
Arlington Zoning Board of Appeals

Date: Tuesday, February 11, 2025 
Time: 7:30 PM 
Location: Conducted by Remote Participation
Additional Details: 
 
 
Agenda Items
Administrative Items

1. Conducted by Remote Participation

You are invited to a Zoom meeting on Feb 11, 2025 07:30 PM Eastern Time (US and Canada)

Register in advance for this meeting: https://town-arlington-ma-us.zoom.us/meeting/register/CH2if9Z9RBKEvhadDFZyBQ

After registering, you will receive a confirmation email containing information about joining the meeting.
 
Per Board Rules and Regulations, public comments will be accepted during the public comment period during each public hearing. Written
comments may be provided by email toZBA@town.arlington.ma.ussent at least48 hours prior to the start of the meeting.
*Notice to the Public on meeting privacy* In the interests of preventing abuse of video conferencing technology, all participants, including members
of the public, wishing to engage via the Zoom App must register for each meeting and will need to follow multi-step authentication protocols. Please
allow additional time to join the meeting. Further, members of the public who wish to participate without providing their name may still do so by
telephone using the dial-in information provided above.

Hearings

2. Docket #3822 20 Pond Lane (continued)
https://arlingtonma.portal.opengov.com/records/205792

3. Docket #3835 28 Draper St

Meeting Adjourn
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Town of Arlington, Massachusetts

Conducted by Remote Participation

Summary:
You are invited to a Zoom meeting on Feb 11, 2025 07:30 PM Eastern Time (US and Canada)

Register in advance for this meeting: https://town-arlington-ma-us.zoom.us/meeting/register/CH2if9Z9RBKEvhadDFZyBQ

After registering, you will receive a confirmation email containing information about joining the meeting.
 
Per Board Rules and Regulations, public comments will be accepted during the public comment period during each public hearing. Written
comments may be provided by email toZBA@town.arlington.ma.ussent at least48 hours prior to the start of the meeting.
*Notice to the Public on meeting privacy* In the interests of preventing abuse of video conferencing technology, all participants, including members
of the public, wishing to engage via the Zoom App must register for each meeting and will need to follow multi-step authentication protocols. Please
allow additional time to join the meeting. Further, members of the public who wish to participate without providing their name may still do so by
telephone using the dial-in information provided above.
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Town of Arlington, Massachusetts

Docket #3822 20 Pond Lane (continued)

Summary:
https://arlingtonma.portal.opengov.com/records/205792

ATTACHMENTS:
Type File Name Description
Reference
Material #3821_20_Pond_Lane_legal_ad.pdf #3822 20 Pond Lane

legal ad
Reference
Material 3820_20_Pond_Lane_Application_SP-24-26.pdf 3822 20 Pond Lane

Application SP-24-26

Reference
Material

3821_20_Pond_Lane_Final_Memo_in_Support_of_Application_9-
12-24.pdf

3822 20 Pond Lane
Final Memo in
Support of Application
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_A_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit A
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_B_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit B
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_C_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit C
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_D_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit D
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_E_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit E
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_F_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit F
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_G_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit G
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_H_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit H
9-12-24

Reference
Material 3821_20_Pond_Lane_Final_Memo_Exhibit_H_9-12-24.pdf

3822 20 Pond Lane
Final Memo Exhibit H
9-12-24

Reference
Material 3822_20_Pond_Lane_Abutter_List.pdf 3822 20 Pond Lane

Abutter List
Reference
Material 3822_20_Pond_Lane_Abutters_map.pdf 3822 20 Pond Lane

Abutters map
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Reference
Material

Neighbor_letter_-20_Pond_Lane.pdf Neighbor letter -20
Pond Lane -Creedon

Reference
Material Neighbor_Photos_20_Pond_Lane_-_Creedon.pdf Neighbor Photos 20

Pond Lane - Creedon
Reference
Material Neighbor_letter_-20_Pond_Lane_-_Simader.pdf Neighbor letter -20

Pond Lane - Simader
Reference
Material 3822_20_Pond_Lane_Lt_to_ZBA_12-2024.pdf 3822 20 Pond Lane Lt

to ZBA 12-2024
Reference
Material Lt_to_ZBA_1.7.25.pdf Lt to ZBA 1.7.25
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Town of Arlington 

  Zoning Board of Appeals 
51 Grove Street 

Arlington, Massachusetts 02476 
781-316-3396 

www.arlingtonma.gov  
 

LEGAL NOTICE 
 

 
     Notice is herewith given in accordance with the provisions of Section 3.2.2 of the 

Zoning Bylaws that there has been filed, by Pond Lane Realty LLC, on September 

12, 2024, a petition seeking to alter their property located at 20 Pond Land, Unit 2 - 

Block Plan 010.0-0004-0005.A. Said petition would require a Special Permit under 

8.1.1A of the Zoning Bylaw for the Town of Arlington. 

 

     A hearing in regards to the petition will be conducted remotely via "Zoom" Tuesday 

evening at 7:30 P.M on October 22, 2024, as soon thereafter as the petitioner 

may be heard. To join the meeting, please register using the following URL: 

https://www.arlingtonma.gov/town-governance/boards-and-committees/zoning-board-

of-appeals/zba-calendar and choose the date of the meeting you wish to attend. 

