
Arlington Zoning Board of Appeals

Date: Tuesday, July 22, 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.
When: July 22, 2025 07:30 PM Eastern Time (US and Canada)

Register in advance for this meeting:
https://town-arlington-ma-us.zoom.us/meeting/register/Qf4ZasV6QEigj5cSdQ_-AA
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 should be sent
by email toZBA@town.arlington.ma.usprior 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 #3836 103 Thorndike St (continued)
OpenGov Links:

Special Permit: https://arlingtonma.portal.opengov.com/records/207277
Variance:          https://arlingtonma.portal.opengov.com/records/208688

3. Docket #3858 164 Hillside Ave
OpenGov Link: https://arlingtonma.portal.opengov.com/records/211304

4. Docket #3860 67 Foster Street
OpenGov Link: https://arlingtonma.portal.opengov.com/records/210188

5. Docket #3851 351 Appleton St
OpenGov link: https://arlingtonma.portal.opengov.com/records/211301

Meeting Adjourn
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Town of Arlington, Massachusetts

Conducted by Remote Participation

Summary:
You are invited to a Zoom meeting.
When: July 22, 2025 07:30 PM Eastern Time (US and Canada)

Register in advance for this meeting:
https://town-arlington-ma-us.zoom.us/meeting/register/Qf4ZasV6QEigj5cSdQ_-AA
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 should be sent by email toZBA@town.arlington.ma.usprior 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 #3836 103 Thorndike St (continued)

Summary:
OpenGov Links:

Special Permit: https://arlingtonma.portal.opengov.com/records/207277
Variance:          https://arlingtonma.portal.opengov.com/records/208688

ATTACHMENTS:
Type File Name Description
Reference
Material 3840_103_Thorndike_Legal_Ad.docx 3840 103 Thorndike

Legal Ad

Reference
Material 3836_103_Thorndike_St_Special_Permit_Application__SP-24-37.pdf

3836 103 Thorndike St
Special Permit
Application SP-24-37

Reference
Material 3836_103_Thorndike_St_Variance_Application_V-25-3.pdf

3836 103 Thorndike St
Variance Application V-
25-3

Reference
Material 3836_103_Thorndike_St_abutter_list_and_map.pdf 3836 103 Thorndike St

abutter list and map
Reference
Material 3836_103_Thorndike_St_Site_Plan.pdf 3836 103 Thorndike St

Site Plan
Reference
Material 3836_103_Thorndike_St_Drawings_20241223.pdf 3836 103 Thorndike St

Drawings 20241223
Reference
Material 3836_103_Thorndike_St_4_Photographs_of_Site.pdf 3836 103 Thorndike St 4

Photographs of Site
Reference
Material 3836_103_Thorndike_St_3_Property_Record_Card.pdf 3836 103 Thorndike St 3

Property Record Card
Reference
Material 3836_103_Thorndike_St_3_Memo_in_Support.pdf 3836 103 Thorndike St 3

Memo in Support

Reference
Material 3836_103_Thorndike_Supplemental_Memo_Stories_Variance.pdf

3836 103 Thorndike
Supplemental Memo
Stories Variance

Reference
Material 3836_103_Thorndike_1_Site_Plan_Mar_3_2025.pdf

3836 103_Thorndike
Updated
Site_Plan_Mar_3_2025

Reference
Material 3836_103_Thorndike_Street_ConCom_Order_of_Conditions.pdf

3836 103 Thorndike
Street ConCom Order of
Conditions

Reference
Material 3836_103_Thorndike_St_Arlington_Zoning_Set_5-9-25.pdf

3836 103 Thorndike St
Arlington_Zoning Set 5-
9-25

Reference
Material 3836_103_Thorndike_Supplemental_Memo_Variance_5-9-25.pdf

3836 103 Thorndike
Supplemental Memo
Variance 5-9-25

Reference
Material 3836_103_Thorndike_St_Supplement_Memo_Update_June_2025.pdf

3836 103 Thorndike St
Supplement Memo
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Update June 2025
Reference
Material 3836_103_Thorndike_St_Site_Plan_6-9-2025.pdf 3836 103 Thorndike St

