
 
TOWN OF WEST NEWBURY  

PLANNING BOARD 
Tuesday May 21st, 2024 7:00 p.m. 

 AGENDA 
For Remote Participation (see below) 

 
1. 125 River Road Continued Hearing – Eagle Nest Subdivision 

 
2. 114 Ash Street ANR 

 
3. Scenic Roads Memorandum 

 
4. Potential Street Determination Policy  

 
5. General Business: 
 Minutes – April 16, 2024; May 7, 2024  
 Correspondence  
 Administrative Details – NOI to Remove Portion of Ch. 61 Land at 23 Archelaus Place  
 Placement of Items for Future Planning Board Agendas  
 Items not Reasonably Anticipated by the Chair 48 Hours in Advance of a Meeting 

The Planning Board reserves the right to take Agenda items out of order
 
 
Addendum to Meeting Notice Regarding Remote Participation  
Pursuant to Chapter 2 of the Acts of 2023 that includes extending certain COVID - 19 measures adopted during 
the state of emergency, this meeting of the West Newbury Planning Board will be conducted via remote 
participation to the greatest extent possible. Members of the public who wish to view and/or listen to the 
meeting may do so using Zoom, by calling the telephone number or using the VideoLink listed below: 
 
Zoom Meeting Instructions: 
Phone: 1+(646) 558-8656 
VideoLink: https://us06web.zoom.us/j/82540734253?pwd=EIdCT6aMCj5zHn7si4Vbk7frvV4TCM.1  
Meeting ID: 825 4073 4253 
Passcode: 114071 

https://us06web.zoom.us/j/82540734253?pwd=EIdCT6aMCj5zHn7si4Vbk7frvV4TCM.1


Zoning Summary Chart
Zoning District: Residential B

Zoning Regulation Requirements Required Proposed Lot 1 Proposed Lot 2 Proposed Lot 3 Remaining Area

Drawing Sheet Index

Number Drawing Title Original
Submittal Date Revised Date

1 of  11 Cover Sheet 11/20/2023 4/29/2024

2 of 11 Overview 11/20/2023 4/29/2024

3 of 11 Lotting Sheet 1 of 3 11/20/2023 4/29/2024

4 of 11 Lotting Sheet 2 of 3 11/20/2023 4/29/2024

5 of 11 Lotting Sheet 3 of 3 11/20/2023 4/29/2024

6 of 11 Existing Conditions 11/20/2023 4/29/2024

7 of 11 Layout & Materials 11/20/2023 4/29/2024

8 of 11 Grading & Utilities 11/20/2023 4/29/2024

9 of 11 Plan & Profiles 11/20/2023 4/29/2024

10 of 11 Site Details 1 11/20/2023 4/29/2024

11 of 11 Wetland Replication Detail 11/20/2023 4/29/2024
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April 29, 2024 

 

Town of West Newbury 

c/o Sue Brown, Town Planner 

Planning Department  

381 Main Street 

West Newbury, MA 01985 

 

Re: 125 River Road 

Definitive Subdivision 

Response to Peer Review #1  

 

Dear Ms. Brown and Members of the Board: 

 

We are in receipt of comments from Meridian Associates, which were sent to us by Mr. David Kelley on 

January 9th, 2024. On behalf of the Applicant, Michael Fusco, please find attached our response below to these 

comments.  We have reproduced Meridian Associates comments in italics with our response following in bold. 

 

Town of West Newbury Planning Board Rules and Regulations Governing the Subdivision of Land 

1. Comment: MAI notes that this project is a subdivision comprised of less than four (4) lots, which is 

exempt from the MassDEP stormwater management standards, drainage calculations and Pre- and 

Post- Development Watershed Plans are not required under the State Stormwater Management 

Requirements and therefore have not been provided. 

Response: No response necessary. 

 

2. Comment: The Plan and Profile of the roadway, sheet 8 of 16, is at a scale of 1”=20’ horizontally and 

1”=2’ vertically to more clearly depict the information on this sheet. This is a non-issue; however, it is 

at the discretion of the board to accept such scales. 

Response: As stated in the comment, the scale shown on the plan more clearly depicts the intent of 

the design and we would request the Board allow the scale as shown.  

 

3. Comment: Elevations shown on the plans are based upon 1988 NAVD Datum. The applicant has 

requested a waiver to allow for the elevations to be NAVD 1988 datum. It is the discretion of the board 

to accept such waiver request. 

Response: While the town of West Newbury requests NGVD 1929 be used as the vertical datum, , 

the Commonwealth of Massachusetts in 250 CMR 6.01(4)(c) states “Elevations, when provided, 

shall be referenced to a known vertical datum or to an assumed datum for which two monuments 

(bench marks) have been established. The preferred vertical datum is the current national vertical 

datum.” 

 

4. Comment: It does not appear as though the information regarding the ownership of the abutting 

properties to the west of ‘Remaining Area’ has been shown on the plans. MAI recommends that the 

applicant depict the required information to conform to this requirement or request a waiver and 

provide rationale to not depict that information or revise the plans to conform to this requirement. 
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Response: This information has been added to the revised plan set.   

 

5. Comment: The plans depict the required dimensional requirement table. However, the requirements for 

maximum lot coverage, maximum building coverage and maximum height are not shown on the table 

nor are the dimensional requirements for the ‘Remaining Area’. Since the stormwater management 

system is contingent on the size of the proposed dwellings, this information should be shown. MAI 

recommends that the applicant revise the plans and the zoning chart to conform to this requirement. 

Response: The zooming summary chart has been revised to include the above information.  

 

6. Comment: The plans do not show specific trees within the limits of the proposed work. The applicant 

has requested a waiver to not depict the specific trees to be removed within the limits of work. It is the 

discretion of the board to accept such waiver request. 

Response: Trees within the right of way have been located via an instrument survey and the 

current plan set has been revised to depict the located trees.   

 

7. Comment: Although a significant amount of this information is not shown, it does not appear to be 

relevant to the engineering design of the project. However, MAI recommends that the applicant request 

a waiver and provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

Response: A waiver has been added to the revised list of project waivers to include the 

requirements of section 3.3.3.2.1. 

 

8. Comment: Although this information is not shown, it does not appear to be significant to this three (3) 

lot subdivision project. However, MAI recommends that the applicant request a waiver and provide 

rationale to not depict that information or revise the plans to conform to this requirement. 

Response: A waiver has been added to the revised list of project waivers to include the 

requirements of section 3.3.3.2.4. 

 

9. Comment: This information is not shown. MAI recommends that the applicant request a waiver and 

provide rationale to not depict that information or revise the plans to conform to this requirement. 

Response: The plans have been revised to show existing structures within 50’ of the perimeter of 

the subdivision.  

 

10. Comment: As stated above, there does not appear to be boundary information provided for the land to 

the west of ‘Remaining Area’ as required. Lot closure calculations for the overall property, the 

proposed right-of-way and each of the three (3) proposed lots has not been provided. MAI recommends 

that the applicant request a waiver and provide rationale to not depict or provide that information or 

revise the plans and/or provide the required calculations to conform to this requirement. 

Response: The current plan set has been revised to show the required information. 

 

11. Comment: The proposed lot numbers are not enclosed in a circle and empty rectangles are not provided 

for each lot, future labeling by the Assessor’s office with the new assessor’s lot numbers and the new 

street address. MAI recommends that the applicant revise the plans to depict this information. 

Response: The lotting sheets have been revised to provide the required information.  
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12. Comment: The proposed frontage and lot width are not shown for the ‘Remaining Land’ or on Lots 1 

and 2. MAI recommends that the applicant revise the plans and the zoning chart to depict this 

information. 

Response: The plans have been revised to show the required information.  

 

13. Comment: The plans do not show this information. MAI recommends that the applicant revise the plans 

to depict this information. 

Response: The plans have been revised to show the required information. 

 

14. Comment: The plans do not show any proposed bounds. MAI recommends that the applicant request a 

waiver and provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

Response: The plans have been revised to show the required information. 

 

15. Comment: Street trees are not proposed as a part of this project. MAI recommends that the applicant 

request a waiver and provide rationale to not depict that information or revise the plans to conform to 

this requirement. 

Response: A waiver has been added to the revised list of project waivers to include the 

requirements of section 3.3.3.4.7. 

 

16. Comment: The plans show the locations of the proposed wells and subsurface sewage disposal systems. 

MAI recommends that additional setback dimensions be added to conform compliance with this 

requirement. 

Response: The plans have been revised to show the required information. 

 

17. Comment: There do not appear to have been any test pits, and percolation tests, performed as there is no 

test pit information provided. There are two (2) notes that state that the septic systems are to be installed 

in conformance with West Newbury Board of Health and with Title V which require that test pits be 

performed as a part of the design. The applicant has requested a waiver to perform test pits for the 

subsurface sewage disposal systems after following the approval from the Planning Board and 

Conservation Commission. It is the discretion of the board to accept such waiver request. 

Response: The applicant intends to conduct the testing as required and will provide information 

to Planning Board when completed.  

 

18. Comment: MAI notes that there are no sidewalks, trails, lighting, curbing depicted on the plans. Due to 

the small scale of this project the applicant has requested a waiver from these design elements. It is the 

discretion of the board to accept such waiver request. 

Response: No response necessary. 

 

19. Comment: MAI notes that this project is a subdivision comprised of less than four (4) lots, which is 

exempt from the MassDEP stormwater management standards. As such, drainage calculations are not 

required and have not been provided. However, it should be noted that sizing calculations of the 

roadside crushed stone infiltration trench and each of the two (2) roof drywells, have been provided 

which depict that the trench and the drywells, each have the storage capacity, not accounting for 

infiltration, for more than a one (1) inch storm event. This complies with the Town of West Newbury 

Planning Board Stormwater Management Regulations. That said, the applicant has requested a waiver 
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from the requirement to provide stormwater drainage calculations. It is the discretion of the board to 

accept such waiver request. 

Response: No response necessary. 

 

20. Comment: The plans do not depict the required information. MAI recommends that the applicant revise 

the plans to conform to this requirement. 

Response: The plans have been revised to show the required information. 

 

21. Comment: The plans do not depict the required information. MAI recommends that the applicant revise 

the plans to conform to this requirement. 

Response: The plans have been revised to show the required information. 

 

22. Comment: Street trees are not proposed as a part of this project. MAI recommends that the applicant 

request a waiver and provide rationale to not depict that information or revise the plans to conform to 

this requirement. 

A waiver has been added to the revised list of project waivers to include the requirements of 

section 3.3.3.5.13. 

 

23. Comment: The plans do not depict the required information. MAI recommends that the applicant revise 

the plans to conform to this requirement. 

Response: The plans have been revised to show the required information. 

 

24. Comment: MAI notes that this project is a subdivision comprised of less than four (4) lots, which is 

exempt from the MassDEP stormwater management standards, drainage calculations and Pre- and 

Post- Development Watershed Plans are not required and therefore have not been provided. 

Response: No response necessary. 

 

25. Comment: The plans do not label the centerline radius of the proposed roadway. MAI recommends that 

the applicant depict the centerline radius of the proposed roadway to ensure conformance with this 

requirement. 

Response: The plans have been revised to show the required information. 

 

26. Comment: The required sight distance is not met in a southerly direction, and it cannot be determined if 

it is met in a northerly direction as the limits of the pavement are not shown. Sight distance looking 

north should line up with south bund traffic. It should be noted that there is a utility pole and existing 

vegetation to the south of the proposed drive that may impede on the site distance. Due to the unique 

character of this project, the applicant has requested a waiver from the sight distance requirement. It is 

the discretion of the board to accept such waiver request. 

Response: As stated in the comment, a waiver has been requested for Section 4.2.4.5.  

Additionally, the plans have been revised to require the removal of vegetation which may impede 

site distance looking in the easterly direction of the site entrance.  

 

27. Comment: The proposed roadway intersection angle was not provided. MAI recommends that the 

applicant revise the plans to conform to this requirement. 

Response: The proposed roadway is designed to intersect at a 90-degree angle to River Road, a 

notation has been added to the Layout & Materials plan to specify this angle.  
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28. Comment: The proposed pavement radii proposed at the intersection of the proposed roadway with 

River Road are twelve (12) feet. MAI recommends that the applicant revise the plans to conform to this 

requirement. 

Response: The plans have been revised to show the pavement radius to be 15’.  

 

29. Comment: The proposed subdivision appears to comply with the requirement that the property must 

have the minimum frontage required in order to provide a right-of-way. The Land for 125 River Road, 

has frontage in two (2) locations, one (1) to the far west of the proposed Right-of-Way and one (1) at the 

location of the proposed Right-of-Way. Once the frontage is split between 125 and 171, 125 still 

maintains frontage in excess of two hundred (200) feet on the far westerly portion of the property. 

However, the frontage in the location of the proposed Right-of-Way appears to be under two hundred 

(200) feet. With that said, and due to the unique character of this project, the applicant has requested a 

waiver from this design requirement.  It is the discretion of the board to accept such waiver request. 

Response: It has been determined by the Zoning Officer that 125 River Road as currently 

constituted does have the required frontage, however, to the extent a waiver is necessary the 

waiver requests remain on the revised list of waivers.  Additional frontage has been provide for 

#125 River Road (shown as “remaining area” on plans) on the proposed ROW.  

 

30. Comment: The proposed subdivision centerline does not comply with this requirement. Due to the 

unique character of this project, the applicant has requested a waiver from this design requirement. It is 

the discretion of the board to accept such waiver request. 

Response: No response necessary. 

 

31. Comment: The plans do not show any curbing. Due to the unique character of this project, the applicant 

has requested a waiver from this design requirement. It is the discretion of the board to accept such 

waiver request. 

Response: No response necessary. 

 

32. Comment: The plans propose a roadway width of what appears to be over twenty (20) feet at the site 

entrance, a width of eighteen (18) feet elsewhere and a reduced width of fifteen (15) feet at the wetland 

crossing. The plans should clarify the width of the pavement at the entrance. It should also be noted that 

the applicant has requested a waiver from this design requirement. It is the discretion of the board to 

accept such waiver request. 

Response: The plan has been revised to show an 18’ wide paved traveled way which will reduce 

15’ in width at the two areas where wetlands will be impacted in order to minimize wetland 

impacts to the extent possible, as required by the Conservation Commission, in order to gain 

access to uplands.  

 

33. Comment: The plans depict a hammerhead (‘T’) turnaround in lieu of a circular cul-de-sac. Due to the 

unique character of this project, the applicant has requested a waiver from this design requirement. It is 

the discretion of the board to accept such waiver request. 

Response: No response necessary.  It should be noted that the Fire Department has reviewed the 

plans with hammer head turnaround and did not have issues with what is provided.  

 

34. Comment: The plans depict a hammerhead (‘T’) turnaround in lieu of a circular cul-de-sac. Due to the 

unique character of this project, the applicant has requested a waiver from this design requirement. It is 

the discretion of the board to accept such waiver request. 
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Response: No response necessary.  It should be noted that the Fire Department has reviewed the 

plans with hammer head turnaround and did not have issues with what is provided. 

 

35. Comment: MAI recommends that the plans be revised to depict any locations, within the limit of work 

within the site, with a pre-construction grade of twenty-five (25) percent or greater they should be 

shown on the plan set. Should there not be any areas with slopes greater than twenty-five (25) percent, 

then a note should be added. 

Response: The plans have been revised to show and label the existing slopes of 25% or greater.  

 

36. Comment: The plans do not propose sidewalks. Due to the unique character of this project, the 

applicant has requested a waiver from this design requirement. It is the discretion of the board to accept 

such waiver request. 

Response: No response necessary. 

 

37. Comment: The plans do not propose footpaths or trails within the project area. The undeveloped portion 

of the property is to remain. Due to the unique character of this project, the applicant has requested a 

waiver from this design requirement. It is the discretion of the board to accept such waiver request. 

Response: No response necessary. 

 

38. Comment: The plans do not propose bicycle paths or recreational paths. Due to the unique character of 

this project, the applicant has requested a waiver from this design requirement. It is the discretion of the 

board to accept such waiver request. 

Response: No response necessary. 

 

39. Comment: MAI notes that since this project is a subdivision comprised of less than four (4) lots, that it is 

exempt from the MassDEP stormwater management standards. As such, drainage calculations are not 

required and have not been provided. That said, the applicant has requested a waiver from the 

requirement to provide stormwater management beyond what is described above. It is the discretion of 

the board to accept such waiver request. 

Response:  No response necessary. 

 

40. Comment: MAI recommends that the applicant provide documentation and explanations and 

descriptions that address how each of the seven (7) items, listed above, are specifically addressed, to the 

greatest extent practicable, by the design of the project. 

Response: 
(1) Reproduce, as nearly as possible, the hydrological conditions in the ground and surface waters prior 

to the development; 

The proposed drainage design matches to the extent possible the existing hydrological 

conditions with the proposal design by promoting recharge of impervious surfaces 

(roof, driveway) and by matching grades to the extent possible.    
(2) Reduce stormwater pollution to the maximum extent possible using Best Management 

Practices (BMP’s); 
Stormwater pollution has been reduced to the maximum extent possible by 

incorporating recharge trenches in capture and recharge runoff from the 

proposed paved travel way and by the incorporating drywells to recharge roof 

runoff on both lots 1 and 2.  
(3) Have an acceptable future maintenance plan covering method and execution; 
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An Operation & Mainteancen plan has been developed for future maintenance of the 
proposed stormwater management system so that required maintenance is part of the 
record decision.   

(4) Have a beneficial effect on the natural and human environment; 
The proposed stormwater BMPS will have a beneficial effect on the environment by promoting 

recharge of stormwater and mimicking to the extent possible existing drainage patterns.  
(5) Be appropriate for the site, given the site’s specific physical constraints; 

Given the small nature of the proposed development (the construction of two single family dwellings) 

the proposed stormwater BMPs are appropriate for the site.  
(6) Provide a sufficient level of health and environmental protection during the construction phase; 

and 
The project proposes a staked erosion and sedimentation control (ESC) barrier 

surrounding the limit of work to prevent sedimentation and erosion of the downstream 

resource areas, additionally a stabilized construction entrance is proposed at the site 

entrance to prevent sediment from entering River Road.  The ESC barrier will also serve 

the purpose of demarcating the limit of work during construction.  
(7) Provide proper management prior to the discharge of such runoff onto adjacent property owned by 

others, into the existing storm drainage system, or wetland resources listed in the Wetland Protection 

Act Regulations, 310 CMR 10.00. 
As stated previously, the project is not subject to the Massachusetts Storwmater Standards, as 

it is a subdivision of four of fewer lots, however stormwater BMPs are proposed and 

incorporated into the design to mitigate stormwater runoff from the site including a crushed 

stone recharge trench to infiltrate runoff from the proposed paved traveled way and the roof 

drywells which will infiltrate runoff from the proposed roofs.  

 

41. Comment: This notation is not depicted on the plan. MAI recommends that the plans are revised to 

depict this note. MAI also recommends that this note be modified to include that the thirty (30) inch RCP 

culvert, the six (6) inch HDPE culvert (or potentially twelve (12) inch RCP culvert), the roadside 

crushed stone infiltration trench and the eight (8) foot diameter crushed stone settling pool be owned 

and maintained by the residents of the subdivision. 

Response: A note (note 1) has been added to the list of general notes to address this comment.  

 

42. Comment: The plans depict a six (6) inch roof drain HDPE pipe, from the existing dwelling, discharging 

to the western side of the proposed roadway, within the proposed right-of-way. MAI recommends that 

this pipe be increased to a minimum twelve (12) inch diameter RCP and/or redirected as to not 

discharge within the right-of-way. MAI also recommends that the applicant request a waiver and 

provide rationale to allow the pipe to remain as is, and/or increased in diameter or revise the plans to 

conform to this requirement. 

Response: The plans have been revised to show the existing 6” drain pipe to be cut back outside of 

the proposed ROW.  All other drainage on the site is proposed to be a minimum of 12” in 

diameter.  

 

43. Comment: The project is not proposed to connect to a municipal water system, as such, the applicant 

has requested a waiver from this design requirement. It is the discretion of the board to accept such 

waiver request. 

Response: No response necessary. 

 

44. Comment: MAI recommends that the plans be revised to depict the Cistern Design Requirement notes 

stated in Section 4.6.3.5. and Section 4.6.3.6. 
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Response: The cistern detail has been revised to include the suggested notes. 

 

45. Comment: MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested note (note 17 on the Grading & 

Utilities Plan).  

 

46. Comment: MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested note (note 18 on the Grading & 

Utilities Plan). 

 

Town of West Newbury Planning Board Stormwater Management Regulations 

 

1. Comment: MAI has no further comments on this Section. 

Response:  No response necessary. 

 

2. Comment: 

2.1. MAI recommends that the plans be revised to depict this note. 

2.2. MAI recommends that the plans be revised to depict this note. 

2.3. MAI recommends that the plans be revised to depict this note. 

2.4. MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested notes (notes 19-22 on the Grading 

& Utilities Plan). 

 

3. Comment: MAI has no further comments. 

Response: No response necessary. 

 

4. Comment: MAI has no further comments. 

Response: No response necessary. 

 

General Application and Plan Comments 

 

1. Comment 

1.1. Zoning Summary Chart should be revised per comments above; 

1.2. List of Waivers should be updated per comments and applicable responses above; 

1.3. Waiver 4.2.6.3 should state 15’ not 12’; 

1.4. Locus Plan should show Lot 3 and ‘Remaining Area’; 

Response: The Plans and List of Waivers have been revised as suggested.  

 

2. Comment 

2.1. The lot widths for Lots 2 and 3 should be added; 

2.2. Proposed bounds should be depicted on the proposed Right-of-Way; 

2.3. Show the property owner on the opposite side of River Road (all sheets); 

Response: The Plans and have been revised as suggested.  

 

3. Comment: No Comments;  

Response: No response necessary. 
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4. Comment: No Comments; 

Response: No response necessary. 

 

5. Comment: No Comments; 

Response: No response necessary. 

 

6. Comment: 

6.1. Show 100-foot wellhead circles for the proposed wells; 

6.2. Add setback dimensions to wetlands from proposed leaching fields; 

6.3. Label Cistern as: ‘Proposed 16,000 gal. Cistern’; 

Response: The plans have been revised as suggested.  