 

   For documentation relating to this petition, visit the ZBA website 48 hours 

prior to the hearing at https://www.arlingtonma.gov/town-governance/boards-and-

committees/zoning-board-of-appeals/agendas-minutes 

 

DOCKET NO 3821 

 

Christian Klein, RA, Chair   

Zoning Board of Appeals 

 

 
Please direct any questions to: ZBA@town.arlington.ma.us 
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Town of Arlington, MA September 23, 2024

SP-24-26
Special Use Permit
Application (ZBA)
Status: Active
Submitted On: 9/12/2024

Primary Location

20 POND LN Unit 2
Arlington, MA 02474

Owner

POND LANE REALTY LLC
C/O NICHOLAS BOIT; 32
HARBOUR DR N OCEAN RIDGE,
FL 33435

Applicant

Douglas Troyer
617-466-8236
dtroyer@pierceatwood.com
100 Summer Street

22nd Floor
Boston, MA 02110

Special Permit Criteria

Indicate where the requested use is listed in the Table of Use Regulations as allowed by Special Permit in
the district for which the application is made or is so designated elsewhere in the Zoning Bylaw. ***Please
LIST BYLAW(S)****

Section 8.1.1(A) of the Zoning Bylaw.

Explain why the requested use is essential or desirable to the public convenience or welfare.*

Since its construction in 1963 the commercial use of the garage on the Property
has been for the storage of commercial vehicles and equipment along with office use, auto
body work and auto repair work.  The Applicant’s request to continue the use of the garage
for the storage of commercial vehicles and equipment, office use, and light construction
work is consistent with the historical use of the garage and is in fact less intrusive than
when the garage was used as an auto body shop and auto repair shop.  The use is
consistent with other uses in the neighborhood as the abutting Town property is being used
for the storage of recreational equipment for the Arlington/Belmont Crew organization
who stores their vehicles, trailers, crew boats, and other equipment on the Town property.  

  
As the Property is fully developed - there are no changes proposed to the garage

structure, driveway, drainage, utilities or other infrastructure servicing the Property - and
the requested use is consistent with what has historically been used at the Property, the
requested commercial use of the garage will continue to fit seamlessly with the
community and neighborhood.
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Explain why the requested use will not create undue traffic congestion, or unduly impair pedestrian safety.*

The Applicant states that the proposed project will not involve any changes to the
driveway or parking area on the Property. Additionally, there are no proposed changes to
the traffic flow, access, parking and pedestrian circulation that has been in existence at the
Property for over 61 years.  The Applicant anticipates that in additional to 2 vehicles
parking in the driveway for the residential use for the Property, that approximately 2
commercial vehicles for employees will use the driveway area for parking and that the
remaining vehicles will be parked inside of the garage which has ample storage area.  

 
Therefore, because there no changes proposed to the structure or facilities on the

Property and due to the fact that the requested use is consistent with the historical uses of
the garage, it is the Applicant’s position that its requested use of the garage will not create
any undue traffic congestion, or unduly impair pedestrian safety.

Explain why the requested use will not overload any public water, drainage or sewer system, or any other
municipal system to such an extent that the requested use or any developed use in the immediate area or any
other area of the Town will be unduly subjected to hazards affecting health, safety or the general welfare.*

As provided above, the garage was fully developed in 1963 and there are no
changes being proposed to the drainage, utilities and other infrastructure servicing the
Property as they are all more than adequate to accommodate the continue commercial use
of the garage. Additionally, no hazardous materials will be stored on Property. 

 

Describe how any special regulations for the use, as may be provided in the Zoning Bylaw, including but not
limited to the provisions of Section 8 are fulfilled.*

As provided above, the garage structure and commercial use of the garage was
permitted by the ZBA in 1963.  The commercial use of the garage is proposed to be that of
storage of commercial vehicles and equipment, office use, and proposed light construction
work to be performed inside of the garage.  Pursuant to Section 8.1.1(A) of the Bylaw, the
ZBA may granted the requested use if it finds that the use shall not be substantially more
detrimental than the existing nonconforming use to the neighborhood.  As provide above,
it is the Applicant’s position that the ZBA has the necessary facts to make such a finding
under the Bylaw.
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Explain why the requested use will not impair the integrity or character of the district or adjoining districts,
nor be detrimental to the health or welfare.*

The Applicant directs the ZBA’s attention to its statements provided for in
Paragraph 1-4 above.  Additionally, the Applicant states that the requested use is consistent
with the historical commercial use made at the Property since 1963 and permission to
continue such use will not impact the integrity or character of the R-2 district or adjoining
districts nor be a detriment to the health or welfare of the community.

Explain why the requested use will not, by its addition to a neighborhood, cause an excess of the use that
could be detrimental to the character of said neighborhood.*

It is the Applicant’s position that due to the fact that the requested use is consistent
with the historical use of the garage and that the continuance of such commercial use of
the garage for the storage of commercial vehicles and equipment, office use, and light
construction work to be performed inside of the garage will not be detrimental to the
character of the neighborhood.

Dimensional and Parking Information

Present Use/Occupancy *

Commerical Garage

Proposed Use/Occupancy *

Commercial Garage

Existing Number of Dwelling Units*

0

Proposed Number of Dwelling Units*

0

Existing Gross Floor Area (Sq. Ft.)*

3375

Proposed Gross Floor Area (Sq. Ft.)*

3375

Existing Lot Size (Sq. Ft.)*

9200

Proposed Lot Size (Sq. Ft.)*

9200
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Minimum Lot Size required by Zoning*

