
AHT Meeting – Monday, October 28, 2024 1 

MEETING POSTING 
TOWN OF NANTUCKET 

Pursuant to MGL Chapter 30A, § 18-25 
All meeting notices and agenda must be filed, and time stamped with the 

Town Clerk’s Office and posted at least 48 hours prior to the meeting 
(excluding Saturdays, Sundays, and Holidays) 

Committee / Board AFFORDABLE HOUSING TRUST 

Day, Date, and Time Monday, October 28, 2024 @ 11:30 AM 

Location / Address REMOTE PARTICIPATION VIA ZOOM (See Below) 

THE MEETING WILL BE AIRED AT A LATER TIME ON THE 

TOWN’S GOVERNMENT TV YOUTUBE CHANNEL AT 
https://www.youtube.com/channel/UC-sgxA1fdoxteLNzRAUHIxA 

Signature of Chair or 
Authorized Person 

Ellis Ramos 
Housing & Real Estate Office Manager 

WARNING: IF THERE IS NO QUORUM OF MEMBERS PRESENT, OR IF 
MEETING POSTING IS NOT IN COMPLIANCE WITH THE OML 
STATUTE, NO MEETING MAY BE HELD! 

AGENDA FOR 10-28-24 
Please list below the topics the chair 

reasonably anticipates will be discussed at 
the meeting. 

PLEASE CLICK ON FOLLOWING LINK TO JOIN ZOOM MEETING:  
Join Zoom Meeting 
https://us06web.zoom.us/j/88467906784?pwd=1RXdbas4U60aHtX6wGauaj7v27UYe9.1 
Meeting ID: 884 6790 6784 
Passcode: 788888 

I. Call to Order

II. Approval of Agenda – ACTION

III. Public comments for items not listed on the agenda.

IV. Approval of Minutes – ACTION
o October 15, 2024

https://www.youtube.com/channel/UC-sgxA1fdoxteLNzRAUHIxA
https://us06web.zoom.us/j/88467906784?pwd=1RXdbas4U60aHtX6wGauaj7v27UYe9.1
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o October 18, 2024

V. Review and discuss Open Meeting Law complaint filed by Meghan Glowacki and

proposed response prepared by Town Counsel

VI. Review and discuss ZBA Request for Written Comments on Surfside Crossing

40B Development

VII. Other Business

• Next Meeting: November 19, 2024

VIII. Board comments

IX. Executive Session

1. Purpose 6: To Consider the Purchase, Exchange, Lease, or Value of Real
Property Regarding 31 Dartmouth Street, where an Open Meeting May
have a Detrimental Effect on the Negotiating Position of the Affordable
Housing Trust Members and the Chair so Declares

2. Purpose 6: To Consider the Purchase, Exchange, Lease, or Value of Real
Property Regarding 20 Pine Grove Lane, where an Open Meeting May have
a Detrimental Effect on the Negotiating Position of the Affordable
Housing Trust Members and the Chair so Declares

3. Purpose 6: To Consider the Purchase, Exchange, Lease, or Value of Real
Property Regarding 31 Fairgrounds, where an Open Meeting May have a
Detrimental Effect on the Negotiating Position of the Affordable Housing
Trust Members and the Chair so Declares

X. Adjourn









 

 

 

KP Law, P.C.     |     Boston  •  Hyannis •  Lenox •  Northampton  •  Worcester 

October 24, 2024    Brian W. Riley 
    briley@k-plaw.com
 
BY ELECTRONIC MAIL ONLY (openmeeting@state.ma.us) 
 
Carrie Benedon, Esq. 
Director, Division of Open Government 
Office of the Attorney General 
One Ashburton Place 
Boston, MA 02108 
 
Re: Town of Nantucket – Affordable Housing Trust 

Open Meeting Law Complaint from Meghan Glowacki, received October 9, 2024 
 
Dear Attorney Benedon: 
 

Please be advised that this firm serves as Town Counsel to the Town of Nantucket. The 
Town’s Affordable Housing Trust (“AHT”) is in receipt of an Open Meeting Law Complaint 
(“Complaint”) received on October 9, 2024 from Ms. Meghan Glowacki, a copy of which is 
enclosed. The Complaint concerns a statement or “press release” that was posted to the Town’s 
official website on October 4, 2024 - https://www.nantucket-ma.gov/2779/For-the-Record. The 
Complaint alleges that the Select Board and the Affordable Housing Trust held unposted meetings to 
draft or approve the October 4th statement. The AHT reviewed the Complaint at its October __, 2024 
meeting and authorized this response.   

