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PLANNING BOARD 
MEETING MINUTES 

Monday March 12, 2012 at 7:00 PM 
Kyrouz Auditorium, City Hall, 9 Dale Avenue, Gloucester 

 Richard Noonan, Chair 
 

Members Present: 
Rick Noonan, Chair,  Mary Black, Vice Chair, Karen Gallagher, Henry McCarl,  Joe Orlando,  
Marvin Kushner Linda Charpentier 
Also present: Gregg Cademartori, Planning Director  
Present: Chair, Councilor Bruce Tobey; Vice Chair, Councilor Greg Verga; Councilor 
Jacqueline Hardy 
Also Present: Councilor LeBlanc, Jr.; Councilor Ciolino; Councilor McGeary; Councilor Cox; 
Councilor Romeo-Theken,  City Clerk Linda T. Lowe  
Also Present:  Mayor Carolyn Kirk, Jim Duggan, CAO 
 
 I. BUSINESS 

A. Call to Order with a Quorum of the Planning Board 
B. Introduction of Planning Board Members and Staff 
 

Mr. Noonan called the Planning Board meeting to order at 7:00 p.m. and introduced its members to the 
public.  
Councilor Tobey called the Planning and Development meeting to order at 7:00 p.m. and introduced 
its members to the public. 
 
There was a quorum of the City Council. 
 
Councilor Tobey stated that Planning and Development will meet on March 21. The discussion will be 
the proposed easement relating to Pavilion Beach. 
 
II. PUBLIC HEARING 
 

In accordance with the provisions of MGL Chapter 40A, Section 5, and the Gloucester 
Zoning Ordinance, Section 1.11, the Gloucester Planning Board will hold a public 
hearing to consider the following petition to amend the Zoning Map and Zoning 
Ordinance as follows: 
 
 Amend the Gloucester Zoning Map by creating an Hotel Overlay District consisting of 
3 +/- acres in the Marine Industiral district located at 33 & 47 Commercial Street, 
Assessor’s Map 1 Lots 22 and 33, respectively, and to amend the Gloucester Zoning 
Ordinance by adopting a corresponding new Section 25 entitled Hotel Overlay District 
(HOD) govenring the permitting hotel and accessory uses by City Council special 
permit in the overlay district. 

 
Mr. Noonan explained to the public how the proceedings would unfold for the evening and read the 
public procedures rules for a hearing. 
 
Presenter:  Attorney John Cunningham, 59 Main Street, Gloucester 
Attorney Cunningham stated he is representing Sheree DeLorenzo who is a partner of Beauport 
Gloucester LLC.  He stated he will be addressing the proposed terms of the amendments from a legal 
perspective. Beauport Gloucester has proposed an amendment to the Gloucester zoning ordinance to 
create a hotel overlay district. It focuses narrowly on a hotel and uses accessory to a hotel at the 
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Birdseye site.  The new hotel overlay district does not extend to downtown or to the Fort. It applies 
only to two parcels that consist of approximately of three acres and two uplands. Overlay districts are 
not new in Gloucester zoning.  There are two overlay districts presently. One is the village overlay for 
a portion of Ward 5 and one is a watershed protection overlay district. 
The HOD adds a process for seeking approval for a hotel by a City Council special permit only and 
only within the defined district. The overlay district does not allow any other structures to be built as a 
matter of right. Approval of the HOD does not grant approval for any hotel. It gives the landowner the 
right to submit a special permit application to the City Council. The Birdseye site is a beachfront site. It 
is not a harbor front site and has no access for fishing vessels or commercial vessels.  The recent 
agreement between the city and the owners assures perpetual public use of Pavilion Beach. This 
agreement guarantees that no one will stop a Gloucester resident from using Pavilion Beach. We look 
forward to all the traditional uses of the beach for recreation as they are now.  This site is not in the 
designated port area under chapter 91. Two recent city planning documents; The 2011 Gloucester 
Harbor Economic Development plan and the City of Gloucester Harbor Plan Designated Port Area 
Master plan done in 2009 analyzed economic development for Gloucester Harbor and specifically 
addressed the need for a hotel in the downtown district. The three prong strategy outlined in the 
planning documents calls for support of: 
 

• Fishing industry 
• Visitor Based Economy 
• Development of Marine Technology and scientific uses of our harbor 

.  
The hotel is an important economic driver for both the visitor based economy and the development of 
marine technology business’s. The creation of a HOD is important to the success for the city’s 
economic strategy. Many hotels have been built in Gloucester over time and none of these hotels 
interfered in the fishing industry, but brought visitors to the city. There is not enough hotel capacity in 
Gloucester. Businesses presently in Gloucester and those who would like to come to Gloucester tell us 
they need hotel and conference space facilities to operate effectively. Tax revenues from the hotel and 
the businesses that will work with the hotel will support the city budget, broaden the tax base, and 
lessen the load on homeowners and renters for real estate taxes, and water and sewer rates. In addition 
to real estate it will generate room and meal tax revenue. The maritime businesses in Gloucester harbor 
are an important component of Gloucester’s economy. Cruiseport has demonstrated that the hospitality 
business and marine industrial business can operate successfully side by side. 
The Birdseye has been unused and deteriorating for years and we now how the opportunity to renovate 
the site to an attractive and job generating hotel. Pavilion Beach is a great site for a hotel and has the 
potential to contribute to the city’s economy. 
 