6000

Existing Frontage (ft.)*

87.49

Proposed Frontage (ft.)*

87.49

Minimum Frontage required by Zoning*

60

Existing Floor Area Ratio*

0

Proposed Floor Area Ratio*

0

Max. Floor Area Ratio required by Zoning*

0

Existing Lot Coverage (%)*

0

Proposed Lot Coverage (%)*

0

Max. Lot Coverage required by Zoning*

0

Existing Lot Area per Dwelling Unit (Sq. Ft.)*

0

Proposed Lot Area per Dwelling Unit (Sq. Ft.)*

0

Minimum Lot Area per Dwelling Unit required by
Zoning*

0

Existing Front Yard Depth (ft.)*

0

Proposed Front Yard Depth (ft.)*

0

Minimum Front Yard Depth required by Zoning*

0

Existing SECOND Front Yard Depth (ft.)*

0

Proposed SECOND Front Yard Depth (ft.)*

0
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Minimum SECOND Front Yard Depth required by
Zoning*

0

Existing Left Side Yard Depth (ft.)*

0

Proposed Left Side Yard Depth (ft.)*

0

Minimum Left Side Yard Depth required by
Zoning*

0

Existing Right Side Yard Depth (ft.)*

0

Proposed Right Side Yard Depth (ft.)*

0

Minimum Right Side Yard Depth required by
Zoning*

0

Existing Rear Yard Depth (ft.)*

0

Proposed Rear Yard Depth (ft.)*

0

Minimum Rear Yard Depth required by Zoning*

0

Existing Height (stories)

1

Proposed Height (stories)*

1

Maximum Height (stories) required by Zoning*

3

Existing Height (ft.)*

14

Proposed Height (ft.)*

14

Maximum Height (ft.) required by Zoning*

29

For additional information on the Open Space requirements, please refer to Section
2 of the Zoning Bylaw.
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Existing Landscaped Open Space (Sq. Ft.)*

0

Proposed Landscaped Open Space (Sq. Ft.)*

0

Existing Landscaped Open Space (% of GFA)*

0

Proposed Landscaped Open Space (% of GFA)*

0

Minimum Landscaped Open Space (% of GFA)
required by Zoning*

0

Existing Usable Open Space (Sq. Ft.)*

0

Proposed Usable Open Space (Sq. Ft.)*

0

Existing Usable Open Space (% of GFA)*

0

Proposed Usable Open Space (% of GFA)*

0

Minimum Usable Open Space required by Zoning*

0

Existing Number of Parking Spaces*

0

Proposed Number of Parking Spaces*

0

Minimum Number of Parking Spaces required by
Zoning*

0

Existing Parking area setbacks

0

Proposed Parking area setbacks *

0

Minimum Parking Area Setbacks required by
Zoning*

0

Existing Number of Loading Spaces

0

Proposed Number of Loading Spaces*

0
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Minimum Number of Loading Spaces required by
Zoning*

0

Existing Slope of proposed roof(s) (in. per ft.)*

0

Proposed Slope of proposed roof(s) (in. per ft.)*

0

Minimum Slope of Proposed Roof(s) required by
Zoning*

0

Existing type of construction*

0

Proposed type of construction*

0

Open Space Information

Existing Total Lot Area*

9200

Proposed Total Lot Area*

9200

Existing Open Space, Usable*

0

Proposed Open Space, Usable*

0

Existing Open Space, Landscaped*

0

Proposed Open Space, Landscaped*

0

Gross Floor Area Information

Accessory Building, Existing Gross Floor Area

0

Accessory Building, Proposed Gross Floor Area

0

Basement or Cellar, Existing Gross Floor Area

0

Basement or Cellar, Proposed Gross Floor Area

0
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1st Floor, Existing Gross Floor Area

0

1st Floor, Proposed Gross Floor Area

0

2nd Floor, Existing Gross Floor Area

0

2nd Floor, Proposed Gross Floor Area

0

3rd Floor, Existing Gross Floor Area

0

3rd Floor, Proposed Gross Floor Area

0

4th Floor, Existing Gross Floor Area

0

4th Floor, Proposed Gross Floor Area

0

5th Floor, Existing Gross Floor Area

0

5th Floor, Proposed Gross Floor Area

0

Attic, Existing Gross Floor Area

0

Attic, Proposed Gross Floor Area

0

Parking Garages, Existing Gross Floor Area

0

Parking Garages, Proposed Gross Floor Area

0

All weather habitable porches and balconies,
Existing Gross Floor Area

0

All weather habitable porches and balconies,
Proposed Gross Floor Area

0

Total Existing Gross Floor Area Total Proposed Gross Floor Area

0 0
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APPLICANT DECLARATION (Arlington Residential Design
Guidelines)

By entering my name below, I hereby attest that I have reviewed the following:

• Arlington Residential Design Guidelines

and under the pains and penalties of perjury that all of the information contained in
this application is true and accurate to the best of my knowledge and understanding.

I do hereby certify under the pains and penalties of
perjury that the information provided above is true
and correct, and that clicking this checkbox and
typing my name in the field below will act as my
signature.*

Applicant's Signature*

Nick Boit
Sep 4, 2024

14 of 92

https://www.arlingtonma.gov/home/showpublisheddocument/54518/637472609831970000_blank


15 of 92



16 of 92



17 of 92



18 of 92



19 of 92



20 of 92



21 of 92



22 of 92



23 of 92



24 of 92



25 of 92



26 of 92



27 of 92



28 of 92



29 of 92



30 of 92



31 of 92



32 of 92



33 of 92



34 of 92



35 of 92



36 of 92



37 of 92



38 of 92



39 of 92



 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT “G” 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

40 of 92



41 of 92



42 of 92



 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT “H” 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

43 of 92



44 of 92



45 of 92



46 of 92



47 of 92



48 of 92



49 of 92



 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT “H” 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

50 of 92



51 of 92



52 of 92



53 of 92



54 of 92



55 of 92



56 of 92



57 of 92



58 of 92



59 of 92



60 of 92



Outlook

Comments on docket #3822 – 20 Pond Lane

From Paul Creedon <pacreedon@gmail.com>
Date Sun 10/20/2024 6:30 PM
To ZBA <ZBA@town.arlington.ma.us>; Paige Clunie <paclunie@gmail.com>

3 attachments (10 MB)
IMG_5400.HEIC; IMG_5399.HEIC; IMG_5401.HEIC;

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.

