or attached single- or two-

car garage.  Note that 30 Union Street has a three-car garage.  Moreover, most lots without garages have 

sufficient off-street parking areas to support at least two vehicles. 

  
 Figure 27 – Neighborhood Parking and Garage Types 
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Section Three – Neighborhood Design Goals and Objectives, & Court / Special 

Permit Development Options  

Neighborhood Goals and Objectives 

 
    Figure 28 – Neighborhood Design Goals & Objectives 

As part of our design process we evaluated three main redevelopment options after reviewing the 

neighborhood goals and objectives for development on the Property.6  As shown in Figure 28, most of 

the goals are mutual while others, like the full protection of the view corridors, are challenging to 

mitigate without adversely impacting others.  Importantly, Figure 28 shows where the two houses 

would be best located to best meet the neighborhood goals and objectives. 

 

1. As-of-Right Development Plan – Large Single-Family Use 

At 27,748 +/- SF, the property fully conforms to the dimensional requirements for a single-family use 

under the Zoning Ordinance.  A so-called “as-of-right” development option would result in a large single-

family structure likely being located toward the middle of the Property.7  Access would either be from 

                                                           
6 These goals and objectives come from review of the material submitted and presented to the Planning Board by 
neighbors and Attorney Roelofs as well as subsequent conversations with Mr. Roelofs and all the direct abutters. 
7 In 2015, the so-called “Anderson Residence” was designed as a large single family house with two driveways and 

garage parking for 4-5 vehicles.  The placement, footprint, setback, parking and driveways are inconsistent with 

many of the neighborhood goals. 
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Union Street or Beacon Ave. (or both as the Anderson Plan shows).  Figure 29 illustrates this so-called as-

of-right scenario.  As shown, this approach would likely result in a significant adverse impact to the view 

of Plum Island and the Merrimack River from the abutting structure at 7 Beacon Ave.  Additionally, this 

approach offers no formal opportunity for protecting the existing evergreen trees along Union Ave. and 

Perkins Park as well as insuring that an appropriate fencing replaces the existing 6 foot chain-link fence 

located along two-sides of the Property.  Mitigating headlight glare and providing adequate landscape 

edge treatments are also not guaranteed under this type of approval to respect the neighborhood goals 

for the property.  Moreover, this type of approval also provides no formal opportunity to develop 

neighborhood-supported improvements such as driveway or sidewalk improvements or ensure the 

proposed structure is complementary and adds value to the architectural style and character of the 

surrounding neighborhood. 

 
     Figure 29 – As-of-Right, Large Single Family House Development Plan (the “Anderson Plan”) 

 
2. Special Permit Court Development – Two Single Family House Lots with No Waivers 

Under Section XXIII of the Zoning Ordinance, a special permit could be approved for a subdivision with a 

court design with access from Beacon Ave.  Such design would allow up to two lots to access and use the 

court for frontage within a dedicated right-of-way at least 30 feet wide.  Importantly, in order to prevent 

the backing of large vehicles into the public way, the court would be required to provide either a cul-de-

sac or t-type/ hammerhead turnaround area for an emergency vehicle.  The court would also have a 

dedicated right-of-way and be owned and maintained by both lot owners as a shared driveway.  
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Although a court cannot be dedicated as a public way is can provide frontage.  Figure 30 shows a fully 

compliant special permit – court development plan including the required turnaround area. 8  

 
     Figure 30 – As-of-Right Court Subdivision Plan with 2 Lots on a Court without a Turn-Around Waiver 

 

This approach, while providing for two, independent single family house lots, would result in added 

pavement on the Property and would adversely impact many of the neighborhood goals.  Figure 31 

shows how the view corridors are significantly reduced and, due to the lot shape changed associated 

with the turn-around area, the evergreen trees along Union Street likely need to be removed.  Given the 

setback requirements for the proposed court right of way, the existing view corridor between 7 Beacon 

Ave. and 30 Union Street would be diminished to less than 50 feet in width.9  In summary, although a 

fully compliant two-lot, special permit development plan would provide the owner with two single 

family house lots, it does not fully achieve the goals of the neighborhood.   