Sheree DeLorenzo 1 Horton Street  
Ms. DeLorenzo stated she is a partner of Beauport Gloucester LLC and Cruiseport Gloucester LLC. 
She stated she fell in love with Gloucester six years ago and opened Cruiseport Gloucester and has 
made it into a thriving business. We work with the marine industry. We have 8 fishing vessels and 1 
lobster boat that dock with us, and Cruiseport is a homeland security terminal for the cruise ships. 
Cruiseport has proven that you can intertwine the hospitality industry with the fishing community. We 
all live in harmony. Last year I met with the fisherman from the Northeast Seafood Coalition whose 
view is that the hotel does not interfere with their businesses. We should remember that the  
Gloucester fisherman and Shoreside Fisheries are small businesses operated by Gloucester residents. 
My business values are customer driven. I listen to my guests and their needs, as well as, to my fellow 
citizens and other business owners. My business values are equality and investment. We want to attract 
more business to Gloucester. People who come to Gloucester to conduct business have to stay in 
Danvers. We want to capture that business for downtown shopping, local restaurants, visiting museums 
and our beaches.  I saw an eyesore in the Birdseye building and envisioned a hotel that will 
compliment in scale with our community and the neighborhood. It will be approximately 100 rooms 
and amenities, a restaurant, conference room and meeting space. Our hotel would be a hotel where 
residents could find jobs and take pride in the community. A Gloucester hotel will generate three tiers 
of revenues- Real Estate Tax, Room Tax, and Meal Tax. I promise to honor this community with a 
hotel that will make Gloucester proud. 
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Attorney Cunningham stated that the goals in drafting the HOD amendment are to be direct and 
focused. The amendment authorizes the hotel and accessory to hotel, but not any other residential uses, 
assuring the city’s full control of the hotel development on the site. The Planning Board would review 
the project as part of its site plan review process. The approval of the hotel is a multi stage process. The 
first stage is the adoption of the overlay district, for the amendment to the zoning ordinance first there 
is the public hearing, then meeting by the City Council Planning and Development committee and 
subcommittee. The Planning Board also makes a recommendation to the City Council, as well as the 
Planning and Development committee. City Council then makes the decision. 
After a public hearing the City Council will make its decision. Then land owner will then develop 
plans that will be submitted for approval. The plans, once developed will receive a very thorough 
review. It’s premature to do a final design when the first stage hasn’t been approved yet. The owners 
have done extensive research and planning to assure themselves that a hotel can be successfully sited.  
A conceptual sketch was presented. Attorney Cunningham explained the sketch to the Planning Board, 
Planning and Development Committee, and City Councilors. There is above ground parking, and 
above that the hotel itself will be sited. The 1st floor will be a restaurant, lobby, conference center, and 
reception. Above that will be two floors of rooms with 50 rooms on each floor. The project architects 
were asked to provide plans for the hotel that would fit into the context to Gloucester’s downtown 
harbor buildings. The familiar form of the Birdseye tower will be incorporated in the design as an 
important landmark for the hotel and for Gloucester. There is a public walkway for access to Pavilion 
Beach and hopefully the hotel and public access will be linked to the City’s Harbor Walk plan. 
Attorney Cunningham spoke to the provisions of the proposal. 
The first section is important because it states the city’s public purpose objectives in creating a special 
permit process for the hotel. The second section refers to the map which limits the applicability to the 
Commercial street parcels on the zoning map. The HOD states that for any hotel proposed for the site 
the amendment provisions govern. The third section makes it clear that the standard City Council 
special permitting procedures, the standard filing requirements, and the standard review process and 
filing all stay in place.  The use section makes it clear that the HOD is solely focused on hotel and hotel 
accessory uses, and not allowing any other residential use. It makes sense to have dimensional 
standards appropriate for downtown hotel located on a beach. The dimensional standards that are 
provided in section 3.2.6 were the starting point. Since the hotel is not designed and we want to use 
peaked roofs on the building, a height of 75 feet was suggested. It is intended to include the height of 
the tower within that limit. An alternative standard that could be discussed could be developed for a 
tower with a separate standard with some given number of feet above the peaked roof of the hotel. The 
experience of the city is relief from the lot area per two guest standard is routinely needed and is 
routinely granted. If it is determined that it is appropriate, to formulate a standard for that, a detailed 
discussion would be appropriate. By excluding the beach area, we suggest a standard of 1250 square 
feet per two guest units.. We would work from the side that a hotel of this size, but would assure that 
some substantially larger hotel wouldn’t meet those standards. Considering the site of this hotel in the 
downtown and on the beach, and Gloucester’s outer harbor, and coupled with my client’s commitment 
for the public use of Pavilion beach, the open space goals are met. The HOD provides for parking and 
loading and will all be done in the special permit process. 
This is not spot zoning. It meets all the criteria and all public benefits. It will revitalize the area and 
provides public access for the beach, develop Gloucester’s economy and will provide employment 
opportunities. We ask the Planning Board for their recommendation.  
 