Dear Arlington Zoning Board of Appeals Members,

We write to express our strong opposition to docket #3822 – 20 Pond Lane, appearing before the board
on October 22, 2024. We reside at 9-11 Pond Lane, unit 11 with our two young children. We have lived at
this residence since September 2019.
 
Pedestrian Safety & Impact on Traffic

We are concerned that commercial activity at 20 Pond Lane will make our neighborhood less safe by
increasing traffic and blocking pedestrian access to Spy Pond, the Minuteman bike path, the Boys and
Girls Club, and Spy Pond Field. The stretch of Pond Lane that runs from Massachusetts Ave to Spy Pond
has no legal street parking. However, private and commercial vehicles often park on the sidewalk,
blocking pedestrian access.

When we first moved to the neighborhood, a commercial cleaning company operated from the garage at
20 Pond Lane. Each morning, several vans would idle in the driveway and on the sidewalk as they loaded
supplies. The impact on pedestrians was minor at 6 AM, but we were forced to walk on the road as we
walked our dog. The concern is that a future commercial business would introduce similar sidewalk
obstructions later in the day, forcing pedestrians onto the busy road.

Unfortunately, Arlington’s Parking Enforcement Officers are not empowered to regulate parking on
residential streets. As residents, our only recourse is to contact the Arlington Police non-emergency
number. Consequently, traffic regulations are not enforced in residential areas. Out of convenience,
delivery drivers, landscapers, and other commercial operators may park on the sidewalk and in front of
“no parking” signs without consequence.
 
To this point, at approximately 8 AM on Tuesday, October 15, 2024, three large moving trucks arrived on
Pond Lane to move items out of the residential units at 20 Pond Lane. The trucks blocked traffic as they
attempted to navigate the narrow road. Ultimately, the trucks parked along the street, blocking the
sidewalk as students made their way to school. As you can see from the attached pictures, the sidewalk
was fully blocked. Cyclists were forced into oncoming traffic. These traffic violations were caused by the

10/21/24, 8:16 AM Mail - ZBA - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkAGY5YjljMThmLTE0MmYtNGM4Ni1iNzZjLTM4OTUyYjEyNTE0YQAQAMlwJ%2FbsxUZKlCX14ORtX… 1/2
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moving company, not the petitioner. However, this demonstrates the impact that increased commercial
activity will have on our neighborhood.
 
Approving this application will lead to increased commercial traffic and make our neighborhood less safe
for pedestrians, cyclists, and drivers.

Impact of “Light” Commercial Activity

From our reading of the application, the petitioner intends to sell this property once they receive Zoning
Board of Appeal approval to allow for “storage of commercial vehicles and equipment, office use, and
proposed light construction work to be performed inside of the garage.” We are concerned that the new
owners may interpret this definition to fit their needs. This would have several negative impacts on the
neighborhood:

1. Noise: As far as we are aware, “light construction” is not defined in the application or within
Arlington’s Zoning Bylaw. The new property owner could interpret this definition to include any
number of construction activities. Could the garage be used for metal working, machine assembly,
or commercial woodworking? These activities would negatively impact our neighborhood by
introducing the constant sound of construction and pollution.

2. Environmental Impact: What would prevent a future owner from storing harmful chemicals onsite?
What safeguards are in place to prevent harmful exhaust from entering our neighborhood?

As the residents living across the street from 20 Pond Lane, we—not the petitioner—are the ones who will
have to live with the consequence of whatever future commercial ventures purchase the property. We
strongly urge the Zoning Board of Appeal to reject this application.

Best regards,
Paul Creedon & Paige Clunie
11 Pond Lane

10/21/24, 8:16 AM Mail - ZBA - Outlook
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Outlook

Comments Against the Expansion of Commercial Use at 20 Pond Lane

From Simader, Michael <michael@simader.me>
Date Sun 10/20/2024 1:33 PM
To ZBA <ZBA@town.arlington.ma.us>

CAUTION: This email originated from outside your organization. Exercise caution when opening
attachments or clicking links, especially from unknown senders.

Dear Members of the Zoning Board of Appeals,

I am writing to express my strong opposition to the expansion of commercial use at 20 Pond Lane. My
name is Michael Simader and together with my wife Melissa Simader, I am the co-owner of the property
directly across the street at 15 Pond Ln, Arlington, MA 02474.

Regarding the most recent application of the property owner at 20 Pond Lane I hereby submit my key
concerns and express my opposition to the expansion of commercial use at this property.

Position Against the Expansion of Commercial Use at 20 Pond Lane
1. Scope of Special Permit:

The original special permit issued in 1963 aimed to conceal commercial vehicles and equipment from view, 
maintaining a tidy appearance.
Over the years, the use of the property went beyond the originally approved scope by the Zoning Board of Appeals 
(ZBA).
Unauthorized uses include:

Operation as an auto body shop and mechanic business.
Storage of materials for a cleaning business.
The use as a woodworking shop.

The undefined nature of "light construction work" raises concerns about future interpretations that could lead to 
further expanding the scope affecting nearby residents negatively.