 

 

 

                                                           
8 See Exhibit 8 for a larger version of this plan. 
9 It is notable to acknowledge that Lot 2 could be subdivided under a one-lot ANR Plan.  Clearly suboptimal, this 
approach would significantly reduce the opportunities for preservation of the existing evergreen trees along Union 
Street as well as protect the existing view corridors to Plum Island and the Atlantic Ocean.     
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      Figure 31 – Conflicts to the Neighborhood Goals of a Court Subdivision Plant with a Turn-Around Area  

 

3. Proposed Court Subdivision Plan – Two Single-Family House Lots on a Court with Minor Waiver 

In contrast to the fully compliant court subdivision plan shown above, Figure 32 shows a modified 

building and subdivision plan that provides for two single family house lots accessed with individual 

private driveways.  Lot 1 is proposed to be 10,472 SF and have frontage on a 4,570 SF court off of Beacon 

Ave.   Lot 1 would support a 2 ½ story, traditionally-designed, single family structure with a three-car 

garage.10  The single family structure is proposed to have a footprint of 2,432 SF and be 28.2 feet in 

height.11  The existing asphalt driveway will be replaced with a chip-seal, stone surface.12  The existing 

chain-link fencing will be replaced with black metal along Perkins Park and the abutting property line to 7 

Beacon Ave. and a six (6) foot wood fence is proposed along the Beacon Ave. property line (see Exhibit 

12).   

 

 

                                                           
10 Note that both structures will not have basements due to relatively high groundwater table so it’s anticipated 
that one garage bay will be used primarily for storage. 
11 This is the height measured under the definition used for zoning purposes.  The zoning measurement is between 
the average grade around the structure to the mid-point of a sloped roof.  In contrast, the height of the roof ridge 
on Lot 1, measured from the finished grade to the ridge, is proposed to be nearly 34.9 feet. 
12 Chip-seal is a pavement surface treatment that combines one or more layer(s) of asphalt with one or more 
layer(s) of fine aggregate or stone on the surface course. Chip-seals are typically used on rural roads or driveways 
carrying lower traffic volumes. 
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    Figure 32 – Proposed Court Subdivision Plan showing Two Lots with a Turn-Around Waiver. 

 

The proposed court subdivision plan includes a minor waiver to permit the required emergency vehicle 

turn-around area to be included within an easement area on Lot 1.  Importantly, this has no impact on 

the ability for emergency vehicles to turn-around within the site.  As such, this waiver would not only 

avoid many of the setback issues associated with the fully compliant plan shown in Figure 29 but it’s also 

appropriate given the proposed court will exclusively be used, owned, and maintained by the owner of 

Lot 1 whereas Lot 2 will exclusively use Union Street for access.  Notably, the proposed court also 

provides Lot 1 the 90 feet of frontage as required under the R2 Zoning District. 

 

On the proposed court subdivision plan Lot 2 is shown as 12,708 SF with a two-story, single family house 

lot with frontage on Union Street (see rendering in Figure 33).  The single family structure is proposed to 

have a footprint of 2,702 SF and be 24.5 feet in height.13  The proposed new driveway will be located at 

the northwest corner of the lot and have a stone, chip-seal surface and be edged with granite.  The 

existing chain-link fencing along 30 Union Street will be replaced with a wood panel fence and a 

decorative wood fence will be installed along the front property line (both as shown in Exhibit 12).  The 

                                                           
13 Note that the height of the roof ridge, measured from the finished grade to the ridge, is proposed to be 30 feet. 
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existing five (5) evergreen trees will be preserved and protected during construction and shall remain 

after construction.  

 
        Figure 33 - Proposed Two-Story, Single Family House along Union Street (Lot 2) 

Proposed Development Plan in Context 

Figure 34 shows the buildings in context from Flat Iron Point with the other existing structures and lots in 

the surrounding neighborhood.  

