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January 6, 2021 
 
Newbury Planning Board 
Town Hall 
12 Kent Way 
Newbury, MA 01922 
 
RE: 2 Old Point Road 

Newbury, MA 
 
Attn:  Ms. Martha Taylor, Town Planner 
 
Dear Martha: 
 
On Behalf of The Cottages Commercial, LLC, we are submitting 16 copies of the following materials for the Site 
Plan Review application at 2 Old Point Road.  Included with the application we have provided two checks in the 
amount of $700 and $1000 for the application and consultant review fees.  
The Submittal includes the following items: 

1. Site Plan Review Application & Checklist 
2. Project Narrative 
3. Environmental Impact Assessment 
4. Certified List of Abutters 
5. Trip Generation Narrative 
6. Architectural & Site Renderings 
7. Site Plans and Architectural Building Elevations 
8. Stormwater Management Report (4 copies) 

 
We have completed two coordination meetings with you reading this application and will be asking to waive a 
formal preapplication coordination meeting with town staff.  We are currently coordinating the water and sewer 
services with Newburyport DPS.  If necessary, we will meet with Town Staff prior to the first Planning Board 
meeting. Additionally, we will be filing a Notice of Intent with the Newbury Conservation Commission within the 
week and be permitting this project concurrently before the Conservation Commission. We look forward to moving 
forward with the review of the exciting project with the Newbury Planning Board.  If you have any questions, please 
call, or email me anytime.  I have also received email confirmation the Newbury Building Commissioner will be 
providing the appropriate denial letter today requiring the level II site plan review.  
 
 
Sincerely yours, 
DESIGN CONSULTANTS, INC.   
 
Stephen Sawyer 
              
Steve Sawyer, PE     
      
 
 









TOWN OF NEWBURY 
PLANNING DEPARTMENT 

 
SITE PLAN REVIEW APPLICATION CHECKLIST 

 
Applicant Name: __Vincent Godin, Plum Island Properties, LLC___________________ 
 
Site Address:  __2 Old Point Road_______________________________________ 
 
 
 Required 

(yes/ TBD) 
Date completed/ 
submitted 

COMMENTS 

Meet with Town Planner, 
Building Inspector, et al 

Yes 12/28/20  

Complete and submit 
application form to Planning 
Board, along with: 

Yes 1/6/21  

a. Brief narrative of 
proposed project (16 
copies plus pdf) 

Yes 1/6/21  

b.  Project site plan (16 
copies plus pdf) 

Yes 1/6/21  

c. Traffic impact 
assessment (16 copies 
plus pdf) 

Yes 1/6/21  

d. Environmental Impact 
Assessment (16 copies 
plus pdf) 

Yes 1/6/21  

e. Community Impact 
Assessment/Fiscal 
Impact Assessment (16 
copies plus pdf) 

Yes 1/6/21  

Submit administrative fee  Yes 1/6/21  
Submit deposit for consultant 
review 

Yes 1/6/21  

File application with Town 
Clerk 

Yes 1/6/21  

Obtain certified abutters list 
from Assessors Office 

Yes 1/6/21  

Submit legal notice for public 
hearing to newspaper for 
publication  

Yes  First publication not less 
than 14 days before date of 
public hearing 

Notify abutters of public 
hearing by certified mail 

Yes   

Performance Guarantee: TBD by 
Planning 
Board 
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PROJECT NARRATIVE 
2 OLD POINT ROAD,  

NEWBURY, MA 
 

The following narrative addresses the discussion points within Site Plan Review Submission 
Requirements and Procedures.   
 
01) Proposed use; - The project encompasses two parcels, #2 and #8R Old Point Road at the 
corner of Plum Island Boulevard and Old Point Road. The project proposes to demolish the 
existing Angie’s Service Station and single-family home located on 2 Old Point Road. The 
existing single-family home on #8R Old Point Road is to be maintained with the existing 2 bay 
garage which is proposed to be renovated into a restaurant.  The new restaurant will provide 
seating for 26 people with table and bar seating.  In addition to the restaurant seating, an 
accessible restroom, storage room and walk-in cooler are proposed.  A floor plan of the proposed 
renovation is provided with this application. The restaurant will also include a large outdoor 
seating area for about 138 people providing a total capacity of 164 seats.  The ratio of interior vs 
exterior seating may vary depending on weather conditions. The exterior seating area will also 
include a fire pit and open sand area for games. Beach appropriate, non-amplified, live music 
may occur on certain days.  Current plans are for operation from March through November but 
may keep a small operation for inside the restaurant building that could be year-round.  That 
determination would be made after opening. The food preparation will occur in a 10’ x 40’ 
moveable kitchen that will be set on the property. The moveable kitchen will be constructed 
within a large steel shipping container by RoxBox containers, conforming to all local building 
and health codes. The detail floor plan of the kitchen is currently under design.  A sketch of the 
proposed layout is attached to this narrative. The existing Angies Service Station sign is to be 
maintained with the sign marquee changed to the new restaurant name.  The new sign marquee is 
shown on the architectural renderings provided with this application. 
 