 

7. Comment 

7.1. Show 100-foot wellhead circles for the proposed wells; 

7.2. Add note to the effect that soils testing will be performed in the final location of the roof drywells. 

Final locations, elevations and other design information of the drywells will be submitted to the 

Planning Board prior to installation. 

7.3. Label Cistern as: ‘Proposed 16,000 gal. Cistern’; 

Response: The plans have been revised as suggested. Note 23 includes soil testing information 

suggested.  

 

8. Comment: No Comments. 

Response: No response necessary. 

 

9. Comment:  

9.1. Provide a detail of the eight (8) foot diameter crushed stone settling pool; 

9.2. Add note to the dry well detail to the effect that soils testing will be performed in the final location 

of the roof drywells. Final locations, elevations and other design information of the drywells will be 

submitted to the Planning Board prior to installation. 

Response: The plans have been revised as suggested.  

 

10. Comment: MAI defers to the Conservation Commission for review of the wetland replication plantings 

and details. 

Response: : No response necessary. 

 
If you have any questions concerning the above information, or require anything further, please feel free to contact me at 

your convenience. 

 

Sincerely, 

 

Andover Consultants Inc. 

 
Dennis A. Griecci, P.E., LEED AP 

 

Enclosure 

Cc: Owner/Applicant 
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VIA EMAIL: townplanner@wnewbury.org 

 

May 12, 2024 

 

West Newbury Planning Board 

Attention: Sue Brown, Town Planner 

Town Hall Office Building 

381 Main Street 

West Newbury, Massachusetts 01985 

 

Re: Definitive Subdivision Plan - Peer Review #02 

 Eagle Nest 

 125 River Road 

 West Newbury, Massachusetts 01985 

 

Dear Ms. Brown and Planning Board Members: 

 

At your request, Meridian Associates, Inc. (MAI), has performed a second technical review of the above 

referenced project.  As the basis for our review, we have referenced the standards and requirements 

contained in the following Town documents and regulation as well as generally accepted engineering 

practices: 

• Town of West Newbury Planning Board Rules and Regulations Governing the Subdivision of Land, 

dated through September 3, 2019; 

• Town of West Newbury Planning Board ‘Checklist for Definitive Subdivision Plans (Form C)’; 

• Town of West Newbury Planning Board Stormwater Management Regulations, dated through June 

6, 2023; 

• Town of West Newbury Zoning By-Law, dated through May 14, 2022; 

• Town of West Newbury Zoning Map, dated through May 3, 2012; 

• Town of West Newbury Groundwater Protection Overlay District Map, dated through October 23, 

2017; 

 

As of the date of this letter, MAI has received and reviewed the following plans, documents, reports and 

calculations: 

• List of Requested Waivers, prepared by Andover Consultants, Inc., dated April 29, 2024 (3 

pages); 

• Definitive Subdivision Plan set entitled: "Definitive Subdivision “Eagle Nest” River Road West 

Newbury, Massachusetts, prepared by Andover Consultants, Inc., dated November 23, 2023, 

revised December 18, 2023, and April 29, 2024 (11 sheets); 

• Comment Response Letter, prepared by Andover Consultants, Inc., dated April 29, 2024; 

  



 

 

500 Cummings Center, Suite 5950, Beverly, Massachusetts 01915 P 978-299-0447  F 978- 872-1157 
www.meridianassoc.com 

P:\6501-1_125 River Road_West Newbury, MA Eagle Nest\ADMIN\Letters_Memos\2024-05-12_Eagle Nest_Peer Review Letter #02.docxPage 2 of 18 

After reviewing the above referenced materials, we previously offered comments and opinions for your 

consideration in blue text. We have added the responses from the Applicant in bold text and new 

responses in green, orange, and red text. Green text, depicts an item that is considered addressed and 

closed. Orange text, depicts an item that is considered addressed and closed and requires consideration by 

the Planning Board for the granting of a waiver. Red text, depicts an item that requires additional 

information to be provided. 

 

A. Town of West Newbury Planning Board Rules and Regulations Governing the Subdivision of Land 

The submittal of this Definitive Subdivision Plan set, and accompanying documents appear to be 

completed in general conformance with the West Newbury Planning Board Subdivision Rules and 

Regulations (Section 3.3) with requested waivers and the with the following exceptions: 

 

1. Section 3.3.3.1.1 states “…Pre – and Post – Development Watershed Plans.” 

MAI notes that this project is a subdivision comprised of less than four (4) lots, which is exempt 

from the MassDEP stormwater management standards, drainage calculations and Pre- and Post-

Development Watershed Plans are not required under the State Stormwater Management 

Requirements and therefore have not been provided. 

Response: No response necessary. 

MAI Considers this matter addressed and closed. 

 

2. Section 3.3.3.1.4. states “A scale on each sheet of 1”=40’ horizontally and 1”=4’ vertically, or such 

other scale as the Board may accept to clearly and adequately depict the plan intent and details.” 

The Plan and Profile of the roadway, sheet 8 of 16, is at a scale of 1”=20’ horizontally and 1”=2’ 

vertically to more clearly depict the information on this sheet. This is a non-issue; however, it is 

at the discretion of the board to accept such scales. 

Response: As stated in the comment, the scale shown on the plan more clearly depicts the intent 

of the design and we would request the Board allow the scale as shown.  

MAI Considers this matter addressed and closed. 

 

3. Section 3.3.3.1.5. states that “All elevations shall be shown as based on NGVD-1929 MSL vertical 

datum unless otherwise approved by Board.” 

Elevations shown on the plans are based upon 1988 NAVD Datum. The applicant has requested a 

waiver to allow for the elevations to be NAVD 1988 datum.  It is the discretion of the board to 

accept such waiver request. 

Response: While the town of West Newbury requests NGVD 1929 be used as the vertical datum, , 

the Commonwealth of Massachusetts in 250 CMR 6.01(4)(c) states “Elevations, when provided, 

shall be referenced to a known vertical datum or to an assumed datum for which two 

monuments (bench marks) have been established. The preferred vertical datum is the current 

national vertical datum.” 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

4. Section 3.3.3.1.9. states that the plans show “Location and ownership of abutting properties as 

they appear on the Form E, including the Assessors Map and Lot numbers, deed and plan 

references.” 

It does not appear as though the information regarding the ownership of the abutting properties 

to the west of ‘Remaining Area’ has been shown on the plans. MAI recommends that the 
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applicant depict the required information to conform to this requirement or request a waiver and 

provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

Response: This information has been added to the revised plan set. 

MAI Considers this matter addressed and closed. 

 

5. Section 3.3.3.1.10. states that the plans show “Zoning district(s) classification and zoning district 

boundaries and all the applicable minimum dimensional requirements according to the Zoning By-

Law.“ 

The plans depict the required dimensional requirement table. However, the requirements for 

maximum lot coverage, maximum building coverage and maximum height are not shown on the 

table nor are the dimensional requirements for the ‘Remaining Area’. Since the stormwater 

management system is contingent on the size of the proposed dwellings, this information should 

be shown. MAI recommends that the applicant revise the plans and the zoning chart to conform 

to this requirement. 

Response: The zooming summary chart has been revised to include the above information.  

MAI Considers this matter addressed and closed. 

 

6. Section 3.3.3.1.11. states that the plans show “Location of all trees over ten (10) inches in caliper 

within or along the right-of-way of a Scenic Road, and in those areas subject to disturbance, such as 

for driveways, within or along the right-of-way shall be shown.” 

The plans do not show specific trees within the limits of the proposed work. The applicant has 

requested a waiver to not depict the specific trees to be removed within the limits of work.  It is 

the discretion of the board to accept such waiver request. 

Response: Trees within the right of way have been located via an instrument survey and the 

current plan set has been revised to depict the located trees. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

7. Section 3.3.3.2.1. states that the plans show “Major existing features of the land such as 

waterways, wetlands in and within 100’ of the subdivision, water bodies, natural drainage courses, 

walls, fences, buildings, isolated large, wooded areas, trails, ledge and isolated outcroppings, 

ditches, wells and septic systems in and within 100’ of the subdivision, water service lines, utility 

poles and overhead lines, water mains, fire hydrants, drainage pipes, catch basins and manholes, 

walks, driveways, roads and the like.” 

Although a significant amount of this information is not shown, it does not appear to be relevant 

to the engineering design of the project. However, MAI recommends that the applicant request a 

waiver and provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

Response: A waiver has been added to the revised list of project waivers to include the 

requirements of section 3.3.3.2.1. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

8. Section 3.3.3.2.4. states “Where available, the average daily traffic counts of these roads should be 

provided.  Where not available, same may be required by the Board.” 
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Although this information is not shown, it does not appear to be significant to this three (3) lot 

subdivision project. However, MAI recommends that the applicant request a waiver and provide 

rationale to not depict that information or revise the plans to conform to this requirement. 

Response: A waiver has been added to the revised list of project waivers to include the 

requirements of section 3.3.3.2.4. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

9. Section 3.3.3.2.5. states that the plans show “Existing structures in and within 50’ of the perimeter 

of the subdivision.” 

This information is not shown. MAI recommends that the applicant request a waiver and provide 

rationale to not depict that information or revise the plans to conform to this requirement. 

Response: The plans have been revised to show existing structures within 50’ of the perimeter of 

the subdivision.  

MAI considers this matter addressed and closed. 

 

10. Section 3.3.3.3.1. states that the plans show “Sufficient data to determine the location, direction 

(bearing) and distance (length) of every boundary, lot, street, common driveway, way and 

easement line in the subdivision.  This shall include necessary data (radii, arc and tangent lengths 

and central angle) of all curved boundaries.  A calculations package shall be included to document 

this information as shown on the plans.” 

As stated above, there does not appear to be boundary information provided for the land to the 

west of ‘Remaining Area’ as required. Lot closure calculations for the overall property, the 

proposed right-of-way and each of the three (3) proposed lots has not been provided. MAI 

recommends that the applicant request a waiver and provide rationale to not depict or provide 

that information or revise the plans and/or provide the required calculations to conform to this 

requirement. 

Response: The current plan set has been revised to show the required information. 

Although Sheet 2 of 11 shows the distances of the boundary of the entire subdivision property, it 

still does not appear as though bearings and distances for the western portion of the ‘Remaining 

Land’ have been provided. Please provide the boundary information as required. 

 

11. Section 3.3.3.3.3. states that the plans show “Proposed subdivision lot numbers shown enclosed in 

a circle.  Prior to plan endorsement by the Board indicate Assessors lot numbers enclosed in a 

square as assigned by the Assessor’s office and indicate street address numbers enclosed in a 

triangle as assigned by the Building Inspector’s office.” 

The proposed lot numbers are not enclosed in a circle and empty rectangles are not provided for 

each lot, future labeling by the Assessor’s office with the new assessor’s lot numbers and the new 

street address. MAI recommends that the applicant revise the plans to depict this information. 

Response: The lotting sheets have been revised to provide the required information.  

MAI considers this matter addressed and closed. 

 

12. Section 3.3.3.3.4. states that the plans show “Frontage and widths (measured at the minimum front 

setback line) of each proposed lot.” 

The proposed frontage and lot width are not shown for the ‘Remaining Land’ or on Lots 1 and 2. 

MAI recommends that the applicant revise the plans and the zoning chart to depict this 

information. 
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Response: The plans have been revised to show the required information.  

MAI considers this matter addressed and closed. 

 

13. Section 3.3.3.3.7. states that the plans show “Names of all abutters including those across streets 

from the subdivision with references to abutter’s Assessors Map/Lot Numbers, deed and plan 

references.” 

The plans do not show this information. MAI recommends that the applicant revise the plans to 

depict this information. 

Response: The plans have been revised to show the required information. 

MAI considers this matter addressed and closed. 

 

14. Section 3.3.3.3.8 states that the plans show “Street bounds shown at all angle points, points of 

curvature or tangency, or as otherwise needed to depict the boundaries of all proposed streets, 

common driveways, and ways of the subdivision.” 

The plans do not show any proposed bounds. MAI recommends that the applicant request a 

waiver and provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

Response: The plans have been revised to show the required information. 

MAI considers this matter addressed and closed. 

 

15. Section 3.3.3.4.7. states that the plans show “Location, size and type of all proposed street trees.” 

Street trees are not proposed as a part of this project. MAI recommends that the applicant 

request a waiver and provide rationale to not depict that information or revise the plans to 

conform to this requirement. 

Response: A waiver has been added to the revised list of project waivers to include the 

requirements of section 3.3.3.4.7. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

16. Section 3.3.3.4.9. states that the plans show “Location of all proposed individual wells and 

subsurface sewage disposal systems including required setback dimension between same and to lot 

lines, structures and wetland resource areas.” 

The plans show the locations of the proposed wells and subsurface sewage disposal systems. MAI 

recommends that additional setback dimensions be added to conform compliance with this 

requirement. 

Response: The plans have been revised to show the required information. 

MAI considers this matter addressed and closed. 

 

17. Section 3.3.3.4.10 states that the plans show “Location, identification and test results of all soils 

testing including establishment of ledge, estimated seasonal high groundwater table and 

percolation/infiltration rates in support of both proposed stormwater and sanitary (septic) 

facilities.” 

There do not appear to have been any test pits, and percolation tests, performed as there is no 

test pit information provided. There are two (2) notes that state that the septic systems are to be 

installed in conformance with West Newbury Board of Health and with Title V which require that 

test pits be performed as a part of the design. The applicant has requested a waiver to perform 

test pits for the subsurface sewage disposal systems after following the approval from the 
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Planning Board and Conservation Commission.  It is the discretion of the board to accept such 

waiver request. 

Response: The applicant intends to conduct the testing as required and will provide information 

to Planning Board when completed.  

MAI does not object to providing the test pit information to the Planning Board upon completion 

of the test pits. However, the previous waiver request from Section 3.3.3.4.10 – Waiver to not 

require test pit locations does not appear on the current list of requested waivers. If the applicant 

is still intending to request this waiver, it should be shown on the latest waiver request list. If the 

waiver is requested, then It is the discretion of the board to accept such waiver request. 

 

18. Section 3.3.3.4.11. states that the plans show “Location, size and type of proposed sidewalks, trails, 

lighting, curbing and Driveways.” 

MAI notes that there are no sidewalks, trails, lighting, curbing depicted on the plans. Due to the 

small scale of this project the applicant has requested a waiver from these design elements.  It is 

the discretion of the board to accept such waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

19. Section 3.3.3.4.12. states “Drainage calculations in support of the drainage plan as required by 

Section 4.4.” 

MAI notes that this project is a subdivision comprised of less than four (4) lots, which is exempt 

from the MassDEP stormwater management standards. As such, drainage calculations are not 

required and have not been provided. However, it should be noted that sizing calculations of the 

roadside crushed stone infiltration trench and each of the two (2) roof drywells, have been 

provided which depict that the trench and the drywells, each have the storage capacity, not 

accounting for infiltration, for more than a one (1) inch storm event. This complies with the Town 

of West Newbury Planning Board Stormwater Management Regulations. That said, the applicant 

has requested a waiver from the requirement to provide stormwater drainage calculations. It is 

the discretion of the board to accept such waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

20. Section 3.3.3.5.1. states that the plans show “Bearings and distances of all tangents along the 

center line.” 

The plans do not depict the required information. MAI recommends that the applicant revise the 

plans to conform to this requirement. 

Response: The plans have been revised to show the required information. 

The plans only depict the centerline bearings and distances of the Right-of-Way and not the 

centerline of the paved common driveway within the Right-of-Way. The plans should be revised 

to also include the bearings and distances of the centerline of the paved common driveway. 

 

21. Section 3.3.3.5.3. states that the plans show “Radii, arc length and central angle of all curves along 

the center line.” 

The plans do not depict the required information. MAI recommends that the applicant revise the 

plans to conform to this requirement. 
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Response: The plans have been revised to show the required information. 

The plans only depict the ‘radii, arc length and central angle of all curves along the centerline’ of 

the Right-of-Way and not of the paved common driveway within the Right-of-Way. The plans 

should be revised to also include the ‘radii, arc length and central angle of all curves along the 

centerline’ of the paved common driveway. 

 

22. Section 3.3.3.5.13. states that the plans show “Proposed street trees including size and type.” 

Street trees are not proposed as a part of this project. MAI recommends that the applicant 

request a waiver and provide rationale to not depict that information or revise the plans to 

conform to this requirement. 

A waiver has been added to the revised list of project waivers to include the requirements of 

section 3.3.3.5.13. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

23. Section 3.3.3.5.16 states that the plans show “Existing left and right, right-of-way profiles drawn in 

fine lines – dotted for left and dashed for right.” 

The plans do not depict the required information. MAI recommends that the applicant revise the 

plans to conform to this requirement. 

Response: The plans have been revised to show the required information. 

Sheet 9 of 11 does not appear to depict the left and right profiles. The plans should be revised 

accordingly. 

 

24. Section 3.3.3.7. (Sections 3.3.3.7.1 and 3.3.3.7.2 ) Pre- and Post- Development Watershed Plan 

MAI notes that this project is a subdivision comprised of less than four (4) lots, which is exempt 

from the MassDEP stormwater management standards, drainage calculations and Pre- and Post-

Development Watershed Plans are not required and therefore have not been provided. 

Response: No response necessary. 

MAI considers this matter addressed and closed. 

 

25. Section 4.2.4.4. states that the plans show “The minimum centerline radii of curved streets shall be 

200 feet.” 

The plans do not label the centerline radius of the proposed roadway. MAI recommends that the 

applicant depict the centerline radius of the proposed roadway to ensure conformance with this 

requirement. 

Response: The plans have been revised to show the required information. 

The plans only depict the centerline radius of the Right-of-Way and not the centerline radius of 

the paved common driveway within the Right-of-Way. The plans should be revised to also include 

the centerline radius of the centerline of the paved common driveway to confirm a minimum 

centerline radius of the common driveway of two hundred (200) feet. 

 

26. Section 4.2.4.5. states “At intersections between proposed subdivision streets and existing streets 

external to the subdivision, sufficient sight distance shall be provided to ensure the safe egress of 

vehicles from the subdivision. In determining adequacy of sight distance, consideration shall be 

given to the traffic characteristics, including speed, volume and composition, of the traffic on all 

streets involved. In no case shall the sight distance available to drivers egressing a subdivision be 

less than 250 feet.” 
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The required sight distance is not met in a southerly direction, and it cannot be determined if it is 

met in a northerly direction as the limits of the pavement are not shown. Sight distance looking 

north should line up with south bund traffic. It should be noted that there is a utility pole and 

existing vegetation to the south of the proposed drive that may impede on the site distance. Due 

to the unique character of this project, the applicant has requested a waiver from the sight 

distance requirement. It is the discretion of the board to accept such waiver request. 

Response: As stated in the comment, a waiver has been requested for Section 4.2.4.5.  

Additionally, the plans have been revised to require the removal of vegetation which may 

impede site distance looking in the easterly direction of the site entrance. 

The note on Sheet 7 of 11 should be revised to state: “Shrubs/plants to be removed to improve 

sight distance as required by and to the satisfaction of the Planning Board”. MAI differs to the 

Planning Board regarding the granting of the waiver. 

 

27. Section 4.2.4.6. states “Streets shall be laid out so as to intersect as nearly as possible at right 

angles. No street shall intersect any other street at less than 60 degrees.” 

The proposed roadway intersection angle was not provided. MAI recommends that the applicant 

revise the plans to conform to this requirement. 

Response: The proposed roadway is designed to intersect at a 90-degree angle to River Road, a 

notation has been added to the Layout & Materials plan to specify this angle.  

MAI considers this matter addressed and closed. 

 

28. Section 4.2.4.7. states “Property lines at street intersections shall be rounded or cut back to provide 

for a curb line radius of not less than 15 feet. Greater radii shall be required by the Board where 

deemed necessary for present and future vehicular travel.” 

The proposed pavement radii proposed at the intersection of the proposed roadway with River 

Road are twelve (12) feet. MAI recommends that the applicant revise the plans to conform to this 

requirement. 

Response: The plans have been revised to show the pavement radius to be 15’.  

MAI considers this matter addressed and closed. 

 

29. Section 4.2.4.9. states “The minimum frontage on the existing street of the parcel to be subdivided 

shall be at least the frontage required for the zoning district in order to provide for the right-of-way 

and buffers to abutting property.” 

The proposed subdivision appears to comply with the requirement that the property must have 

the minimum frontage required in order to provide a right-of-way. The Land for 125 River Road, 

has frontage in two (2) locations, one (1) to the far west of the proposed Right-of-Way and one 

(1) at the location of the proposed Right-of-Way. Once the frontage is split between 125 and 171, 

125 still maintains frontage in excess of two hundred (200) feet on the far westerly portion of the 

property. However, the frontage in the location of the proposed Right-of-Way appears to be 

under two hundred (200) feet. With that said, and due to the unique character of this project, the 

applicant has requested a waiver from this design requirement.  It is the discretion of the board 

to accept such waiver request. 

Response: It has been determined by the Zoning Officer that 125 River Road as currently 

constituted does have the required frontage, however, to the extent a waiver is necessary the 

waiver requests remain on the revised list of waivers.  Additional frontage has been provided for 

#125 River Road (shown as “remaining area” on plans) on the proposed ROW.  
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MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

30. Section 4.2.4.11. states “Unless there are compelling reasons to do otherwise, the centerline of the 

road shall be located from the sidelines of the existing abutter lots a distance of at least one half 

the frontage required from the zoning district.” 

The proposed subdivision centerline does not comply with this requirement. Due to the unique 

character of this project, the applicant has requested a waiver from this design requirement.  It is 

the discretion of the board to accept such waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

31. Section 4.2.5.1. states “Modified Cape Cod berm shall be required along all edges of pavement 

unless an alternative design is approved by the Board.” 

The plans do not show any curbing. Due to the unique character of this project, the applicant has 

requested a waiver from this design requirement.  It is the discretion of the board to accept such 

waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

32. Section 4.2.6.3. states “The minimum width of the traveled way of the subdivision roadway shall 

be… 20 feet for a Minor Local Access Road… Traveled width may be reduced to 18 feet on roadways 

at the discretion of the Planning Board, Public Safety and the Highway Superintendent on minor 

local access roads based on grade and drainage requirements.” 