 
 
Mayor Carolyn Kirk 
Mayor Kirk thanked the Planning Board, Planning & Development Committee and City Council and 
stated I know that you will perform all your duties with great care. She stated that the administration 
stands in support of the proposal to rezone the two properties. There are two reasons why we support 
the rezoning. It fits within the overall planning efforts of the city and the location is appropriate. 
The proposal for a hotel overlay does fit with the 2009 Harbor Plan and the Harbor Economic 
Development Plan. A downtown hotel is an important building block that is specifically included in the 
Harbor Plan. In the Harbor Plan, it lays out a vision for Gloucester as a maritime city for the 21st 
century. It talks about our need to build upon our fishing industry, diversifying and expanding the 
maritime economy, improvement of access for transient recreational boaters and a stronger visitor base 



Planning Board Minutes 3/12/2012 - Page 4 of 12 

economy. The Harbor Economic Plan that followed goes into depth as how it can support these three 
legs of our economy in the harbor area. It also talks about strengthening the economic relationship 
between the downtown and the harbor. It calls upon the city to actively promote downtown hotel 
development. These plans include many building blocks; the harbor plan, reconstituting the fisheries, 
and the maritime summit. All of these are building blocks to create a diverse economy, expand the tax 
base, bring jobs, and claim a bright future for the children of Gloucester. Mayor Kirk encouraged the 
public to read the 2009 Harbor Plan and the Harbor Economic Development Plan documents which are 
available on the city website. The physical location that is contained with the applicant’s proposal, the 
rezoning is consistent and appropriate for the area for three reasons. According to the definition of the 
city’s 2001 master plan, the Birdseye sits in the downtown area, these properties are in a mixed use 
area of residential and industrial and it is beachfront property and not in deep water access which is 
what is required for working waterfront. It is consistent with the harbor and economic planning efforts 
for many years and located in an appropriate mixed use area. We support the rezoning for the overlay 
district as proposed. Thank you for your service 
 
Public Comment in support of the proposal.  
 
Ron Gilson, 87 Atlantic Road 
Mr. Gilson gave a brief history of Gloucester’s fishing industry and the changes and challenges of the 
times. He stated that it’s the responsibility of the citizens of this city cannot be held hostage to the 
nostalgic times of the past. He stated the Fort marine industrial industry zoning is a dinosaur and is in 
the past. We must recognize this reality. 
 
Don Sudbay, 3 Doctors Run  
Mr. Sudbay stated he is favor of changing the zoning because as a business owner he is invested in the 
community. The more business we have the better off we will be. He asked the board to recommend 
the rezoning. 
 
Karen Tibbet, Director Art Colony 
Ms. Tibbet stated she worked at the Cape Ann Marina for many years, have lobbied for the fishing 
industry and have represented hundreds of fisherman. My family owns a marine related business. We 
support the working waterfront. Artists, culture and the arts will play a major part in the future of our 
city. We should be proud to have a project manager such as Sheree DeLorenzo willing to lead us in the 
proposal. 
 
Kathy Thompson, 124 Mt. Pleasant Avenue 
Ms. Thompson stated she has been employed at Applied Materials (Varian) for many years and feels 
there is a dire need for a downtown hotel. Applied Materials (Varian) has always had to send 
customers and visitors to out of town hotels. She stated it was fiscally irresponsible. We must broaden 
our community tax base and we have a development our doorstep to do just this. This is the right 
project. 
 
Sue Todd, President & CEO Pathways, Gloucester 
Ms. Todd stated she wanted to speak on behalf of the many of the families who are desperate to find 
employment in Gloucester. She stated this project would be able to provide employment for many of 
these families. 
 
Peter Asaro. 
Mr. Asaro stated the need another hotel and it is an ideal spot. Please give Sheree and Jim a lot of 
credit for this project and to also consider the people down the Fort.  
 
Lionel Chamberlain  
Mr. Chamberlain stated that the people of Gloucester are tired of the empty space. The city needs to 
move forward and create more of a tax base. The city can change for the better. 
 
Bridgett Jaramillo, 9 Geary road 
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Ms Jaramillo stated she was the Senior Event Manager at Cruiseport. She stated that Cruiseport held 
201 events last year and half were weddings. For each wedding she shuttled guests out of town to stay.  
She stated that Ms. DeLorenzo was a caring person who cares for her community and employees. 
  
Jane Fonzo 129 Atlantic Road 
Ms. Fonzo stated she is in favor of increasing tourism, local dining and creating new jobs. The winter 
tourism in Gloucester is an untapped market and Gloucester is a diamond in the rough. If the Cruise 
port/Seaport property is any indication of what will happen if this proposal is approved it will be a 
success. 
 
Gregg Verdine, 71 Eastern Point Blvd. 
Mr. Verdine stated he teaches life science at the Harvard. Gloucester Pharmaceuticals is a company I 
created and happy to say that the drug developed has been approved by the FDA. We have never been 
able to be located here because the town did not have the business infrastructure for the scientific work, 
legal work, etc. needed to conduct business, so we are located in Cambridge. I am committed  to not 
seeing that happen again. If we want science based companies to come here, we have to create an 
infrastructure to draw these them to Gloucester. It is important to create a hotel and conference center 
that would be a drawing point for people from all over the world.   
 
Robert Ryan 3 Blake Court  
Mr. Ryan stated this proposal will increase the city’s commercial tax base. Currently, waterfront 
property is bringing in $750,000 per year with Gorton’s and Americold being 55% of it.  Homeowners 
are contributing almost $60 million dollars. It will create jobs and improve the downtown economy, 
and also beautify Gloucester’s inner harbor. The property is unsafe and in disrepair. The subject 
location was zoned Marine Industrial only back in 1991, before that it was mixed use for 369 years. 
We need to insist and encourage this proposal now. The status quo is not an option. Fishing and 
tourism can co-exist. 
 