  
02) Projected increase in traffic trips; - A detailed trip generation memorandum is provided with 
the application. The most important aspect of the traffic report is the peak hour traffic generated 
from the project. It is important to note that the volumes reported are for a situation where the 
weather is most suitable for outdoor dining. During cooler and rainy days, the restaurant use will 
be substantially diminished.  It is difficult to predict how many people will bike or walk to the 
restaurant. We do expect many visitors to walk or bike especially on the busier nice days when 
the island is busy with beachgoers. During the rainy cool days, the use will be a fraction of what 
is reported in the traffic report.  With this we may expect a total of 69 peak hour trips on a 
weekday peak hour that would occur in the evening.  On a busy weekend we may see up to 86 
peak hour trips on a Saturday during the midday hours. For this report we have assumed a mode 
split of 50% of the people arriving by foot or bicycle during the peak condition that would occur 



P:\2020 Projects\2020-067 2 Old Point Rd Newbury\_Documents\Site Plan Review\Narrative.docx 

on a nice day.  It is very possible that more people would arrive by foot or bicycle during these 
conditions. The report also does not take any credit deducting for past traffic associated with the 
service station.  Please refer to the traffic memorandum for additional detail.  
 
03) Projected Town water and sewer demand, if any; - The project is to be serviced by the 
Newburyport public water and sewer supply.  Based upon Massachusetts Title V 310 CMR 
15.203 the daily sewer demand is 35 gallons per day for every seat.  The total water and sewer 
flow are calculated to be 5,740 gallons per day.  The calculated daily demand depicted in the 
Title V regulations is 200% or double what we expect for the actual use to be. The Newburyport 
DPS is aware of the proposed project and has confirmed available capacity for this project. Four 
betterment fees were paid between the two parcels.  At this point the only special consideration 
for the sewer connection will be a grease interceptor tank to remove fat, oils and grease prior to 
discharging kitchen sewer flow to the Newburyport sewer system.  Documentation from the 
Newburyport DPS confirming water and sewer service will be provided prior to the first 
Planning Board Meeting. 
 
04) A discussion of the status of all other required local, state and federal permits and 
approvals; - The project has received approval from the Newbury Zoning Board for a Special 
Permit for Use.  This approval is still within the appeal period and we understand we are 
submitting this application at risk of appeal.  However, the appeal period will elapse prior to the 
first Planning board meeting. The project will additionally require an Order of Conditions from 
the Newbury Conservation Commission. We will be submitting the Notice of Intent prior to the 
first Planning Board meeting. 
 
05) Size of proposed building or addition; - There are no new buildings proposed. 
Approximately 3,160 square feet of structures are to be demolished with the 1,600 square feet 
garage proposed to be renovated into the new restaurant. There will be a new 400 square foot 
moveable kitchen brought to the property for the food preparation for the new restaurant. 
  
06) Projected number of required parking spaces; - With the 164-seat restaurant 54 parking 
spaces will be provided to meet the Newbury Zoning Regulations of 0.3 parking spaces per seat 
plus the spaces required for employees. 
 
07) Proposed methods of screening the premises and parking area(s) from abutting property and 
the street; - Vegetation and fencing will be provided to screen the premises and parking from the 
four residential lots to the east located on the other side of Mcleod Avenue. The applicant 
controls all these abutting properties, and it is in best interest to protect these properties.  A plot 
plan is attached to this narrative showing these property locations. There are two single family 
homes directly abutting to the north that will be screened with a new 6 ft. solid panel fence. The 
project is located within the commercial area on Plum Island with the Plum Island Grill 
restaurant located on the opposite side of Plum Island Boulevard to south and open marsh across 
Old Point Road to the west. A planted berm will be provided along the Old Point Road and Plum 
Island Boulevard frontage. This berm is proposed to be planted with native beach grasses  
 



P:\2020 Projects\2020-067 2 Old Point Rd Newbury\_Documents\Site Plan Review\Narrative.docx 

08) Landscaping plans; A landscape plan is provided with the submission completed by a 
Registered Landscape Architect showing detail design within the outdoor restaurant area and 
perimeter of the lot providing the site screening. 
 