The plans propose a roadway width of what appears to be over twenty (20) feet at the site 

entrance, a width of eighteen (18) feet elsewhere and a reduced width of fifteen (15) feet at the 

wetland crossing. The plans should clarify the width of the pavement at the entrance. It should 

also be noted that the applicant has requested a waiver from this design requirement. It is the 

discretion of the board to accept such waiver request. 

Response: The plan has been revised to show an 18’ wide paved traveled way which will reduce 

15’ in width at the two areas where wetlands will be impacted in order to minimize wetland 

impacts to the extent possible, as required by the Conservation Commission, in order to gain 

access to uplands. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

33. Section 4.8.2.2. states “Dead end streets or combination of two dead end streets shall not exceed 

800 feet in length unless, in the opinion of the Board, a greater length is necessitated by 

topography or other local conditions.  Dead end streets shall be provided at the closed end with a 

turnaround having an outside pavement diameter of 100 feet and a property line diameter of 120 

feet.” 

The plans depict a hammerhead (‘T’) turnaround in lieu of a circular cul-de-sac. Due to the unique 

character of this project, the applicant has requested a waiver from this design requirement.  It is 

the discretion of the board to accept such waiver request. 
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Response: No response necessary.  It should be noted that the Fire Department has reviewed the 

plans with hammer head turnaround and did not have issues with what is provided. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

34. Section 4.2.8.3. states “Circular turnarounds shall provide a landscape island in the center. The 

applicant shall submit a landscape plan for the central portion of turnaround.” 

The plans depict a hammerhead (‘T’) turnaround in lieu of a circular cul-de-sac. Due to the unique 

character of this project, the applicant has requested a waiver from this design requirement.  It is 

the discretion of the board to accept such waiver request. 

Response: No response necessary.  It should be noted that the Fire Department has reviewed the 

plans with hammer head turnaround and did not have issues with what is provided. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

35. Section 4.2.10.2. states “Construction shall not be proposed of roads, stormwater management 

systems, driveways, pipes, or other infrastructure construction shown on a subdivision plan on a 

land area which slopes at a pre-construction grade of 25% or more.” 

MAI recommends that the plans be revised to depict any locations, within the limit of work 

within the site, with a pre-construction grade of twenty-five (25) percent or greater they should 

be shown on the plan set. Should there not be any areas with slopes greater than twenty-five 

(25) percent, then a note should be added. 

Response: The plans have been revised to show and label the existing slopes of 25% or greater.  

MAI considers this matter addressed and closed. 

 

36. Section 4.3.1.1. states “A sidewalk shall be located within, and adjacent to, the exterior line of the 

right-of-way. In a typical layout, the sidewalk shall be located at a uniform distance parallel to the 

paved section of the street and separated from it by a landscaped strip. The Board may approve a 

“meandering” location in which the sidewalk follows existing terrain, with consideration to stone 

walls, large, mature trees, rock outcroppings and other natural or historically significant features, 

enabling the construction of the sidewalk to minimize disturbance to such features. All or portions 

of a meandering sidewalk may be located outside the right-of-way provided that a proper 

easement is granted to the Town.” 

The plans do not propose sidewalks. Due to the unique character of this project, the applicant 

has requested a waiver from this design requirement.  It is the discretion of the board to accept 

such waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

37. Section 4.3.1.5. states “Applicants are encouraged to provide for footpaths and trails within the 

subdivision or connecting to abutting permanent open space, town property, or other 

subdivisions.” 

The plans do not propose footpaths or trails within the project area. The undeveloped portion of 

the property is to remain. Due to the unique character of this project, the applicant has 

requested a waiver from this design requirement.  It is the discretion of the board to accept such 

waiver request. 



 

 

500 Cummings Center, Suite 5950, Beverly, Massachusetts 01915 P 978-299-0447  F 978- 872-1157 
www.meridianassoc.com 

P:\6501-1_125 River Road_West Newbury, MA Eagle Nest\ADMIN\Letters_Memos\2024-05-12_Eagle Nest_Peer Review Letter #02.docxPage 11 of 18 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

38. Section 4.3.1.6. states “Bicycle Path/Recreational Path: The Planning Board may request the 

construction of a bicycle path/recreational path in order to: (a) provide a connection to a Town 

bicycle path/recreational path located on adjoining land; or (b) where the path would be part of an 

existing or proposed future Town bicycle path/recreational path system, or bicycle 

path/recreational paths leading to a public school.” 

The plans do not propose bicycle paths or recreational paths. Due to the unique character of this 

project, the applicant has requested a waiver from this design requirement.  It is the discretion of 

the board to accept such waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

39. Section 4.4. “Stormwater Management” 

MAI notes that since this project is a subdivision comprised of less than four (4) lots, that it is 

exempt from the MassDEP stormwater management standards. As such, drainage calculations 

are not required and have not been provided. That said, the applicant has requested a waiver 

from the requirement to provide stormwater management beyond what is described above. It is 

the discretion of the board to accept such waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

40. Section 4.4.1 states “Stormwater management for each subdivision shall accomplish the following:  

(1) Reproduce, as nearly as possible, the hydrological conditions in the ground and surface 

waters prior to the development; 

The proposed drainage design matches to the extent possible the existing 

hydrological conditions with the proposal design by promoting recharge of 

impervious surfaces (roof, driveway) and by matching grades to the extent possible. 

MAI considers this matter satisfactorily addressed and closed. 

 

(2) (Reduce stormwater pollution to the maximum extent possible using Best Management 

Practices (BMP’s); 

Stormwater pollution has been reduced to the maximum extent possible by incorporating 

recharge trenches in (to) capture and recharge runoff from the proposed paved travel way 

and by the incorporating drywells to recharge roof runoff on both lots 1 and 2. 

MAI considers this matter satisfactorily addressed and closed. 

 

(3) Have an acceptable future maintenance plan covering method and execution; 

An Operation & Mainteancen plan has been developed for future maintenance of the 

proposed stormwater management system so that required maintenance is part of the 

record decision. 

An Operations and Maintenance Plan was submitted in the Stormwater Management 

Permit Application. MAI considers this matter satisfactorily addressed and closed. 
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(4) Have a beneficial effect on the natural and human environment; 

The proposed stormwater BMPS will have a beneficial effect on the environment by 

promoting recharge of stormwater and mimicking to the extent possible existing drainage 

patterns. 

MAI considers this matter satisfactorily addressed and closed. 

 

(5) Be appropriate for the site, given the site’s specific physical constraints; 

Given the small nature of the proposed development (the construction of two single 

family dwellings) the proposed stormwater BMPs are appropriate for the site. 

MAI considers this matter satisfactorily addressed and closed. 

 

(6) Provide a sufficient level of health and environmental protection during the construction 

phase, and 

The project proposes a staked erosion and sedimentation control (ESC) barrier 

surrounding the limit of work to prevent sedimentation and erosion of the downstream 

resource areas, additionally a stabilized construction entrance is proposed at the site 

entrance to prevent sediment from entering River Road.  The ESC barrier will also serve 

the purpose of demarcating the limit of work during construction. 

MAI considers this matter satisfactorily addressed and closed. 

 

(7) Provide proper management prior to the discharge of such runoff onto adjacent property 

owned by others, into the existing storm drainage system, or wetland resources listed in the 

Wetland Protection Act Regulations, 310 CMR 10.00.” 

As stated previously, the project is not subject to the Massachusetts Storwmater 

Standards, as it is a subdivision of four of fewer lots, however stormwater BMPs are 

proposed and incorporated into the design to mitigate stormwater runoff from the site 

including a crushed stone recharge trench to infiltrate runoff from the proposed paved 

traveled way and the roof drywells which will infiltrate runoff from the proposed roofs. 

MAI considers this matter satisfactorily addressed and closed. 

 

MAI recommends that the applicant provide documentation and explanations and descriptions 

that address how each of the seven (7) items, listed above, are specifically addressed, to the 

greatest extent practicable, by the design of the project. 

Response: See above for each item. 

MAI considers this matter addressed and closed. 

 

41. Section 4.4.2 states ““Stormwater management systems located outside the right of wall shall be 

owned, maintained by the residents of the subdivision, under a homeowner’s association 

established in a form satisfactory to the Board. Prior to the Planning Board’s endorsement of the 

subdivision plans, developers shall provide the Town with appropriate easements to such 

stormwater systems so that the Town my inspect and/or carry out emergency maintenance or 

repairs when necessary to protect the health, safety and welfare of the public. Notation of this 

effect shall be made on the plan and recorded at the Registry of Deeds.” 

This notation is not depicted on the plan. MAI recommends that the plans are revised to depict 

this note. MAI also recommends that this note be modified to include that the thirty (30) inch 

RCP culvert, the six (6) inch HDPE culvert (or potentially twelve (12) inch RCP culvert), the 
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roadside crushed stone infiltration trench and the eight (8) foot diameter crushed stone settling 

pool be owned and maintained by the residents of the subdivision. 

Response: A note (note 1) has been added to the list of general notes to address this comment. 

MAI considers this matter addressed and closed. 

 

42. Section 4.4.9. states “The size of storm sewer pipe shall be in accordance with the drainage 

computations but in no case less than 12” diameter and shall be shown on the Definitive Plan. 

Cellar drains shall not be connected into catch basins, manholes, pipes or any part of the street 

storm drain system and in no case shall discharge into the right-of-way or street.  Foundation, 

perimeter or roof drains may be connected into the street drainage system if approved by the 

Town DPW.” 

The plans depict a six (6) inch roof drain HDPE pipe, from the existing dwelling, discharging to the 

western side of the proposed roadway, within the proposed right-of-way. MAI recommends that 

this pipe be increased to a minimum twelve (12) inch diameter RCP and/or redirected as to not 

discharge within the right-of-way. MAI also recommends that the applicant request a waiver and 

provide rationale to allow the pipe to remain as is, and/or increased in diameter or revise the 

plans to conform to this requirement. 

Response: The plans have been revised to show the existing 6” drain pipe to be cut back outside 

of the proposed ROW.  All other drainage on the site is proposed to be a minimum of 12” in 

diameter. 

MAI considers this matter addressed and closed. 

 

43. Section 4.5: ‘Water Distribution Systems” 

The project is not proposed to connect to a municipal water system, as such, the applicant has 

requested a waiver from this design requirement.  It is the discretion of the board to accept such 

waiver request. 

Response: No response necessary. 

MAI considers this matter addressed and closed and differs to the Planning Board regarding the 

granting of the waiver. 

 

44. Section 4.6.3.5. “Cistern Design” 

MAI recommends that the plans be revised to depict the Cistern Design Requirement notes 

stated in Section 4.6.3.5. and Section 4.6.3.6. 

Response: The cistern detail has been revised to include the suggested notes. 

There are spelling errors that should be corrected in these notes. 

 

45. Section 4.7.3. states “No components of any private irrigation system shall be installed within the 

street right-of-way.” 

MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested note (note 17 on the Grading & 

Utilities Plan).  

MAI considers this matter addressed and closed. 

 

46. Section 4.7.4. states “Electrical transformers shall be located outside the Town’s right-of-way and 

on the property line with appropriate easements provided to the electric utility. 

MAI recommends that the plans be revised to depict this note. 
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Response: The plans have been revised to include the suggested note (note 18 on the Grading & 

Utilities Plan). 

MAI considers this matter addressed and closed. 

 

B. Town of West Newbury Planning Board Stormwater Management Regulations 

The submittal of this Definitive Subdivision Plan set, and accompanying documents appear to be 

completed in general conformance with the Town of West Newbury Planning Board Stormwater 

Management Regulations (Sections 8, 9.1, 10.1 and Appendix D) with the following exceptions: 

 

1. Section 8.1: These items appear to have been addressed in the Definitive Subdivision Plans and in 

the Stormwater Management Permit Project Narrative. The Applicant has provided revised Stone 

Trench and Drywell Details which are to be incorporated into the revised Definitive Subdivision 

Plans. 

MAI has no further comments on this Section. 

Response:  No response necessary. 

MAI considers this matter addressed and closed. 

 

2. Section 8.2 states: “Projects eligible for Tier Two Stormwater Management Permits shall meet the 

construction-site stormwater management performance standards detailed in Section 7.2 to the 

maximum extent practicable.” With that said: 

 

2.1. Section 7.2.(10) states: “Dewatering activities shall use tanks, filter bags, or other practices to 

remove sediment before discharge, in accordance with the standards and requirements 

contained within the NPDES Construction General Permit. Water shall not be discharged in a 

manner that causes erosion or flooding” 

MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested notes (notes 19-22 on the 

Grading & Utilities Plan). 

MAI considers this matter addressed and closed. 

 

2.2. Section 7.2.(12) states: “Trash, debris, and sanitary wastes shall be removed from the site on a 

regular basis. Dumpsters shall be covered at the end of every workday and before rain events. 

Dumpsters shall be located outside the 100-foot buffer zone for wetland resource areas. 

Dumpsters shall not be allowed to leak or otherwise discharge to any stormwater conveyance, 

storm drain inlet, or wetland resource area. Concrete mixers shall be washed out only in 

designated areas with liners. Designated areas for washing concrete mixers shall be located 

outside the 100-foot buffer zone for wetland resource areas and outside the 200-foot 

Riverfront Area. Demolition debris, discarded building materials, concrete truck wash out, 

chemicals, litter, and sanitary wastes shall not be discharged to the MS4 and shall be disposed 

of in compliance with all local, state, and federal requirements.” 

MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested notes (notes 19-22 on the 

Grading & Utilities Plan). 

MAI considers this matter addressed and closed. 
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2.3. Section 7.2.(13) states: “Stormwater management facilities to be used after construction shall 

not be used as BMPs during construction unless otherwise approved by the Stormwater 

Authority. 

MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested notes (notes 19-22 on the 

Grading & Utilities Plan). 

MAI considers this matter addressed and closed. 

 

2.4. Section 7.2.(14) states: “Dust control shall be used during grading operations. Dust control 

methods may consist of grading fine soils on calm days only or dampening the ground with 

water; no salts or other wetting agents shall be used for dust control within wetland resource 

areas, 100-foot buffer zone for wetland resource areas, or 200-foot Riverfront Area.” 

MAI recommends that the plans be revised to depict this note. 

Response: The plans have been revised to include the suggested notes (notes 19-22 on the 

Grading & Utilities Plan). 

MAI considers this matter addressed and closed. 

 

3. Section 9.1: This item appears to have been addressed in the Definitive Subdivision Plans and in the 

Stormwater Management Permit Project Narrative. 

MAI has no further comments. 

Response:  No response necessary. 

MAI considers this matter addressed and closed. 

 

4. Section 10.1: This item appears to have been addressed in the Definitive Subdivision Plans and in 

the Stormwater Management Permit Project Narrative. 

MAI has no further comments. 

Response:  No response necessary. 

MAI considers this matter addressed and closed. 

 

C. General Application and Plan Comments 

The following comments are in addition to the plan comments listed above under the Town of West 

Newbury Subdivision Plan Regulation review and the Town of West Newbury Stormwater Management 

Regulation review, although there may be some duplicates; 

 

1. Sheet 1 of 10: 

1.1. Zoning Summary Chart should be revised per comments above; 

1.2. List of Waivers should be updated per comments and applicable responses above; 

1.3. Waiver 4.2.6.3 should state 15’ not 12’; 

1.4. Locus Plan should show Lot 3 and ‘Remaining Area’; 

Response: The Plans and List of Waivers have been revised as suggested. 

1.2: The previous waiver request from Section 3.3.3.4.10 – Waiver to not require test pit locations 

does not appear on the current list of requested waivers. If the applicant is still intending to 

request this waiver, it should be shown on the latest waiver request list. If the waiver is 

requested, then It is the discretion of the board to accept such waiver request. 

1.4: The Locus Plan does not properly depict Lot 1 and the Remaining Area. 

 

2. Sheet 2 of 10: 
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2.1. The lot widths for Lots 2 and 3 should be added; 

2.2. Proposed bounds should be depicted on the proposed Right-of-Way; 

2.3. Show the property owner on the opposite side of River Road (all sheets); 

Response: The Plans and have been revised as suggested. 

MAI considers these matters addressed and closed. 

 

3. Sheet 3 of 10: 

3.1. No Comments; 

Response:  No response necessary. 

MAI considers this matter addressed and closed. 

 

4. Sheet 4 of 10: 

4.1. No Comments; 

Response:  No response necessary. 

MAI considers this matter addressed and closed. 

 

5. Sheet 5 of 10: 

5.1. No Comments; 

Response:  No response necessary. 

MAI considers this matter addressed and closed. 

 

6. Sheet 6 of 10: 

6.1. Show 100-foot wellhead circles for the proposed wells; 

6.2. Add setback dimensions to wetlands from proposed leaching fields; 

6.3. Label Cistern as: ‘Proposed 16,000 gal. Cistern’; 

Response: The Plans and have been revised as suggested. 

MAI considers these matters addressed and closed. 

 

7. Sheet 7 of 10: 

7.1. Show 100-foot wellhead circles for the proposed wells; 

7.2. Add note to the effect that soils testing will be performed in the final location of the roof 

drywells. Final locations, elevations and other design information of the drywells will be 

submitted to the Planning Board prior to installation. 

7.3. Label Cistern as: ‘Proposed 16,000 gal. Cistern’; 

Response: The Plans and have been revised as suggested. 

MAI considers these matters addressed and closed. 

 

8. Sheet 8 of 10: 

8.1. No Comments 

Response:  No response necessary. 

MAI considers this matter addressed and closed. 

 

9. Sheet 9 of 10: 

9.1. Provide a detail of the eight (8) foot diameter crushed stone settling pool; 

9.2. Add note to the dry well detail to the effect that soils testing will be performed in the final 

location of the roof drywells. Final locations, elevations and other design information of the 

drywells will be submitted to the Planning Board prior to installation. 
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Response: The Plans and have been revised as suggested. 

MAI considers these matters addressed and closed. 

 

10. Sheet 10 of 10: 

10.1. MAI defers to the Conservation Commission for review of the wetland replication 

plantings and details. 

Response: : No response necessary. 

MAI considers this matter addressed and closed. 

 

D. ‘NEW’ General Application and Plan Comments 

The following are ‘new’ comments are in addition to the plan comments listed above: 

 

1. Sheet 7 of 11: 

1.1. Proposed Shea Block Retaining Wall callout does not point to the proposed wall; 

1.2. MAI recommends denoting which trees are to be removed or protected; 

 

2. Sheet 8 of 11: 

2.1. Proposed Shea Block Retaining Wall callout does not point to the proposed wall; 

2.2. MAI recommends denoting which trees are to be removed or protected; 

2.3. The (26) contour label does not appear to be on the contour line; 

2.4. Invert information for the two (2) twelve (12) inch culverts are not provided; 

2.5. Elevations for the ‘8’ Diameter Settling Pool’ should be provided; 

2.6. The UGE/T location shown on plan view does not match the location shown on the typical or 

‘requested typical roadway section’ cross sections on Sheet 9 of 11; 

 

3. Sheet 9 of 11: 

3.1. The UGE/T location shown on plan view on Sheet 8 of 11, does not match the location shown 

on the typical or ‘requested typical’ roadway cross section; 

3.2. The ‘requested typical roadway section’ roadway cross section depicts the proposed eighteen 

(18) foot wide pavement to be in the center of the Right-of-Way, however, the plans show 

otherwise. Both widths of the pavement (15 and 18 feet) should be shown on the ‘requested 

typical roadway section’. 

3.3. The centerline bearings, distances etc. for the paved roadway should be shown; 

3.4. Information for the two (2) twelve (12) inch culverts are not provided; 

3.5. The thirty (30) inch culvert is not shown in the profile; 

3.6. The left and right profiles are not depicted on the profile; 

 

4. Sheet 10 of 11: 

4.1. Elevations for the ‘8’ Diameter Settling Pool’ should be provided; 

4.2. Spelling errors in the Fire Cistern Detail notes should be corrected; 
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I look forward discussing these items with you at a Planning Board Public Hearing date to be determined. 

Note that additional comments may arise during future conversations with the Applicant and the Town and 

at the Planning Boards Site Walk which is scheduled to occur after the date of the completion of this letter. 

Please do not hesitate to contact me with any questions, comments or concerns via email at 

dkelley@meridianassoc.com or via phone at (978) 265-5402. 

Sincerely,  

 

MERIDIAN ASSOCIATES, INC. 

 

 

 

 

David S. Kelley, P.E. 

Vice President 

 



                andover                                                                                                                                                      1 East River Place 

                    consultants                                                                                                                      Methuen, Massachusetts 01844 

                        inc.                                                                                                                                                   Tel. (978) 687-3828 

                                                                                                                                                                                 Fax (978) 686-5100 

                                                                                                                                                                www.andoverconsultants.com 
____________________________________________________________________________________________________________________________________ 

Page 1 of 3 

Civil Engineers • Land Surveyors • Land Planners 
P:\22\22-42\docs\planning\River Road_Requested Waivers_rev 1.1.doc 

 

 

 

April 29, 2024 

 

Town of West Newbury 

Planning Board 

381 Main Street 

West Newbury, MA 01985 

 

 

Re: 125 River Road 

Definitive Two-Lot Subdivision  

Revised List of Requested Waivers 
 

Members of the Board: 

 

 On behalf of the Applicant, Michael Fusco, the following is a list of waivers from the town of West Newbury’s 

Rules and Regulations Governing the Subdivision of Land adopted October 3, 2006, amended September 16, 2019, and 

requested for the proposed definitive subdivision which would create two buildable lots for the proposed construction of 

two single family residential dwellings.  

 

 The section of the Rules and Regulations Governing the Subdivision of Land from which a waiver is requested is 

listed below in italic font immediately and a rational as to why the waiver is required and why it is appropriate to be 

granted by the Board in bold font immediately following.  

 

 

Section 3.3.1.5 – Waiver to allow for the elevations to be NAVD 1988 datum rather than NGVD-1929 MSL. 

Reasoning – NAVD 1988 is a more accurate than its predecessor (NGVD29), additionally, the flood elevation listed 

by FEMA along the Merrimack River uses NAVD 1988.  