Roger Armstrong 4 Wonson Street 
Mr. Armstrong stated the site is underutilized and the building is in disrepair. The city needs to 
develop new revenue sources, real income and employment. The timing is right and the project is 
overdue. 
 
Steve Lane, Lane’s Appliance, 43 Witham St 
Mr. Lane stated when Sheree opened up Cruiseport she hired me and gives local business’s work. It 
has truly made a difference to me and others. 
 
Sam Parisi, 110 Commercial St 
Mr. Parisi stated this proposal will make the Fort a lot better. No one down the Fort has used the 
marine industrial space. This is a benefit to the city. 
 
Jay Albert 
Mr. Albert stated that the harbor’s potential is vastly underutilized. The hotel will be an asset to the 
community and is vital to downtown and community as a whole. The hotel will ensure that the 
community will survive.  
 
Tom Cox 5 Haskell Court 
Mr. Cox stated he is in favor of the project because of the tax revenues it will bring in, the financial 
incentives that will serve as a tax incubator for other businesses. He stated he was supporting this 
development on one condition: do not give a TIF as a tax break incentive. Do not make the same 
decision as were made in Gloucester crossing and forgive the tax revenues for 14 years.  
 
Ed Shapere 717 Washington St 
Mr. Shapere stated this project will generate important resources for our kids and future.  I own a 
nation wide planning and consulting firm called The Collaborative. You will hear tonight that these 
things are incompatible- hotel and commercial activities. They are not. We see this all the time in other 
communities, all over the country that thrive side by side. 
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Bob Whitmarsh 2 Blueberry Lane 
Mr. Whitmarsh stated this proposal will help the merchant’s downtown, it makes sense, and it is 
important to support the tourist industry. 
 
Ed Collard, 4 Linwood Avenue 
Mr. Collard stated he was here as a private citizen as well as the petition holder for the Citizens for 
Progressive Change in Gloucester. We want to attract businesses and a full service hotel will help do 
that. Mr. Collard presented a petition to the board with over 500 signatures. 
 
 
Public Comment against the Proposal 
 
Presenter: Attorney Dan Hill, Zoning & Land Use, Cambridge MA. 
 
Attorney Hill stated he was here on behalf of group of citizens of Gloucester including the Fort 
Community Association. He stated they were not opposed to the concept of the hotel in Gloucester and 
do not contest the need for a hotel. The question is to where it should be located. Zoning at its core is a 
manifestation of planning. Zoning came about in the last century over a desire to ensure that various 
land uses did not interfere with one another. Industrialization in the turn of the last century led to the 
adoption of zoning by-laws and zoning ordinances around the country. Zoning has evolved over the 
course of the last century. Zoning is still about ensuring that various land uses are put in the proper 
place. The enactment of zoning regulations is by its nature a legislative function. Legislative changes 
to zoning are distinguished from applications for zoning variances, which is an administrative function.  
There is a key distinction between legislative changes to zoning and variance changes. Legislative 
changes must serve a public interest. Variances serve a private interest. Here the proponent has sought 
legislative change to the zoning ordinance even though it clearly affects only one or two parcels of land 
and one specific project. This zoning amendment is supposed to be the implementation of the city’s 
planning, but would actually turn the entire city’s recent harbor planning on its head. It would do the 
exact opposite of what the city’s planning objective is. The 2009 Harbor Plan and the DPA master plan 
was adopted in 2009 and approved by the state. It had three primary goals:  

• support the commercial fishing industry 
• provide flexible commercial uses for the waterfront 
• promote public access on the waterfront that doesn’t interfere with industrial uses. 
 

