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1.0 INTRODUCTION 

This narrative has been prepared by Civil & Environmental Consultants, Inc. (CEC) to supplement 
the WPA Form 3 – Notice of Intent (NOI) submitted on behalf of the Procopio Companies (the 
“Applicant”), to the Hull Conservation Commission for the redevelopment of three parcels, which 
collectively comprise 3.3-acres of land located in Hull, Massachusetts, between Nantasket Avenue 
and George Washington Boulevard, south of Wharf Avenue. The Applicant is proposing to 
perform construction at Assessors Parcels 37-002, 37-003 and 37-004 (the “Site”). The project 
includes the construction of new mixed-use building consisting of commercial space along 
Nantasket Avenue, 132 units of residential housing, associated parking, circulation areas, 
pedestrian walkways, landscaping, stormwater, utility and site improvements (the “Project”). 
 
The Site is located between the Atlantic Ocean to the East and tidal flats and a Coastal Bank 
associated with the Weir River Estuary to the west. The landform underlying the existing 
development is classified as a barrier beach which is a regulated resource area in accordance with 
MassDEP regulations. The Site is also located within a FEMA Flood zone, which is identified as 
Land Subject to Coastal Storm Flowage.  This NOI is submitted in accordance with the 
Massachusetts Wetlands Protection Act (WPA; M.G.L. Ch. 131, Section 40) and implementing 
regulations (310 CMR 10.00). 
 
This Project Narrative describes the existing conditions, wetland resource areas, and proposed 
design/regulatory compliance for work within jurisdictional areas on and near the site. The 
proposed project is depicted on the Site Plans provided under separate cover and the design of the 
stormwater management system and compliance with the MassDEP Stormwater Management 
Standards is detailed in the Stormwater Management Report provided under separate cover.  
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2.0 SITE INFORMATION 
 
2.1 PROJECT LOCATION 

The Site is located on approximately 3.3-acres of land located in Hull, Massachusetts, between 
Nantasket Avenue and George Washington Boulevard, south of Wharf Avenue. 
 
The project area is located at Assessors Parcels 37-002, 37-003 and 37-004.  The Site is located 
within the Commercial Recreation B zoning district and the Nantasket Beach Overlay and Flood 
Plain districts and contains existing building areas currently occupied by a mix of retail and 
entertainment spaces. The Site is bounded to the northwest by Department of Conservation and 
Recreation (DCR) properties, west by George Washington Boulevard, southwest by a DCR 
parking lot, northwest by Nantasket Avenue, and east by residential condominium developments. 
The tidal flats and resource areas on the westerly side of George Washington Boulevard have been 
identified as an Area of Critical Environmental Concern (ACEC) and an Outstanding Resource 
Water associated with the Weir River Estuary. The revetment along George Washington 
Boulevard is identified as a Coastal Bank, and the 100-ft buffer zone associated with this bank 
extends onto the Site.  See Figure 1 for a Site Location Map and Figure 2 for an Aerial Site Plan 
and Figure 4 for a Resource Area Exhibit. 
 
The easterly portion of the Site is located within Federal Emergency Management Agency 
(FEMA) Flood Zone AO (Depth = 3 feet) and the westerly portion of the Site along George 
Washington Boulevard is located within FEMA Flood Zone AE (Elevation = 10.0 ft) as shown on 
the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM) for the 
Town of Hull, Map 25023C0038J effective July 17, 2012 as modified by a Letter of Map Revision 
(LOMR) on January 24, 2018. Refer to Figure 3.  
 
2.2 PROJECT BACKGROUND & EXISTING CONDITIONS 

The Site is currently occupied by a mini-golf course, commercial arcade and Paragon Boardwalk 
development which includes storage containers used for retail spaces and restrooms along with 
concrete parking and site areas and wooden decking above compacted gravel.  The Paragon 
Boardwalk project included new stormwater controls within the parking area that provided 
improved water quality treatment of the stormwater runoff.  The Paragon Boardwalk development 
was previously approved by the Conservation Commission under an Order of Conditions, 
MassDEP File #035-1453.  The Paragon Boardwalk project was constructed; however will be 
razed as part of the proposed project. 
 