 

Section 3.3.3.1.11 – Waiver from requirement to locate all trees over ten (10") inches in diameter within right-of-way.   

Reasoning – Trees within the proposed right-of-way (ROW) have been located via an instrument survey and 

shown on the plans.  The proposed ROW has been laid on as necessary based on site conditions (topography, 

wetlands, etc) and the paved travel way has been reduced to 18’ in width (15’ in width at wetland crossing) to 

reduce potential impacts and to limit the required clearing for the proposed way.  

 

Section 3.3.3.2.1 – Waiver from requirement to show major existing features of the land such as waterways, wetlands in 

and within 100’ of the subdivision. 

Reasoning – All of the major existing features of the land in and within 100’ of the proposed limit of work are 

shown on the plans; additional location of these features would not benefit the project or the Planning Boards 

review of the project.  

 

Section 3.3.3.2.4 – Waiver to not require average daily traffic counts of the roadway.  

Reasoning – The proposed addition of two single family dwellings will have little impact on the average daily 

traffic counts of the roadway.  

 

3.3.3.4.7 – Waiver from requirement for street trees.  
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Reasoning – The proposed project intends to preserve large existing wooded areas, as such a waiver is requested 

for the planting of street trees.  

 

3.3.3.4.11 - Waiver to require location, size, and type of sidewalk, trails, lighting and curbing. 

Reasoning – Due to the small scale of the project (two buildable lots), a waiver is requested from the elements. 

 

3.3.3.4.12 – Waiver from the requirement for drainage calculations.  

Reasoning – The project is not subject to the state’s stormwater standards as it is a subdivision with four or fewer 

lots, and proposed roof and driveway recharge systems have been incorporated into the design to promote 

stormwater recharge and treatment and to mitigate stormwater runoff.  

 

3.3.3.5.13 - Waiver from proposed street trees including size and type.  

Reasoning – The proposed project intends to preserve large existing wooded areas, as such a waiver is requested 

for the planting of street trees.  

 

4.2.4.5 - Waiver from requirement of 250' sight distance.   

Reasoning – The required 250' is provided looking west along the current public way, however the existing road 

geometry of River Road does not permit a 250' sight distance to the right of the proposed private way.    

 

4.2.4.9 – Waiver from the requirement that the frontage on the existing street of parcel shall be at least the frontage 

required of the zoning district.  

Reasoning – The two parcels which will comprise the proposed subdivision do have the required frontage when 

their individual lot frontages are combined; however, 125 does not have the required frontage at the location of 

proposed right of way to the extent necessary, a waiver is requested from this requirement.  

 

4.2.4.11 – A waiver is required to allow for the right of way to be less than 1/2 the frontage required for the zoning 

district away from the abutting lot.  

Reasoning – The center line of the right of way is located ±82' from the abutting lot, however the traveled way 

within the row is located 91' from the abutting lot, the proposed location of the right of way and paved traveled 

way layout have been driven by the location of the dwelling and barn at #171 River Road. Ample buffering to the 

adjacent lot is provided by the existing wooded area that is to remain. 

 

4.2.5.1 – Waiver to not required curbing for this proposed subdivision.  

Reasoning – The project will result in the creation of a private way, which would be considered a minor local 

access road, meaning that the curbing and berm requirements are unnecessary due to the small nature of the 

project. 

 

4.2.6.3 – Waiver to allow for the traveled way width to be 18' and to narrow down to 15' at the wetland crossing  

Reasoning – The regulations allow for a reduction to 18’ and lower as the planning board sees fit. Due to the 

limited travel and traffic of the road, an 18’ reduction would be appropriate for the road. Furthermore, the 15’ 

reduction at the wetland crossing is in line with what is required by MassDEP for a limited project to provide 

access to an upland site, the 15’ reduction will help to reduce further impacts on the wetland resource areas and 

their proposed remediation areas.   

 

4.2.8.2 – Waiver to allow for dead end driveway (street) to not require a cul-de-sac with a hammer head turnaround. 

Reasoning – A hammerhead turnaround is provided to allow for the turnaround of vehicles. 

 

4.2.8.3 – Waiver to not require landscaped island in center of cul-de-sac as a cul-de-sac is not proposed.  

Reasoning – A cul-de-sac is not proposed, see above, as such a waiver is requested from this requirement. 
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4.3.1.1 – Waiver to not require sidewalks, pedestrian or bicycle trails.  

Reasoning – The proposed private way is considered a minor local access road, meaning that there is no 

requirement for the creation of sidewalks and trails for bicycles and pedestrians. 

 

4.3.1.5 – Waiver to not require footpath and trails within the subdivision.  

Reasoning – The requirements for footpaths and trails are not applicable to the current proposed project, due to 

the abutting properties not having any of the relevant criteria put forth for requiring footpaths and trails within 

the subdivision, and thus should be waived. 

 

4.3.1.6 – Waiver to not require bicycle path/recreation path.  

Reasoning – The requirements for bicycle and recreation paths are not applicable to the proposed project, as the 

abutting properties are not host to existing town recreational paths and the area would not be considered a part of 

proposed future systems. 

 

4.4 – Waiver from the requirements to provide stormwater management requirements and calculations. 

Reasoning – The proposed project provides stormwater mitigation by roof recharge chambers and driveway 

runoff crushed stone trenches.  

 

4.5 – Waiver from the requirements to provide water mains  

Reasoning – The proposed house lots’ water requirements will be supplied by proposed private wells, and require 

no installation of water mains.   

 

 

If you have any questions concerning the attached, or require anything further, please feel free to contact me at your 

convenience. 

 

Sincerely, 

 

Andover Consultants Inc. 

 
Dennis A. Griecci, P.E., LEED AP 

 

Enclosure 

 

Cc: Owner/Applicant 

 MassDEP 
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CISTERN DESIGN REQUIREMENTS: 1. BASE, WALLS AND ROOF SHALL BE DESIGNED FOR THE PREVAILING SOIL CONDITIONS AND FOR THE LOADS ENCOUNTERED WHEN HEAVY VEHICLES ARE PARKED ADJACENT. BASE, WALLS AND ROOF SHALL BE DESIGNED FOR THE PREVAILING SOIL CONDITIONS AND FOR THE LOADS ENCOUNTERED WHEN HEAVY VEHICLES ARE PARKED ADJACENT. 2. IF GROUNWATER CONDITIONS ARE HIGH, IT SHALL NOT FLOAT WHEN EMPTY.  IF GROUNWATER CONDITIONS ARE HIGH, IT SHALL NOT FLOAT WHEN EMPTY.  3. SUCTION PIPIN GSHALL BE DESINGED TO MINIMIZE WHIRLPOOLING.  SUCTION PIPIN GSHALL BE DESINGED TO MINIMIZE WHIRLPOOLING.  4. VENT PIPING SHALL BE OF SUFFICIENT SIZE.  VENT PIPING SHALL BE OF SUFFICIENT SIZE.  CISTERN SPECIFICATION REQUIREMENTS: 1. CISTERNS SHALL BE LOCATED NO MORE THAN 2,200 FEET TRUCK TRAVEL DISTANCD FROM TEH HOUSE ON THE FUTHERMOST LOT WITHIN A DUBDVISION.  CISTERNS SHALL BE LOCATED NO MORE THAN 2,200 FEET TRUCK TRAVEL DISTANCD FROM TEH HOUSE ON THE FUTHERMOST LOT WITHIN A DUBDVISION.  2. THE DESIGN OF A CISTERN SHALL BE TROUBLE-FREE AND LAST A LIFETIME.  THE DESIGN OF A CISTERN SHALL BE TROUBLE-FREE AND LAST A LIFETIME.  3. THE CISTERN VOLUME SHALL BE AS INDICATED IN SETION 1, AVAILABLE THROUGH THE SUCTION PIPING SYSTEM, UNLESS DETERMINED OTHERWISE BY THE BOARD. THE CISTERN VOLUME SHALL BE AS INDICATED IN SETION 1, AVAILABLE THROUGH THE SUCTION PIPING SYSTEM, UNLESS DETERMINED OTHERWISE BY THE BOARD. 4. THE SUCTDION PIPING SYSTEM SHALL BE CAPABLE OF DELIVERING 1,000 GPM FOR THREE QUARTERS OF TEH CISTERN VAPACITY.  THE SUCTDION PIPING SYSTEM SHALL BE CAPABLE OF DELIVERING 1,000 GPM FOR THREE QUARTERS OF TEH CISTERN VAPACITY.  5. EACH CISTERN SHALL BE SITED TO THE PARTICULAT LOCATION, DESIGNED AND STAMPED BY A REGISTERED PROFESSIONAL ENGINEER.  EACH CISTERN SHALL BE SITED TO THE PARTICULAT LOCATION, DESIGNED AND STAMPED BY A REGISTERED PROFESSIONAL ENGINEER.  6. THE ENTIRE CISTERN SHALLB BE COMPLETED AND INPSECTED BOFRE ANY BACKFILLING IDS DONE.  THE ENTIRE CISTERN SHALLB BE COMPLETED AND INPSECTED BOFRE ANY BACKFILLING IDS DONE.  7. ALL BACKFILL MATERIAL SHALL BE SCREENED GRAVEL WITH NO STONES LARGER THAN 2 INCH AND SHALL BE COMPACTED TO 95 PERCENT ASTM 1557. ALL BACKFILL MATERIAL SHALL BE SCREENED GRAVEL WITH NO STONES LARGER THAN 2 INCH AND SHALL BE COMPACTED TO 95 PERCENT ASTM 1557. 8. BEDDING FOR THE CISTERN SHALL BE A MINIMUM 12 INCH CRUSHED, WASHED STONE, COMPACTED.  nO FILL SHALL BE USED UNDER THE STONE.  BEDDING FOR THE CISTERN SHALL BE A MINIMUM 12 INCH CRUSHED, WASHED STONE, COMPACTED.  nO FILL SHALL BE USED UNDER THE STONE.  9. FILLER PIPE SIAMESE SHALL BE 36 INCHES ABOVE FINAL BACKFILL GRADE.  FILLER PIPE SIAMESE SHALL BE 36 INCHES ABOVE FINAL BACKFILL GRADE.  10. SUCTION PIPE CONNECTIONS SHALL BE 20 TO 24 INCHES ABOVE TEH LEVEL OF TEH GRAVEL WHERE VEHICLE WHEELES WILL BE LOCATED WHEN CISTERN IS IN USE.  SUCTION PIPE CONNECTIONS SHALL BE 20 TO 24 INCHES ABOVE TEH LEVEL OF TEH GRAVEL WHERE VEHICLE WHEELES WILL BE LOCATED WHEN CISTERN IS IN USE.  11. SUCTION PIPE SHALL BE SUPPORTED EITHER ON TOP OF TANK OR TO A LEVEL BELOW FROST.  SUCTION PIPE SHALL BE SUPPORTED EITHER ON TOP OF TANK OR TO A LEVEL BELOW FROST.  12. AFTER BACKFILLING, THE TANK SHALL BE PORTECTED BY FENCING, STONES OR BY OTHER APPROPRIATE METHODS. AFTER BACKFILLING, THE TANK SHALL BE PORTECTED BY FENCING, STONES OR BY OTHER APPROPRIATE METHODS. 13. BACFKILL OVER TEH TANK SHALL BE: A) 4 FT. OF FILL, OR B) THE TOP AND HIGHEST 2 FT. OF SIDES OF CISTERN INSULATED WITH VERMIN-RESISTANT FOAM INSULATION, AND 2 FT. OF FILL; C) BACFKILL OVER TEH TANK SHALL BE: A) 4 FT. OF FILL, OR B) THE TOP AND HIGHEST 2 FT. OF SIDES OF CISTERN INSULATED WITH VERMIN-RESISTANT FOAM INSULATION, AND 2 FT. OF FILL; C) ALL BACKFILL SHALL EXTEND 10 FT. BEYOND THE EDGE OF THE CISTERN, THEN MAXIMUM 3:1 SLOPE, LOAMED AND SEEDED.  14. THE BOTTOM OF TEH SCUTION PIPE TO PUMPER CONNECTIONS SHALL NOT EXCEED 14 FT. VERTICAL DISTANCE.  THE BOTTOM OF TEH SCUTION PIPE TO PUMPER CONNECTIONS SHALL NOT EXCEED 14 FT. VERTICAL DISTANCE.  15. THE PITCH OF SHOLDER AND VEHICLE PADS FROM EDGE OF PAVEMENT TO PUPER SUCTINO CONNECTION SHALL BE 1 TO 6 PERCENT DOWN GRADE.  THE PITCH OF SHOLDER AND VEHICLE PADS FROM EDGE OF PAVEMENT TO PUPER SUCTINO CONNECTION SHALL BE 1 TO 6 PERCENT DOWN GRADE.  16. SHOULDER AND VEHICLE PADS SHALL BE OF SUFFICIENT LENGTH TO PERMIT CONVENIENT ACCESS TO A SUCTION CONNECTION WHEN PUMPER IS SET AT 45 DEGREES TO THE ROAD.  SHOULDER AND VEHICLE PADS SHALL BE OF SUFFICIENT LENGTH TO PERMIT CONVENIENT ACCESS TO A SUCTION CONNECTION WHEN PUMPER IS SET AT 45 DEGREES TO THE ROAD.  17. ALL CONSTRUCTION, BACKILL AND GRADING MATERIALS SHALL BE IN ACCORDACNE WITH PROPERT CONSTRUCTION PRACTICES. ALL CONSTRUCTION, BACKILL AND GRADING MATERIALS SHALL BE IN ACCORDACNE WITH PROPERT CONSTRUCTION PRACTICES. 18. THE OWNER/DEVELOPER IS RESPONSIBLE FOR COMPLETELY FILLING THE CISTERN UNTIL ACCEPTED BY THE FIRE DEPARTMENT. THE OWNER/DEVELOPER IS RESPONSIBLE FOR COMPLETELY FILLING THE CISTERN UNTIL ACCEPTED BY THE FIRE DEPARTMENT. 
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VIA EMAIL: townplanner@wnewbury.org 

 

January 9, 2024 

 

West Newbury Planning Board 

Attention: Sue Brown, Town Planner 

Town Hall Office Building 

381 Main Street 

West Newbury, Massachusetts 01985 

 

Re: Definitive Subdivision Plan - Peer Review #01 

 Eagle Nest 

 125 River Road 

 West Newbury, Massachusetts 01985 

 

Dear Ms. Brown and Planning Board Members: 

 

At your request, Meridian Associates, Inc. (MAI), has performed a technical review of the above referenced 

project.  As the basis for our review, we have referenced the standards and requirements contained in the 

following Town documents and regulation as well as generally accepted engineering practices: 

• Town of West Newbury Planning Board Rules and Regulations Governing the Subdivision of Land, 

dated through September 3, 2019; 

• Town of West Newbury Planning Board ‘Checklist for Definitive Subdivision Plans (Form C)’; 

• Town of West Newbury Planning Board Stormwater Management Regulations, dated through June 

6, 2023; 

• Town of West Newbury Zoning By-Law, dated through May 14, 2022; 

• Town of West Newbury Zoning Map, dated through May 3, 2012; 

• Town of West Newbury Groundwater Protection Overlay District Map, dated through October 23, 

2017; 

 

As of the date of this letter, MAI has received and reviewed the following plans, documents, reports and 

calculations: 

• Cover Letter, prepared by Andover Consultants, Inc., dated November 30, 2023 (1 page); 

• Town of West Newbury Planning Board Form C – Application for Approval of a Definitive 

Subdivision Plan (3 pages); 

• List of Requested Waivers, prepared by Andover Consultants, Inc., dated November 27, 2023 (3 

pages); 

• Definitive Subdivision Plan set entitled: "Definitive Subdivision “Eagle Nest” River Road West 

Newbury, Massachusetts, prepared by Andover Consultants, Inc., dated November 23, 2023, 

and revised December 18, 2023 (10 sheets); 

• “Stormwater Management Permit Project Narrative – River Road, West Newbury, MA” prepared 

by Andover Consultants, Inc., dated January 4, 2024; 
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After reviewing the above referenced materials, we offer the following comments and opinions for your 

consideration in blue text: 

 

A. Town of West Newbury Planning Board Rules and Regulations Governing the Subdivision of Land 

The submittal of this Definitive Subdivision Plan set, and accompanying documents appear to be 

completed in general conformance with the West Newbury Planning Board Subdivision Rules and 

Regulations (Section 3.3) with requested waivers and the with the following exceptions: 

 

1. Section 3.3.3.1.1 states “…Pre – and Post – Development Watershed Plans.” 

MAI notes that this project is a subdivision comprised of less than four (4) lots, which is exempt 

from the MassDEP stormwater management standards, drainage calculations and Pre- and Post-

Development Watershed Plans are not required under the State Stormwater Management 

Requirements and therefore have not been provided. 

 

2. Section 3.3.3.1.4. states “A scale on each sheet of 1”=40’ horizontally and 1”=4’ vertically, or such 

other scale as the Board may accept to clearly and adequately depict the plan intent and details.” 

The Plan and Profile of the roadway, sheet 8 of 16, is at a scale of 1”=20’ horizontally and 1”=2’ 

vertically to more clearly depict the information on this sheet. This is a non-issue; however, it is 

at the discretion of the board to accept such scales. 

 

3. Section 3.3.3.1.5. states that “All elevations shall be shown as based on NGVD-1929 MSL vertical 

datum unless otherwise approved by Board.” 

Elevations shown on the plans are based upon 1988 NAVD Datum. The applicant has requested a 

waiver to allow for the elevations to be NAVD 1988 datum.  It is the discretion of the board to 

accept such waiver request. 

 

4. Section 3.3.3.1.9. states that the plans show “Location and ownership of abutting properties as 

they appear on the Form E, including the Assessors Map and Lot numbers, deed and plan 

references.” 

It does not appear as though the information regarding the ownership of the abutting properties 

to the west of ‘Remaining Area’ has been shown on the plans. MAI recommends that the 

applicant depict the required information to conform to this requirement or request a waiver and 

provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

 

5. Section 3.3.3.1.10. states that the plans show “Zoning district(s) classification and zoning district 

boundaries and all the applicable minimum dimensional requirements according to the Zoning By-

Law.“ 

The plans depict the required dimensional requirement table. However, the requirements for 

maximum lot coverage, maximum building coverage and maximum height are not shown on the 

table nor are the dimensional requirements for the ‘Remaining Area’. Since the stormwater 

management system is contingent on the size of the proposed dwellings, this information should 

be shown. MAI recommends that the applicant revise the plans and the zoning chart to conform 

to this requirement. 
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6. Section 3.3.3.1.11. states that the plans show “Location of all trees over ten (10) inches in caliper 

within or along the right-of-way of a Scenic Road, and in those areas subject to disturbance, such as 

for driveways, within or along the right-of-way shall be shown.” 

The plans do not show specific trees within the limits of the proposed work. The applicant has 

requested a waiver to not depict the specific trees to be removed within the limits of work.  It is 

the discretion of the board to accept such waiver request. 

 

7. Section 3.3.3.2.1. states that the plans show “Major existing features of the land such as 

waterways, wetlands in and within 100’ of the subdivision, water bodies, natural drainage courses, 

walls, fences, buildings, isolated large, wooded areas, trails, ledge and isolated outcroppings, 

ditches, wells and septic systems in and within 100’ of the subdivision, water service lines, utility 

poles and overhead lines, water mains, fire hydrants, drainage pipes, catch basins and manholes, 

walks, driveways, roads and the like.” 

Although a significant amount of this information is not shown, it does not appear to be relevant 

to the engineering design of the project. However, MAI recommends that the applicant request a 

waiver and provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

 

8. Section 3.3.3.2.4. states “Where available, the average daily traffic counts of these roads should be 

provided.  Where not available, same may be required by the Board.” 

Although this information is not shown, it does not appear to be significant to this three (3) lot 

subdivision project. However, MAI recommends that the applicant request a waiver and provide 

rationale to not depict that information or revise the plans to conform to this requirement. 

 

9. Section 3.3.3.2.5. states that the plans show “Existing structures in and within 50’ of the perimeter 

of the subdivision.” 

This information is not shown. MAI recommends that the applicant request a waiver and provide 

rationale to not depict that information or revise the plans to conform to this requirement. 

 

10. Section 3.3.3.3.1. states that the plans show “Sufficient data to determine the location, direction 

(bearing) and distance (length) of every boundary, lot, street, common driveway, way and 

easement line in the subdivision.  This shall include necessary data (radii, arc and tangent lengths 

and central angle) of all curved boundaries.  A calculations package shall be included to document 

this information as shown on the plans.” 

As stated above, there does not appear to be boundary information provided for the land to the 

west of ‘Remaining Area’ as required. Lot closure calculations for the overall property, the 

proposed right-of-way and each of the three (3) proposed lots has not been provided. MAI 

recommends that the applicant request a waiver and provide rationale to not depict or provide 

that information or revise the plans and/or provide the required calculations to conform to this 

requirement. 

 

11. Section 3.3.3.3.3. states that the plans show “Proposed subdivision lot numbers shown enclosed in 

a circle.  Prior to plan endorsement by the Board indicate Assessors lot numbers enclosed in a 

square as assigned by the Assessor’s office and indicate street address numbers enclosed in a 

triangle as assigned by the Building Inspector’s office.” 
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The proposed lot numbers are not enclosed in a circle and empty rectangles are not provided for 

each lot, future labeling by the Assessor’s office with the new assessor’s lot numbers and the new 

street address. MAI recommends that the applicant revise the plans to depict this information. 

 

12. Section 3.3.3.3.4. states that the plans show “Frontage and widths (measured at the minimum front 

setback line) of each proposed lot.” 

The proposed frontage and lot width are not shown for the ‘Remaining Land’ or on Lots 1 and 2. 

MAI recommends that the applicant revise the plans and the zoning chart to depict this 

information. 

 

13. Section 3.3.3.3.7. states that the plans show “Names of all abutters including those across streets 

from the subdivision with references to abutter’s Assessors Map/Lot Numbers, deed and plan 

references.” 

The plans do not show this information. MAI recommends that the applicant revise the plans to 

depict this information. 

 

14. Section 3.3.3.3.8 states that the plans show “Street bounds shown at all angle points, points of 

curvature or tangency, or as otherwise needed to depict the boundaries of all proposed streets, 

common driveways, and ways of the subdivision.” 