The harbor plan had several reoccurring themes. Mainly to encourage and coordinate investment and 
revitalization of the waterfront on the business’s contributing to the economic vitality of Gloucester, 
promoting existing marine and marine related research development technology, increase visitor and 
recreation opportunities  that the harbor affords. The recurring theme from the 2009 plan is also to use 
caution so as to not loose our character. The Harbor Plan also addressed hotels. The plan states the 
development in the downtown area including a new hotel on the East side of Roger Street, more 
attractions, facilities, and public access making it a more pedestrian friendly area.  The 2010 Economic 
Plan also had a provision titled Promote Downtown Hotel Development. Gloucester with the potential 
to attract a hotel in its downtown to supports its visitor’s economy with its proximity to the waterfront. 
In addition to providing new investment, tax revenues and add to the customer base for area business’s 
and nighttime activity. The hotel should be located outside and adjacent to the DPA and Marine 
Industrial district. This information is from the Economic Harbor Plan that the city commissioned and 
paid for. The 2009 Harbor Plan addressed traffic. This is a concern of my clients who have businesses 
on Commercial Street. The 2009 Harbor Plan stated that there is congestion on Commercial Street and 
East Gloucester. It is important to remember that truck access to the harbor is essential to the operation 
survival of many waterfront industries and   business’s. The plan also stated to study Commercial St for 
ways to ease congestion. The Harbor Plan addressed parking; it states additional parking facilities will 
be needed to support the goals and objectives of these plans. However, utilizing waterfront properties 
for parking should not be considered. There are a number of reasons why this specific hotel overlay 
district is incompatible with the city’s planning efforts. Traffic conflicts: Commercial Street is the only 
road in and out of that Fort area. There is no second access. We heard tonight that in other cities and 
towns there are marine industrial uses adjacent to residential uses adjacent to hotels. However, this is a 
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unique situation because there is only one road. The road is narrow and there are no expansion 
possibilities of that road because there are buildings that are within feet of the road.  There are constant 
deliveries going in and out of that marine industrial district.  
Attorney Hill addressed the comments of the first speaker of the evening that is in favor of the 
proposal. He stated it was said that the Marine Industrial district of the Fort is a relic and a dinosaur. A 
few years ago a study was done and that there were approximately $80 million dollars of annual 
revenues in the marine industrial uses in the Fort area. There isn’t a lack of demand for space in the 
marine industrial district. There is currently a lot of traffic on Commercial Street. The addition of a 
hotel will generate even more traffic with their own deliveries etc. It will create conflict with the trucks 
trying to make deliveries, which will inhibit these businesses that are already trying to do business 
efficiently. The need for parking will increase and parking should not be allowed on waterfront 
properties. There are rumors of additional lots being acquired by this entity in the marine industrial 
district that could be used for parking. We are concerned about setting a precedent. We know that 
property owners on the Fort are not making land available to ready tenants due to the uncertainty of 
future zoning changes. It is completely understandable for someone who owns a property to be 
thinking that their property might become a lot more valuable if this proposal is passed. If this can get a 
zoning change, why couldn’t I get a zoning change. It will be hard for the City not to allow future 
zoning changes if it sets a precedent with this zoning change in the MI district. This proposal is 
inconsistent with the 2009 and 2010 plans steered hotel development toward the business district, not 
the MI district. Compatibility was the key theme to these plans. Another concern is that the hotel 
proposal will threaten the vitality of existing marine industrial uses that exist down the Fort. If this 
passes it will temporarily increase property values in this district, and will make it more difficult for 
marine industrial business because the cost of land will be more expensive. Limited supply of land 
parcels in this city for marine industrial uses will dissipate. Fish or process operations which comprise 
a lot of business in this area are incompatible with hotels and tourism related activates. The residences 
on the Fort are grandfathered in. Attorney Hill spoke to what this proposal might do to the city’s 
standing with the Municipal Harbor Plan. The Municipal Harbor Plan was adopted under state 
regulation. That regulation gives legal significance to that harbor plan for future permitting decision for 
Chapter 91.  The state approved it based on representation made by the city in the plan. The state 
approval stated “the DPA master plan must preserve and enhance the capacity of the DPA to 
accommodate water dependent industrial uses”. This project will have an affect even though it is not in 
the DPA, the DPA line cuts the middle of Commercial Street. The east side of Commercial St. is not in 
the DPA but to the west side is. The west side will be affected by hotel development because it will 
make there business it much harder to continue. The state approval said the DPA plan is approved 
because it put forwards limits on commercial uses to prevent incompatibility with the marine industry; 
it identifies the city’s strategy to guide the ongoing promotion of water dependent industrial uses. The 
rezoning will have the opposite affect. It will allow commercial uses that are incompatible with marine 
industrial uses and will discourage the propagation of marine industrial uses on Commercial St and 
elsewhere in the DPA. My point on the DPA is that this zoning that occurs outside the DPA will have 
an affect on the businesses within the DPA. In respect to a specific zoning by-law proposed for the 
hotel overlay district, there is concern with the 75 foot height. It is too tall and blocks views to the 
ocean from abutting properties, decreasing the potential market value assessments of those properties 
whose views are being blocked thereby depriving the city of potential tax revenues. This by law that 
has been drafted sets no minimum setbacks in a already congested neighborhood, no front yard 
setbacks or side yard setbacks. The bylaw only requires one parking space for every third employee 
during the busiest shift. That will exacerbate the already major parking problem in the area. There is no 
requirement for a loading bay for a any hotel that is smaller than 30 rooms. Why does the bylaw say 
that? This hotel will be larger than that. 
Another concern is the definition of “hotel” which is very broad. It could be interpreted as to mean 
timeshares or seasonal condominiums. If it doesn’t succeed economically, what will stop this 
development, to being converted into condominiums? In the next couple of weeks we will propose an 
alternative hotel overlay district by-law with an alternative overlay district map for the city. One that 
does conform to the city’s planning.  A plan that will propose hotel overlay in the downtown area 
between Roger St and Main St. There is no question additional hotel space is needed. The question is 
where. This plan will show a more appropriate location. If the answer to this is “that is not what is 
being proposed; what’s being proposed is at the Birdseye Factory. Then that begs the question “Should 
this be a legislative enactment or is this really a variance request?” The planning board is supposed to 



Planning Board Minutes 3/12/2012 - Page 8 of 12 

be reviewing what is the public benefit of a zoning amendment not a variance application to benefit 
one party for one project. We will be presenting an alternative vision for hotel overlay district to the 
City Council. 
We all should not be building for today but for tomorrow as well. Don’t cut out the legs of the marine 
industrial district for short term profit for a hotel that may or may not succeed. 
 