Site Plan 6-9-2025

Reference
Material 3836_103_Thorndike_St_Arlington__Arch_Zoning_Set_060925.pdf

3836 103 Thorndike St
Arlington_ Arch Zoning
Set 060925

Reference
Material 3836_103_Thorndike_St_Geotech_Report.pdf 3836 103 Thorndike St

Geotech Report
Reference
Material 3836_103_Thorndike_St_abutter_ltr_Evans.pdf 3836 103 Thorndike St

abutter ltr Evans

Reference
Material 3836_103_Thorndike_St_Continue_Request_6-24-25.pdf

3836 103 Thorndike St
Continue Request 6-24-
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  

DOCKET NO 3836 

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

Zoning Bylaws that there has been filed, by APSE Investment LLC, on March 3, 

2025, a petition seeking to alter their property located at 103 Thorndike St - Block 

Plan 002.0-0001-0020.0. Said petition would require a Special Permit under 5.4.2 

and a Variance under 8.1.3 B 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 April 8, 2025, 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 

 
Please direct any questions to: ZBA@town.arlington.ma.us 

 

Christian Klein, RA, Chair   

Zoning Board of Appeals 
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Town of Arlington, MA March 10, 2025

SP-24-37
Special Use Permit

Application (ZBA)

Status: Active
Submitted On: 12/23/2024

Primary Location

103 THORNDIKE ST
Arlington, MA 02474

Owner

APSE INVESTMENT LLC
C/O KUI XUE; 14 EMERALD ST
NEWTON, MA 02458

Applicant

DUO (Alan) Yu
617-938-7606
alan.yu@buildwithmomo.com
1660 SOLDIERS FIELD RD

BRIGHTON, MA 02135

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)****

Proposed two-family dwelling in R2 is permited per 5.4.3 Use Regulations for
Residential Districts 

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

A 2-family dwelling promotes sustainable development by increasing density
without requiring significant infrastructure upgrades. It also provides an
affordable housing option for those seeking lower rent or mortgage costs,
making housing more accessible. Lastly, two-family homes blend well with
existing residential architecture, ensuring the development aligns with the
neighborhood’s character and maintains both visual and economic stability.

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

A 2-family dwelling is consistent with the surrounding residential density and
character, ensuring that the increase in activity does not significantly alter the
flow of traffic or pedestrian movement.  
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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.*

A 2-family dwelling typically requires minimal additional utility services
compared to larger developments. The water and sewer usage will be relatively
low, with only two households drawing from the system. Existing infrastructure
should be sufficient to accommodate this modest increase in demand without
causing strain on the public systems.

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.*

The existing single-family dwelling is non-conforming with current zoning
regulations. To address this, we are filing for a special permit to allow for the new
2-family dwelling, as permitted by the Zoning Bylaw for non-conforming
structures.

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 development is compatible with the existing zoning, ensuring that it does
not disrupt the health, safety, or general 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.*

The 2-family dwelling is designed to have minimal impact on neighboring
properties. It will not produce excessive noise, traffic, or pollution, and it will not
introduce uses that are incompatible with the surrounding residential area. 

Dimensional and Parking Information

Present Use/Occupancy *

RESIDENCE SINGLE FAMILY

Proposed Use/Occupancy *

RESIDENCE 2-FAMILY
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Existing Number of Dwelling Units*