 
     Figure 34 – Proposed Subdivision Plan Showing the Protected View Corridors from Flat Iron Point 
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The proposed building and site improvements for the entire Property are consistent in design with the 

typical building placement, height, volume, and massing of the existing structures in the surrounding 

neighborhood.  Figure 35 shows the proposed subdivision plan in context with the surrounding 

properties.  Note that the proposed houses are consistent with the footprint and massing associated 

with the opposing houses on Union Street.    

 
    Figure 35 – Proposed Subdivision Plan in Context with the Surrounding Neighborhood 

 

In order to evaluate the impact of the proposed subdivision plan on the neighborhood goals, Figure 36 

shows how the proposed houses have been strategically located to minimize view impacts to the 

abutting properties.  Additionally, all of the existing evergreen trees along Union Street are protected 

and preserved.  This plan also reduces the traffic impacts to Beacon Ave. by separating the access 

driveways and providing frontage and access to Lot 2 off of Union Street.  Although the court right of 

way does not formally include the turn-around area an easement area will be provided on Lot 1.  Within 

the easement area no parking will be permitted.  The ownership and maintenance of the court will 

reside exclusively with Lot 1. 
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    Figure 36 – Proposed Subdivision Plan Showing Consistency with the Neighborhood Goals 

Important to strengthening the architectural fabric of the immediate neighborhood and take advantage of 

the sweeping views to Plum Island and the Atlantic Ocean, Figures 37-40 show an Arts and Craft style house 

design that employs traditional materials such as wood siding, SDL, double-hung windows, solid wood 

doors, period lighting, stone or brick chimneys and exposed foundations, granite steps, and brick walkways.   

 

 Figure 37 – Rear Elevation (looking south) of the Proposed Single Family House on Lot 1 off Beacon Ave.  
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 Figure 38 – Side Elevation (looking east) of the Proposed Single Family House on Lot 1 off Beacon Ave.  

        
Figure 39 – Side Elevation (looking south) of the Proposed Single Family House on Lot 2 off Union Street  

 

 
Figure 40 – Front Elevation (looking west) of the Proposed Single Family House on Lot 2 off Union Street  
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Section Four – Special Conditions, Findings, Public Benefits, & Stipulations 
 

Approval of the proposed subdivision plan requires a special permit with a minor waiver to allow the 

required turn-around area within an easement area on Lot 1.  Table 2 shows that both proposed lots on 

the subdivision plan meet the dimensional requirements of the R2 Zoning District.  Note that Section 

VI.G. of the Zoning Ordinance supports using the established frontyard setback of 12 feet and Section 

VI.F. permits the rearyard setback to be reduced to a minimum of 10 feet. 

 

Table 2 – Zoning Analysis for the Proposed Subdivision Plan14 

 
Special Conditions and Uniqueness of the Lot 

When we consider the irregular shape and soil conditions of this lot the requested special permit for the 

court subdivision plan can be supported without any derivation or harm to the spirit or intent of the 

Zoning Ordinance.    The unique shape, size, multiple access points, and prior use of the Property as an 

MGP site is unique compared to other properties within the surrounding neighborhood.   

 

Purposes of the Zoning Ordinance 

The proposed subdivision plan is consistent with the following purposes of the Zoning Ordinance: 

1. Promote the health, safety, convenience and general welfare of the inhabitants of the City of 
Newburyport through thoughtful land use planning and design that both respects and supports 
the existing neighborhood quality and character. 

2. To conserve the value of property, with due consideration for the character of the zones and 
their peculiar suitability for particular uses by proposing a high-quality house design. 

3. To lessen congestion in the streets by providing access from two different streets. 
4. To secure safety from fire, flood, panic, and other dangers by meeting the intent of the design 

requirements of a court. 