Public Comment in opposition: 
 
Nathanial Mulcahey 33 Middle Street 
Mr. Mulcahey stated he is the Director of Wood Stove Corporation. He stated he is speaking as a 
marine industrial person, an inventor, and as a person who brings local jobs to local industries. 
The number 1 driver for bringing in new industry to any community is the availability of low cost 
industrial space. The marine industrial space is the most precious in the U.S. There are only 18 cities in 
Massachusetts which are certified green and Gloucester is one of them. Of the entire east coast of the 
full service marine ports there is only one that is within a green city and that is Gloucester. The federal 
funds that is available for such a thing means that Gloucester is the only city in the country that is 
qualified to receive these funds. In 2009 Mayor Kirk said that competing business hotels will hurt Bed 
& Breakfast inn owners who offer 600 rooms to the guest city today.  Half the beds that are currently 
available are closed from November to May. So there is not a huge demand for added space. There are 
already permitted two hotels in Gloucester- Gloucester Crossing and Essex Street. In 2009 the Mayor 
also said to rezone a business park district to allow hotels or other residential commercial uses in the 
downtown and commercial districts would be a detriment to the community. It would also create the 
possibility of incompatible uses in close proximity which defeats the purpose of separate industrial 
zoning. The Mayor also said it is the oldest working fishing port and must be preserved. We are talking 
of a possibility of new jobs. There will be 100 new rooms. There would be a desk clerk, concierge, and 
night staff; will there be a person for each room? As a marine industrial person, I came here because of 
the marine industrial space available. None of them are for sale or lease for the past two years. Marine 
industrial space is very rare and no marine industrial business will come into a city that does not have 
the space available and with the possibility of the cost of the space skyrocketing. With one business as 
being proposed at 75,000 million dollars competing with one that guarantees 80,000 million dollars 
every year. It’s choosing to kill the goose rather than gather the golden egg year after year. 
 
Ann Malloy, Neptune’s Harvest 
Ms. Malloy stated we have been actively seeking space down the Fort for years. We are trying to 
expand our business. There seems to be an underlying belief that the zoning will change. We were 
outbid on the Birdseye property. We have talked to Sara Garcia, to buy the old Curcuru property and 
the last time followed up to check the progress of our discussion, I was told to wait and see. If we don’t 
admit as city that you don’t want MI then we need some support. I was a key note speaker at the 
Maritime Summit. The Mayor was told to use us as a poster child to lure more MI businesses to the 
city. We are forced to buy property for storage, but we can’t use it for development of these products. 
Ms. Malloy read a letter she wrote titled “What Zoning Means to Me”. 
  
Charlie Bianchini  51 Fort Square 
Ms. Bianchini stated many believe the fishing industry is  dying. The MI business down the Fort is 
thriving.  I took a survey asking business how much gross revenue they make, how many people they 
employ, and how many of the employees are from Gloucester. From five business’s, they generate   
approximately 77.8 million dollars in gross revenue. Out of three business’s, 73 people are employed 
and 66 of them are from Gloucester. Three businesses did not respond in time for this meeting. There is 
a significant amount of money still being made down the Fort. There are 5 or more business’s than 
want to expand in the MI district. Mayor Kirk told me in a meeting, that the way to keep residential 
taxes down is to invest in industry. I complain about the stink, traffic and the noise, but not publicly, 
because I have respect for the business there that give good high paying jobs to Gloucester citizens. 
However, people who don’t understand what is going on will complain. The hotel will have to relocate 
because no one will stay or the businesses will have to relocate because of the complaints. Businesses 
wanting to expand have been denied the opportunity because of the question of the overlay. MI will let 
you do almost anything else but residential and hotel. How can we as a city grant a rezoning that is not 
in accordance with our city plans? Once it’s rezoned there is no going back. 
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Suzanne London 11 beach rd 
Ms. London stated she has over 20 years experience in tourism. It is a myth that having a full service 
hotel will bring tourists especially in the winter months. They want to be close to Good Harbor and 
Wingaersheek Beaches. They come to stay here because Gloucester is unique and we need to support 
that heritage. Ms. London encouraged everyone to read the Maritime Summit. Ms. London stated we 
have the right to expect that all citizens are represented equally.  
 
Angela Sanfillipo, Gloucester Fisherman Wives Association 
Ms. Sanfillipo stated the fishing industry is alive and well. When Councilor Tobey was Mayor I 
worked with him to get rid of the DPA on Rogers Street with the hope that someone would build. Let’s 
not become the city of tourists. 
 
Susan Altenberger, 66 Atlantic Street. 
Ms. Altenberger stated she has been involved in the Marine Industry since the 1960”s. The work 
being done down the Fort is valuable. There are successful business that are aiming at having no waste 
when then are done. It is a cluster in ingenuity and a cluster of can-doers,  
 
Ann Mulcahey 55 Fort Square 
Ms. Mulcahey stated she performed traffic research for the Fort some research using a automatic 
traffic monitor, which is a state box that attaches to track traffic. In one week we tracked 20,000 
vehicles going in and out of the Fort every day.  It is a cul de sac. That is why we are so against having 
more traffic added to this number. From the beginning of Commercial Street to the Chamber of 
Commerce there were 5000 cars. This data can be provided. Two weeks were studied in two separate 
months. Trucks come in by 6:00 am for auction and are out by 7:00. They come back into the Fort to 
unload or reload and then have to be in Boston by 8 or 9 am, at the airport etc. and cannot be sitting in 
traffic. Another question is “What will happen will all that construction?” The plan that’s shown shows 
me they do not understand the traffic situation. When they take the building down a seawall will have 
to be built because there is no buffer to the beach and ocean.  You won’t be able to get emergency 
vehicles in, and the area gets flooded during certain tides and storms. The problems it will cause 
residents and commercial will be enormous. The hotel does not belong in the Fort. 
 