2. Public Convenience and Welfare:

The petitioner has not provided evidence that the expanded commercial operation will benefit the public. The 
original intent of the garage was primarily aesthetic—to hide commercial activities.
The request to increase scope to include "light" construction lacks clear limits on both the nature of the work and 
hours of operation, presenting risks of noise, dust, smell, and other disturbances.
The expansion appears to prioritize the petitioner’s financial gain rather than community welfare, without offering 
any benefits. The expansion only has negative effects on the community with:

Increased traffic and resulting hazards
Dangerous conditions by maneuvering large commercial vehicles in an area with increased foot traffic.
Uncontrolled and unmitigated conditions for the storage, use, and processing of hazardous materials. 

10/21/24, 8:30 AM Mail - ZBA - Outlook
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The petitioner is applying for an expanded scope of the special permit for a potential buyer of the property and not 
for their use. This expanded use is for the benefit of the petitioner, the seller of this property, and the petitioner 
alone, leaving only negative side effects to nearby residents.
Given a history of violating the scope of the special use permit in this location, the future buyer cannot be trusted to 
limit their use of the property to the scope of the special permit.

3. Environmental and Infrastructure Concerns:

The operation of an auto body and repair shop has already posed risks to the environment, particularly regarding 
spills that could contaminate storm drains leading to Spy Pond.
Current regulations regarding water treatment, air filtration, and hazardous materials have evolved since 1963, 
necessitating a more stringent review of the potential impacts on public water sources.
The petitioner highlights that there won’t be any changes to the structure. There haven’t been any upgrades to the 
structures aside from cosmetic improvements in the past. 
The structure’s design and permitting were intended to store commercial equipment out of plain sight. 
The intention was NOT to operate machinery and handle potentially hazardous materials. 
Therefore the structure is inadequate for proposed uses. Outstanding concerns are, not limited to, air filtration 
systems, wastewater management, and safe working conditions for workers.

4. Impact on Neighborhood Character:

The application contains inconsistencies, particularly in proposing uses not aligned with the garage’s historical 
function or previously approved permits.
The previously unauthorized use as an auto body and repair shop represents a violation of the original intent of the 
permit and sets a concerning precedent for future expansions.
The applicant's intention to broaden the scope appears primarily motivated by personal financial interests rather 
than community benefits, which can only alter the character of the neighborhood negatively.

5. Traffic and Safety Implications:

Existing traffic issues, exacerbated by nearby recreational facilities and a daycare, could worsen with additional 
commercial activities.
The potential increase in commercial vehicle traffic poses risks to pedestrian safety, particularly given the current 
traffic conditions.
2 recent incidents are reason enough to reject this application:

A tourist bus collided with the pedestrian overpass. This is a clear indication that the street is neither 
designed nor laid out for commercial traffic.
Moving trucks were not able to maneuver into the driveway of the petitioner. As a result, the trucks were 
parked on the adjoining sidewalks, blocking pedestrians and traffic.
What will the future look like when additional commercial vehicles cannot maneuver in or out of the 
driveway?

6. Recommendations for ZBA Consideration:

Reject the petitioner’s application for the expanded use. The existing special permit should not be further 
expanded by commercial uses within this residential neighborhood

With kindest regards,

10/21/24, 8:30 AM Mail - ZBA - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkAGY5YjljMThmLTE0MmYtNGM4Ni1iNzZjLTM4OTUyYjEyNTE0YQAQADoB44BO%2BVJDj7cutyLc%… 2/3
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Michael Simader

--
Michael Simader
+1 312 918-7184
LI in/simader

10/21/24, 8:30 AM Mail - ZBA - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkAGY5YjljMThmLTE0MmYtNGM4Ni1iNzZjLTM4OTUyYjEyNTE0YQAQADoB44BO%2BVJDj7cutyLc%… 3/3
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December 2, 2024 
 
VIA ONLINE PORTAL FILING 
AND EMAIL (zba@town.arlington.ma.us) 
 
Town of Andover - Zoning Board of Appeals 
51 Grove Street 
Arlington, MA 02476 
ATTENTION:  Colleen Ralston 
 
Re: 3822 20 Pond Lane 
 
Dear Honorable Members of the Zoning Board of Appeals: 
 
 As you are aware, this office represents Pond Lane Realty, LLC (“Applicant”) in 
connection with the above-referenced Application for Special Use Permit before the Zoning 
Board of Appeals.  A public hearing on my client’s application was held on October 22, 2024 
and continued to November 12, 2024 and December 10, 2024. 
 
 During the October 22, 2024 public hearing, the Board requested the Applicant to 
provide additional information and materials including in support of its application. The 
Applicant is still working of obtaining the necessary information and respectfully requests that 
the Board continue the December 10, 2024 public hearing to an available hearing date for the 
Board in January 2025.  The Applicant needs additional to obtain and review the site plan and 
prepare its supplemental information and materials to be submitted to the Board. The Applicant 
is aware that any materials that it intends to submit prior to the continued hearing date will need 
to be filed with the Board 7 days prior to the rescheduled hearing. 
 
 Please advise if our attendance is necessary at the December 10, 2024 hearing to seek this 
continuance.  
  
 
 
 
 

DOUGLAS A. TROYER 

100 Summer Street 
22nd Floor 
Boston, MA 02110 

PH 617.488.8236 (Direct) 
FX 617.824.2020  (Fax) 
dtroyer@pierceatwood.com 

www.pierceatwood.com 

Admitted in: MA 
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Thank you for your attention to this matter, and please do not hesitate to contact me should you 
have any questions or require any additional information concerning this request. 
 

