
Chelsea City Council 

March 11, 2021 

Ms. Jeannette Cintron White 
City Clerk 
500 Broadway 
Chelsea, MA 02150 

Dear Ms. Cintron White, 

City Hall 
500 Broadway 
Chelsea, MA 02150 
(61 7) 466-4060 
(617) 466-4065 Fax 
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Please be advised that at the City Council meeting held on Monday, March 8, 2021, the Chelsea 
City Council adopted the following ordinance as amended on a roll call of 11-0-0-0. Please find 
the complete ordinance attached. 

ID#: 21Z3 

September 14, 2020 

WHEREAS, the Chelsea City Council has the authority to adopt ordinances to protect the health, 
safety, and welfare of all residents of the City of Chelsea; and 

WHEREAS, a specific objective of the City of Chelsea's Zoning Ordinance states the need to 
encourage the most appropriate use of land throughout the City of Chelsea; and 

WHEREAS, a further specific objective of the City of Chelsea's Zoning Ordinance states the 
need to preserve and increase amenities; and 

WHEREAS, the City of Chelsea wishes to protect the industrial character of the portion of the 
waterfront along Chelsea Creek that remains within the Designated Port Area; and 

WHEREAS, the City of Chelsea wishes to increase its tax base through thoughtful 
redevelopment of underutilized parcels along and adjacent to the waterfront along Chelsea 
Creek; 
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WHEREAS, the Massachusetts Constitution guarantees the people of the Commonwealth "the 
right to clean air and water, freedom from excessive noise, and the natural, historic, and esthetic 
qualities of their enviromnent"; 

WHEREAS the City Council finds that the exposure to fossil fuel exhaust is not conducive to the 
health of residents of Chelsea; and 

WHEREAS the City Council finds that fossil fuel exhaust contributes to climate change. 

NOW, therefore be it ordained, that the Revised Code of Ordinances of the City of Chelsea as 
amended, by further amended and adopted as follows: 

AN ORDINANCE REVISING PART II CHAPTER 34 OF THE CHELSEA CODE OF 
ORDINANCES TO ADD AND MODIFY THE FOLLOWING ZONING PROVISIONS: 

Amendmentl 

That Section 34-27 - Specific districts be amended by inserting two new zones in the table in (a) 
below the entry for W, Waterfront District: 

P Port District 

WU Waterfront Upland District 

And that Section 34-27 be further amended by inserting two new subsections (k) and (1) and 
incrementing the lettering of the subsequent subsections: 

(k) Port (P) District. The purposes of the P district are to provide an area for water-dependent 
and maritime industrial uses, to enable the siting of supportive uses, and to encourage 
appropriate public access to the working waterfront. 

(1) Waterfront Upland (WU) District. The purpose of WU district is to promote economic 
development and to provide uses that are complementary to both a working waterfront and an 
adjacent residential neighborhood. 

(m) Industrial (I) District. The purpose of the I district is to provide for research, 
manufacturing, wholesaling, and related distribution activities in locations with suitable 
access and where such activities can occur without an adverse impact upon residential areas. 

(n) Light Industrial/Office (LI) District. The purpose of the LI district is to provide for office, 
light industry, research and development, wholesale and related distribution activities in 
locations with suitable access and where such activities can occur without an adverse impact 
up on residential uses. 

(o) Light Industrial/Office 2 (LI2) District. The purpose of the LI2 district is to provide an area 
for light industrial uses compatible with the adjacent residential district. 

(p) Naval Hospital Development-Residential (NHR) District. The purpose of the NHR 
district is to redevelop a portion of the former naval hospital site for residential purposes. 

(q) Naval Hospital Development-Commercial (NHC) District. The ptntlililk:SiUb~t:OLK, MA 
district is to redevelop a portion of the former naval hospital site for office us~AR:clellti21lai 
uses and related purposes. A TRUE COPY ATTEST 
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Amendment 2 

That Sec. 34-28. - Overlay districts be amended by deleting the Waterfront Industrial Overlay 
District. 

Amendment 3 

That Sec. 34-30. - Interpretation of district boundaries be amended by replacing subsection (5) 
with the following: 

(5) Divided lot. Where a district boundary line divides a single zoning lot and a 
development is proposed to encompass the entire zoning lot, the zoning board of 
appeals may, by special permit, extend a use allowed in either district or the 
dimensional requirements of either district upon the recommendation of the department 
of planning and development. 