1

Proposed Number of Dwelling Units*

2

Existing Gross Floor Area (Sq. Ft.)*

1263

Proposed Gross Floor Area (Sq. Ft.)*

3372

Existing Lot Size (Sq. Ft.)*

4377.6

Proposed Lot Size (Sq. Ft.)*

4377.6

Minimum Lot Size required by Zoning*

6000

Existing Frontage (ft.)*

45

Proposed Frontage (ft.)*

45

Minimum Frontage required by Zoning*

60

Existing Floor Area Ratio*

0.29

Proposed Floor Area Ratio*

0.77

Max. Floor Area Ratio required by Zoning*

0

Existing Lot Coverage (%)*

23.6

Proposed Lot Coverage (%)*

32.5

Max. Lot Coverage required by Zoning*

35

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

4375.6

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

2188.8
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Minimum Lot Area per Dwelling Unit required by

Zoning*

0

Existing Front Yard Depth (ft.)*

13.9

Proposed Front Yard Depth (ft.)*

20

Minimum Front Yard Depth required by Zoning*

20

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.)*

11.9

Proposed Left Side Yard Depth (ft.)*

10

Minimum Left Side Yard Depth required by

Zoning*

10

Existing Right Side Yard Depth (ft.)*

6.9

Proposed Right Side Yard Depth (ft.)*

10

Minimum Right Side Yard Depth required by

Zoning*

10

Existing Rear Yard Depth (ft.)*

47.8

Proposed Rear Yard Depth (ft.)*

20

Minimum Rear Yard Depth required by Zoning*

20

Existing Height (stories)

2.5

Proposed Height (stories)*

2.5
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Maximum Height (stories) required by Zoning*

2.5

Existing Height (ft.)*

30

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.)*

2464

Proposed Landscaped Open Space (Sq. Ft.)*

1742

Existing Landscaped Open Space (% of GFA)*

195

Proposed Landscaped Open Space (% of GFA)*

51.6

Minimum Landscaped Open Space (% of GFA)

required by Zoning*

10

Existing Usable Open Space (Sq. Ft.)*

2063

Proposed Usable Open Space (Sq. Ft.)*

1054

Existing Usable Open Space (% of GFA)*

163

Proposed Usable Open Space (% of GFA)*

31

Minimum Usable Open Space required by Zoning*

30

Existing Number of Parking Spaces*

1

Proposed Number of Parking Spaces*

2
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Minimum Number of Parking Spaces required by

Zoning*

2

Existing Parking area setbacks

20

Proposed Parking area setbacks *

1

Minimum Parking Area Setbacks required by

Zoning*

2

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.)*

5

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

2

Minimum Slope of Proposed Roof(s) required by

Zoning*

2

Existing type of construction*

TYPE V

Proposed type of construction*

TYPE V

Open Space Information

Existing Total Lot Area*

4377.6

Proposed Total Lot Area*

4377.6

Existing Open Space, Usable*

2063

Proposed Open Space, Usable*

1054
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Existing Open Space, Landscaped*

2464

Proposed Open Space, Landscaped*

1742

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

664

Basement or Cellar, Proposed Gross Floor Area

709

1st Floor, Existing Gross Floor Area

–

1st Floor, Proposed Gross Floor Area

–

2nd Floor, Existing Gross Floor Area

–

2nd Floor, Proposed Gross Floor Area

–

3rd Floor, Existing Gross Floor Area

–

3rd Floor, Proposed Gross Floor Area

–

4th Floor, Existing Gross Floor Area

–

4th Floor, Proposed Gross Floor Area

–

5th Floor, Existing Gross Floor Area

–

5th Floor, Proposed Gross Floor Area

–

Attic, Existing Gross Floor Area

–

Attic, Proposed Gross Floor Area

–
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Parking Garages, Existing Gross Floor Area

–

Parking Garages, Proposed Gross Floor Area

–

All weather habitable porches and balconies,

Existing Gross Floor Area

–

All weather habitable porches and balconies,

Proposed Gross Floor Area

–

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.