The plans do not show any proposed bounds. MAI recommends that the applicant request a 

waiver and provide rationale to not depict that information or revise the plans to conform to this 

requirement. 

 

15. Section 3.3.3.4.7. states that the plans show “Location, size and type of all proposed street trees.” 

Street trees are not proposed as a part of this project. MAI recommends that the applicant 

request a waiver and provide rationale to not depict that information or revise the plans to 

conform to this requirement. 

 

16. Section 3.3.3.4.9. states that the plans show “Location of all proposed individual wells and 

subsurface sewage disposal systems including required setback dimension between same and to lot 

lines, structures and wetland resource areas.” 

The plans show the locations of the proposed wells and subsurface sewage disposal systems. MAI 

recommends that additional setback dimensions be added to conform compliance with this 

requirement. 

 

17. Section 3.3.3.4.10 states that the plans show “Location, identification and test results of all soils 

testing including establishment of ledge, estimated seasonal high groundwater table and 

percolation/infiltration rates in support of both proposed stormwater and sanitary (septic) 

facilities.” 

There do not appear to have been any test pits, and percolation tests, performed as there is no 

test pit information provided. There are two (2) notes that state that the septic systems are to be 

installed in conformance with West Newbury Board of Health and with Title V which require that 

test pits be performed as a part of the design. The applicant has requested a waiver to perform 

test pits for the subsurface sewage disposal systems after following the approval from the 

Planning Board and Conservation Commission.  It is the discretion of the board to accept such 

waiver request. 
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18. Section 3.3.3.4.11. states that the plans show “Location, size and type of proposed sidewalks, trails, 

lighting, curbing and Driveways.” 

MAI notes that there are no sidewalks, trails, lighting, curbing depicted on the plans. Due to the 

small scale of this project the applicant has requested a waiver from these design elements.  It is 

the discretion of the board to accept such waiver request. 

 

19. Section 3.3.3.4.12. states “Drainage calculations in support of the drainage plan as required by 

Section 4.4.” 

MAI notes that this project is a subdivision comprised of less than four (4) lots, which is exempt 

from the MassDEP stormwater management standards. As such, drainage calculations are not 

required and have not been provided. However, it should be noted that sizing calculations of the 

roadside crushed stone infiltration trench and each of the two (2) roof drywells, have been 

provided which depict that the trench and the drywells, each have the storage capacity, not 

accounting for infiltration, for more than a one (1) inch storm event. This complies with the Town 

of West Newbury Planning Board Stormwater Management Regulations. That said, the applicant 

has requested a waiver from the requirement to provide stormwater drainage calculations. It is 

the discretion of the board to accept such waiver request. 

 

20. Section 3.3.3.5.1. states that the plans show “Bearings and distances of all tangents along the 

center line.” 

The plans do not depict the required information. MAI recommends that the applicant revise the 

plans to conform to this requirement. 

 

21. Section 3.3.3.5.3. states that the plans show “Radii, arc length and central angle of all curves along 

the center line.” 

The plans do not depict the required information. MAI recommends that the applicant revise the 

plans to conform to this requirement. 

 

22. Section 3.3.3.5.13. states that the plans show “Proposed street trees including size and type.” 

Street trees are not proposed as a part of this project. MAI recommends that the applicant 

request a waiver and provide rationale to not depict that information or revise the plans to 

conform to this requirement. 

 

23. Section 3.3.3.5.16 states that the plans show “Existing left and right, right-of-way profiles drawn in 

fine lines – dotted for left and dashed for right.” 

The plans do not depict the required information. MAI recommends that the applicant revise the 

plans to conform to this requirement. 

 

24. Section 3.3.3.7. (Sections 3.3.3.7.1 and 3.3.3.7.2 ) Pre- and Post- Development Watershed Plan 

MAI notes that this project is a subdivision comprised of less than four (4) lots, which is exempt 

from the MassDEP stormwater management standards, drainage calculations and Pre- and Post-

Development Watershed Plans are not required and therefore have not been provided. 

 

25. Section 4.2.4.4. states that the plans show “The minimum centerline radii of curved streets shall be 

200 feet.” 
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The plans do not label the centerline radius of the proposed roadway. MAI recommends that the 

applicant depict the centerline radius of the proposed roadway to ensure conformance with this 

requirement. 

 

26. Section 4.2.4.5. states “At intersections between proposed subdivision streets and existing streets 

external to the subdivision, sufficient sight distance shall be provided to ensure the safe egress of 

vehicles from the subdivision. In determining adequacy of sight distance, consideration shall be 

given to the traffic characteristics, including speed, volume and composition, of the traffic on all 

streets involved. In no case shall the sight distance available to drivers egressing a subdivision be 

less than 250 feet.” 

The required sight distance is not met in a southerly direction, and it cannot be determined if it is 

met in a northerly direction as the limits of the pavement are not shown. Sight distance looking 

north should line up with south bund traffic. It should be noted that there is a utility pole and 

existing vegetation to the south of the proposed drive that may impede on the site distance. Due 

to the unique character of this project, the applicant has requested a waiver from the sight 

distance requirement. It is the discretion of the board to accept such waiver request. 

 

27. Section 4.2.4.6. states “Streets shall be laid out so as to intersect as nearly as possible at right 

angles. No street shall intersect any other street at less than 60 degrees.” 

The proposed roadway intersection angle was not provided. MAI recommends that the applicant 

revise the plans to conform to this requirement. 

 

28. Section 4.2.4.7. states “Property lines at street intersections shall be rounded or cut back to provide 

for a curb line radius of not less than 15 feet. Greater radii shall be required by the Board where 

deemed necessary for present and future vehicular travel.” 

The proposed pavement radii proposed at the intersection of the proposed roadway with River 

Road are twelve (12) feet. MAI recommends that the applicant revise the plans to conform to this 

requirement. 

 

29. Section 4.2.4.9. states “The minimum frontage on the existing street of the parcel to be subdivided 

shall be at least the frontage required for the zoning district in order to provide for the right-of-way 

and buffers to abutting property.” 

The proposed subdivision appears to comply with the requirement that the property must have 

the minimum frontage required in order to provide a right-of-way. The Land for 125 River Road, 

has frontage in two (2) locations, one (1) to the far west of the proposed Right-of-Way and one 

(1) at the location of the proposed Right-of-Way. Once the frontage is split between 125 and 171, 

125 still maintains frontage in excess of two hundred (200) feet on the far westerly portion of the 

property. However, the frontage in the location of the proposed Right-of-Way appears to be 

under two hundred (200) feet. With that said, and due to the unique character of this project, the 

applicant has requested a waiver from this design requirement.  It is the discretion of the board 

to accept such waiver request. 

 

30. Section 4.2.4.11. states “Unless there are compelling reasons to do otherwise, the centerline of the 

road shall be located from the sidelines of the existing abutter lots a distance of at least one half 

the frontage required from the zoning district.” 
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The proposed subdivision centerline does not comply with this requirement. Due to the unique 

character of this project, the applicant has requested a waiver from this design requirement.  It is 

the discretion of the board to accept such waiver request. 

 

31. Section 4.2.5.1. states “Modified Cape Cod berm shall be required along all edges of pavement 

unless an alternative design is approved by the Board.” 

The plans do not show any curbing. Due to the unique character of this project, the applicant has 

requested a waiver from this design requirement.  It is the discretion of the board to accept such 

waiver request. 

 

32. Section 4.2.6.3. states “The minimum width of the traveled way of the subdivision roadway shall 

be… 20 feet for a Minor Local Access Road… Traveled width may be reduced to 18 feet on roadways 

at the discretion of the Planning Board, Public Safety and the Highway Superintendent on minor 

local access roads based on grade and drainage requirements.” 

The plans propose a roadway width of what appears to be over twenty (20) feet at the site 

entrance, a width of eighteen (18) feet elsewhere and a reduced width of fifteen (15) feet at the 

wetland crossing. The plans should clarify the width of the pavement at the entrance. It should 

also be noted that the applicant has requested a waiver from this design requirement. It is the 

discretion of the board to accept such waiver request. 

 

33. Section 4.8.2.2. states “Dead end streets or combination of two dead end streets shall not exceed 

800 feet in length unless, in the opinion of the Board, a greater length is necessitated by 

topography or other local conditions.  Dead end streets shall be provided at the closed end with a 

turnaround having an outside pavement diameter of 100 feet and a property line diameter of 120 

feet.” 

The plans depict a hammerhead (‘T’) turnaround in lieu of a circular cul-de-sac. Due to the unique 

character of this project, the applicant has requested a waiver from this design requirement.  It is 

the discretion of the board to accept such waiver request. 

 

34. Section 4.2.8.3. states “Circular turnarounds shall provide a landscape island in the center. The 

applicant shall submit a landscape plan for the central portion of turnaround.” 

The plans depict a hammerhead (‘T’) turnaround in lieu of a circular cul-de-sac. Due to the unique 

character of this project, the applicant has requested a waiver from this design requirement.  It is 

the discretion of the board to accept such waiver request. 

 

35. Section 4.2.10.2. states “Construction shall not be proposed of roads, stormwater management 

systems, driveways, pipes, or other infrastructure construction shown on a subdivision plan on a 

land area which slopes at a pre-construction grade of 25% or more.” 

MAI recommends that the plans be revised to depict any locations, within the limit of work 

within the site, with a pre-construction grade of twenty-five (25) percent or greater they should 

be shown on the plan set. Should there not be any areas with slopes greater than twenty-five 

(25) percent, then a note should be added. 

 

36. Section 4.3.1.1. states “A sidewalk shall be located within, and adjacent to, the exterior line of the 

right-of-way. In a typical layout, the sidewalk shall be located at a uniform distance parallel to the 

paved section of the street and separated from it by a landscaped strip. The Board may approve a 

“meandering” location in which the sidewalk follows existing terrain, with consideration to stone 
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walls, large, mature trees, rock outcroppings and other natural or historically significant features, 

enabling the construction of the sidewalk to minimize disturbance to such features. All or portions 

of a meandering sidewalk may be located outside the right-of-way provided that a proper 

easement is granted to the Town.” 

The plans do not propose sidewalks. Due to the unique character of this project, the applicant 

has requested a waiver from this design requirement.  It is the discretion of the board to accept 

such waiver request. 

 

37. Section 4.3.1.5. states “Applicants are encouraged to provide for footpaths and trails within the 

subdivision or connecting to abutting permanent open space, town property, or other 

subdivisions.” 

The plans do not propose footpaths or trails within the project area. The undeveloped portion of 

the property is to remain. Due to the unique character of this project, the applicant has 

requested a waiver from this design requirement.  It is the discretion of the board to accept such 

waiver request. 

 

38. Section 4.3.1.6. states “Bicycle Path/Recreational Path: The Planning Board may request the 

construction of a bicycle path/recreational path in order to: (a) provide a connection to a Town 

bicycle path/recreational path located on adjoining land; or (b) where the path would be part of an 

existing or proposed future Town bicycle path/recreational path system, or bicycle 

path/recreational paths leading to a public school.” 

The plans do not propose bicycle paths or recreational paths. Due to the unique character of this 

project, the applicant has requested a waiver from this design requirement.  It is the discretion of 

the board to accept such waiver request. 

 

39. Section 4.4. “Stormwater Management” 

MAI notes that since this project is a subdivision comprised of less than four (4) lots, that it is 

exempt from the MassDEP stormwater management standards. As such, drainage calculations 

are not required and have not been provided. That said, the applicant has requested a waiver 

from the requirement to provide stormwater management beyond what is described above. It is 

the discretion of the board to accept such waiver request. 

 

40. Section 4.4.1 states “Stormwater management for each subdivision shall accomplish the following:  

(1) Reproduce, as nearly as possible, the hydrological conditions in the ground and surface 

waters prior to the development; 

(2) Reduce stormwater pollution to the maximum extent possible using Best Management 

Practices (BMP’s); 

(3) Have an acceptable future maintenance plan covering method and execution; 

(4) Have a beneficial effect on the natural and human environment; 

(5) Be appropriate for the site, given the site’s specific physical constraints; 

(6) Provide a sufficient level of health and environmental protection during the construction 

phase, and 

(7) Provide proper management prior to the discharge of such runoff onto adjacent property 

owned by others, into the existing storm drainage system, or wetland resources listed in the 

Wetland Protection Act Regulations, 310 CMR 10.00.” 
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MAI recommends that the applicant provide documentation and explanations and descriptions 

that address how each of the seven (7) items, listed above, are specifically addressed, to the 

greatest extent practicable, by the design of the project. 

 

41. Section 4.4.2 states ““Stormwater management systems located outside the right of wall shall be 

owned, maintained by the residents of the subdivision, under a homeowner’s association 

established in a form satisfactory to the Board. Prior to the Planning Board’s endorsement of the 

subdivision plans, developers shall provide the Town with appropriate easements to such 

stormwater systems so that the Town my inspect and/or carry out emergency maintenance or 

repairs when necessary to protect the health, safety and welfare of the public. Notation of this 

effect shall be made on the plan and recorded at the Registry of Deeds.” 

This notation is not depicted on the plan. MAI recommends that the plans are revised to depict 

this note. MAI also recommends that this note be modified to include that the thirty (30) inch 

RCP culvert, the six (6) inch HDPE culvert (or potentially twelve (12) inch RCP culvert), the 

roadside crushed stone infiltration trench and the eight (8) foot diameter crushed stone settling 

pool be owned and maintained by the residents of the subdivision. 

 

42. Section 4.4.9. states “The size of storm sewer pipe shall be in accordance with the drainage 

computations but in no case less than 12” diameter and shall be shown on the Definitive Plan. 

Cellar drains shall not be connected into catch basins, manholes, pipes or any part of the street 

storm drain system and in no case shall discharge into the right-of-way or street.  Foundation, 

perimeter or roof drains may be connected into the street drainage system if approved by the 

Town DPW.” 

The plans depict a six (6) inch roof drain HDPE pipe, from the existing dwelling, discharging to the 

western side of the proposed roadway, within the proposed right-of-way. MAI recommends that 

this pipe be increased to a minimum twelve (12) inch diameter RCP and/or redirected as to not 

discharge within the right-of-way. MAI also recommends that the applicant request a waiver and 

provide rationale to allow the pipe to remain as is, and/or increased in diameter or revise the 

plans to conform to this requirement. 

 

43. Section 4.5: ‘Water Distribution Systems” 

The project is not proposed to connect to a municipal water system, as such, the applicant has 

requested a waiver from this design requirement.  It is the discretion of the board to accept such 

waiver request. 

 

44. Section 4.6.3.5. “Cistern Design” 

MAI recommends that the plans be revised to depict the Cistern Design Requirement notes 

stated in Section 4.6.3.5. and Section 4.6.3.6. 

 

45. Section 4.7.3. states “No components of any private irrigation system shall be installed within the 

street right-of-way.” 

MAI recommends that the plans be revised to depict this note. 

 

46. Section 4.7.4. states “Electrical transformers shall be located outside the Town’s right-of-way and 

on the property line with appropriate easements provided to the electric utility. 

MAI recommends that the plans be revised to depict this note. 
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B. Town of West Newbury Planning Board Stormwater Management Regulations 

The submittal of this Definitive Subdivision Plan set, and accompanying documents appear to be 

completed in general conformance with the Town of West Newbury Planning Board Stormwater 

Management Regulations (Sections 8, 9.1, 10.1 and Appendix D) with the following exceptions: 

 

1. Section 8.1: These items appear to have been addressed in the Definitive Subdivision Plans and in 

the Stormwater Management Permit Project Narrative. The Applicant has provided revised Stone 

Trench and Drywell Details which are to be incorporated into the revised Definitive Subdivision 

Plans. 

MAI has no further comments on this Section. 

 

2. Section 8.2 states: “Projects eligible for Tier Two Stormwater Management Permits shall meet the 

construction-site stormwater management performance standards detailed in Section 7.2 to the 

maximum extent practicable.” With that said: 

 

2.1. Section 7.2.(10) states: “Dewatering activities shall use tanks, filter bags, or other practices to 

remove sediment before discharge, in accordance with the standards and requirements 

contained within the NPDES Construction General Permit. Water shall not be discharged in a 

manner that causes erosion or flooding” 

MAI recommends that the plans be revised to depict this note. 

 

2.2. Section 7.2.(12) states: “Trash, debris, and sanitary wastes shall be removed from the site on a 

regular basis. Dumpsters shall be covered at the end of every workday and before rain events. 

Dumpsters shall be located outside the 100-foot buffer zone for wetland resource areas. 

Dumpsters shall not be allowed to leak or otherwise discharge to any stormwater conveyance, 

storm drain inlet, or wetland resource area. Concrete mixers shall be washed out only in 

designated areas with liners. Designated areas for washing concrete mixers shall be located 

outside the 100-foot buffer zone for wetland resource areas and outside the 200-foot 

Riverfront Area. Demolition debris, discarded building materials, concrete truck wash out, 

chemicals, litter, and sanitary wastes shall not be discharged to the MS4 and shall be disposed 

of in compliance with all local, state, and federal requirements.” 

MAI recommends that the plans be revised to depict this note. 

 

2.3. Section 7.2.(13) states: “Stormwater management facilities to be used after construction shall 

not be used as BMPs during construction unless otherwise approved by the Stormwater 

Authority. 

MAI recommends that the plans be revised to depict this note. 

 

2.4. Section 7.2.(14) states: “Dust control shall be used during grading operations. Dust control 

methods may consist of grading fine soils on calm days only or dampening the ground with 

water; no salts or other wetting agents shall be used for dust control within wetland resource 

areas, 100-foot buffer zone for wetland resource areas, or 200-foot Riverfront Area.” 

MAI recommends that the plans be revised to depict this note. 

 

3. Section 9.1: This item appears to have been addressed in the Definitive Subdivision Plans and in the 

Stormwater Management Permit Project Narrative. 

MAI has no further comments. 
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4. Section 10.1: This item appears to have been addressed in the Definitive Subdivision Plans and in 

the Stormwater Management Permit Project Narrative. 

MAI has no further comments. 

 

C. General Application and Plan Comments 

The following comments are in addition to the plan comments listed above under the Town of West 

Newbury Subdivision Plan Regulation review and the Town of West Newbury Stormwater Management 

Regulation review, although there may be some duplicates; 

 

1. Sheet 1 of 10: 

1.1. Zoning Summary Chart should be revised per comments above; 

1.2. List of Waivers should be updated per comments and applicable responses above; 

1.3. Waiver 4.2.6.3 should state 15’ not 12’; 

1.4. Locus Plan should show Lot 3 and ‘Remaining Area’; 

 

2. Sheet 2 of 10: 

2.1. The lot widths for Lots 2 and 3 should be added; 

2.2. Proposed bounds should be depicted on the proposed Right-of-Way; 

2.3. Show the property owner on the opposite side of River Road (all sheets); 

 

3. Sheet 3 of 10: 

3.1. No Comments; 

 

4. Sheet 4 of 10: 

4.1. No Comments; 

 

5. Sheet 5 of 10: 

5.1. No Comments; 

 

6. Sheet 6 of 10: 

6.1. Show 100-foot wellhead circles for the proposed wells; 

6.2. Add setback dimensions to wetlands from proposed leaching fields; 

6.3. Label Cistern as: ‘Proposed 16,000 gal. Cistern’; 

 

7. Sheet 7 of 10: 

7.1. Show 100-foot wellhead circles for the proposed wells; 

7.2. Add note to the effect that soils testing will be performed in the final location of the roof 

drywells. Final locations, elevations and other design information of the drywells will be 

submitted to the Planning Board prior to installation. 

7.3. Label Cistern as: ‘Proposed 16,000 gal. Cistern’; 

 

8. Sheet 8 of 10: 

8.1. No Comments 

 

9. Sheet 9 of 10: 

9.1. Provide a detail of the eight (8) foot diameter crushed stone settling pool; 
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9.2. Add note to the dry well detail to the effect that soils testing will be performed in the final 

location of the roof drywells. Final locations, elevations and other design information of the 

drywells will be submitted to the Planning Board prior to installation. 

 

10. Sheet 10 of 10: 

10.1. MAI defers to the Conservation Commission for review of the wetland replication 

plantings and details. 

 

I look forward discussing these items with you at a Planning Board Public Hearing date to be determined. 

Note that additional comments may arise during future conversations with the Applicant and the Town and 

at the Planning Boards Site Walk which is scheduled to occur after the date of the completion of this letter. 

Please do not hesitate to contact me with any questions, comments or concerns via email at 

dkelley@meridianassoc.com or via phone at (978) 265-5402. 

Sincerely,  

 

MERIDIAN ASSOCIATES, INC. 

 

 

 

 

David S. Kelley, P.E. 

Director of Engineering 

 



From: Building Inspector
To: Town Planner
Subject: RE: 125 River Road - Eagles Nest Subdivision
Date: Wednesday, May 15, 2024 8:50:20 AM
Attachments: image001.png

No comments.
 
Sam Joslin
Building Commissioner
978-363-1100 x121
Building.Inspector@WNewbury.org
 

The Secretary of the Commonwealth's Office has determined that most e-mails to and from municipal
offices and officials are public records.  Consequently, confidentiality should not be expected.
 

From: Town Planner <townplanner@wnewbury.org> 
Sent: Tuesday, May 14, 2024 4:11 PM
To: Building Inspector <building.inspector@wnewbury.org>; Paul Sevigny
<psevigny@wnewbury.org>; Conservation <conservation@wnewbury.org>; Michael Dwyer
<dwyer@westnewburysafety.org>; Highway <highway@wnewbury.org>
Subject: 125 River Road - Eagles Nest Subdivision
 
Hi All,
 
Just following up to see if you have any comments regarding the revised Subdivision Plans for 125
River Road.  The Board’s meeting packet goes out tomorrow for next Tuesday’s continued hearing,
so it would be great if you could forward any comments by end of day tomorrow.
 
If no further comments, that’s ok too. 
 
Cheers,
 
Sue Brown, RLA
Town Planner
West Newbury
townplanner@wnewbury.org
(978) 363-1100 x125
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From: Highway
To: Town Planner
Subject: RE: 125 River Road - Eagles Nest Subdivision
Date: Wednesday, May 15, 2024 3:20:19 PM

Hi Sue,
My concerns were addressed .
 