The Site also includes an abandoned go-kart track located within a long, linear parcel along George 
Washington Boulevard and over time, the areas around the go-kart track have overgrown with a 
variety of invasive and opportunistic species.  A paved parking area with stormwater management 
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improvements was proposed within the long linear parcel and approved by the conservation 
Commission under an Order of Conditions, MassDEP File SE35-1614.  The improvements 
included as part of this project approved under the OOC have not been constructed.  
 
Under existing conditions, approximately 45% of the Site is covered by impervious areas 
consisting of the existing buildings on the property, miniature golf water features, turf, a concrete 
area behind the Paragon Boardwalk retail and entertainment space used for parking and loading 
and a concrete track that had historically been used for go-kart recreation as part of Paragon Park. 
A significant amount of the Site beneath a wooden boardwalk area consists of compacted gravel.  
 
Existing topography within the Site ranges from approximate elevation 18-ft (NAVD 88) within 
the peak of the miniature golf area to approximate elevation 7.5-ft at a catch basin along the 
existing go-kart track. The existing grade along Nantasket Avenue frontage is at approximate 
elevation 13-ft sloping to the west to the lower side of the Site along George Washington 
Boulevard. The majority of the Site slopes towards the existing catch basin in the center of the site 
with some of the runoff captured in a drainage inlet next to the existing storage containers and 
retail building at the easterly end of the Site. The existing buildings and concrete area behind the 
Paragon Boardwalk retail and entertainment space used for parking and loading flows to an 
existing catch basin and water quality unit within the existing parking area. The remainder of the 
Site flows overland to an existing drainage inlet in the miniature golf course. See the Existing 
Conditions Plan included in the Site Plans under separate cover for reference.  
 
Stormwater runoff from the Site ultimately discharges to the drainage systems in George 
Washington Boulevard or the adjacent DCR parking lot via the outlet pipe from the existing 
structures. A more detailed description of the drainage patterns is included in Section 2.3 and the 
Stormwater Management Report provided under separate cover.  
 
2.3 PROPOSED PROJECT 

As previously noted, the project includes the construction of new mixed-use building consisting 
of commercial space along Nantasket Avenue, 132 units of residential housing, associated parking, 
circulation areas, pedestrian walkways, landscaping, stormwater, utility and site improvements 
(the “Project”).  The Project will include new water quality and quantity controls designed to 
protect surface and groundwater resources and adjacent properties from potential impacts resulting 
from the proposed Project. The proposed improvements will be designed in accordance with the 
MassDEP Stormwater Management Standards for redevelopments. 
 
In the proposed condition, approximately 70% of the Site will be impervious, consisting of the 
proposed mixed-use building, courtyard areas, paved parking areas and sidewalks. The remainder 
of the Site will consist of landscaped and undisturbed grassed areas. The overall drainage patterns 
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within the Site will be maintained discharging to the municipal system in the same locations as 
existing conditions. The stormwater runoff from the proposed building, courtyards, and northern 
paved parking area will be directed to subsurface water quality and subsurface infiltration 
chambers before overflowing into the existing municipal system. Within the new southern paved 
parking area, stormwater runoff will be directed to a series of catch basins which will flow into a 
drainage pipe conveying stormwater flows underground through a new water quality structure to 
subsurface infiltration chambers where additional water quality treatment and infiltration will be 
provided before discharging to the existing municipal system.  As previously noted, the stormwater 
management improvements in this portion of the Site were previously approved by the 
Conservation Commission following an extensive peer review process.  
 
The Project includes the demolition of the existing site features and clearing of the surrounding 
area in order to construct a new mixed-use building consisting of commercial space along 
Nantasket Avenue, 132 residential apartment units, associated parking, circulation areas, 
pedestrian walkways, landscaping, site improvements and stormwater management 
improvements.  Erosion control measures are to be installed along the downslope edge of the work 
area prior to any construction activities commencing and are detailed in the Stormwater Report 
included under separate cover.   
 