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*

DUO YU

Dec 23, 2024

Attachments

103 Thorndike st Arlington _ Site Plan _8-21-24-C-1 sealed.pdf

Uploaded by DUO (Alan) Yu on Dec 23, 2024 at 1:20 PM

664 709

103 Thorndike st Arlington _ Site Plan _8-21-24-C-1 sealed.pdf
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20241223 103 Thorndike St Arlington.pdf

Uploaded by DUO (Alan) Yu on Dec 23, 2024 at 1:19 PM

REQUIREDSupporting Documentation [worksheet and drawings]
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Town of Arlington, MA March 10, 2025

V-25-3
Variance Permit

Application (ZBA)

Status: Active
Submitted On: 3/3/2025

Primary Location

103 THORNDIKE ST
Arlington, MA 02474

Owner

APSE INVESTMENT LLC
C/O KUI XUE; 14 EMERALD ST
NEWTON, MA 02458

Applicant

Christopher Alphen
978-371-2226
chris@bbhlaw.net
9 Damonmill Square, Suite
4A4

Concord, MA 01742

Variance Permit Criteria

Describe the circumstances relating to the soil conditions, shape, or topography especially affecting such

land or structures but not affecting generally the Zoning District in which it is located that would substantiate

the granting of a Variance.*

A hardship exists due to the unique shape and location of the Property. The
Property abuts municipal recreational land to its rear and westerly side. The area
provides ample open and recreational space. Due to the long narrow shape of
the lot, it would be difficult to design a dwelling that meets all the dimensional
requirements. The Proposed Project only does not meet the lot coverage
requirement. The size of the Proposed Dwelling is consistent with other
dwellings in the immediate neighborhood.

Describe how a literal enforcement of the provisions of the Zoning Bylaw, specifically relating to the

circumstances affecting the land or structure noted above, would involve substantial hardship, financial or

otherwise, to the Petitioner or Appellant.*

With a literal enforcement of the Bylaw, the Petitioner would not be able to replace
the existing structure with a dwelling that fits into the existing neighborhood. The
existing structure is in poor condition and needs to be redeveloped. See Existing
Photographs attached hereto.

The removal of the existing dwelling will eliminate front and side yard setback
nonconformities. The Proposed Project will be more conforming for zoning
purposes but for the lot coverage requirement.

With a literal enforcement of the Bylaw the Petitioner would be left with the
nonconforming dwelling which size and condition are not harmonized with the
surrounding neighborhood. The Proposed Project will improve the Property and
provide a benefit to the neighborhood.
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Describe how desirable relief may be granted without substantial detriment to the public good. *

Permitting the removal of a pre-existing nonconforming structure and allowing
the Proposed Project will not be substantial detriment to the public good or
derogate from the intent or purpose of the Bylaw. The Petitioner proposes a
well-designed site plan that will replace a outdated nonconforming structure.
The Proposed Project is an improvement to the neighborhood and fits
comfortably with the surrounding area. The nonconforming lot coverage will
have a de minis impact on the surrounding area.  

Describe how desirable relief may be granted without nullifying or substantially derogating from the intent or

purpose of the Zoning Bylaw of the Town of Arlington, Massachusetts.*

Permitting the removal of a pre-existing nonconforming structure and allowing
the Proposed Project will not be substantial detriment to the public good or
derogate from the intent or purpose of the Bylaw. The Petitioner proposes a
well-designed site plan that will replace a outdated nonconforming structure.
The Proposed Project is an improvement to the neighborhood and fits
comfortably with the surrounding area. The nonconforming lot coverage will
have a de minis impact on the surrounding area.  

State Law (MGL Chapter 40a, Section 10) requires that the Zoning Board of Appeals

must find that all four (4) criteria are met in order to be authorized to grant a

Variance. If any one of the standards is not met, the Board must deny the Variance.