Very truly yours, 

Douglas A. Troyer 

Douglas A. Troyer 

 
cc:   Nick Boit (via email only) 

Christian Klein (via email onlycklein@town.arlington.ma.us) 
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January 7, 2025 
 
VIA ONLINE PORTAL FILING 
AND EMAIL (zba@town.arlington.ma.us) 
 
Town of Andover - Zoning Board of Appeals 
51 Grove Street 
Arlington, MA 02476 
ATTENTION:  Colleen Ralston 
 
Re: ZBA Case # 3822 20 Pond Lane 
 
Dear Honorable Members of the Zoning Board of Appeals: 
 
 As you are aware, this office represents Pond Lane Realty, LLC (“Applicant”) in 
connection with the above-referenced Application for Special Use Permit before the Zoning 
Board of Appeals.  A public hearing the Applicant’s application was held on October 22, 2024 
and continued to January 14, 2025. 
 
 The Applicant’s mother passed away on January 6, 2025 and is unable to attend the 
hearing next week and respectfully request that the Board continue the January 14, 2025 public 
hearing to a date and time in February 2025.  The Applicant is aware that any materials that it 
intends to submit prior to the continued hearing date will need to be filed with the Board 7 days 
prior to the rescheduled hearing. 
 
 Please advise if our attendance is necessary at the January 14, 2025 hearing to seek this 
continuance.  
 

Thank you for your attention to this matter, and please do not hesitate to contact me 
should you have any questions or require any additional information concerning this request. 
 

Very truly yours, 

Douglas A. Troyer 

Douglas A. Troyer 

DOUGLAS A. TROYER 

100 Summer Street 
22nd Floor 
Boston, MA 02110 

PH 617.488.8236 (Direct) 
FX 617.824.2020  (Fax) 
dtroyer@pierceatwood.com 

www.pierceatwood.com 

Admitted in: MA 
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cc:   Nick Boit (via email only) 

Christian Klein (via email onlycklein@town.arlington.ma.us) 
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Town of Arlington, Massachusetts

Docket #3835 28 Draper St

ATTACHMENTS:
Type File Name Description

Reference Material 3835_28_Draper_St_Application_SP-
24-36.pdf

3835 28 Draper St Application SP-
24-36

Reference Material 3835_28_Draper_Avenue_Plot_Plan.pdf 3835 28 Draper Avenue Plot Plan
Reference Material 3835_28_Draper_Avenue_Plans.pdf 3835 28 Draper Avenue Plans
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Town of Arlington, MA January 15, 2025

SP-24-36
Special Use Permit

Application (ZBA)

Status: Active
Submitted On: 12/18/2024

Primary Location

28 DRAPER AVE
Arlington, MA 02474

Owner

SINGH VIPENDER &; CASEY
KELLY
28 DRAPER AVE ARLINGTON,
MA 02474

Applicant

John Lodge
617-308-3037
john@johnlodgearchitects.com
56 Aberdeen Ave.

Cambridge, MA 02138

Special Permit Criteria

Indicate where the requested use is listed in the Table of Use Regulations as allowed by Special Permit in

the district for which the application is made or is so designated elsewhere in the Zoning Bylaw. ***Please

LIST BYLAW(S)****

8.1.3.D Adding an accessory dwelling unit
8.1.4.D Moving a non-conforming structure
8.1.6.A Decreasing, but not removing a setback non-conformity

Explain why the requested use is essential or desirable to the public convenience or welfare.*

We are requesting the the existing 2-story barn in the rear corner of the lot be
relocated and attached to the rear of the house in order to create an ADU for an
elderly family member. This relocation will be benficial to the neighborhood
because it will eliminate a side yard setback non-conformity and will substanially
reduce a rear yard setback non-conformity.

Explain why the requested use will not create undue traffic congestion, or unduly impair pedestrian safety.*

The requested renovation will create a single-person ADU. Initially, it will be used
for an aging parent who does not drive. In the event that there is a new tenant,
the lot currently has a driveway with room for off-street parking for two cars.
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Explain why the requested use will not overload any public water, drainage or sewer system, or any other

municipal system to such an extent that the requested use or any developed use in the immediate area or any

other area of the Town will be unduly subjected to hazards affecting health, safety or the general welfare.*

The requested renovation will create a single-person ADU with one bath and a
small kitchenette.. The existing house currently has 2 1/2 baths, so the increase
in water ans sewer usage will be modest.

Describe how any special regulations for the use, as may be provided in the Zoning Bylaw, including but not

limited to the provisions of Section 8 are fulfilled.*

5.10.2.B
8.1.3.D Creation of an Accessory Dwelling Unit

Explain why the requested use will not impair the integrity or character of the district or adjoining districts,

nor be detrimental to the health or welfare.*

The proposed renovation will reuse the existing barn as an attached ADU. While
it is currently located on the right side property line and roughly 1' away from the
rear property line, in the new layout, the rear yard setback non-conformity will
be significantly reduced and the side yard setback requirements will be met. As
such, the existing site will create more diversity in the available pool of housing,
retain its existing architectural character, and provide more usable open space
without increasing the volume.