 
The AHT denies that any such unposted meeting was held, and there was no violation of the 

Open Meeting Law as alleged in the Complaint. Ms. Glowacki addressed the Town’s Select Board at 
its October 2nd meeting during the Board’s regular “Public Comment” period. Comments received 
during this time are not addressed by the Select Board members unless added to a future agenda. Ms. 
Glowacki’s comments concerned a planned development in town subject to G.L. c.40B known as 
Surfside Crossing. During her comments, Ms. Glowacki referenced an “options contract” that had 
been submitted to the Town government on July 30th by the developers of Surfside Crossing. In fact, 
however, the Surfside Crossing group withdrew the proposed options contract on August 31, 2024 
and it was no longer under consideration by either party. After the meeting, the Town’s Housing 
Director, Kristie Ferrantella, and Town Manager Libby Gibson discussed the matter and decided to 
issue a public statement to alleviate any confusion for town residents that might think the options 
contract was still actively under consideration by either party. Ms. Ferrantella drafted the statement 
and had it reviewed by the Town Manager’s staff before posting it to the “For the Record” webpage. 
Select Board chair Brooke Mohr personally participated in the email exchange with Town staff as to 
the wording of the statement, but the statement was not considered by either the Select Board or the 
AHT before being posted. The final statement may be found at the webpage link included above. No 
members of the AHT participated in the drafting or approval of the statement. 

 
 

https://www.nantucket-ma.gov/2779/For-the-Record
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The statement at issue in this Complaint was not drafted, reviewed or approved by the AHT 

as alleged, but rather it was prepared by Town officials who are not subject to the Open Meeting 
Law. There was no violation of the Law as alleged and no further action is required.                   

 
       

 
 
BWR/ 
Enc. 
cc: Town Manager  

Select Board 
Ms. Meghan Glowacki (MPEventing@me.com)   
 

945827/NANT/0001 
  

Very truly yours, 
 
 
Brian W. Riley 

mailto:MPEventing@me.com
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Ms. C. Elizabeth Gibson 
Town Manager 
Nantucket Town Hall 
16 Broad Street 
Nantucket, MA  02554 
 
Hon. Brooke Mohr and 
Members of the Select Board 
Nantucket Town Hall 
16 Broad Street 
Nantucket, MA  02554 
 
 
 













scn - surfside crossing
HAC PRESENTATION

march  23, 2020
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PLAN COMPARISON

Original Submission 2020 Submission
Areas Areas

Total Site Area 590,607         Total Site Area 590,607        

Total Building Floor Areas 102,774          Total Building Floor Areas 84,996           
Building Porches/Decks/Patios 16,909              Porches/Decks/Patios/Mechanical 35,217              
Paved Roads/Parking/Sidewalks 143,849          Paved Roads/Parking/Sidewalks 162,028         
Residential Driveways 20,920           Residential Driveways 0
(semi-pervious) (semi-pervious)

Total Impervious/Semi-pervious 284,452          Total Impervious/Semi-pervious 282,241          

*Unusable Open Space 31,090           *Unusable Open Space 56,151            
(Perimeter buffer areas) (Perimeter buffer areas)

*Usable Open Space 275,065         *Usable Open Space 252,215          
(Yard areas) (Yard areas)

Vegetated Areas 306,155          Vegetated Areas 308,366        
(Includes lawns, landscaping and 
perimeter buffer areas)

(Includes lawns, landscaping and 
perimeter buffer areas)

*Category per page 10 of original application
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PLAN COMPARISON

Original Submission 2020 Submission
Bedroom Count Bedroom Count

Units # Bedrooms Units # Bedrooms
(8) 12-Unit Condo Buildings (18) Condo Buildings
    (24) Studio Units 24    (19) Studio Units 19
    (42) 1 Bedroom Units 42    (46) 1 Bedroom Units 46
    (18) 2 Bedroom Units 36    (55) 2 Bedroom Units 110
    (12) 3 Bedroom Units 36    (36) 3 Bedroom Units 108

(60) Single Family Dwellings
    (8) 3-Bedroom Dwellings 24
    (33) 4-Bedroom Dwellings 132
    (19) 5-Bedroom Dwellings 95

Total 389 Total 283
Sewage Flows Gallons per Day Sewage Flows Gallons per Day
138 Condo Bedrooms @  15,180 283 Condo Bedrooms @  31,130
110 GPD per bedroom 110 GPD per bedroom

251 Single Family Bedrooms @ 27,610            Community Building
110 GPD per bedroom 142 s.f. office @ 75 GPD per 1,000 s.f. 200 (min.)