Thanks
Butch
 

From: Town Planner <townplanner@wnewbury.org> 
Sent: Wednesday, May 15, 2024 11:24 AM
To: Paul Sevigny <psevigny@wnewbury.org>; Building Inspector
<building.inspector@wnewbury.org>; Conservation <conservation@wnewbury.org>; Michael Dwyer
<dwyer@westnewburysafety.org>; Highway <highway@wnewbury.org>
Subject: RE: 125 River Road - Eagles Nest Subdivision
 
Thanks for that update Paul. 
 

From: Paul Sevigny <psevigny@wnewbury.org> 
Sent: Wednesday, May 15, 2024 11:22 AM
To: Town Planner <townplanner@wnewbury.org>; Building Inspector
<building.inspector@wnewbury.org>; Conservation <conservation@wnewbury.org>; Michael Dwyer
<dwyer@westnewburysafety.org>; Highway <highway@wnewbury.org>
Subject: RE: 125 River Road - Eagles Nest Subdivision
 

Nothing on my end yet.  We have soil testing scheduled for the 23rd.
 

From: Town Planner <townplanner@wnewbury.org> 
Sent: Tuesday, May 14, 2024 4:11 PM
To: Building Inspector <building.inspector@wnewbury.org>; Paul Sevigny
<psevigny@wnewbury.org>; Conservation <conservation@wnewbury.org>; Michael Dwyer
<dwyer@westnewburysafety.org>; Highway <highway@wnewbury.org>
Subject: 125 River Road - Eagles Nest Subdivision
 
Hi All,
 
Just following up to see if you have any comments regarding the revised Subdivision Plans for 125
River Road.  The Board’s meeting packet goes out tomorrow for next Tuesday’s continued hearing,
so it would be great if you could forward any comments by end of day tomorrow.
 
If no further comments, that’s ok too. 
 
Cheers,
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Sue Brown, RLA
Town Planner
West Newbury
townplanner@wnewbury.org
(978) 363-1100 x125
 

mailto:townplanner@wnewbury.org


From: Paul Sevigny
To: Town Planner; Building Inspector; Conservation; Michael Dwyer; Highway
Subject: RE: 125 River Road - Eagles Nest Subdivision
Date: Wednesday, May 15, 2024 11:22:20 AM

Nothing on my end yet.  We have soil testing scheduled for the 23rd.
 

From: Town Planner <townplanner@wnewbury.org> 
Sent: Tuesday, May 14, 2024 4:11 PM
To: Building Inspector <building.inspector@wnewbury.org>; Paul Sevigny
<psevigny@wnewbury.org>; Conservation <conservation@wnewbury.org>; Michael Dwyer
<dwyer@westnewburysafety.org>; Highway <highway@wnewbury.org>
Subject: 125 River Road - Eagles Nest Subdivision
 
Hi All,
 
Just following up to see if you have any comments regarding the revised Subdivision Plans for 125
River Road.  The Board’s meeting packet goes out tomorrow for next Tuesday’s continued hearing,
so it would be great if you could forward any comments by end of day tomorrow.
 
If no further comments, that’s ok too. 
 
Cheers,
 
Sue Brown, RLA
Town Planner
West Newbury
townplanner@wnewbury.org
(978) 363-1100 x125
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TOWN OF WEST NEWBURY 

PLANNING BOARD 
381 MAIN STREET 

WEST NEWBURY MA 01985 
978-363-1100 X125    Fax:  978-363-1119 

e-mail:  townplanner@wnewbury.org  
 

 
May 7, 2024 
 
MEMORANDUM 
 
TO:   Town Departments, Boards and Committees 
 
FROM: Sue Brown, Town Planner 
 
REGARDING: West Newbury Scenic Road General Bylaw Article XXXII 
 
 
The Planning Board has requested that this Memorandum be sent to all Town Departments, 
Boards and Committees as a reminder that any work you or others under your direction plan to 
undertake that will involve the cutting or removal of a tree or the disturbance of a stone wall 
within the Town’s right-of-way must seek permission from the Planning Board under the 
Town’s Scenic Road General Bylaw (XXXII).  
 
Please note that the process for seeking the Board’s permission is three to four weeks or more 
so determining if a Scenic Road application is needed should be an early action item in your 
project planning process.    
 
The application and further information is available at Scenic Road Permit Application | Town 
of West Newbury MA (wnewbury.org).  Also feel free to contact the Town Planner at 
townplanner@wnewbury.org . 
 
Overview 
The West Newbury Scenic Road General Bylaw adopted in 1999 designates all roads within 
the town, except State Route 113, as scenic, and requires that any maintenance or construction 
shall not involve the cutting or removal of trees (10-inch diameter or larger) or the removal of 
stone walls (in whole or part) except with the prior written consent of the Planning Board after 
a duly advertised public hearing. 
 
The Board will consider, among other things, public safety, scenic views, preservation of 
historic and regional characteristics, and preservation and enhancement of natural and aesthetic 
quality of the environment. 
 
The Board’s Scenic Roads Bylaw requires that the applicant submit an application and plan 
indicating the lot, and location and type of work to be performed including any stone wall or 
trees to be removed.  The Applicant must also submit a certified abutters list. 

mailto:townplanner@wnewbury.org
https://www.wnewbury.org/planning-board/pages/scenic-road-permit-application
https://www.wnewbury.org/planning-board/pages/scenic-road-permit-application
mailto:townplanner@wnewbury.org


 
On receipt of the application and plan the Board will set a date and advertise for the public 
hearing, notify abutters, and distribute the application and plan to the Tree Warden if the work 
involves the cutting or removal of a tree. 
 
At the Scenic Road Hearing, the Board will hear testimony from the applicant and the Tree 
Warden as appropriate, will vote on the applicant’s request (a simple majority is required), and 
subsequently will file the Certificate of Vote to the Town Clerk and will send the Notice of the 
Decision to the Applicant.   
 
No street tree or stone wall can be disturbed until the Notice of Decision is delivered to the 
Applicant.   
 
 
Thank you for assisting the Planning Board in preserving the history and beauty of West 
Newbury’s roadways. 



Town of West Newbury 
Scenic Road 

General Bylaw
XXXII

I

Is project/work within (in part or whole) a road right of way 
(excluding route 113)

All roads in West Newbury except route 113 are designated as 
Scenic Roads.

YES   Permission May be 
required under Scenic 

Road Bylaw
NO – Permission is NOT 

required by Planning Board 
under Scenic Road Bylaw.

However, if you are trimming or 
removing any tree within a public 
way on any street including route 
113, you must receive approval by 

the Town Tree Warden.

Also, please check with 
Conservation Department and 

Building Commissioner regarding 
other potential permits required.

Project involves 
trimming or removal 
of tree(s) in right-of-

way or disturbance of 
a stone wall

NO
 Scenic Road 
Bylaw does 
not applyYESTree(s) are 

10” or 
greater in 

Diameter at 
one foot 

above 
ground NO

YES  
Proceed 

with Scenic 
Road 

Application 

NO
Check with 
Town Tree 

Warden (Per 
MGL 87 Sec 3)

Project involves disturbance 
of a stone wall

See the next Page for an 
outline of the Scenic Road 
Permit Application Process 

YES  
Proceed 

with Scenic 
Road 

Application 



Town of West Newbury 
Scenic Road 

General Bylaw
XXXII

*See Town Web Page ‘Bylaws and 
Policies’

www.wnewbury.org 

Pre-Application Recommendations:

a. Read the Scenic Roads Bylaw (XXXII of Town’s General Bylaws)

b. Meet with Planning Board staff to determine if proposed project falls under the Scenic Roads  Bylaw and review requirements

All roads within West Newbury except State Route 113 are designated as Scenic Roads.

Trimming or removal of any tree or shrub within all road right of ways (including Rte 113) requires Tree Warden approval per MGL Ch 87 

Step 1:  
a. Submit 

Completed 
Application 
and Plan to 
Town Clerk

b. Submit four 
copies and a 
digital copy of 
Application, 
Plan and 
Certified 
Abutters List 
to Planning 
Board Staff

Step 2: Planning Board Staff will:
a. Set date for Public Hearing
b. Prepare and Submit Legal Notice to 

Daily News to run two consecutive 
weeks  (Applicant will be invoiced)

c. Post Legal Notice with Town Clerk
d. Mail Legal Notice to abutters
e. Distribute submittal package to PB and 

*Tree Warden (*if work involves tree 
trimming or removal)

If a Shade Tree is to be trimmed or removed the 
Tree Warden will post the tree with the hearing 
notice at least seven days in advance of the 
hearing. The Tree Warden grants permission for 
public tree trimming and removal along all 
roads in town.

Step 3: Planning Board and/or Staff will: 
a. Hold the Public Hearing – the applicant or a 

representative should present project and 
request permission to undertake the work

b. Vote - following consideration of testimony, 
including from Tree Warden as necessary

c. File A Certificate of Vote with the Town Clerk 
d. Mail the Notice of Decision to the Applicant, 

Tree Warden if required, and DPW

Work cannot be performed until a Notice of 
Decision is received by the Applicant

If a Consolidated Hearing under MGL Ch 87 Sec 3 is required to 
trim or remove public trees in the right of way, the PB will 
coordinate with the Tree Warden on the Legal Notice, Public 
Hearing, and Consolidated Certificate of Vote

http://www.wnewbury.org/
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Street Determination Policy and Procedures
Marshfield Planning Board

Adopted December 19, 1994
Amended January 26, 1998
Amended January 25, 2001
Amended August 10, 2009

A. Purpose
The purpose of this policy is to set forth a procedure and standards by which a lot owner
may determine whether one or more lots have frontage on a way that meets the definition
of “street” in the Marshfield Zoning Bylaw. This process is called a “Street
Determination.” In addition, the procedures set forth in this policy for improvements to
private ways are designed to reduce the likelihood of drainage and erosion problems and
ensure that improvements, when completed, result in a positive street determination.

B. Authority
A building permit may not be issued by the Building Inspector for new construction
unless the lot on which the building is to be constructed has frontage on a “street” as
defined in the Marshfield Zoning Bylaws.(1) For private streets not approved under the
subdivision control law, the Planning Board must make a determination as to the
adequacy of the way in accordance with this definition.

C. Application for a Street Determination
1. Submittal Requirements. Applicants for Street Determinations shall

submit the following items to the Planning Board:
a. A written request for a street determination signed by the

individual seeking the determination.
b. The name(s) of the street(s) for which a determination is being

sought;
c. The assessor’s parcel number for the lot(s) for which a

determination is being sought.
d. An assessor’s map or other locus map which shows adjacent streets

and is sufficient to locate the street(s) and parcels(s).
e. An Administrative Filing Fee in the amount of two hundred fifty

($250) dollars.

_________________________
(1)A street is defined as “A way, over 24 feet in right-of-way width, which: (1) Is a
public way laid out by a governmental entity or public authority pursuant to MGL or is
shown as a public way on an official map adopted by the town pursuant to..Ch.41,
Section 81E or has been accepted by the town as a public way; or (2) Is shown on a plan
approved and endorsed in accordance with the Subdivision Rules and Regulations of
Marshfield; and General Laws Ch.41, Section 81K to 81GG; or (3) has, in the opinion of
the Planning Board, sufficient width, suitable grades and adequate construction to
provide the needs of vehicular traffic in relation to the proposed use of the land abutting
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thereon or served thereby, and for the installation of municipal services to serve such land
and buildings erected or to be erected thereon.”

2. Planning Board Procedure: Upon receipt of a completed request for a
Street Determination, the Planning Board will schedule the request for its
next available meeting.

3. Review Standards: If the way is not a public way or a subdivision way, the
Planning Board will consider the following criteria in determining whether
a private way is of “sufficient width, suitable grades, and adequate
construction”:
a. The roadway surface must be a minimum of 20’ of bituminous

concrete.
b. The adequacy of or need for drainage along the roadway.
c. The number of existing and potential lots on the way.
d. The requirement for a 24’ right of way in the zoning bylaw.
e. The slope of the roadway.

The Board’s decision shall be based on the conditions that exist at the time the Street
Determination is requested.

4. Decision: The Planning Board will vote to issue a positive or a negative
street determination within 60 days of receipt of a completed request. The Board’s
decision will be issued in writing, with reasons set forth, and a copy shall be provided to
the Building Inspector.

a. Positive Street Determination – Upon issuance of a positive street
determination, applicants may be issued a building permit (assuming all
other requirements of zoning are met).

b. Negative Street Determination – The building department will not issue
building permits when a negative street determination is made. In such
cases, roadway improvements must be made prior to reconsideration by
the Planning Board. Such improvements fall into two categories:
i. Applicants seeking to create new lots on private ways/paper streets

must file a subdivision plan pursuant to the Subdivision Control
Law and the Marshfield Subdivision Rules and Regulations.

ii. Applicants seeking to develop existing lots may either:
1) File subsequent applications for street determinations under

Section C above until a positive determination is issued; or
2) Follow the optional procedure outlined in Section D below.

D. Improvements to Private Ways and Paper Streets
The Planning Board recommends that the following review and approval procedure be
undertaken by those applicants seeking to improve private ways to meet the definition of
a street.

1. Submittal requirements – Applicants seeking to improve private
ways/paper streets shall submit the following items to the Planning Board:
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a. Street Construction Plans showing proposed improvements to the
way at a scale of 1” = 40’ or greater in plan and profile view
signed by a registered professional engineer. Improvements must
be made from the nearest “street” across the required frontage of
the lot.

b. An estimate of the number of potential lots that could be served by
the way based on existing zoning if a positive street determination
were issued.

c. A five hundred dollar ($500) check payable to the “Town of
Marshfield” for administrative fees submitted to the Planning
Board for deposit with the Town Treasurer.

d. A seven hundred and fifty dollar ($750) check payable to the
“Town of Marshfield” for engineering review by the Board’s
consultant submitted to the Planning Board for deposit with the
Town Treasurer.

e. A certified list of all abutters to the street that is being developed.
If two streets are being improved, all abutters to both streets must
be notified.

f. A statement whether or not the applicant intends to have the street
accepted by the town.

Applicants may request a pre-application meeting with the Planning Board to discuss
appropriate waivers and construction standards.

2. Public Hearing Requirements
a. The Planning Board shall conduct a public hearing on the proposed

improvements with notice provided at least 14 days prior in a
weekly newspaper of local circulation. Applicants must pay the
cost of advertising the public hearing.

b. The Planning Board shall request comments from the Department
of Public Works, Fire Chief, Safety Officer, Conservation
Commission and other applicable boards.

3. Review Standards – Based on site conditions, road improvements shall generally
be constructed to the following minimum standards:

a. Pavement width shall be a minimum of 20’ and shall include a 6”
gravel base, a 2” base course and a 1” top course.

b. Drainage – Depending on topography and other site conditions,
curbing, catch basins or other drainage structures may be required.
In all cases, appropriate provision for water run-off shall be made
so that it leads into a drainage system, no water will be directed
onto any abutting property and no erosion will result.

c. Tapering – Where necessary, newly constructed segments of an
unaccepted street shall be "tapered back" to provide a safe
transition to the cross section of the existing ways.
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4. Decision: Following the public hearing, the Planning Board will determine
that either:
a. The improvements are sufficient to allow the way to meet the definition of

“street” upon construction, in which case the plans shall be approved.
b. The improvements, with modifications, are sufficient to allow the way to

meet the definition of “street” upon construction, in which case the plans
shall be approved with conditions.

c. The improvements are insufficient to allow the way to meet the definition
of “street” upon construction, in which case the plans shall be denied.

d. The Board shall have 60 days from submission of a completed application
to issue a written decision.

e. All decisions will be conditioned upon the applicant having the legal right
to make the proposed improvements to the right of way.

5. Completion of Improvements:
a. Prior to commencing construction, the applicant will be required to pay for

the cost of construction oversight by the Board’s designee. Any
unexpended funds will be returned to the applicant following completion
of work.

b. After improvements are completed in accordance with approved plans and
the Planning Board is so notified, the Planning Board shall issue a positive
street determination for the applicable portion of the street(s) and shall
notify the Building Department and the applicant in writing of its decision.





Join us for  

Housing Advocacy 101 

Learn how to advocate for more housing choice 

in your community

Guest Speaker Monica Keel, Citizens Housing and 

Planning Association (CHAPA)

YWCA Greater Newburyport
Housing Choice Coalition

ywcanewburyport.org

Join us in person or on ZOOM

Thursday May 30 @ 6 - 7:30PM

Salisbury Town Library,  17 Elm Street, Salisbury

ZOOM Link & RSVP 

 https://bit.ly/4bdPiii
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23 Archelaus Pl

South Essex Registry of Deeds, Book 33354 Page 297 (www.salemdeeds.com)

West Newbury

Essex

MA

01985

2631.00

15764

Contract Price

Date of Contract

Ann Bacheller RT

Jill Bacheller

1,650

Good/Back Road

61

Average

7

3

1.1

Kristen-Anne Leone

12/19/23

1,700,000

Borrower

Lender/Client
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230055RESIDENTIAL APPRAISAL REPORT
23 Archelaus Pl West Newbury MA 01985

Essex South Essex Registry of Deeds, Book 33354 Page 297 (www.salemdeeds.com)

14-61, AV $592,284, Tax Rate $11.03

2023 6,533 0 Ann Bacheller RT

Ann Bacheller RT

0

None 15764 2631.00

This report will provide the market value of the property. 

The client and or his/her assignees.

Jill Bacheller 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone P.O.Box 2009, Haverhill, MA 01831-2009

500

2,000

700

20

150

50

60

5

0

0

Other 35

Residential

Archelaus Place is a dead end road 

which is accessed from Stewart Street. The street is a lightly traveled back road. West Newbury is a bedroom community and many 

properties are located on back roads. The center of West Newbury is within a few miles. Employment districts and shopping centers are 

within 30 minutes in both Haverhill and Newburyport. New Hampshire is also within 30 minutes. There are no negative factors known.

Other Uses: Include vacant and town owned properties

NOTE: There is a shortage of inventory which has resulted in shorter marketing times. See the attached MLS listings statistics in the addenda 

page which shows the year over year changes. 

See Legal Description 19.16 Acres

RB Residential (40,000 sf, 200' Frontage or 80,000 sf, 100'F) Conforming

Residential Residential

Present Residential Use- The property is oversized and has extensive frontage on two roads, many owners 

would subdivide the property to take advantage of the maximum value.

FRONTAGE: Stewart Street: 530’ frontage,  Archelaus Place: 680’, 251.78’, & 262.38’ frontage

Oil

Well

Septic

None

Paved

None

None

None

None

Gentle Grade/Rolling/Typical

19.16 acres

Irregular

Appears Adequate

Fields, Woods, Small Pond

Other: Front on Archelaus & Stewart

Potentially 5 additional residential lots

X 25009C0111F 7/3/2012

The subject property is subject to any and all easements and encroachments of record. The septic & well are typical for the 

area and not considered adverse. There was no seepage known. There is an inground pool. There is also a small pond on the property. The 

property is located on a lightly traveled back road. The property is landscaped adjacent to the improvements. There is a gravel driveway. 

There are no negative factors known. 

1

2

Colonial

61

15-20

Concrete/Avg

Vinyl Siding

Asph Shingles

None

Double Hung 

Yes

None

None

Full Basement

Yes

None Known

None Known

720

0

Joists

Concrete

Concrete

None

FHW

Oil

Location Tank in Bsmt

None

Window

Hardwood & Pine/Avg

Sheetrock/Avg

Post & Beam

Tile/Average

Fiberglass/Average

Raised Panel

1

None

Deck

Porch

None

Inground

0

X 8+ Spaces

Gravel

7 3 1.1 1,650

Back Porch, Deck, Fireplace, Inground Pool,  There is a small pond on the property.

The subject is a post & beam house in average condition. The 

kitchen and bathrooms are modern. The houses has newer windows. There is extensive natural woodwork and a stone fireplace. The deck 

and porch are off the rear of the house. The interior ceiling in the mudroom and a wall in the first level bathroom are unfinished. There was 

seepage in the basement after heavy rains. See the interior photos which show overall quality and condition. There is an inground pool with 

patio. There are no other negative factors known.
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The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)
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Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

One-Unit Housing

PRICE
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Pred

AGE

(yrs)

Present Land Use

One-Unit %
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Change in Land Use

Not Likely

Likely * In Process *

* To:
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S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
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General Description

# of Units Acc.Unit

# of Stories

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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Deed is attached

6-23-2014

$100

Book 33354 Page 297

Information is self-explanatory. This was 

a family transfer. 

23 Archelaus Pl

West Newbury, MA 01985

Interior Inspection

AV $592,284

DOI 12-19-2023

Fee Simple

Good/Back Road

19.16 Acres

Fields,Wds,S Pnd

Colonial

Good/Post & Beam

61

Average

7 3 1.1

1,650

Full Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

None

Porch, Deck

Kitchen & Bathrooms Mod Kitchen & Ba's

Amenities/Other 1 Fireplace

Other None

Frontage: 1724 +/-

Last Sale History $100 6-23-2014

423 Middle St

West Newbury, MA 01985

1.75 miles E

1,600,000

1,346.80

MLS, List $1,600,000, DOM 69

FCard, Ext Insp, AV$529,000

None Offered

ACTIVE LISTING

List 10-18-23

Fee Simple

Good/Back Road

18.3 Acres

Neighborhood 0

Cape

Inferior/Gutted +25,000

B: 1961

Inferior +15,000

6 3 1 +5,000

1,188 +25,400

Full Basement

Unfinished

Adequate

Electric Heat/Inf +10,000

None Reported

None

None 0

Gutted Kit & Bath +25,000

1 Fireplace

MLS: 3 Add Lots

860' +/- (2 Parcels)

$250,000 4-30-18

105,400

Net 6.6 %

Gross 6.6 % 1,705,400

114 Ash St

West Newbury, MA 01985

1.16 miles S

2,000,000

630.32

MLS, List $2,000,000, DOM 94

FCard, Ext Insp, AV$718,552

UNDER AGREEMT

List Date 6-26-23

UA 9-27-23

Fee Simple

Good/Back Road

36 Acres

Neighborhood 0

Antique

Good/Post & Beam

B: 1727

Superior -25,000

8 3 2 -5,000

3,173 -83,800

Full Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

2 Car Attached -20,000

Patio 0

Mod Kitchen & Ba's

5 Fireplaces 0

Barns -150,000

1197 Frontage

$0. 5-19-1998

-283,800

Net 14.2 %

Gross 14.2 % 1,716,200

443 Middle St

West Newbury, MA 01985

1.67 miles E

1,900,000

595.05

MLS, List $1,900,000, DOM 83

FCard, Ext Insp, AV$1,010,900

None Offered

ACTIVE LISTING

List 10-4-23

Fee Simple

Good/Back Road

10 Acres +75,000

Artichoke Reserv -50,000

Cont Ranch

Good/Contemp

B: 1952

Superior -25,000

10 3 1.3 -15,000

3,193 -84,900

Partial Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

1 Car Garage -10,000

Porches & Decks 0

Mod Kitchen & Ba's

1 Fireplace

Water Frontage -100,000

900' Frontage

$700,000 12-8-06

-209,900

Net 11.0 %

Gross 18.9 % 1,690,100

Due to the limited transactions in West Newbury, your appraiser had to exceed 1 mile for comparables. 