                                                           
14 Section VI.F. of the Zoning Ordinance allows for a reduction in the rear yard setback to 10 feet where the 
property abuts a public park or open space. Section VI.G. allows for a reduced frontyard setback where the 
established frontyard setback of the two abutting lots are averaged and less than the required frontyard setback. 
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5. To provide adequate light and air by meeting all the required dimensional controls of the R2 
Zoning District. 

6. To prevent overcrowding of land and to avoid undue concentration of population by regulating 
the height, number of stories and size of buildings and other structures, the percentage of the 
area of the lot that may be occupied, the size of the yards, courts, and other open spaces by 
meeting and exceeding all dimensional requirements in the R2 Zoning District. 

7. To control the density of population by regulating the location and use of buildings, structures 
and land for trade, industry, residence or other purposes; and the height, size and location of 
these uses within the limits of the City of Newburyport by meeting the use regulations and 
exceeding all dimensional requirements in the R2 Zoning District. 

 

Special Permit Findings 

The proposed subdivision plan meets the following findings required for approval of a Special Permit: 

1. The proposed use (single-family #101) is an allowed use under the Table of Use Regulations and a 

Court servicing up to two lots is permitted under Section XXIII. 

2. The requested use is essential or desirable as two well-designed, single family structures with the 

proposed public benefits would be located on the property with stipulations for construction 

management and quality assurance.   

3. The proposed single family use and the proposed court will not create undue traffic congestion or 

impair pedestrian safety.  Additionally, the proposed landscape plan includes screening for 

headlight glare to the abutting properties. 

4. The requested use will not impair the city infrastructure or services.  In fact, the proposed sidewalk 

replacement along Union Street and Beacon Ave. will enhance pedestrian safety, circulation, and 

improve the quality of the neighborhood streetscape and associated property values. 

5. The spirit and intent of the design standards of a court have been met. 

6. The building and site design of the proposed project will improve the integrity, quality, character, 

and market value of the surrounding neighborhood and not be detrimental to the health and safety 

of the public. 

7. The proposed use will not cause an excess of the use within the surrounding neighborhood as the 

current housing types within the neighborhood are predominantly single-family uses and the 

proposed lots are more than twice the average lot size and fully comply with the dimensional 

requirements of the R2 Zoning District.   

8. The proposed use is in harmony with the purpose and intent of the Zoning Ordinance in that the 

proposed density, building volume and design is consistent with the surrounding neighborhood. 

9. The proposed use will not cause any environmental hazard or nuisance. 
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Public Benefits 

In accordance with the neighborhood goals the proposed subdivision plan proposes significant 

streetscape improvements and on- and off-site improvements.  Shown on Figure 41, the twelve main 

public benefits are as follows: 

1. Brick Sidewalk along 33-35 Union Street. 

2. Brick Sidewalk and Granite Aprons along Union Street. 

3. Brick Sidewalk and Granite Aprons along Beacon Ave. 

4. Arborvitae Hedge Protection along Perkins Park Playground 

5. Landscape Hedge and Fence along the MEC Park 

6. Wood Fence along Beacon Ave. 

7. Shade Tree Protection along Beacon Ave. 

8. Evergreen Tree Protection along Union Street 

9. 58+/- Foot View Easement for 7 Beacon Ave. 

10. 25 Foot View Easement for 30 Union Street 

11. Landscape Screen for 33 Union Street 

12. Chip-Seal Stone Driveways 

 

 
 

Figure 41 – Public Benefits shown on the Proposed Subdivision Plan  
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Preliminary Stipulations for Consideration 

Consistent with the Special Permit Conditions outlined in Section X-H, we have employed a collaborative 
approach to the final building and site design.  As such, we have discussed a wide array of on- and off-site 
improvements and public benefits with the abutting property owners.   In order to provide clarity and 
assurance of our commitments we propose the following stipulations as part of this application:    

 
Prior to Issuance of Building Permit: 

1. The special permit (with exhibits) shall be recorded at the Registry of Deeds against the existing 
parcel prior to the two lots being created, and a note reference to the special permit on the 
Definitive Subdivision Plan shall be used in connection with creating the two lots and the deeds for 
both lots shall reference the recorded special permit – binding and running with both lots. 