Total 42,790 Total 31,330
Parking Provided Parking Provided
138 Condo Bedrooms @  138 283 Condo Bedrooms @  299
1 space per bedroom 1 space per bedroom

(60) Single Family Dwellings @ 120
2 spaces per dwelling

Overflow/Additional Parking 8 Community Building 10

Total Provided 266 Total Provided 299

Spaces per Bedroom 0.68 Spaces per Bedroom 1.06

Original Submission 2020 Submission
Areas Areas

Total Site Area 590,607         Total Site Area 590,607        

Total Building Floor Areas 102,774          Total Building Floor Areas 84,996           
Building Porches/Decks/Patios 16,909              Porches/Decks/Patios/Mechanical 35,217              
Paved Roads/Parking/Sidewalks 143,849          Paved Roads/Parking/Sidewalks 162,028         
Residential Driveways 20,920           Residential Driveways 0
(semi-pervious) (semi-pervious)

Total Impervious/Semi-pervious 284,452          Total Impervious/Semi-pervious 282,241          

*Unusable Open Space 31,090           *Unusable Open Space 56,151            
(Perimeter buffer areas) (Perimeter buffer areas)

*Usable Open Space 275,065         *Usable Open Space 252,215          
(Yard areas) (Yard areas)

Vegetated Areas 306,155          Vegetated Areas 308,366        
(Includes lawns, landscaping and 
perimeter buffer areas)

(Includes lawns, landscaping and 
perimeter buffer areas)

*Category per page 10 of original application

Plan Comparison

Plan Comparison
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SITE PLAN
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OPEN SPACEUNIT MIX & BUILDING TYPES

TYPE A.1 (x7)

TOTAL # UNITS: 9
TOTAL # PARKING SPACES (x1per rm): 16 
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TYPE B (x6)

TOTAL # UNITS: 8
TOTAL # PARKING SPACES (x1per rm): 17

3 BR: x2
2 BR: x3
1 BR: x2
STUDIO: x2
ACCESSORY SPACE
GROUND PLANE

3 BR: x36   
2 BR: x61   
1 BR: x40     
STUDIO: x19

TOTAL # UNITS: 156
TOTAL # BEDROOMS: 283 

TYPE A.2 (x5)

TOTAL # UNITS: 9
TOTAL # PARKING SPACES (x1per rm): 15 

3 BR: x2
2 BR: x2
1 BR: x4
STUDIO: x1
ACCESSORY SPACE
GROUND PLANE

3 BR: x2
2 BR: x5
1 BR: x1
ACCESSORY SPACE
GROUND PLANE

KIT OF PARTS

OPEN SPACE AREA: 306,747 SF
52% OF TOTAL LOT AREA

AMENITIES: 5,745 SF
COMMUNITY BUILDING + POOL

COMBINED LOT: 588,060 SF
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ARCHITECTURAL PRECEDENT - NANTUCKET  VERNACULAR
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FINISHES - BUILDINGS

FACADE - NATURAL WHITE CEDAR TRIM, FENCING, PERGOLA - 
NATURAL WOOD

DOORS & WINDOWS - BLACKFACADE - NATURAL BOARD & BATTEN

DECKING - MAHOGANY ROOF OPTION 1
ASPHALT SHINGLE IN LIGHT GRAY

ROOF OPTION 2
ASPHALT SHINGLE IN MEDIUM GRAY CHIMNEY - PARGED CONCRETE
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LANDSCAPE PRECEDENT 
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FINISHES - SITE

ROADWAY - BLACK TOP ASPHALT IMPERVIOUS WALKWAYS - TAN CHIPSEAL PERVIOUS WALKWAYS - PEA GRAVELSIDEWALKS - GRAY CHIPSEAL 

CAPE COD BERM - BLACK TOP ASPHALT RETAINING WALLS - PARGED CONCRETE PATIOS - CONCRETE PAVERS RISERS - CONCRETE BLOCKS
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ENLARGED SITE PLAN
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VIEW LOOKING WEST FROM SOUTH SHORE ROAD
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VIEW LOOKING FROM DRIVEWAY TOWARDS A2 BUILDINGS
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VIEW LOOKING FROM MAIN ROAD ROWARDS A2 BUILDINGS
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CLOSE UP PERSPECTIVE OF A2 BUILDING
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VIEW LOOKING TOWARDS THE SCULPTED LANDSCAPE OF A2 BUILDING
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VIEW LOOKING TOWARDS THE COMMUNITY BUILDING ENTRY