Dimensional and Parking Information

Present Use/Occupancy *

One Family

Proposed Use/Occupancy *

Two Family

Existing Number of Dwelling Units*

1

Proposed Number of Dwelling Units*

2

Existing Gross Floor Area (Sq. Ft.)*

1263

Proposed Gross Floor Area (Sq. Ft.)*

0
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Existing Lot Size (Sq. Ft.)*

4377

Proposed Lot Size (Sq. Ft.)*

4377

Minimum Lot Size required by Zoning*

6000

Existing Frontage (ft.)*

45

Proposed Frontage (ft.)*

45

Minimum Frontage required by Zoning*

60

Existing Floor Area Ratio*

0.29

Proposed Floor Area Ratio*

0.77

Max. Floor Area Ratio required by Zoning*

0

Existing Lot Coverage (%)*

23.6

Proposed Lot Coverage (%)*

56.4

Max. Lot Coverage required by Zoning*

35

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
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Existing Left Side Yard Depth (ft.)*

6.9

Proposed Left Side Yard Depth (ft.)*

10

Minimum Left Side Yard Depth required by Zoning*

11.9

Existing Right Side Yard Depth (ft.)*

6.9

Proposed Right Side Yard Depth (ft.)*

10

Minimum Right Side Yard Depth required by Zoning*

10

Existing Rear Yard Depth (ft.)*

47.8

Proposed Rear Yard Depth (ft.)*

20

Minimum Rear Yard Depth required by Zoning*

20

Existing Height (stories)

2.5

Proposed Height (stories)*

2.5

Maximum Height (stories) required by Zoning*

2.5

Existing Height (ft.)*

30

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.
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Existing Landscaped Open Space (Sq. Ft.)*

2464

Proposed Landscaped Open Space (Sq. Ft.)*

1742

Existing Landscaped Open Space (% of GFA)*

76.4

Proposed Landscaped Open Space (% of GFA)*

43.6

Minimum Landscaped Open Space (% of GFA)

required by Zoning*

10

Existing Usable Open Space (Sq. Ft.)*

1

Proposed Usable Open Space (Sq. Ft.)*

1054

Existing Usable Open Space (% of GFA)*

2063

Proposed Usable Open Space (% of GFA)*

43.6

Minimum Usable Open Space required by Zoning*

30

Existing Number of Parking Spaces*

1

Proposed Number of Parking Spaces*

2

Minimum Number of Parking Spaces required by

Zoning*

2

Existing Parking area setbacks

20

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.)*

5

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

2

Minimum Slope of Proposed Roof(s) required by

Zoning*

2

Existing type of construction*

TYPE V

Proposed type of construction*

TYPE V

Open Space Information

Existing Total Lot Area*

4377

Proposed Total Lot Area*

4377

Existing Open Space, Usable*

2063

Proposed Open Space, Usable*

1054

Existing Open Space, Landscaped*

2464

Proposed Open Space, Landscaped*

1742

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

664

Basement or Cellar, Proposed Gross Floor Area

709
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1st Floor, Existing Gross Floor Area

–

1st Floor, Proposed Gross Floor Area

–

2nd Floor, Existing Gross Floor Area

–

2nd Floor, Proposed Gross Floor Area

–

3rd Floor, Existing Gross Floor Area

–

3rd Floor, Proposed Gross Floor Area

–

4th Floor, Existing Gross Floor Area

–

4th Floor, Proposed Gross Floor Area

–

5th Floor, Existing Gross Floor Area

–

5th Floor, Proposed Gross Floor Area

–

Attic, Existing Gross Floor Area

–

Attic, Proposed Gross Floor Area

–

Parking Garages, Existing Gross Floor Area

–

Parking Garages, Proposed Gross Floor Area

–

All weather habitable porches and balconies,

Existing Gross Floor Area

–

All weather habitable porches and balconies,

Proposed Gross Floor Area

–

Total Existing Gross Floor Area Total Proposed Gross Floor Area

664 709
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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*

Christopher J. Alphen, Esq.