Explain why the requested use will not, by its addition to a neighborhood, cause an excess of the use that

could be detrimental to the character of said neighborhood.*

The requested renovation will combine the two existing buildings already on the
lot and will reduce the overall footprint of these two buildings. The reconfigured
building will be used as a residence with an ADU which is an appropriate use in
this predominantly residential neighborhood.
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Dimensional and Parking Information

Present Use/Occupancy *

Residential single-family house

Proposed Use/Occupancy *

Residential single-family house with an

ADU

Existing Number of Dwelling Units*

1

Proposed Number of Dwelling Units*

2

Existing Gross Floor Area (Sq. Ft.)*

2878

Proposed Gross Floor Area (Sq. Ft.)*

2820

Existing Lot Size (Sq. Ft.)*

5280

Proposed Lot Size (Sq. Ft.)*

5280

Minimum Lot Size required by Zoning*

6000

Existing Frontage (ft.)*

60

Proposed Frontage (ft.)*

60

Minimum Frontage required by Zoning*

60

Existing Floor Area Ratio*

0.545

Proposed Floor Area Ratio*

0.534

Max. Floor Area Ratio required by Zoning*

0.35

Existing Lot Coverage (%)*

33.9
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Proposed Lot Coverage (%)*

32.7

Max. Lot Coverage required by Zoning*

35

Existing Lot Area per Dwelling Unit (Sq. Ft.)*

5280

Proposed Lot Area per Dwelling Unit (Sq. Ft.)*

2640

Minimum Lot Area per Dwelling Unit required by

Zoning*

6000

Existing Front Yard Depth (ft.)*

14.3

Proposed Front Yard Depth (ft.)*

14.3

Minimum Front Yard Depth required by Zoning*

25

Existing SECOND Front Yard Depth (ft.)*

0

Proposed SECOND Front Yard Depth (ft.)*

0

Minimum SECOND Front Yard Depth required by

Zoning*

0

Existing Left Side Yard Depth (ft.)*

13.27

Proposed Left Side Yard Depth (ft.)*

13.27

Minimum Left Side Yard Depth required by

Zoning*

10

Existing Right Side Yard Depth (ft.)*

0.156

Proposed Right Side Yard Depth (ft.)*

10

Minimum Right Side Yard Depth required by

Zoning*

10

Existing Rear Yard Depth (ft.)*

0.75
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Proposed Rear Yard Depth (ft.)*

11.8

Minimum Rear Yard Depth required by Zoning*

17.6

Existing Height (stories)

2.5

Proposed Height (stories)*

2.5

Maximum Height (stories) required by Zoning*

2.5

Existing Height (ft.)*

35

Proposed Height (ft.)*

35

Maximum Height (ft.) required by Zoning*

35

For additional information on the Open Space requirements, please refer to Section

2 of the Zoning Bylaw.

Existing Landscaped Open Space (Sq. Ft.)*

2525

Proposed Landscaped Open Space (Sq. Ft.)*

2588

Existing Landscaped Open Space (% of GFA)*

47.8

Proposed Landscaped Open Space (% of GFA)*

49

Minimum Landscaped Open Space (% of GFA)

required by Zoning*

10

Existing Usable Open Space (Sq. Ft.)*

1584

Proposed Usable Open Space (Sq. Ft.)*

1042

Existing Usable Open Space (% of GFA)*

19.3
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Proposed Usable Open Space (% of GFA)*

20.2

Minimum Usable Open Space required by Zoning*

15.84

Existing Number of Parking Spaces*

2

Proposed Number of Parking Spaces*

2

Minimum Number of Parking Spaces required by

Zoning*

2

Existing Parking area setbacks

15

Proposed Parking area setbacks *

15

Minimum Parking Area Setbacks required by

Zoning*

25

Existing Number of Loading Spaces

0

Proposed Number of Loading Spaces*

0

Minimum Number of Loading Spaces required by

Zoning*

0

Existing Slope of proposed roof(s) (in. per ft.)*

11

Proposed Slope of proposed roof(s) (in. per ft.)*

11

Minimum Slope of Proposed Roof(s) required by

Zoning*

3

Existing type of construction*

wood frame

Proposed type of construction*

wood frame
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Open Space Information

Existing Total Lot Area*

5280

Proposed Total Lot Area*

5280

Existing Open Space, Usable*

1018

Proposed Open Space, Usable*

1042

Existing Open Space, Landscaped*

2525

Proposed Open Space, Landscaped*

2588

Gross Floor Area Information

Accessory Building, Existing Gross Floor Area

675

Accessory Building, Proposed Gross Floor Area

0

Basement or Cellar, Existing Gross Floor Area

0

Basement or Cellar, Proposed Gross Floor Area

0

1st Floor, Existing Gross Floor Area

1025

1st Floor, Proposed Gross Floor Area

1379

2nd Floor, Existing Gross Floor Area

946

2nd Floor, Proposed Gross Floor Area

1211

3rd Floor, Existing Gross Floor Area

0

3rd Floor, Proposed Gross Floor Area

0
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4th Floor, Existing Gross Floor Area

0

4th Floor, Proposed Gross Floor Area

0

5th Floor, Existing Gross Floor Area

0

5th Floor, Proposed Gross Floor Area

0

Attic, Existing Gross Floor Area

230

Attic, Proposed Gross Floor Area

230

Parking Garages, Existing Gross Floor Area

0

Parking Garages, Proposed Gross Floor Area

0

All weather habitable porches and balconies,

Existing Gross Floor Area

0

All weather habitable porches and balconies,

Proposed Gross Floor Area

0

Total Existing Gross Floor Area Total Proposed Gross Floor Area

APPLICANT DECLARATION (Arlington Residential Design

Guidelines)

By entering my name below, I hereby attest that I have reviewed the following:

• Arlington Residential Design Guidelines

and under the pains and penalties of perjury that all of the information contained in

this application is true and accurate to the best of my knowledge and understanding.