See the addenda with information on sales to determine the market value. The comparables included are active listings in West Newbury. 

Comparable #1 is adjusted for inferior quality and condition. This listing is essentially a land listing. The realtor has indicated there are 4 

potential lots in total which is $400,000 per lot. 

Comparable #2 is adjusted for superior condition based on MLS photos and information. Per the agent, subdivision is possible, with frontage 

5 lots would be possible which also supports $400,000 per lot.

Comparable #3 is adjusted for a smaller parcel size and superior view and water frontage of the of the reservoir. Based on frontage, there are 

4 potential lots or $475,000. 

Adjustments: $5000/Half bathroom, $10000/Bathroom, $5000/AC, $20,000/2 Car Garage, $55/sf GLA Adjustment. All comparables are 

considered in the value. 

Additional Supporting Information: Seller: Rogers

   430 Middle Street, West Newbury, $700,000 11-21-23 (Map 27-27 and 27C)

   Map 27-28, Middle Street, Backland, 38.26 acres, $985,000 3-31-21

   Total Income to the seller $1,685,000. Supports the indicated value by the current listings.

The addenda pages in the report support a value of $2,100,000 to $2,500,000 depending on 5 or 6 lots in total. See the addenda for sales of 

both similar house properties and building lots.

1,700,000
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My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:

S
A

L
E

S
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O
M
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A
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IS
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N
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SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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Property North Appraisals, Inc

PNA, Inc 978-521-6900

230055RESIDENTIAL APPRAISAL REPORT
23 Archelaus Pl West Newbury MA 01985

Essex South Essex Registry of Deeds, Book 33354 Page 297 (www.salemdeeds.com)

14-61, AV $592,284, Tax Rate $11.03

2023 6,533 0 Ann Bacheller RT

Ann Bacheller RT

0

None 15764 2631.00

This report will provide the market value of the property. 

The client and or his/her assignees.

Jill Bacheller 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone P.O.Box 2009, Haverhill, MA 01831-2009

500

2,000

700

20

150

50

60

5

0

0

Other 35

Residential

Archelaus Place is a dead end road 

which is accessed from Stewart Street. The street is a lightly traveled back road. West Newbury is a bedroom community and many 

properties are located on back roads. The center of West Newbury is within a few miles. Employment districts and shopping centers are 

within 30 minutes in both Haverhill and Newburyport. New Hampshire is also within 30 minutes. There are no negative factors known.

Other Uses: Include vacant and town owned properties

NOTE: There is a shortage of inventory which has resulted in shorter marketing times. See the attached MLS listings statistics in the addenda 

page which shows the year over year changes. 

See Legal Description 19.16 Acres

RB Residential (40,000 sf, 200' Frontage or 80,000 sf, 100'F) Conforming

Residential Residential

Present Residential Use- The property is oversized and has extensive frontage on two roads, many owners 

would subdivide the property to take advantage of the maximum value.

FRONTAGE: Stewart Street: 530’ frontage,  Archelaus Place: 680’, 251.78’, & 262.38’ frontage

Oil

Well

Septic

None

Paved

None

None

None

None

Gentle Grade/Rolling/Typical

19.16 acres

Irregular

Appears Adequate

Fields, Woods, Small Pond

Other: Front on Archelaus & Stewart

Potentially 5 additional residential lots

X 25009C0111F 7/3/2012

The subject property is subject to any and all easements and encroachments of record. The septic & well are typical for the 

area and not considered adverse. There was no seepage known. There is an inground pool. There is also a small pond on the property. The 

property is located on a lightly traveled back road. The property is landscaped adjacent to the improvements. There is a gravel driveway. 

There are no negative factors known. 

1

2

Colonial

61

15-20

Concrete/Avg

Vinyl Siding

Asph Shingles

None

Double Hung 

Yes

None

None

Full Basement

Yes

None Known

None Known

720

0

Joists

Concrete

Concrete

None

FHW

Oil

Location Tank in Bsmt

None

Window

Hardwood & Pine/Avg

Sheetrock/Avg

Post & Beam

Tile/Average

Fiberglass/Average

Raised Panel

1

None

Deck

Porch

None

Inground

0

X 8+ Spaces

Gravel

7 3 1.1 1,650

Back Porch, Deck, Fireplace, Inground Pool,  There is a small pond on the property.

The subject is a post & beam house in average condition. The 

kitchen and bathrooms are modern. The houses has newer windows. There is extensive natural woodwork and a stone fireplace. The deck 

and porch are off the rear of the house. The interior ceiling in the mudroom and a wall in the first level bathroom are unfinished. There was 

seepage in the basement after heavy rains. See the interior photos which show overall quality and condition. There is an inground pool with 

patio. There are no other negative factors known.
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Property Address: City: State: Zip Code:

County: Legal Description:

Assessor's Parcel #:

Tax Year: R.E. Taxes: $ Special Assessments: $ Borrower (if applicable):

Current Owner of Record: Occupant: Owner Tenant Vacant Manufactured Housing

Project Type: PUD Condominium Cooperative Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:

A
S

S
IG

N
M

E
N

T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
IO

N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

One-Unit Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

D
E

S
C

R
IP

T
IO

N
 O

F
 T

H
E

 I
M

P
R

O
V

E
M

E
N

T
S

General Description

# of Units Acc.Unit

# of Stories

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):
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PNA, Inc 978-521-6900

230055RESIDENTIAL APPRAISAL REPORT

Deed is attached

6-23-2014

$100

Book 33354 Page 297

Information is self-explanatory. This was 

a family transfer. 

23 Archelaus Pl

West Newbury, MA 01985

Interior Inspection

AV $592,284

DOI 12-19-2023

Fee Simple

Good/Back Road

19.16 Acres

Fields,Wds,S Pnd

Colonial

Good/Post & Beam

61

Average

7 3 1.1

1,650

Full Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

None

Porch, Deck

Kitchen & Bathrooms Mod Kitchen & Ba's

Amenities/Other 1 Fireplace

Other None

Frontage: 1724 +/-

Last Sale History $100 6-23-2014

423 Middle St

West Newbury, MA 01985

1.75 miles E

1,600,000

1,346.80

MLS, List $1,600,000, DOM 69

FCard, Ext Insp, AV$529,000

None Offered

ACTIVE LISTING

List 10-18-23

Fee Simple

Good/Back Road

18.3 Acres

Neighborhood 0

Cape

Inferior/Gutted +25,000

B: 1961

Inferior +15,000

6 3 1 +5,000

1,188 +25,400

Full Basement

Unfinished

Adequate

Electric Heat/Inf +10,000

None Reported

None

None 0

Gutted Kit & Bath +25,000

1 Fireplace

MLS: 3 Add Lots

860' +/- (2 Parcels)

$250,000 4-30-18

105,400

Net 6.6 %

Gross 6.6 % 1,705,400

114 Ash St

West Newbury, MA 01985

1.16 miles S

2,000,000

630.32

MLS, List $2,000,000, DOM 94

FCard, Ext Insp, AV$718,552

UNDER AGREEMT

List Date 6-26-23

UA 9-27-23

Fee Simple

Good/Back Road

36 Acres

Neighborhood 0

Antique

Good/Post & Beam

B: 1727

Superior -25,000

8 3 2 -5,000

3,173 -83,800

Full Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

2 Car Attached -20,000

Patio 0

Mod Kitchen & Ba's

5 Fireplaces 0

Barns -150,000

1197 Frontage

$0. 5-19-1998

-283,800

Net 14.2 %

Gross 14.2 % 1,716,200

443 Middle St

West Newbury, MA 01985

1.67 miles E

1,900,000

595.05

MLS, List $1,900,000, DOM 83

FCard, Ext Insp, AV$1,010,900

None Offered

ACTIVE LISTING

List 10-4-23

Fee Simple

Good/Back Road

10 Acres +75,000

Artichoke Reserv -50,000

Cont Ranch

Good/Contemp

B: 1952

Superior -25,000

10 3 1.3 -15,000

3,193 -84,900

Partial Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

1 Car Garage -10,000

Porches & Decks 0

Mod Kitchen & Ba's

1 Fireplace

Water Frontage -100,000

900' Frontage

$700,000 12-8-06

-209,900

Net 11.0 %

Gross 18.9 % 1,690,100

Due to the limited transactions in West Newbury, your appraiser had to exceed 1 mile for comparables. 

See the addenda with information on sales to determine the market value. The comparables included are active listings in West Newbury. 

Comparable #1 is adjusted for inferior quality and condition. This listing is essentially a land listing. The realtor has indicated there are 4 

potential lots in total which is $400,000 per lot. 

Comparable #2 is adjusted for superior condition based on MLS photos and information. Per the agent, subdivision is possible, with frontage 

5 lots would be possible which also supports $400,000 per lot.

Comparable #3 is adjusted for a smaller parcel size and superior view and water frontage of the of the reservoir. Based on frontage, there are 

4 potential lots or $475,000. 

Adjustments: $5000/Half bathroom, $10000/Bathroom, $5000/AC, $20,000/2 Car Garage, $55/sf GLA Adjustment. All comparables are 

considered in the value. 

Additional Supporting Information: Seller: Rogers

   430 Middle Street, West Newbury, $700,000 11-21-23 (Map 27-27 and 27C)

   Map 27-28, Middle Street, Backland, 38.26 acres, $985,000 3-31-21

   Total Income to the seller $1,685,000. Supports the indicated value by the current listings.

The addenda pages in the report support a value of $2,100,000 to $2,500,000 depending on 5 or 6 lots in total. See the addenda for sales of 

both similar house properties and building lots.

1,700,000
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My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:

S
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SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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PNA, Inc 978-521-6900

230055RESIDENTIAL APPRAISAL REPORT

There are no good comparable sales. 

Value is based on knowledge of the area and appraiser files. The land to value ratio exceeds 30% which is common for the area. Your 

appraiser is estimating a value based on knowledge of the area.  Assessors Land Value: $353,400. 

Office Files & Builders Contracts

Average Dec 2023

1,600,000

1,650 165.00 272,250

Bsmt 720 15.00 10,800

Inground Pool 45,000

328,050

82,013 82,013

246,037

50,000

1,896,037

Total GLA 1650 sf, See attached sketch pages.

Replacement costs are based on the Marshall and Swift Cost 

handbook as well as supported by local builders costs for the area. The 

physical depreciation is based on the age/life method. There is no 

external or functional depreciation known.

45

3,600 140 504,000

The income approach is for the house and improvement only, it does not 

represent renting any of the excess land.

1,700,000 1,896,037 504,000

The Sales Comparison Approach and Cost Approach indicates a range from $1,700,000 to $1,896,037. The Income 

Approach is not considered applicable for the entire property, only for the house and improvements. See the attached addenda with scope 

and disclosure. The indicated marketing and exposure time is within 3-6 months.  

This appraisal is made 

"as is" based on the condition of the subject at the time of inspection as indicated below.

1,700,000 12/19/23

38

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Cost Addendum Flood Addendum Manuf. House Addendum
Hypothetical Conditions Extraordinary Assumptions Extraordinary Assumptions Nb Listings & Land Listings Deed, Plot Plan

Jill Bacheller Jill Bacheller

jbacheller@outlook.com 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone

Property North Appraisals, Inc

(978) 521-6900 (978) 945-1062

PropertyNorthAppraisals@Gmail.com

01/03/2024

1291 CG MA

09/23/2025

12/19/23
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COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

Estimated Remaining Economic Life (if required): Years

IN
C

O
M

E
 A

P
P

R
O

A
C

H INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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PNA, Inc 978-521-6900

230055RESIDENTIAL APPRAISAL REPORT

There are no good comparable sales. 

Value is based on knowledge of the area and appraiser files. The land to value ratio exceeds 30% which is common for the area. Your 

appraiser is estimating a value based on knowledge of the area.  Assessors Land Value: $353,400. 

Office Files & Builders Contracts

Average Dec 2023

1,600,000

1,650 165.00 272,250

Bsmt 720 15.00 10,800

Inground Pool 45,000

328,050

82,013 82,013

246,037

50,000

1,896,037

Total GLA 1650 sf, See attached sketch pages.

Replacement costs are based on the Marshall and Swift Cost 

handbook as well as supported by local builders costs for the area. The 

physical depreciation is based on the age/life method. There is no 

external or functional depreciation known.

45

3,600 140 504,000

The income approach is for the house and improvement only, it does not 

represent renting any of the excess land.

1,700,000 1,896,037 504,000

The Sales Comparison Approach and Cost Approach indicates a range from $1,700,000 to $1,896,037. The Income 

Approach is not considered applicable for the entire property, only for the house and improvements. See the attached addenda with scope 

and disclosure. The indicated marketing and exposure time is within 3-6 months.  

This appraisal is made 

"as is" based on the condition of the subject at the time of inspection as indicated below.

1,700,000 12/19/23
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Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Cost Addendum Flood Addendum Manuf. House Addendum
Hypothetical Conditions Extraordinary Assumptions Extraordinary Assumptions Nb Listings & Land Listings Deed, Plot Plan

Jill Bacheller Jill Bacheller

jbacheller@outlook.com 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone

Property North Appraisals, Inc

(978) 521-6900 (978) 945-1062

PropertyNorthAppraisals@Gmail.com

01/03/2024

1291 CG MA

09/23/2025

12/19/23
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File No.:
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COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

Estimated Remaining Economic Life (if required): Years

IN
C

O
M

E
 A

P
P

R
O

A
C

H INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:
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S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

3/2007
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Information to Determine Value by the Sales Comparison Approach, page 2

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code

jill bacheller
Highlight
Assessor  assumed 5 (potential 6) house lots each being a  the value  being $400K each.



Property North Appraisals, Inc

Property North Appraisals, Inc

Property North Appraisals, Inc

P.O.Box 2009

Haverhill, MA 01831

(978) 521-6900 (978) 945-1062

Jill Bacheller

29 Archelaus Place

West Newbury, MA 01985

jbacheller@outlook.com

978-873-0110

230055

12-31-23

230055

230055

PNA, Inc 978-521-6900

04-3066539

Ordered by Jill

Date of Order: 12-2023

Date of Inspection: 12-19-2023

Date of EDI: 1-4-24

Kristen Leone, CG#1291

Jill Bacheller Jill Bacheller

The Archelaus Realty Trust

23 Archelaus Pl

West Newbury

Essex MA 01985

South Essex Registry of Deeds, Book 33354 Page 297 (www.salemdeeds.com)

Market Value 1,500.00

Rental Grid 200.00

1,700.00

111 12-16-23 TD Bank (Total Check $5000) 1,700.00

1,700.00

0.00

Form NIV5D - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

FROM:

Telephone Number: Fax Number:

TO:

E-Mail:

Telephone Number: Fax Number:

Alternate Number:

INVOICE
INVOICE NUMBER

DATES

Invoice Date:

Due Date:

REFERENCE

Internal Order #:

Lender Case #:

Client File #:

FHA/VA Case #:

Main File # on form:

Other File # on form:

Federal Tax ID:

Employer ID:

DESCRIPTION

Lender: Client:

Purchaser/Borrower:

Property Address:

City:

County: State: Zip:

Legal Description:

FEES AMOUNT

SUBTOTAL

PAYMENTS AMOUNT

Check #: Date: Description:

Date:Check #: Description:

Check #: Date: Description:

SUBTOTAL

TOTAL DUE $
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23 Archelaus Pl

South Essex Registry of Deeds, Book 33354 Page 297 (www.salemdeeds.com)

West Newbury

Essex

MA

01985

2631.00

15764

Contract Price

Date of Contract

Ann Bacheller RT

Jill Bacheller

1,650

Good/Back Road

61

Average

7

3

1.1

Kristen-Anne Leone

12/19/23

1,700,000

Borrower

Lender/Client
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SUMMARY OF SALIENT FEATURES
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Subject Address

Legal Description

City

County

State

Zip Code

Census Tract

Map Reference

P
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$

P
A
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Size (Square Feet)

Price per Square Foot

Location

Age

Condition

Total Rooms

Bedrooms

Baths

$

A
P

P
R

A
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ER Appraiser

Effective Date of Appraisal

V
A

LU
E

Opinion of Value $



Property North Appraisals, Inc

PNA, Inc 978-521-6900

230055RESIDENTIAL APPRAISAL REPORT
23 Archelaus Pl West Newbury MA 01985

Essex South Essex Registry of Deeds, Book 33354 Page 297 (www.salemdeeds.com)

14-61, AV $592,284, Tax Rate $11.03

2023 6,533 0 Ann Bacheller RT

Ann Bacheller RT

0

None 15764 2631.00

This report will provide the market value of the property. 

The client and or his/her assignees.

Jill Bacheller 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone P.O.Box 2009, Haverhill, MA 01831-2009

500

2,000

700

20

150

50

60

5

0

0

Other 35

Residential

Archelaus Place is a dead end road 

which is accessed from Stewart Street. The street is a lightly traveled back road. West Newbury is a bedroom community and many 

properties are located on back roads. The center of West Newbury is within a few miles. Employment districts and shopping centers are 

within 30 minutes in both Haverhill and Newburyport. New Hampshire is also within 30 minutes. There are no negative factors known.

Other Uses: Include vacant and town owned properties

NOTE: There is a shortage of inventory which has resulted in shorter marketing times. See the attached MLS listings statistics in the addenda 

page which shows the year over year changes. 

See Legal Description 19.16 Acres

RB Residential (40,000 sf, 200' Frontage or 80,000 sf, 100'F) Conforming

Residential Residential

Present Residential Use- The property is oversized and has extensive frontage on two roads, many owners 

would subdivide the property to take advantage of the maximum value.

FRONTAGE: Stewart Street: 530’ frontage,  Archelaus Place: 680’, 251.78’, & 262.38’ frontage

Oil

Well

Septic

None

Paved

None

None

None

None

Gentle Grade/Rolling/Typical

19.16 acres

Irregular

Appears Adequate

Fields, Woods, Small Pond

Other: Front on Archelaus & Stewart

Potentially 5 additional residential lots

X 25009C0111F 7/3/2012

The subject property is subject to any and all easements and encroachments of record. The septic & well are typical for the 

area and not considered adverse. There was no seepage known. There is an inground pool. There is also a small pond on the property. The 

property is located on a lightly traveled back road. The property is landscaped adjacent to the improvements. There is a gravel driveway. 

There are no negative factors known. 

1

2

Colonial

61

15-20

Concrete/Avg

Vinyl Siding

Asph Shingles

None

Double Hung 

Yes

None

None

Full Basement

Yes

None Known

None Known

720

0

Joists

Concrete

Concrete

None

FHW

Oil

Location Tank in Bsmt

None

Window

Hardwood & Pine/Avg

Sheetrock/Avg

Post & Beam

Tile/Average

Fiberglass/Average

Raised Panel

1

None

Deck

Porch

None

Inground

0

X 8+ Spaces

Gravel

7 3 1.1 1,650

Back Porch, Deck, Fireplace, Inground Pool,  There is a small pond on the property.

The subject is a post & beam house in average condition. The 

kitchen and bathrooms are modern. The houses has newer windows. There is extensive natural woodwork and a stone fireplace. The deck 

and porch are off the rear of the house. The interior ceiling in the mudroom and a wall in the first level bathroom are unfinished. There was 

seepage in the basement after heavy rains. See the interior photos which show overall quality and condition. There is an inground pool with 

patio. There are no other negative factors known.
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File No.:
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Property Address: City: State: Zip Code:

County: Legal Description:

Assessor's Parcel #:

Tax Year: R.E. Taxes: $ Special Assessments: $ Borrower (if applicable):

Current Owner of Record: Occupant: Owner Tenant Vacant Manufactured Housing

Project Type: PUD Condominium Cooperative Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:

A
S

S
IG

N
M

E
N

T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
IO

N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

One-Unit Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

D
E

S
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R
IP

T
IO

N
 O

F
 T

H
E
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M

P
R

O
V

E
M

E
N

T
S

General Description

# of Units Acc.Unit

# of Stories

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

3/2007



PNA, Inc 978-521-6900

230055RESIDENTIAL APPRAISAL REPORT

Deed is attached

6-23-2014

$100

Book 33354 Page 297

Information is self-explanatory. This was 

a family transfer. 