Mar 3, 2025

Attachments

2 Architectural Plans.pdf

Uploaded by Christopher Alphen on Mar 3, 2025 at 5:09 PM

3 Memo in Support.pdf

Uploaded by Christopher Alphen on Mar 3, 2025 at 5:09 PM

3 Property Record Card.pdf

Uploaded by Christopher Alphen on Mar 3, 2025 at 5:09 PM

4 Photographs of Site.pdf

Uploaded by Christopher Alphen on Mar 3, 2025 at 5:09 PM

2 Architectural Plans.pdf

3 Memo in Support.pdf

3 Property Record Card.pdf

4 Photographs of Site.pdf
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1 Site Plan 103 Thorndike.pdf

Uploaded by Christopher Alphen on Mar 3, 2025 at 5:08 PM

REQUIREDSupporting Documentation [worksheet and drawings]
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0. CODE COMPLIANCE

THE CONTRACTOR SHALL CONSTRUCT THE PROJECT IN STRICT COMPLIANCE TO THE 9TH EDITION OF THE MASSACHUSETTS BUILDING CODE & ALL APPLICABLE REGULATING AGENCIES. THE CONTRACTOR SHALL VERIFY ALL ACCESSIBLE COMPONENTS 
WITH THE 521CMR ARCHITECTURAL BOARD HANDBOOK.

1. PROTECTION OF EXISTING TO REMAIN

THE CONTRACTOR SHALL PROVIDE PROTECTIVE COVERING FOR CARPET, FURNISHINGS, AND FINISHES IN EXISTING AREAS NOT DESIGNATED FOR DEMOLITION OR NEW CONSTRUCTION. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR OF ANY DAMAGE CAUSED BY HIS WORK OR ANY SUBCONTRACTOR. IN PARTICULAR, THE CONTRACTOR SHALL MAINTAIN A DUST-FREE ENVIRONMENT WITHIN THE MAGNET VAULT.

2. SCHEDULING

THE CONTRACTOR SHALL MEET WITH THE OWNER'S AUTHORIZED REPRESENTATIVE WELL IN ADVANCE OF CONSTRUCTION COMMENCEMENT TO:
A. SCHEDULE, SEQUENCE AND COORDINATE ALL WORK
B. MAINTAIN EXITS AND EGRESS WIDTHS REQUIRED BY CODES DURING ALL PHASES OF CONSTRUCTION

3. CLEARANCES

THE CONTRACTOR SHALL VERIFY THAT NEW CEILINGS CAN BE INSTALLED IN EXISTING SPACES TO CLEAR DUCTWORK AND OTHER CONSTRUCTED ITEMS AND MAINTAIN FLOOR TO CEILING HEIGHTS INDICATED ON DRAWINGS. IF DISCREPANCIES OCCUR 
DUE TO EXISTING CONDITIONS, CONSULT WITH THE ARCHITECT BEFORE PROCEEDING.

4. MATERIAL ALIGNMENT

THE FINISH FACE OF MATERIAL OF NEW PARTITIONS SHALL ALIGN ON BOTH SIDES OF THE PARTITION WITH THE FACE OF THE MATERIALS ON EXISTING COLUMNS, WALLS, OR PARTITIONS, UNLESS NOTED OTHERWISE.

5. AS BUILT VERIFICATION

THE CONTRACTOR SHALL VERIFY DIMENSIONS OF AS-BUILT CONDITIONS, AND NOTIFY THE ARCHITECT IN WRITING OF ANY DISCREPANCIES. ALL INFORMATION SHOWN ON THE CONSTRUCTION DOCUMENTS IS BASED ON FIELD OBSERVATIONS AND/OR THE 
ORIGINAL CONSTRUCTION DOCUMENTS OF THE FACILITY.

6. REMOVAL SURVEY

THE CONTRACTOR SHALL SURVEY AND DETERMINE THE REMOVAL OF EXISTING CONSTRUCTION, EITHER WHOLE OR IN PART, AS REQUIRED FOR THE INSTALLATION OF THE NEW MECHANICAL, PLUMBING AND ELECTRICAL WORK.

7. CONSTRUCTION DEFECTS

THE CONTRACTOR SHALL NOTIFY THE ARCHITECT IN WRITING OF ANY CONSTRUCTION DEFECTS FOUND IN UNCOVERING WORK IN THE EXISTING CONSTRUCTION.