Calculations are provided in the Stormwater  Report provided under separate cover  demonstrating 
that the project will provide water quality improvements and stormwater recharge meeting the 
Massachusetts Stormwater Management Handbook requirements and post-development peak 
discharge rates will not exceed pre-existing discharge rates for all storm events up to and including 
the 100-year storm. 
 
Site Plans depicting existing features, site topography, and the proposed improvements are 
provided under separate cover.  Sheet 3 shows a site locus map of the entire site with the existing 
conditions; this sheet is at a scale of 1” = 50’ to allow a perspective of the entire work area and 
adjacent areas. Sheets 4 through 6 have been prepared at a scale of 1” = 20’, allowing for a more 
detailed look at the work areas, and existing conditions of the Site within the coastal resource areas.  
Sheet 7 includes the location of Erosion & Sediment Controls installed near the limit of work. 
 
2.4 RESOURCE DELINEATION 

The following data sources were examined during the preliminary site investigation: 
 

• Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps 
• United States Geological Survey Topographic Quadrangle; 
• MassGIS MassDEP Wetland and Hydrography Data layers; 
• MassGIS Natural Heritage Atlas Data layers;  
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• United States Department of Agriculture, Natural Resources Conservation Service 
(USDA- NRCS) Soil Survey. 
 

Resource areas identified include Barrier Beach and Land Subject to Coastal Storm Flowage, 
based upon review of the above-referenced information. The revetment along George Washington 
Boulevard has been identified as a Coastal Bank, and the 100-ft buffer zone associated with the 
Bank extends onto the Site.  No other coastal or wetland resource areas were observed on the site, 
including Coastal Dune or Coastal Beach.   
 
The tidal flats and resource areas on the westerly side of George Washington Boulevard have been 
identified as an Area of Critical Environmental Concern (ACEC) and an Outstanding Resource 
Water associated with the Weir River Estuary.  No NHESP Estimated Habitats of Rare Wildlife 
or NHESP Priority Habitats of Rare Species were identified within the project area.   
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3.0 REGULATORY COMPLIANCE 

The limits of the construction activities located within the coastal resource areas discussed herein 
are depicted on the Site Plans provided under separate cover.  Work within the resource areas 
includes disturbance of previously developed and overgrown areas within Land Subject to Coastal 
Storm Flowage and work within previously developed Barrier Beach and 100-ft buffer zone to 
Coastal Bank regulated under the Massachusetts Wetlands Protection Act.  The Town of Hull does 
not have a local wetland protection Bylaw or Ordinance.  The proposed work is designed to 
minimize adverse effects on the coastal resource areas. 
 
3.1 LAND SUBJECT TO COASTAL STORM FLOWAGE – 310 CMR 10.04 WPA 

Section 310 CMR 10.04 of the WPA defines Land Subject to Coastal Storm Flowage (LSCSF) as 
land subject to any inundation caused by coastal storms up to and including that caused by the 
100-year storm, surge of record or storm of record, whichever is greater. According to the July 17, 
2012 FEMA Flood Insurance Rate Map for Plymouth County, Map Number 25023C0038J, and 
the Letter of Map Revisions (LOMR) effective January 24, 2018, the majority of the Study Area 
is designated as a Zone AE and Zone AO. Zone AE is classified as an area subject to the 1% annual 
chance flood (100-year flood), where base flood elevations have been determined at Elevation 10 
NAVD 88.  Zone AO is defined as an area subject to the 1% annual chance flood with flood depths 
of one to three feet (usually sheet flow on sloping terrain); where average flood depths have been 
determined at three feet. The 100-year floodplain or LSCSF extends throughout the Study Area.  
 