23 Archelaus Pl

West Newbury, MA 01985

Interior Inspection

AV $592,284

DOI 12-19-2023

Fee Simple

Good/Back Road

19.16 Acres

Fields,Wds,S Pnd

Colonial

Good/Post & Beam

61

Average

7 3 1.1

1,650

Full Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

None

Porch, Deck

Kitchen & Bathrooms Mod Kitchen & Ba's

Amenities/Other 1 Fireplace

Other None

Frontage: 1724 +/-

Last Sale History $100 6-23-2014

423 Middle St

West Newbury, MA 01985

1.75 miles E

1,600,000

1,346.80

MLS, List $1,600,000, DOM 69

FCard, Ext Insp, AV$529,000

None Offered

ACTIVE LISTING

List 10-18-23

Fee Simple

Good/Back Road

18.3 Acres

Neighborhood 0

Cape

Inferior/Gutted +25,000

B: 1961

Inferior +15,000

6 3 1 +5,000

1,188 +25,400

Full Basement

Unfinished

Adequate

Electric Heat/Inf +10,000

None Reported

None

None 0

Gutted Kit & Bath +25,000

1 Fireplace

MLS: 3 Add Lots

860' +/- (2 Parcels)

$250,000 4-30-18

105,400

Net 6.6 %

Gross 6.6 % 1,705,400

114 Ash St

West Newbury, MA 01985

1.16 miles S

2,000,000

630.32

MLS, List $2,000,000, DOM 94

FCard, Ext Insp, AV$718,552

UNDER AGREEMT

List Date 6-26-23

UA 9-27-23

Fee Simple

Good/Back Road

36 Acres

Neighborhood 0

Antique

Good/Post & Beam

B: 1727

Superior -25,000

8 3 2 -5,000

3,173 -83,800

Full Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

2 Car Attached -20,000

Patio 0

Mod Kitchen & Ba's

5 Fireplaces 0

Barns -150,000

1197 Frontage

$0. 5-19-1998

-283,800

Net 14.2 %

Gross 14.2 % 1,716,200

443 Middle St

West Newbury, MA 01985

1.67 miles E

1,900,000

595.05

MLS, List $1,900,000, DOM 83

FCard, Ext Insp, AV$1,010,900

None Offered

ACTIVE LISTING

List 10-4-23

Fee Simple

Good/Back Road

10 Acres +75,000

Artichoke Reserv -50,000

Cont Ranch

Good/Contemp

B: 1952

Superior -25,000

10 3 1.3 -15,000

3,193 -84,900

Partial Basement

Unfinished

Adequate

FHW/Oil/None

None Reported

1 Car Garage -10,000

Porches & Decks 0

Mod Kitchen & Ba's

1 Fireplace

Water Frontage -100,000

900' Frontage

$700,000 12-8-06

-209,900

Net 11.0 %

Gross 18.9 % 1,690,100

Due to the limited transactions in West Newbury, your appraiser had to exceed 1 mile for comparables. 

See the addenda with information on sales to determine the market value. The comparables included are active listings in West Newbury. 

Comparable #1 is adjusted for inferior quality and condition. This listing is essentially a land listing. The realtor has indicated there are 4 

potential lots in total which is $400,000 per lot. 

Comparable #2 is adjusted for superior condition based on MLS photos and information. Per the agent, subdivision is possible, with frontage 

5 lots would be possible which also supports $400,000 per lot.

Comparable #3 is adjusted for a smaller parcel size and superior view and water frontage of the of the reservoir. Based on frontage, there are 

4 potential lots or $475,000. 

Adjustments: $5000/Half bathroom, $10000/Bathroom, $5000/AC, $20,000/2 Car Garage, $55/sf GLA Adjustment. All comparables are 

considered in the value. 

Additional Supporting Information: Seller: Rogers

   430 Middle Street, West Newbury, $700,000 11-21-23 (Map 27-27 and 27C)

   Map 27-28, Middle Street, Backland, 38.26 acres, $985,000 3-31-21

   Total Income to the seller $1,685,000. Supports the indicated value by the current listings.

The addenda pages in the report support a value of $2,100,000 to $2,500,000 depending on 5 or 6 lots in total. See the addenda for sales of 

both similar house properties and building lots.

1,700,000
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My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:

S
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SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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PNA, Inc 978-521-6900

230055RESIDENTIAL APPRAISAL REPORT

There are no good comparable sales. 

Value is based on knowledge of the area and appraiser files. The land to value ratio exceeds 30% which is common for the area. Your 

appraiser is estimating a value based on knowledge of the area.  Assessors Land Value: $353,400. 

Office Files & Builders Contracts

Average Dec 2023

1,600,000

1,650 165.00 272,250

Bsmt 720 15.00 10,800

Inground Pool 45,000

328,050

82,013 82,013

246,037

50,000

1,896,037

Total GLA 1650 sf, See attached sketch pages.

Replacement costs are based on the Marshall and Swift Cost 

handbook as well as supported by local builders costs for the area. The 

physical depreciation is based on the age/life method. There is no 

external or functional depreciation known.

45

3,600 140 504,000

The income approach is for the house and improvement only, it does not 

represent renting any of the excess land.

1,700,000 1,896,037 504,000

The Sales Comparison Approach and Cost Approach indicates a range from $1,700,000 to $1,896,037. The Income 

Approach is not considered applicable for the entire property, only for the house and improvements. See the attached addenda with scope 

and disclosure. The indicated marketing and exposure time is within 3-6 months.  

This appraisal is made 

"as is" based on the condition of the subject at the time of inspection as indicated below.

1,700,000 12/19/23

38

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Cost Addendum Flood Addendum Manuf. House Addendum
Hypothetical Conditions Extraordinary Assumptions Extraordinary Assumptions Nb Listings & Land Listings Deed, Plot Plan

Jill Bacheller Jill Bacheller

jbacheller@outlook.com 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone

Property North Appraisals, Inc

(978) 521-6900 (978) 945-1062

PropertyNorthAppraisals@Gmail.com

01/03/2024

1291 CG MA

09/23/2025

12/19/23

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:
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COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

Estimated Remaining Economic Life (if required): Years

IN
C

O
M

E
 A

P
P

R
O

A
C

H INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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Information to Determine Value by the Sales Comparison Approach, page 1

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Information to Determine Value by the Sales Comparison Approach, page 2

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code



MARKET VALUE DEFINITION:

The words "Opinion of Value" supersede the words "Estimate of Value" throughout this report.

SCOPE: EXTENT OF THE APPRAISAL REPORT PROCESS:

Per the clients request, your appraiser will provide a summary appraisal report which estimates the market value of the subject
property as defined herein. Your appraiser has followed developmental requirements as outlined within Standard 1 (Standard
Rule 1-2) of the Uniform Standards of Professional Appraisal Practice (USPAP). In preparing the report, your appraiser has
followed requirements within Standard 2 (Standard Rule 2-2) departing from Standard Rule # (1-4c Income Approach). The
function of the appraisal report is to assist the client, and their assignees in evaluating the market value of the subject property.
Although others will most likely receive a copy of this appraisal report, they are not considered an intended user of this report.
Any questions regarding the content of this appraisal must be directed to the client who ordered this report.  This report has
been requested to aid in a federally related transaction.

Pursuant to your request, I have made an inspection of  the subject. 

In determining the current Market Value of the subject property, I may have used the following sources:

1) Transfer Directories
2) MLS Listing Information
3) MLS Sales Information
4) Assessors Records, (Field Cards and Maps)
5) Broker Conversations
6) Builder Conversations
7) Office Files, Appraisal Reports
8) Exterior Inspection of Comparable Sales
9) Interior Inspection of Comparable Sales

I have researched sales and listings within the town. All sales have been researched through MLS, assessors records and an
exterior inspection. The sales used are considered the best available.

SCOPE OF WORK RULE:

The appraiser must properly identify the problem to be solved in order to determine the appropriate scope of work. The
appraiser must be prepared to demonstrate that the scope of work is sufficient to produce credible assignment results.

DEPARTURES:

The Income Approach has not been included in this report as single family properties are not generally purchased for income
potential.  

SIGNATURE DISCLOSURE:

A signature is a personalized evidence indicating authentication of the work performed by the appraiser and the acceptance for
content, analysis and the conclusions in the report. This report has been signed by a digital signature as indicated under the
signature disclosure.

COMPETENCY PROVISION:

I, Kristen Leone, Real Property Appraiser for Property North Appraisals, Inc located in Haverhill, Massachusetts am competent
to provide the client with the summary appraisal report as requested. I have completed all requirements including classroom
hours and educational requirements to keep my license active and current by the States of Massachusetts and New Hampshire.
I have been working full time since 1985. I have been a co-owner of Property North Appraisals, Inc since it's establishment in
1989.

CERTIFICATION:

The reported analysis, opinions and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraiser Institute. The
use of this report is subject to the requirements of the Appraisal Institute relating to review by it's dully authorized
representatives. 

EXPOSURE TIME: 

The exposure time is based on your appraiser's knowledge of the area and MLS information: under 3 months due to the limited
inventory.  

The appraisal was prepared in accordance with the requirements of title XI of the Financial Institutions Reform, Recovery and
Enforcement Act of 1989, as amended (12 U.S.C. 3331et seq.), and any implementing regulations”    

Supplemental Addendum

Form TADD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code

File No.



Property North Appraisals, Inc

PNA, Inc 978-521-6900
230055

23 Archelaus Pl

West Newbury, MA 01985

Interior Inspection

AV $592,284

Good/Back Road

Fields,Wds,S Pnd

Colonial

61

Average

7 3 1.1

1,650

Full Basement

Unfinished

Deck, Porch, FP

Ing Pool, 0 Gar

40 Middle St

West Newbury, MA 01985

1.86 miles SW

3/1/2024, Under Agreement

1 Year

3,800

3,800

MLS, List $3800/Mo, DOM 54

Ext Insp, Field Card

None Offered

Good/Back Road

Neighborhood 0

Cape

B: 1978/45

Average

7 3/4 2 -50

2,165 -100

Full Basement

Unfinished

Scr Porch, FP 0

2 Car Garage 0

-150
Net 3.9 %

Gross 3.9 % 3,650

875 Main St

West Newbury, MA 01985

1.68 miles NE

2/28/2022

2/28/2023

4,500

4,500

MLS, List $4500/Mo, DOM 6

Ext Insp, Field Card

None Reported

Busier Rd (Rte113

Neighborhood 0

Colonial

B: 2005/18 -100

Superior -50

9 4 2.1 -100

4,022 -600

Full Basement

Partially Finished 0

Porch & Dks, 2 FP 0

2 Car Garage 0

-850
Net 18.9 %

Gross 18.9 % 3,650

866 Main St

West Newbury, MA 01985

1.61 miles NE

3/16/2022

3/16/2023

3,000

3,000

MLS, List $3000/Mo, DOM 32

Ext Insp, Field Card

None Reported

Busier Rd (Rte113

Neighborhood 0

Colonial

Inf Farm & Access +500

B: 1880/Rehab'21 -100

Superior -50

8 4 2 -50

2,128 -100

Full Basement

Unfinished

Porches 0

0 Garage +100

300
Net 10.0 %

Gross 30.0 % 3,300

Public information on single family 

rentals is scarce. The comparables are adjusted for amenities and size differences. All comparables support a value of $3,600. 

See the addenda pages with additional comparables Single Family Rentals in West Newbury, Groveland & Merrimac. (They all share the 

Pentucket Regional School district.)

Based on the comparables above, your appraiser is estimating fair market rent at $3600 per month.

12/19/23 3,600

Kristen-Anne Leone

12/19/23 01/03/2024

1291 CG MA

09/23/2025

Form 1007 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

1 2 3

SINGLE FAMILY COMPARABLE RENT SCHEDULE
File #

This form is intended to provide the appraiser with a familiar format to estimate the market rent of the subject property. Adjustments should be made only for

items of significant difference between the comparables and the subject property.

ITEM SUBJECT COMPARABLE NO. COMPARABLE NO. COMPARABLE NO.

Address

Proximity to Subject

Date Lease Begins

Date Lease Expires

Monthy Rental If Currently

$ $ $Rented: $

Less: Utilities $ $ $ $

Furniture

Adjusted

$ $ $ $Monthly Rent

Data Source

RENT ADJUSTMENTS DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–

Rent

Concessions

Location/View

Design and Appeal

Age/Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area Sq. Ft. Sq. Ft. Sq. Ft. Sq. Ft.

Other (e.g., basement,

etc.)

Other:

Net Adj. (total) + – $ + – $ + – $

Indicated Monthly

Market Rent $ $ $

Comments on market data, including the range of rents for single family properties, an estimate of vacancy for single family rental properties, the general trend of rents and

vacancy, and support for the above adjustments.  (Rent concessions should be adjusted to the market, not to the subject property.)

Final Reconciliation of Market Rent:

I (WE) ESTIMATE THE MONTHLY MARKET RENT OF THE SUBJECT AS OF TO BE $

Appraiser(s) SIGNATURE

NAME

Date Property Inspected Report Signed

License or Certification # State

Expiration Date of License or Certification

Review Appraiser SIGNATURE

(If applicable) NAME

Date Property Inspected Report Signed

License or Certification # State

Expiration Date of License or Certification

Review Appraiser Did Did Not Inspect Subject Property

Freddie Mac Form 1000  (8/88) Fannie Mae Form 1007  (8/88)
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Rental Photo Page

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Rental 1

Proximity

Adj. Rent/Mo

GLA

Total Rooms

Total Bdrms

Total Baths

Location

View

Condition

Age/Year Built

40 Middle St

1.86 miles SW

3,800

2,165

7

3/4

2

Good/Back Road

Neighborhood

Average

B: 1978/45

Rental 2

Proximity

Adj. Rent/Mo

GLA

Total Rooms

Total Bdrms

Total Baths

Location

View

Condition

Age/Year Built

875 Main St

1.68 miles NE

4,500

4,022

9

4

2.1

Busier Rd (Rte113

Neighborhood

Superior

B: 2005/18

Rental 3

Proximity

Adj. Rent/Mo

GLA

Total Rooms

Total Bdrms

Total Baths

Location

View

Condition

Age/Year Built

866 Main St

1.61 miles NE

3,000

2,128

8

4

2

Busier Rd (Rte113

Neighborhood

Superior

B: 1880/Rehab'21

Borrower

Lender/Client

Property Address

City County State Zip Code
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MLS Rental Comps, page 1

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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MLS Rental Comps, page 2

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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West Newbury MLS Statistics

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Zoning Map & Information (regarding subject properties), page 1

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Zoning Map & Information (regarding subject properties), page 2

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Building Sketch

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Assessors Field Card, page 1

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Assessors Field Card, page 2

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Deed, page 1

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Deed, page 2

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Assessors Map 14 Lot 61

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Location Map

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Flood Map

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Subject Photo Page

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Subject Front

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

23 Archelaus Pl

1,650

7

3

1.1

Good/Back Road

Fields,Wds,S Pnd

19.16 Acres

Good/Post & Beam

61

Subject Rear

Subject Street

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code



Form PICSIX2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Photograph Addendum

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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Comparable Photo Page

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Comparable 1

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

423 Middle St

1.75 miles E

1,600,000

1,188

6

3

1

Good/Back Road

Neighborhood

18.3 Acres

Inferior/Gutted

B: 1961

Comparable 2

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

114 Ash St

1.16 miles S

2,000,000

3,173

8

3

2

Good/Back Road

Neighborhood

36 Acres

Good/Post & Beam

B: 1727

Comparable 3

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

443 Middle St

1.67 miles E

1,900,000

3,193

10

3

1.3

Good/Back Road

Artichoke Reserv

10 Acres

Good/Contemp

B: 1952

Borrower

Lender/Client

Property Address

City County State Zip Code
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423 Middle Street, West Newbury MLS Photos

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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114 Ash Street, West Newbury MLS Photos

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code
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443 Middle Street, West Newbury MLS Photos

Ann Bacheller RT

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

Borrower

Lender/Client

Property Address

City County State Zip Code



PNA, Inc 978-521-6900

230055Assumptions, Limiting Conditions & Scope of Work
23 Archelaus Pl West Newbury MA 01985

Jill Bacheller 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone P.O.Box 2009, Haverhill, MA 01831-2009

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The 
appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised 
on the basis 
of it being under responsible ownership.
- The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such 
sketch 
is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size. 
Unless otherwise indicated, a Land Survey was not performed.
- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or 
other 
data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because 
the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific 
arrangements to do so have been made beforehand.
- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and 
best 
use, and the improvements at their contributory value. These separate valuations of the land and improvements must not be used in 
conjunction 
with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is not an 
insurance 
value, and should not be used as such.
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the 
presence 
of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property, or that he or she became aware of 
during the 
normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any 

hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of 
hazardous 
wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and 

makes no guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any 

such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.  Because the 

appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment 
of 
the property.
- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she 
considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such 
items 
that were furnished by other parties.
- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional 
Appraisal Practice, and any applicable federal, state or local laws.
- If this appraisal is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal 
report 
and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.
- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from 
the 
client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure 
requirements applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the 
time of the 
assignment.
- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, 
through advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database. 
- An appraisal of real property is not a 'home inspection' and should not be construed as such. As part of the valuation process, the 
appraiser performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily 
apparent. The presence of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concerns about 
such potential negative factors are encouraged to engage the appropriate type of expert to investigate.

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible 
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the 
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report 
by 
the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of 
Work, Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any 
Hypothetical Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and 
related parties assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its 
conclusions.

Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.):
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PNA, Inc 978-521-6900

230055Certifications
23 Archelaus Pl West Newbury MA 01985

Jill Bacheller 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone P.O.Box 2009, Haverhill, MA 01831-2009

APPRAISER'S CERTIFICATION
I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only 
by 
the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and 
conclusions.
- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties 
involved.
- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the 
subject of this report within the three-year period immediately preceding acceptance of this assignment.
- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
- My engagement in this assignment was not contingent upon developing or reporting predetermined results.
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or 
direction 
in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal.
- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of 
Professional Appraisal Practice that were in effect at the time this report was prepared.
- I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion, 
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present 
owners or occupants of the properties in the vicinity of the subject property.
- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

Additional Certifications:

DEFINITION OF MARKET VALUE *:
Market value means the most probable price which a property should bring in a competitive and open market under all conditions requisite 
to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. 
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions 
whereby:
1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised and acting in what they consider their own best interests; 
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and 
5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions 
granted by anyone associated with the sale. 
* This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions 
Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System 
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS, FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.

Jill Bacheller Jill Bacheller

jbacheller@outlook.com 29 Archelaus Place, West Newbury, MA 01985

Kristen-Anne Leone

Property North Appraisals, Inc

(978) 521-6900 (978) 945-1062

PropertyNorthAppraisals@Gmail.com

01/03/2024

1291 CG MA

09/23/2025

12/19/23
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Date Report Signed:
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Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date Report Signed:

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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Ann Bacheller RT 230055

23 Archelaus Pl

West Newbury Essex MA 01985

Jill Bacheller

APPRAISAL AND REPORT IDENTIFICATION

2-2(a)

2-2(b)

Comments on Standards Rule 2-3

I certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased professional 

analyses, opinions, and conclusions.

- Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties involved.

- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year 

period immediately preceding acceptance of this assignment.

- I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of the 

client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that 

were in effect at the time this report was prepared.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each 

individual providing significant real property appraisal assistance is stated elsewhere in this report).

3-6 months due to the lack of inventory.

Comments on Appraisal and Report Identification
Note any USPAP-related issues requiring disclosure and any state mandated requirements:

Your appraiser has not provided any services for the subject property within the past 3 years.

Kristen-Anne Leone

1291 CG

MA 09/23/2025

01/03/2024

12/19/23

12/19/23
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Borrower

Lender/Client

File No.
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This Report is one of the following types:

Appraisal Report (A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted
Appraisal Report

(A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report,
restricted to the stated intended use by the specified client or intended user.)

Reasonable Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property interest being

appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.)

My Opinion of Reasonable Exposure Time for the subject property at the market value stated in this report is:

APPRAISER:

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature and Report:

Effective Date of Appraisal:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):
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May 6th, 2024 

Reference 

Subject Address- 23 Archelaus Place West Newbury, Ma 01985 

Legal Description City  South Essex Registry of Deeds, Book 33354 Page 297 (www.salemdeeds.com) 

West Newbury 

County State  Essex MA 01985 

Zip Code Census Tract Map Reference 

2631.00  15764 

To:  West Newbury Town Manager 

Cc  Selectman 

Planning Board 

Conservation Committee 

Assessor 

State Forestry 

Ellen C. Shimer-McGuire, Esq 

We, John and Jill Bacheller are filing a letter of intent, first right of refusal to remove one 
parcel of land from 61A . The land parcel is located at 23 Archelaus Place which consists of a 
residential property and 19.16 acres with frontage on Stewart Street (map attached). Record of 
deed is South Essex Registry of Deeds, Book 33354 Page 297.  The estimated lot size is 1.25 
acres, the final acreage may change slightly once the survey is complete. A formal appraisal 
was recently completed with an estimated value of $400,00, (attached). The survey of land is 
being done in conjunction with the submittal of this letter of intent, and town approval. The perk 
test will be completed once there is a pre-sale agreement in place.  

The reason for sale is financial, as part of a divorce settlement. To preserve all the 
property of Ann Bacheller Reality Trust (John/Jill Bacheller trustees) the trustees need to sell 
one house lot outlined in court order. Intent to file mutual separation agreement which will 
prevent any/all of the remaining property from being sold as part of settlement determined by 
the court.  

We understand the time allotment is 120 days, we would appreciate if you can provide 
us with an answer at your soonest determination. Your response will include the rollback tax 
price per acre that will be incurred. If there is any additional information the town will require, or 
additional questions to determine the first right of refusal, please contact us.  This is the last 
option of both parties, time has been consumed throughout the process, we are asking the town 

http://www.salemdeeds.com/


to please notify us with any questions, request for more information, decision once it is 
determined.  

The map location is attached.  The frontage will be the min requirement with access on 
Stewart Street, any additional building lots would require an additional purchase of property, 
town first right of refusal (unable to subdivide). Both parties intent is to maintain as much open 
space as possible and continue to agriculturally maintain the property to ensure.  

Sincerely, 

John Bacheller

John & Jill Bacheller 

Attachments 

• -Full appraisal completed on 23 Archelaus Place
• -9 pages extracted from appraisal highlighting specific house lot
• -Map with details of location

Contact information 

Jill Bacheller 978-873-0110   jbacheller@outlook.com 

John Bacheller 978-363-2604 

Any mailed copies be sent to both Jill Bacheller, 96 7 Star Road, Groveland, Ma 01834 and 
John Bacheller 29 Archelaus Place, West Newbury, Ma 

Hard copies will be delivered in hand within 24 hours including the notarized affidavit stating such 
were delivered.  

Jill Bacheller

mailto:jbacheller@outlook.com


jill bacheller
Polygonal Line
The lot will be located furthest corner property, access/frontage Stewart Street.  Official survey is currently in process, being done in conjunction with approval.
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