8. CORRECTING DEFECTIVE WORK

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CORRECTING DEFECTIVE WORK IN EXISTING CONSTRUCTION WITHIN THE LIMITS OF THE CONSTRUCTION AREA. THIS INCLUDES, BUT IS NOT LIMITED TO, UNEVEN SURFACES AND FINISHES AT PLASTER OR 
GYPSUM BOARD. THE CONTRACTOR SHALL PATCH AND REPAIR SURFACES TO MATCH NEW ADJACENT SURFACES.

9. PIPING

ALL PIPING ABOVE GRADE AND INSIDE THE BUILDING REQUIRED BY THE CONSTRUCTION DOCUMENTS SHALL BE INSTALLED IN AREAS WHERE IT WILL BE CONCEALED. THE CONTRACTOR SHALL CONSULT WITH THE ARCHITECT AND COORDINATE WITH 
OTHER TRADES TO PROVIDE FURRING FOR PIPING INSTALLED IN FINISH AREAS.

10. FIXTURE REMOVAL

REMOVE MECHANICAL AND ELECTRICAL FIXTURES AND CAP OR REMOVE EXISTING BRANCH LINES AS INDICATED IN THE MECHANICAL AND ELECTRICAL DOCUMENTS.

11. COORDINATION

COORDINATE PLANS FOR NEW CONSTRUCTION W/ DEMOLITION PLANS FOR EXTENT OF REMOVAL. REMOVE ONLY THOSE PORTIONS OF WALLS, FLOORS, CEILINGS, ETC. NECESSARY TO ACCOMMODATE NEW CONSTRUCTION.

1.DRAWINGS SHOW THE INTENT OF THE ARCHITECTURAL DEMOLITION BASED ON PRELIMINARY FIELD INVESTIGATIONS. ADDITIONAL DEMOLITON MAY BE REQUIRED BASED ON THE DISCOVERY OF UNFORESEEN EXISTING CONDITIONS IN FIELD. NOTIFY THE 
ARCHITECT OF ANY UNEXPECTED FIELD CONDITIONS BEFORE PROCEEDING.

2. SHORE, BRACE, UNDERPIN OR OTHERWISE SUPPORT STRUCTURE WHICH MAY BE TEMPORARILY WEAKENED BY DEMO WORK. DO NOT MODIFY, ALTER STRUCTURAL FRAMING OR STRUCTURAL MEMBERS WITHOUT THE APPROVAL OF THE ARCHITECT AND 
STRUCTURAL ENGINEER.

3. IN THE EVENT THAT HAZARDOUS MATERIALS ARE UNCOVERED DURING DEMOLITION, DO NOT PROCEED AND NOTIFY THE OWNER. HAZARDOUS MATERIALS SHALL BE REMOVED BY THE OWNER.

4. ALL UNUSED UTILITIES SHALL BE CAPPED AND SHUT OFF PER CITY AND STATE REQUIREMENTS.

5. NO JACK HAMMERS ARE ALLOWED AT MASONRY OR CONCRETE WORK AREA WITHOUT THE APPROVAL OF THE ARCHITECT.

6. PROTECT EXISTING CONSTRUCTION TO REMAIN FROM DAMAGE. EXISTING SURFACES DAMAGED OR NEWLY EXPOSED DURING PERFORMANCE OF DEMOLITION WORK SHALL BE PREPARED, PATCHED, AND FINISHED TO MATCH ADJACENT SURFACES WHERE 
APPLICABLE.

7. PREPARE FOR AND PROTECT THE SAFETY AND FUNCTION OF EXISTING SERVICES TO REMAIN DURING DEMOLITION AND CONSTRUCTION.

8. PROTECT ALL EXISTING FLOORS, WALLS, PARTITIONS, AND CEILINGS TO REMAIN.

9. REMOVE  FROM THE SITE AND LEGALLY DISPOSE OF ALL RUBBISH, DEMOLITION MATERIALS AND DEBRIS CAUSED BY DEMOLITION.

10. REMOVE TEMPORARY PARTITIONS DOORS AND FRAMES AT THE CONCLUSION OF THE PROJECT. PATCH AND OR REPLACE ADJACENT SURFACES.