 

Nantucket Affordable Housing Trust Fund 
16 Broad Street, Nantucket, MA 02554 
 
<DATE> 
 
 
Zoning Board of Appeals  
2 Fairgrounds Road 
Nantucket, MA 02554 
 

Re: Comments for ZBA – Surfside Crossing  
 

Dear Chair McCarthy and Members of the Zoning Board of Appeals, 

The Affordable Housing Trust Fund discussed the Surfside Crossing 40B project at its October 1, 
2024, October 15, 2024, and October 28, 2024, meetings. At that time, the Trust discussed the 
comprehensive permit application and the changes between the original submission and the 
updated application. The Trust wishes to provide updated feedback and recommendations. 

The Affordable Housing Trust Fund’s mission is “to provide for the creation and preservation of 
affordable housing in the Town of Nantucket, preferably in perpetuity, as a general policy, but 
subject to exceptions where it is practicable and reasonable to do so, for the benefit of year-round 
low- and moderate-income households who would otherwise have difficulty financial or 
otherwise, locating housing on Nantucket”. 

While the Surfside Crossing proposal meets the basic 40B requirement of 25% affordability at 
80% AMI, the developers and the Town have jointed stated that they want at least 75% of the 
units to be occupied year-round. We believe there are additional steps the developer should take 
to ensure that 75% of the units serve our year-round community.  

Given the current maximum resale price of a Covenant Home ($702,465 and restricted to buyers 
up to 150% AMI), there may be an opportunity for the developer to do much more in restricting 
units up to 150% AMI and ensuring units stay with our year-round residents. 

The new proposal, compared to the original, introduces changes in housing types, bedroom 
counts, and parking spaces. It is critical to clarify that the Trust strongly supports 75% of the 
units being restricted to year-round use, defined as at least 10 months of occupancy. Additionally, 
the Trust seeks limits on short-term rentals for all units to prevent them from becoming seasonal 
investments, undermining the intended benefit to year-round residents. 

While the joint statement between the Town and the developer signals a commitment to year-
round occupancy, the Trust requests further clarity on how this commitment will be 
implemented. Ensuring these units remain accessible to residents such as teachers, nurses, and 
public employees is essential. 

 



 

Key Points for Consideration by the ZBA: 

1. Ensure Parity Across Units: Affordable and market-rate units should be constructed to 
the same high-quality standards, particularly regarding energy efficiency and operating 
costs. This ensures affordability beyond just the initial sale price, with lower utility and 
maintenance expenses benefiting residents long-term. 

2. Restrict Short-Term Rentals and Encourage Year-Round Use: We recommend that 
the ZBA require year-round deed restrictions on as many units as possible. These 
restrictions should prevent short-term leasing across all units, ensuring that the 
development contributes meaningfully to the year-round housing stock. 

3. Scale and Buffering: While density is a key element of 40B projects, it is essential that 
the developer reasonably addresses neighbor concerns related to buffering and 
environmental impact. This will help maintain the quality of life for residents both within 
and around the development. 

4. More Green Space: The revised plan includes some improvements, but we encourage 
further expansion of usable green and recreation spaces on-site. These spaces are not only 
valuable to residents but also support environmental sustainability. 

5. Extended Affordability Tiers: In addition to the 25% units at 80% AMI, the developer 
should include deed-restricted units targeted at moderate-income households (e.g., 100%-
175% AMI). This would align the project with community needs and create housing that 
serves a broader range of Nantucket residents. 

6. Path to Safe Harbor: The original comprehensive permit triggered 15 qualifying units to 
be added to our Subsidized Housing Inventory (SHI) list. If the project is approved with 
more than 60 units, any additional 80% AMI-restricted could be eligible for inclusion on 
our SHI list and assist the Town with qualifying for Safe Harbor status. The Trust needs 
31 qualifying units for one year of Safe Harbor and 62 qualifying units for two years. We 
strongly recommend working towards additional qualifying units to secure at least one 
year of Safe Harbor status. This will provide the Town with greater control over future 
development while meeting critical housing needs. 

In conclusion, the Trust would like to see a project that serves the best interests of Nantucket’s 
year-round community. We encourage the ZBA to incorporate these recommendations to ensure 
the long-term success of this project. 

Sincerely, 
 
Affordable Housing Trust Fund 
Brian Sullivan, Chair    Meg Browers  
Penelope Dey, Vice-Chair   Abby De Molina  
Forest Bell     Thomas Dixon 
Shantaw Bloise-Murphy  
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