2876 2820
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I do hereby certify under the pains and penalties of

perjury that the information provided above is true

and correct, and that clicking this checkbox and

typing my name in the field below will act as my

signature.*

Applicant's Signature*

John E. Lodge

Dec 18, 2024

Attachments

28 Draper Avenue - Zoning.pdf

Uploaded by John Lodge on Dec 18, 2024 at 4:48 PM

REQUIREDSupporting Documentation [worksheet and drawings]
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Proposed Relocation
of Existing Barn at
28 Draper Ave.
Z-0 Zoning Worksheet, Plot Plan
Z-1 Zoning Site Plan / 1st Floor Plan
Z-2 Zoning 2nd Floor Plan
Z-3 Zoning Attic Plan
Z-4 Zoning Elevations - Front

Existing Street Facade Existing Left Facade

Existing Rear FacadeExisting Barn Entry Facade

Z-5
Z-6
Z-7

Zoning Elevations - Left
Zoning Elevations - Rear
Zoning Elevations - Right
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District

6000 S.F.

Zoning Worksheet

Min. Front Yard 25 Ft.

Min. Rear Yd. 17.6 Ft. / (6 Ft. Access. Bldg.)
Max. Hgt. 35 Ft. / 2.5 Stories

Min. Side Yard 10 Ft. / (6 Ft. Access. Bldg.)

R1

Min. Lot Size
Min. Lot Frontage 60 Ft.

Landscaped Open Space 10% (528 S.F.)
Usable Open Space
Max. Lot Coverage

30% (1,584 S.F.)
35% (1,848 S.F.)

Required Actual Proposed

60 Ft.
14.3 Ft.

No Change
No Change

26 Ft. / .75 Ft. 11.8 Ft.
15.3 Ft. / 15.4 Ft. / .16 Ft. 15.3 Ft. / 15.4'

31.6 Ft. No Change

20.2% (1,042 S.F.)

5280 SF

33.9% (1,789 S.F.) 32.7% (1,725 S.F.)
19.3 % (1,018 S.F.)
47.8 % (2,525 S.F.) 49.0 % (2,588 S.F.)

8.1.3.D Accessory Dwelling Unit

8.1.6.A

8.1.4.D

1st Floor SF
2nd Floor SF
3rd Floor SF

1027 / 400 SF = 1427 SF 1379 SF
946 / 275 SF = 1221SF 1211 SF
230 SF 230 SF (No Change)

Total 2878 SF (Including Barn) 2820 SF

Rear Yard Setback

Moving Non-Conforming Structure
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Z-1 Zoning Site Plan /
First Floor Plan1

8" = 1'-0"1
8" = 1'-0"

Project No.:
Date:
Scale:

John Lodge Architects
56 Aberdeen Ave.            Cambridge, MA  02138
T: 617.308.3037
E: John@JohnLodgeArchitects.com

28 Draper Ave.
Arlington, MA

2405.01
24-11-06

Existing Location -
2-Story Barn

Rear Yard
Setback

Relocated & Refurbished
2-Story Barn

Side Yard
Setback Side Yard

Setback

Front Yard
Setback

Proposed Usable
Open Space  -
1042 SF

GFA - 1427 SF

Limit of Exist.
Rear Facade
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Z-2 Zoning - 2nd
Floor Plan1

8" = 1'-0"1
8" = 1'-0"

Project No.:
Date:
Scale:

John Lodge Architects
56 Aberdeen Ave.            Cambridge, MA  02138
T: 617.308.3037
E: John@JohnLodgeArchitects.com

28 Draper Ave.
Arlington, MA

2405.01
24-11-06

Relocated & Refurbished
2-Story Barn

Rear Yard
Setback

GFA - 1221 SF

Limit of Exist.
Rear Facade
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Z-3 Zoning - Attic /
Roof Plan1

8" = 1'-0"1
8" = 1'-0"

Project No.:
Date:
Scale:

John Lodge Architects
56 Aberdeen Ave.            Cambridge, MA  02138
T: 617.308.3037
E: John@JohnLodgeArchitects.com

28 Draper Ave.
Arlington, MA

2405.01
24-11-06

Relocated & Refurbished
2-Story Barn

Rear Yard
Setback

GFA - 230 SF

Limit of Exist.
Rear Facade
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Proposed ADU Addition
Zoning ElevatonsZ-4

1
8" = 1'-0"

Project No.:
Date:
Scale:

John Lodge Architects
56 Aberdeen Ave.            Cambridge, MA  02138
T: 617.308.3037
E: John@JohnLodgeArchitects.com

28 Draper Ave.
Arlington, MA

2405.01
24-11-06

Proposed Front Elevation

Existing Front Elevation

Barn at Rear
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Proposed ADU Addition
Zoning ElevationsZ-5

1
4" = 1'-0"

Project No.:
Date:
Scale:

John Lodge Architects
56 Aberdeen Ave.            Cambridge, MA  02138
T: 617.308.3037
E: John@JohnLodgeArchitects.com

28 Draper Ave.
Arlington, MA

2405.01
24-11-06

Proposed Left Elevation

Existing Left Elevation

Relocated & Rebuilt
2-Story Barn

Barn at Rear
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Proposed ADU Addition
Zoning ElevationsZ-6

1
4" = 1'-0"

Project No.:
Date:
Scale:

John Lodge Architects
56 Aberdeen Ave.            Cambridge, MA  02138
T: 617.308.3037
E: John@JohnLodgeArchitects.com

28 Draper Ave.
Arlington, MA

2405.01
24-11-06

Proposed Rear Elevation

Existing Rear Elevation

Barn at Rear
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Proposed ADU Addition
Zoning ElevationsZ-7

1
4" = 1'-0"

Project No.:
Date:
Scale:

John Lodge Architects
56 Aberdeen Ave.            Cambridge, MA  02138
T: 617.308.3037
E: John@JohnLodgeArchitects.com

28 Draper Ave.
Arlington, MA

2405.01
24-11-06

Proposed Right Elevation

Existing Right Elevation

Relocated & Rebuilt
2-Story Barn

Barn at Rear
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