The WPA does not have performance standards for Land Subject to Coastal Storm Flowage.  The 
Applicant has designed the project to address the 100-year floodplain.  The project will provide 
improved flood conveyance within the floodplain by providing a significant amount of open areas 
between the proposed structures allowing for a drainage paths for flood waters that may be 
encountered.  The garage level is proposed at elevation 11.0 ft (NGVD88) which is located one 
foot above the Zone AE Flood Elevation of 10.0 ft along George Washington Boulevard.  The 
garage will be designed to be wet flood-proofed and will include flood openings along perimeter 
walls allowing flood waters to enter and pass through the garage, receding as the flood events pass.  
The proposed commercial storefronts and lobby area will be dry-flood proofed to protect the 
interior spaces from flooding in accordance with Building Code requirements and FEMA 
regulations.  The residential components of the building are proposed on the first floor at elevation 
23.5-ft, which is approximately 7-ft above the Zone AO regulatory floodplain along Nantasket 
Avenue (approximate elevation 16.5 ft) providing freeboard to the current 100-year FEMA 
regulatory floodplain as well as added resiliency associated with potential sea level rise and 
increased storm intensities should they be experienced in the future. 
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3.2 BARRIER BEACHES – 310 CMR 10.29 WPA 

Section 310 CMR 10.29 of the WPA defines Barrier Beach as “a narrow low-lying strip of land 
generally consisting of coastal beaches and coastal dunes extending roughly parallel to the trend 
of the coast. It is separated from the mainland by a narrow body of fresh, brackish or saline water 
or a marsh system. A barrier beach may be joined to the mainland at one or both ends.”  Lots 3 
and 4 and the northern half of Lot 2 are located on the barrier beach. The redevelopment portion 
of the project site within the portion designated a barrier beach is fully developed and does not 
contain a Coastal Dune or Coastal Beach.    
 
This section documents the projects compliance for work within a Barrier Beach under Section 
310 CMR 10.29 of the WPA, although the area is not functioning as such.  The performance 
standards are identified in italics and a response is presented below in standard format.  
  

(3)  When a Barrier Beach Is Determined to Be Significant to Storm Damage Prevention, 
Flood Control, Marine Fisheries or Protection of Wildlife Habitat. 310 CMR 10.27(3) 
through (6) (coastal beaches) and 10.28(3) through (5) (coastal dunes) shall apply to the 
coastal beaches and to all coastal dunes which make up a barrier beach.  

  
The site does not contain a Coastal Dune or Coastal Beach; therefore the performance 
standards above are not applicable. The proposed work area consists entirely of previously 
developed areas including building and paved areas. A portion of the 0 George Washington 
Parcel consists of the former go-cart track and was overgrown with invasive and 
opportunistic species. As such, the project complies with this standard. 

  
(4)  Notwithstanding the provisions of 310 CMR 10.29(3), no project may be permitted 
which will have any adverse effect on specified habitat sites of rare vertebrate or 
invertebrate species, as identified by procedures established under 310 CMR 10.37.  
  
The site is not located within an area of specified habitat of rare vertebrate or invertebrate 
species.  This standard is not applicable.  
  

Based on the existing site conditions, the Project will not adversely affect the Barrier Beach and is 
in compliance with the performance standards per Section 310 CMR 10.29 of the WPA.   
 
3.3 BUFFER ZONE TO COASTAL BANK – 310 CMR 10.30 WPA 

Section 310 CMR 10.30 of the WPA defines Coastal Banks as “..the seaward face of any elevated 
landform, other than a coastal dune..”. Landforms are generally defined as natural features; 
however, the Coastal Bank located on the westerly side of George Washington Boulevard is 
located within 100-feet of the Site and consist of a man-made rip rap revetment.   For the purposes 
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of this NOI filing, the top and bottom of Coastal Bank have been identified utilizing the guidance 
provided by MassDEP under the WPA.  No work is proposed within the Coastal Bank; however, 
work will be performed within previously degraded areas within 100-feet of the resource area. 
When a Coastal Bank is determined to be significant to storm damage prevention or food control 
because it is a vertical buffer to storm water, 310 CMR 10.30(6) through (8) applies. The 
performance standards are identified in italics and a response is presented below in standard format 
 

(6)   Any project on such a coastal bank or within 100 feet landward of the top of such 
coastal bank shall have no adverse effects on the stability of the coastal bank. 
 