2. A restrictive covenant shall be recorded at the Registry of Deeds to the benefit of the City and 

directly abutting property owners that (1) restricts the use of the principal structures on Lot 1 and 

Lot 2 to a single-family use, (2) requires preservation (during and after construction) of the existing 

five evergreen trees along Union Street and, to the extent feasible, the hedges along Perkins 

Playground, and (3) prohibits any future upward extension of the garage structures. 

3. The final construction drawings associated with a Building Permit(s) for the proposed single-family 

structures on Lot 1 and Lot 2 shall conform to the elevations labelled “Proposed Elevations”, for 

‘Proposed New Residence: Lot No.1’, prepared by Scott Brown, AIA, dated 12-6-17 and the proposed 

setbacks and footprints shown on the “Definitive Subdivision Plan of Land” showing ‘proposed 

subdivision at 32 Union Street, Newburyport, MA’, prepared for Gorman Home, LLC by Millennium 

Engineering, Inc., dated 1-3-18.  The Registered Design Professional for the project shall certify such 

conformance with a written affidavit that shall be submitted to the Planning  Department; 

4. All five (5) of the existing evergreen trees shown located directly along the Union Street frontage of 

Lot 2 shall be preserved and they shall be protected during construction with a hurricane fence 

located along the drip line.  Such fencing shall be installed prior to commencement of the pre-

construction meeting; 

5. A view easement to the benefit of 7 Beacon Ave. shall be recorded at the Registry of Deeds that 

permanently protects the 58 foot +/- view corridor on both lots from #7 Beacon Ave., between the 

two proposed houses, southerly to Plum Island.  Such easement area shall be shown on the 

recorded Definitive Subdivision Plan and, except for (1) fences or vegetation less than 5 feet in 

height from grade, (2) in-ground pools, (3) accessory structures less than 100 SF in size and 10 feet 

in height, or (4) a single shade or evergreen tree planted within 15 feet of the proposed single family 

house on Lot 2 (as shown on the revised Landscape Plan dated 1-3-18 and subject to approval of the 

easement holder), no other trees or permanent structures shall be permitted within the recorded 

view easement area; 

6. A detailed Construction Management Plan (CMP) shall be submitted to the Planning Department 

and a copy shall be posted on the property during construction. The plan shall be used to coordinate 

contractors and provide a primary point-of-contact, manage on- and off-street parking for the 

general- and sub-contractors, any sidewalk closures, construction sequencing, and ensure the hours 

of operations for construction adhere to all applicable city ordinances. All dumpsters and portable 

toilets shall be located on-site during construction and be located toward the southeastern corner of 

the Lot 1.  The CMP shall be provided to the abutting property owners and the Planning Department 
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at least ten (10) business days prior to the pre-construction meeting. The meeting shall be 

scheduled by the Planning Department and all direct abutters shall be provided written notification 

of the meeting at least ten (10) business days in advance of the pre-construction meeting; and   

7. If feasible, the CMP shall require construction of Lots 1 and 2 simultaneously so as to constrict the 

overall construction time period and associated neighborhood disturbance. 

 
Prior to Issuance of an Occupancy Permit: 

1. The on-site improvements shall be completed as follows: 

a. Both proposed lots shall be landscaped in accordance with the submitted landscape plan titled 

“Landscape Concept - Planting Plan”, sheets 4 to 7, prepared by Howard Snyder, ALA, dated 1-

3-18.  The registered Landscape Architect shall, prior to issuance of an occupancy permit, 

certify with a written affidavit that the landscaping has been installed in adherence to the 

approved landscape plan. Note that a surety bond or other performance guarantee shall be 

provided to the City for instances where the landscaping is incomplete due to weather 

conditions at the time of occupancy. 