Amendment 4 

That Section 34-77 - Notes to dimensional table be amended by adding the Port (P) District to 
subsection ( c ): 

(c) Waterfront (If? and Port (P) Districts. There shall be a land setback and/or easement of 15 
feet from the mean higher high water line or harbor street. 

Amendment 5 

That Sec. 34-78. - Special dimensional regulations be amended by adding the port and waterfront 
upland districts to subsection (k) 

(k) Lot coverage. In the industrial, port, and waterfront upland districts, a greater percent of 
site coverage may be permitted by special permit provided that the off-street parking and 
loading requirements of this chapter are met. 

Amendment 6 

The Sec. 34-108 - General landscaping requirements be amended by adding a new subsection at 
the end: 

(g) Waterfront lateral access. Any parcel requiring a special permit, variance, or site plan 
review that is not within a Designated Port Area and that is adjacent to or contains a portion 
of the mean higher high tide water edge shall provide Lateral Access at least 15 feet wide 
adjacent and parallel to the mean higher high tide water edge from property boundary to 
property boundary for the purpose of providing continuous access for pedestrian traffic 
along the waterfront and for the purpose of providing an easement for underground utilities 
and surface infrastructure for flood mitigation, unless the department of housing and 
community development determines that such an area would be hazardous. Where there is 
not currently a similar easement to an adjacent parcel, an easement shall also be provided 
from the public right-of-way to the waterfront area. For the purpose of this subsection, this 
requirement shall extend to any parcel within 100 feet of the mean higher high water line 
where the parcel containing the mean higher high water line cann&lcl~j,~JR~p§hl[~OJ-)<• MA 
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Amendment7 

That Sec. 34-110 - Performance Standards be amended by adding a new subsection at the end: 

(p) Inundation Pathways. Any parcel requiring a special permit, variance, or site plan review 
shall eliminate any pathway through which floodwaters could access a public right-of-way 
for the design life of the project. The appropriate design height of storm surge shall be 
determined using the best available science and take into account projected sea-level rise 
using conservative emission reduction assumptions. 

For development proposals on property within vulnerability zones identified in the report 
Designing Coastal Community Infrastructure for Climate Change, January 2017, or any 
update to the city's projections of coastal flooding, proponents must include a description of 
how projected changes in sea-level rise and storm surge will affect the survivability, 
integrity, and safety of the proposed project and of any inhabitants, and the measures 
included in project siting and design to avoid, eliminate, minimize, or mitigate any adverse 
impacts. 

Amendment8 

That a new section 34-112- Waterfront improvement trust fund be added. 

Sec. 34-112. - Waterfront improvement trust fund. 

The waterfront improvement trust fund will receive Chapter 91 mitigation funds, grants, gifts, 
and other donations. The funds will be overseen by the city manager and kept by the city 
treasurer separate from other funds. 

(a) Chapter 91 waterfront improvement mitigation funds may be generated when any of the 
following conditions are met. Contributions to the fund shall be a condition of any 
license and special permit. This fee will take into consideration non-maintenance of 
waterside infrastructure, depreciation of existing infrastructure, and the cost of restoring 
the shore to a state that can accommodate maritime industries. The amount and payment 
schedule will be calculated on a case-by-case basis, based upon factors that may include 
the square footage of property in Chapter 91 jurisdiction, the type of!icensed use(s), the 
type(s) ofimpact(s), and comparable property values. 

(1) Temporary uses that are licensed in the DPA or temporary licenses that are 
renewed. Temporary uses along Chelsea Creek, though important to the local 
economy, are not water-dependent industrial uses. As such, temporary licensees 
are not incentivized to maintain waterfront infrastructure to support future water­ 
dependent industrial uses. And though the temporary license conditions stipulate 
that properties must be marketed for water-dependent uses, this provision can be 
difficult to monitor and enforce. Further, should a prospective water-dependent 
industrial tenant be identified, there is no requirement or incentive for 
accommodating that use prior to the expiration of the temporary license. In order 
to incentivize the marketing of properties for water-depefM¢Hl$EAjl~ll.1¢,eMA 
that funds exist to maintain the waterfront infrastructure, property wr~ '8i~l1 
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temporary use licenses shall be required to pay a fee into the Waterfront 
Improvement Fund. 