09) Lighting plans; - A detailed lighting plan is provided in the application; Care has been taken 
to not create any light pollution given the sensitive nature of Plum Island. 
 
10) Entrance and Egress; - The entrance is provided off Plum Island Boulevard with one-way 
circulation and the exit onto Old Point Road.  
 
11) A calculation of existing and proposed lot coverage;  A full lot coverage calculation is 
provided on the zoning matrix,  With the combined parcels the lot coverage is reduced from 
14.1% down to 6%. 
 
12) How the project conforms with the Master Plan; - The proposed outdoor restaurant use for 
the property is an improvement from the previous service station use and very suitable for the 
beach environment. The proposed use is in line with The Master Plan designating the Plum 
Island Boulevard as a Village Commercial District. 
 
13) Compliance with the Town’s Zoning By-Laws – The garage proposed to be renovated meets 
all of the dimensional requirements in the Town Zoning By-Laws. The use required a special 
permit from the Zoning Board of Appeals.  The Special Permit has been granted for the proposed 
restaurant use.  
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ENVIRONMENTAL IMPACT ASSESSMENT 
2 OLD POINT ROAD,  

NEWBURY, MA 
 

 Per the Site Plan Review Requirements, Section 97-9.A. of the Newbury Zoning By-Laws, 
this Environmental Impact Assessment is provided for the proposed redevelopment of the site. 
The purpose of this assessment shall be to “determine the existing and expected post-
development environmental conditions, including air quality, groundwater pollution, noise 
levels, harmful or noxious emissions, damage or threat to wetlands and flood plain, and the 
visual environment.”  
 
The project poses no threat to air quality and will result in no harmful or noxious emissions, 
as it will only include a small, movable kitchen. The project has been designed to not 
negatively impact the water quality and result in no groundwater pollution. This is 
demonstrated in both the Notice of Intent as well as the Stormwater Management Report, 
which indicate how the proposed site design will include extensive gravel and permeable 
paver area, which will increase the pervious area across the site, as well as two bioretention 
areas, which will collect and filter the onsite runoff before it leaves the site to enter the 
adjacent marsh. This design will prevent the new restaurant and surrounding landscaping 
and parking area from impacting the adjacent resource area or the floodplain.  
 
The noise levels associated with the outdoor restaurant are expected to be verry low and will 
be mitigated to off-site neighbors with the installation of fencing along the edge of the 
property boundaries. The building will also provide buffer to the residences to north of the 
restaurant.  The visual environment will be greatly improved in the proposed design with the 
introduction of extensive landscaping, including gravel and sand areas, as well as permeable 
pavers and plantings.  
 
The proposed design intends to mitigate and control any potential for erosion or 
sedimentation on site. During construction periods, silt sacks will be installed in all of the 
nearby catch basins, a compost sock will be installed around the exterior of the site to 
protect the adjacent resource area. A construction entrance will be installed to clean the 
tires of the construction vehicles upon exiting the site. See the Stormwater Management 
Report for extensive discussion of the erosion and sediment controls. The Stormwater 
Management Report also discusses the off-site drainage. The project has been designed to 
decrease off-site runoff rates and volumes for all storms. This will be accomplished, as 
previously mentioned, through the implementation of bioretention areas and increased 
impervious area. 
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The proposed outdoor restaurant and mobile kitchen will have no impact on vibration and 
electromagnetic radiation. There will be some smoke and odor associated with the movable 
kitchen to be installed as part of the design, however, as the kitchen will be smaller than a 
standard restaurant kitchen and will have no significant negative effects. The waste disposal 
will also be included as two small dumpsters screened from view and shown on the Site Plan. 

Town will receive additional income for the License Fee's and increased real estate 
taxes.  Additionally, there will be ancillary benefits to the community through the dozens of 
jobs that will be created.  Also, the Newburyport Department of Public Services indicated the 
water and sewer system is not near capacity and additional use will help defray the cost of the 
system.  Additionally, adding an amenity to the island will help increase the desirability of the 
island and therefor the home prices, and thereby real estate tax income. 
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