2. The off-site improvements shall be completed as follows: 

a. As shown on the landscape plan, subject to approval from the Department of Public 

Works, 100  feet +/- of the existing concrete sidewalk in front of 31.5 and 33 Union 

Street and 250 feet +/- of the existing grass, concrete, & asphalt sidewalk in front of 30 

Union Street & 7 Beacon Ave. shall be replaced with a full-depth brick; and 

b. A granite cobblestone apron (at least 5 feet in width) shall be used to delineate both the 

existing and proposed driveways from Beacon Ave. and Union Streets. 

3. Any alterations to the landscaping or the architectural style, materials, footprint, height, or 

projections on the proposed structures on either lot shall require subsequent approval by the 

Planning Board and written notice of a public hearing shall be provided to the abutters under MGL 

40A, §11. 

 

 

Summary 

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

community character as well as support new development that is consistent with the goals, objectives, 

and strategies listed in the Master Plan.  We believe that the proposed subdivision plan meets or exceeds 

these purposes.  Approval of the project would be consistent with the quality and character of the type of 

infill development encouraged in the City’s Master Plan.  This project would also meet multiple public 

goals and strategies such as supporting new housing while also proposing a building and site design that 

respects the surrounding neighborhood character through collaboration and a sensitive design approach 

as evidenced through a host of public benefits. 

In closing, when cumulatively evaluating the special conditions and unique characteristics of this property 

it is evident that approval of the special permit with the requested waiver for the turn-around easement 

will be desirable and beneficial to the neighborhood and general public without any substantial detriment 

to the public good.     



P a g e  - 37 - | 62 

 

Project Narrative- Special Permit/ Definitive Subdivision Plan  
32 Union Street, Newburyport, MA 

We look forward to presenting our application at the Public Hearing. 

Respectfully, 

 

 
John Gorman, 
Gorman Homes, LLC 
West Newbury, MA   
 
Cc:   Scott Brown, AIA Architect 

Chris York, P.E. Millennium Engineering 
Rob Leanna, Painted Buildings, LLC 
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EXHIBITS 
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EXHIBIT 1 – ASSESSOR’S CARD 
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EXHIBIT 2 – EXISTING CONDITIONS MAP (MIMAP) 
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EXHIBIT 3 – EXISTING CONDITONS PLAN (MILLENIUM ENGINEERING) 
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EXHIBIT 4 – AS-OF-RIGHT SINGLE FAMILY HOUSE PLAN (ANDERSON PLAN) 

 

Anderson House Design (2016) 
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EXHIBIT 5 –COURT SUBDIVISION PLAN WITH NO WAIVER (SHOWING ZONING SQUARE) 
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EXHIBIT 6 – PROPOSED COURT SUBDIVISION PLAN WITH A WAIVER (SHOWING HOUSE LOCATIONS) 
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EXHIBIT 7 – PROPOSED COURT SUBDIVISION PLAN WITH A WAIVER (SHOWING ZONING SQUARE) 
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EXHIBIT 8 – PROPOSED COURT SUBDIVISION PLAN WITH A WAIVER (SHOWING HOUSE LOCATIONS) 
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EXHIBIT 9 – PROPOSED STREETSCAPE RENDERING (VIEW FROM UNION STREET) 
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EXHIBIT 10 – PROPOSED SITE PLAN SHOWING TWO SINGLE FAMILY HOUSE LOTS 
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EXHIBIT 11 – PROPOSED ELEVATIONS OF THE SINGLE FAMILY HOUSE ON LOT 1 – BEACON AVE. 
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EXHIBIT 12 – PROPOSED ELEVATIONS OF SINGLE FAMILY HOUSE ON LOT 2 (UNION STREET)  
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EXHIBIT 13 – PROPOSED LANDSCAPE PLAN WITH PLANTING AND HARDSCAPE DETAILS 
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EXHIBIT 14 – SYNOPTIC SURVEY INFORMATION 
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EXHIBIT 15 – RAO – ENVIRONMENTAL SITE ASSESSMENT AND CLOSE-OUT
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EXHIBIT 16 – MARKETING BROCHURE 
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