No work is proposed within the Bank; however, the work is proposed within the 100-ft 
buffer zone of the Bank.  The proposed activities will result in improvements to the overall 
stormwater management quality and peak rates of runoff from the Site, utilizing existing 
drainage connections to the municipal drainage system which will result in no adverse 
effects on the stability of the existing coastal bank.   
 
(7)   Bulkheads, revetments, seawalls, groins or other coastal engineering structures may 
be permitted on such a coastal bank except when such bank is significant to storm damage 
prevention or flood control because it supplies sediment to coastal beaches, coastal dunes, 
and barrier beaches. 
 
No Bulkheads, revetments, seawalls, groins or other coastal engineering structures are 
proposed on the Coastal Bank.  This standard does not apply.  
 
(8)   Notwithstanding the provisions of 310 CMR 10.30(3) through (7), no project may be 
permitted which will have any adverse effect on specified habitat sites of rare vertebrate 
or invertebrate species, as identified by procedures established under 310 CMR 10.37. 
 
The project is not located within Estimated Habitat Map of State-listed Rare Wetlands 
Wildlife areas as published by the Natural Heritage and Endangered Species Program.  This 
standard does not apply. 
 

3.4 PROJECT IMPROVEMENTS & ENHANCEMENTS 

The Applicant has incorporated a detailed landscaping plan including a mix of plantings selected 
from the Coastal Landscaping in Massachusetts Plant Last, offered by the Massachusetts Office of 
Coastal Zone Management (CZM).  The plantings will provide a vegetated buffer to the Horizon 
Condominiums to the east and provide landscaping within the proposed parking lot and perimeter 
areas.  The Project also includes significant courtyard and plaza areas along Nantasket Avenue 
that will provide opportunities to activate the streetscape and engage with the public realm.   
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As previously noted, the Project has been designed to break up the storefronts along Nantasket 
Avenue provide ample opportunities for flood waters to pass through the Site, and the residential 
apartments have been designed to provide significant freeboard above the 100-year flood plain 
providing enhanced resiliency to potential future sea level rise and increased storm intensities.  
 
The Project also includes a comprehensive stormwater management system providing improved 
water quality treatment, stormwater recharge and flood control in order to better protect the 
wetland interests. 
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4.0 CONCLUSION 
 
The Project design presented herein and as shown on the Site Plans has been prepared in 
accordance with applicable local, state, and federal regulations.  The design includes Best 
Management Practices for maintaining stormwater runoff quality both during and after 
construction, and is designed to protect downstream and underlying receiving waters from 
stormwater related impacts.  The redevelopment Project will result in an improvement of 
stormwater runoff quality and quantity and will be designed to provide a resilient design 
considering sea level rise.  
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Notification to Abutters 

By Hand Delivery, Certified Mail (return receipt requested), or Certificates of Mailing   

This is a notification required by law.  You are receiving this notification because you have been 

identified as the owner of land abutting another parcel of land for which certain activities are 

proposed.  Those activities require a permit under the Massachusetts Wetlands Protection Act 

(M.G.L. c. 131, § 40). 

 

In accordance with the second paragraph of the Massachusetts Wetlands Protection Act, and 310 

CMR 10.05(4)(a) of the Wetlands Regulations, you are hereby notified that: 

 

A.  A Notice of Intent was filed with the Town of Hull Conservation Commission on January 31, 

2024 seeking permission to remove, fill, dredge, or alter an area subject to protection under 

M.G.L. c. 131 §40.  The following is a description of the proposed activity/activities: 

 

 

 

 

B.  The name of the applicant is:  The Procopio Companies 

C.  The address of the land where the activity is proposed is: 0 George Washington Boulevard 

and 189 and 193 Nantasket Avenue in Hull, Massachusetts.  