Leonard McCullen, Neptune’s Harvest, 88 Commercial St 
Mr. McCullen stated this is a de -facto rezoning of the waterfront. It’s been happening building by 
building.  If Birdseye falls it will create a domino affect. Mr. Davis owns several buildings in the area 
and will most likely buy the Commerce building and North Atlantic if this overlay is approved. This 
will encourage other land owners in the DPA and MI zoned area to hold onto their land in hopes of 
rezoning. It changes the market and fuels real estate market speculation. These zoning changes are 
short sighted. He stated others like Providence RI, Baltimore Maryland, Florida and Maine have taken 
proactive measures to stop the growth of condos along their industrial waterfront. They understand the 
importance of industrial jobs and a port infrastructure as part of the future and how it is a significant 
advantage over land locked cities. Tourists come here to see the Oldest Fishing Port and the working 
waterfront. They are here to eat the seafood not sleep next to it and smell it. A hotel if successful, and 
potentially condo’s if not successful may increase the cities revenues providing there is no is TIF 
It will come at the expense of existing hotels, successful tax paying MI businesses with good blue 
collar jobs, the potential to attract new MI development and a region economic resource that can never 
be rebuilt.  
 
Sonny Robinson 20 Harvard Street 
Ms. Robinson stated she would like to read to the board the 2001 Community Development Plan and 
the May 2011 Harbor Economic Development Plan. She stated that if you read it as I did, you would 
arrive at the same conclusion as I, which is that you are compelled to vote down the zoning request 
because it conflicts with the planning that has been done for the past 12 years. Zoning and planning are 
a function to protect the vital land uses of a community. I strongly support the three arms of economic 
development of the May 2011 Harbor Economic Development Plan. In the section about the downtown 
hotel, the cities plan says the hotel should be located adjacent to, but outside the DPA and MI district.. 
You would also be acting contrary to the work that the people in this community have been pursuing. 
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We had just this past week a Planning & Development Committee a discussion with the EDIC present 
urging an inventory of underutilized industrial development. All of these factors of past and future 
planning require the Planning Board and City Council to preserve and strengthen the MI section of the 
city that we have. This is a hearing about rezoning and if the applicant has made a case for public 
benefit by rezoning of this MI property.  In the 2001 Community Development Plan-page 19- The city 
should ensure that industrial park space is reserved for industrial commercial non residential use, 
maintaining the space and infrastructure for that use thereby reducing the need to search for new space. 
Gloucester’s commercial harbor and waterfront are the foundation for it history, economy, and 
cultures. Gloucester’s unique character relies on the enjoyable, accessible productive harbor and 
waterfront. Critical to the future of these resources is responsible use and development  
 
Ann Rhinelander 16 Pine Street 
Ms. Rhinelander stated she has extensive involvement in planning locally and regionally.  
The Birdseye building should be preserved and we are on the eve on a green boat building event that 
will be very monetarily beneficial. There is no precedent for a hotel on that beach. 
 
Justin Demitri 1 Beach Court 
Mr. Demitri stated that one part of common ground on the two sides is that we want to grow MI 
business in Gloucester, but it doesn’t make sense to give up this building. What we are being sold is a 
new gold rush. It’s not the ones who dig for gold that make the money it’s the ones who sell the 
shovels. 
 
Patty Page, 3 Tidal Cove Way 
Ms. Page stated there are 240 commercial vessels in port. She gave the statistics of a company’s 
current employment model for 30 employees in the MI industry sector. These positions do not depend 
on the economic environment or client visitor base. Their positions are dependent on commission type 
pay scale model. This type of employment provides stable reliable income. 
In regard to the maximum height of 75 feet, please deliberate on the merits of increasing the building 
heights over the current maximum allowance of 40 feet in the MI zone. The entire skyline will be 
compromised and will also set a precedent. The proposed building height will serve to devalue 
properties on the opposite side of Commercial Street, by compromising the length of daylight which is 
now available, casting long shadows onto those buildings and to harbor cove. Please also consider why 
there are two property addresses owned by separate individuals included in this hotel overlay 
development proposal. What are the implications of that? Should we expect two hotels? It would then 
allow both properties to have a75 foot high property. 
 
Alex Thomas 7 Albion Court 
Mr. Thomas stated that government can encourage sharing wealth. It can also encourage the service 
industry which is a little controversial because you get the initial job increase, but once that is done the 
jobs that are left do not create wealth. Fisheries take the pathway to create wealth so the middle class 
jobs can progress up and the jobs remain. 
 
Mr. Orlando a motion to continue the public hearing to 10:30 with a second by Mr. McCarl. 
Vote:  All Approved  
  
Rosalyn Frontera, Beacon Street 
Ms. Frontera stated looking for Gloucester put forth a good plan for our future and it has to include 
marine innovation. What is Gloucester poised for? Turning into a terminal or poised for preparing for 
our future? As I listen to the panelists, I see the continued obstruction of opportunities that we have 
been presented with.  
 
Denise Foley, Western Avenue, Tiny Island Beach Glass. 
Ms. Foley presented and read a signed petition to the board. There are over 525 residents and over 380 
signatures from non residents. Ms. Foley stated she spoke to a woman who owns Smugglers Cove in 
South Yarmouth where business slows in November and is closed in January. She said it is dead 
through March.  I went down there in the winter and it was beautiful and I had it all to myself. My 
concern is that if we rezoned that one spot people may not come.  
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Laurel Tarantino 26 Fort Square. 
Ms. Tarantino stated that her daughter wants to be a marine biologist. My fear of the rezoning is the 
domino affect. How great it would be if she could work in her own back yard. If the rezoning goes 
through she will not have that opportunity. Also, a woman was interviewed on TV and she said it 
would be great to have a hotel on the Fort because she could go to the beach, swim, walk into town and 
go to a restaurant or shop. Ms. Tarantino stated she does that now. You don’t need a hotel to swim at 
Pavilion Beach. 
 