(2) Licenses which rely upon discretion provided for by the Chelsea Creek Municipal 
Harbor Plan and Designated Port Area Master Plan. Payment into the 
Waterfront Improvement Trust Fund is an acceptable license and special permit 
condition when a project cannot meet the conditions of, or relies upon discretion 
provided for by, the Chelsea Creek Municipal Harbor Plan and Designated Port 
Area Master Plan as outlined in Chapters seven and eight of that 
Plan. Payment(s) shall be required when (a) mitigation is required for new net 
shadow-related impacts on the watersheet and areas in the DPA within Chapter 91 
jurisdiction; or (b) a parcel is allocated a supporting-use quota for the parcel 
above 25% of the Lot Area. 

As outlined in the Designated Port Area Master Plan, some parcels within the 
DPA may be eligible for an increase in the amount of supporting use allowed on 
the project site. The city will be responsible for tracking and reporting on the 
acreage available for supporting uses within the DP A, and may allow, at its 
discretion, additional area for supporting uses as appropriate. Payment into the 
Waterfront Improvement Trust Fund will be a license and special permit 
condition when any of the above conditions are met. 

(3) Failure to meet public access requirements. Financial mitigation for failure to 
provide minimal public access shall be provided when (a) a project cannot meet 
the public access conditions as outlined in Chapters 7 and 8 of the Chelsea Creek 
Municipal Harbor Plan and Designated Port Area Master Plan (e.g., the specific 
point access described in Chapter 7); or (b) impacts to the public's rights on 
tidelands cannot be compensated for through other means. Payment into the 
Waterfront Improvement Trust Fund will be a license and special permit 
condition when any of the above conditions are met. 

(4) Making a non-prohibited use into a supporting use. When no water-dependent 
industrial use exists on site, or a proposed supporting use is neither categorically 
excluded nor explicitly allowed as a "supporting use" in the city's zoning and 
through state regulations, then the use may be allowed provided that it 
demonstrates direct economic support of water dependent industrial uses through 
contributions to the Waterfront Improvement Fund. In these circumstances, 
payment(s) into the Waterfront Improvement Fund will be a license and special 
permit condition. 

(b) Uses of Waterfront Improvement Trust Fund The waterfront improvement trust fund 
shall only be used within the impacted area to support projects that improve navigation, 
address inundation pathways, mitigate flooding, improve habitat, and promote activities 
consistent with a working waterfront. Projects may include: bulkhead improvements; 
fender maintenance; stormwater management; tide-gates; dredging; lighting; signage; 
traffic management; and improving signage and understanding related to safety, fishing, 
and small craft use of the waterways. Funds may be dispersed as g;i:119~ or loans. No 
funds will be used to support any dredging where spoils will be dis'iJ6!retl%f~dlhJ.FFOLK, MA 
Chelsea Creek or the Mystic River. MAR l 8 2021 
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Amendment 9 

That Sec. 34-214- Special Permits section (b) Criteria be amended by adding the following 
subsection at the end: 

(7) For all uses requiring a special permit in the Port (P) district on parcels that are within the 
boundaries of the Designated Port Area, the permit granting authority in approving the 
project must also find that: 

a. the proposed use will not displace an existing water-dependent use with a non-water­ 
dependent use; 

b. the proposed use will not, by virtue of its location, scale, duration, operation, or other 
aspects, pre-empt or interfere with existing or future development of water-dependent 
uses of the project site or surrounding property; 

c. the proposed use is compatible with the working waterfront character of the district; 
and 

d. the proposed use will not adversely affect the preservation of water dependent uses on 
surrounding properties. 

Amendment 10 

That Sec. 34-215 - Site plan review be amended by adding a new clause to subsection (a) 
Applicability at the end: 

( 4) Construction, exterior alteration or exterior expansion of, or change of use, on a parcel that 
is subject to a state-approved Designated Port Area Master Plan. 

Amendment 11 

That Sec. 34-215 - Site plan review be amended by revising subsection (b) Minor site plan 
approval as follows: 

(b) Minor site plan approval. An application for permits to build, alter, or expand any 
building, structure or use in any district where such construction: (1) will not exceed a total gross 
floor area of 8,000 square feet, and (2) will not generate the need for more than 25 parking 
spaces shall be deemed a minor site plan. For the purposes of computing total gross floor area or 
parking spaces, all such applications made within the five previous calendar years shall be 
considered in the aggregate. And further, within the Waterfront (W), Port (P), and Waterfront 
Upland (WU) districts, total gross floor area shall include any Intensive Use Area that is outside 
of the building or structure. Minor site plans shall be reviewed by the building inspector as 
follows: 

Amendment 12 CHELSEA, SUFFOLK, MA 
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