D.  Copies of the Notice of Intent may be examined or obtained at the office of the Hull 

Conservation Commission, located at 1235 Atlantic Avenue, Hull, MA 02045. The regular 

business hours of the Commission are Mondays through Thursdays from 7:45 am to 5:00 pm, 

and the Commission may be reached at (781)-925-8102. 

E.  Copies of the Notice of Intent may be obtained from the applicant or Civil & Environmental 

Consultants, Inc. by calling (774) 501-2176. An administrative fee may be applied for 

providing copies of the NOI and plans.  

F.  Information regarding the date, time, and location of the public hearing regarding the Notice 

of Intent may be obtained from the Town of Hull Conservation Commission.  Notice of the 

public hearing will be published in the Hull Times at least five business days in advance. 

Notification provided pursuant to the above requirement does not automatically confer standing to 

the recipient to request Departmental Action for the underlying matter.  See 310 CMR 

10.05(7)(a)4. 

The project proposes to demolish existing structures and site features on three parcels of land and 

construct a mixed- use, multi-family residential development with ancillary parking, landscape 

improvements, and utility improvements. Work is proposed within Barrier Beach, Land Subject to 

Coastal Storm Flowage and the Buffer Zone to Coastal Bank.  



AFFIDAVIT OF SERVICE 

 

 

 

Under the Massachusetts Wetlands Protection Act (to be submitted to the Massachusetts 

Department of Environmental Protection and the Conservation Commission when filing a Notice 

of Intent) I, Karlis Skulte, hereby certify under the pains and penalties of perjury that in January 

2024 I gave notification to abutters in compliance with the second paragraph of Massachusetts 

General Laws Chapter 131, Section 40, and the DEP GUIDE TO ABUTTER 

NOTIFICATION DATED APRIL 8, 1994,  in connection with the following matter: 

 

A Notice of Intent filed under the Massachusetts Wetlands Protection Act By the Procopio 

Companies with the Town of Hull Conservation Commission on January 31, 2024 for property 

located at 0 George Washington Boulevard and 189 and 193 Nantasket Avenue in Hull, 

Massachusetts. 

 

The form of the notification, and a list of the abutters to whom it was given and their addresses, 

are attached to this Affidavit of Service. 

 

   

Name  Date 
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Raynham, MA 

Phone: 774-501-2176 Toll Free: 866-312-2024 

Paragon Dunes 

189 & 193 Nantasket Avenue, 0 George Washington Blvd. 

CEC Project: 334-762 

 

 

Photograph 1: Rear of Paragon Boardwalk Site along GW Blvd. 

 

Photograph 2: Former Go-Kart Track within 0 GW Blvd Parcel looking North 



 
Raynham, MA 

Phone: 774-501-2176 Toll Free: 866-312-2024 

Paragon Dunes 

189 & 193 Nantasket Avenue, 0 George Washington Blvd. 

CEC Project: 334-762 

 

 
Photograph 3: Former Go-Kart Track within 0 GW Blvd Parcel looking South 

 
Photograph 4: Structure at South end of 0 GW Blvd Parcel 



 
Raynham, MA 

Phone: 774-501-2176 Toll Free: 866-312-2024 

Paragon Dunes 

189 & 193 Nantasket Avenue, 0 George Washington Blvd. 

CEC Project: 334-762 

 

 
Photograph 5: Paragon Boardwalk. 

 

Photograph 6: Paragon Boardwalk. 



 
Raynham, MA 

Phone: 774-501-2176 Toll Free: 866-312-2024 

Paragon Dunes 

189 & 193 Nantasket Avenue, 0 George Washington Blvd. 

CEC Project: 334-762 

 

 
Photograph 7: Arcade Building. 

 

Photograph 8: Restaurant (formerly Dalat) at South End of Project along Nantasket Avenue. 
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Paragon Dunes 

189 & 193 Nantasket Avenue, 0 George Washington Blvd. 

CEC Project: 334-762 

 

 
Photograph 9: Rear of Dalat Restaurant along Art Walk 

 
Photograph 10: Mini-Golf Course  

 


	Figures
	Appendix A
	Appendix B
	Appendix C