Richard Hersey- 650 Essex Ave 
Mr. Hersey stated the task tonight is to address how the proposed change benefits everyone else. 
Putting the proposed hotel into this congested district is a conflicting use. Beauport Gloucester is 
taking a very narrow view of where to integrate their interests. There are other sites that are better 
suited.  It goes against Gloucester’s interest as a diversified community.  In addition to the local zoning 
law the official Harbor Plan of 2009 and the 2001 Community Development Plan encouraged 
preservation of the MI district. Two recent attempts to rezone this failed. Legal council from the last 
zoning attempt stated all other uses are allowed by special permit requiring approval from City 
Council. Counsel also stated “that the use will be in harmony and general intent of the ordinance that 
will not adversely affect the neighborhood, the zoning district or the city to such an extent as to 
outweigh the beneficial affects of said use. Rejection of spot zoning: The Massachusetts Appeals Court 
remarked “what is striking about the record is the lack of analysis of land use plan by the authorities. 
Among the considerations to be taken into account are the physical characteristics of the land, location, 
and size.” 
A change must serve the public purpose 
 
Christine Silverstein, 5 Moorsend Lane, Nantucket, MA. 
Ms. Silverstein stated she helped rewrite several large sections of the harbor plan for Nantucket Island. 
Three years ago Nantucket lost its last working waterfront piece of property. It is now The Great 
Harbor Yacht Club. People tonight have spoke about the “The Domino Effect” happening if this 
overlay is approved. That happened in our town. It was the seduction of economic development by 
bringing tourism to a new level for Nantucket. You don’t want to upgrade your town out of its own 
identity and existence. Don’t take industries that are doing very well here and who could use your 
support and undermine them and lose them. It always interests me when people who come and 
purchase waterfront for large sums of money without knowing that if they have the right to do what 
they plan to do. There is a motto on Nantucket – “ownership is half the battle”. Since they own 
something big and important they somehow seem to able to pressure permitting bodies to let them do 
something with it. Also, they often will hire well liked and respected local attorneys to help them. 
Please use caution. 
 
Dick Belare, 6 Forest St 
Mr. Belare stated that is trying to make sense of a set of values. Why a hotel? Why such a short 
sighted vision? Why leave a legacy of disruption? I recommend a second opinion. To allow tax 
revenue generated from something/anything along the harbor is certainly below the full potential. 
Tourism does not sustain a city. Put money in investments for the marine industry. The hotel is in the 
wrong place.  
 
James Tarantino 26 Fort Square 
Mr. Tarantino stated there is a value here that no one discusses; it is the community.  The strength of 
character is our community and the strength of character that a working waterfront builds value that 
you cannot put a price on. We will make it clear that by pursuing MI is the only real path for 
Gloucester. I honestly believed that an agenda has been set and a path has been chosen. The only way 
to change that path is to draw a lot of attention to what is happening. We have to think about the bigger 
picture for the city not from the few that will profit the most. 
 
Clifford Adams, 14 Seeall Street 
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Mr. Adams stated that he has listened this evening and is wondering if people have been permitted 
already why is the hotel built? Where all the MI business and high tech businesses that are are 
supposed to be interested in Gloucester? 
 
Mr. McCarl motioned to continue the public hearing to March 15, 2012 with a second by Ms. 
Black for the petition to amend the Zoning Map and Zoning Ordinance as follows: Amend the 
Gloucester Zoning Map by creating an Hotel Overlay District consisting of 3 +/- acres in the 
Marine Industiral district located at 33 & 47 Commercial Street, Assessor’s Map 1 Lots 22 and 
33, respectively, and to amend the Gloucester Zoning Ordinance by adopting a corresponding 
new Section 25 entitled Hotel Overlay District (HOD) govenring the permitting hotel and 
accessory uses by City Council special permit in the overlay district.Vote: All approved  
 
III. ADJOURNMENT 
Mr. McCarl motioned to adjourn with a second by Mr. Kushner. Vote: All approved. 

 
IV. NEXT MEETING 

Next regular meeting of the Planning Board is Thursday March 15, 2012 
Planning Board Members: If you are unable to attend the upcoming meetings please contact the 
Planning Office at (978)281-9781. 
 

The following attached documents were submitted by hand at the meeting by: 
 
John D. Cunningham (4-page document & map) 
Perkins & Will (2-page conceptual design) 
Citizens for Positive Change Petition Cover Page 
Cover Page Petition supporting the Fort Square District Overlay Zoning Proposal – February 2012 
Photo – Submitted by Bob Ryan 
Cover Page Gloucester Residents Petition Re: Rezoning of the Birdseye Property 2012 
Dan Hill 
Unsigned 
Patti Page 
Unsigned 
Martha Moore 
Donald Cominelli 
Jennifer M. Johnson 
M. Sunny Robinson 
Patti Page 
Richard Hersey 
Santina T. Libro 
Sandra Demetri 
Jane Brancaleone 
 


























































































