11. DEMOLISH AND REMOVE PARTITIONS, FINISHES, EQUIPMENT AND MATERIALS WHICH ARE INDICATED FOR DEMOLITION OR REQUIRED TO BE REMOVED IN ORDER TO PERMIT CONSTRUCTION.

12. FLOORS THAT ARE TO ACCEPT NEW FLOOR FINISHES SHALL BE GROUND, SCARIFIED, AND/OR ETCHED AS NECESSARY TO COMPLETELY REMOVE OLD FINISHES AND ADHESIVES.  DO NOT DAMAGE GWB ABOVE BASE IN AREAS TO REMAIN. 

13. DIMENSIONED AREAS OF PARTITIONS TO BE REMOVED ARE FOR FUTURE OPENINGS.  ACTUAL OPENING SIZE MAY VARY DEPENDING ON EXISTING PARTITION FRAMING.  THE OPENING IS ASSUMED TO BE AS LARGE AS REQUIRED TO MEET THE NEW 
OPENING FRAME OR OPENING SIZE. 

14. VERIFY IN FIELD ALL EXISTING CONDITIONS AND DIMENSIONS, TYPICAL.

15. THESE DOCUMENTS INTEND TO ILLUSTRATE THE SCOPE OF DEMOLITION.  ANY ITEM FOUND ON THE SITE IN AN AREA TO BE DEMOLISHED OR CONNECTED TO AN ITEM TO BE REMOVED IS ALSO TO BE REMOVED UNLESS IT EITHER A) SUPPORTS AN 
EXISTING ITEM OR B) WILL SUPPORT A PROPOSED ITEM.  

APPLICABLE CODES AND STANDARDS

BUILDING CODE:
780 CMR THE MASSACHUSETTS STATE BUILDING CODE – NINTH EDITION

STUCTURAL CODE:
780 CMR THE MASSACHUSETTS STATE BUILDING CODE – NINTH EDITION

FIRE CODE: 
527 CMR 1.00: MASSACHUSETTS COMPREHENSIVE FIRE SAFETY CODE

MECHANICAL CODE:
INTERNATIONAL MECHANICAL CODE – 2015 EDITION

PLUMBING CODE:
248 CMR MASSACHUSETTS STATE PLUMBING CODE

ELECTRICAL CODE:
NFPA 70-2020 WITH 527 CMR CHAPTER 12 MASSACHUSETTS ELECTRICAL CODE AMENDMENTS

ENERGY CODE:
780 CMR THE MASSACHUSETTS STATE BUILDING CODE – NINTH EDITION, CHAPTER 13, 2021 INTERNATIONAL ENERGY CONSERVATION CODE WITH 2023 
MASSACHUSETTS AMENDMENTS.

ACCESSIBILITY:
521 CMR ARCHITECTURAL ACCESS BOARD RULES AND REGULATIONS

A101

1Ref

1 R
e
f

1 R
e
f

1Ref

1

BUILDING ELEVATION TAG

DOOR TAG

WINDOW TAG

REVISION & NUMBER

1

A101

SIM
SECTION TAG

SPOT ELEVATION

CENTER LINE

A10
1

1

Ref

1R
ef

1

Ref

1 R
ef INTERIOR ELEVATION TAG

10
1

SMOKE DETECTOR

SMOKE AND CARBON MONOXIDE DETECTOR

EXIT
EXIT SIGN

EMERGENCY LIGHT

FIRE EXTINGUISHER

NEW WALL

EXISTING WALL

DEMOLISHED WALL

EXISTING DOOR

NEW DOOR

RATED WALL - 1 HR

FIRE SEPERATION

# Pound OR Number
& And
@ At
ACT Acoustic Ceiling Tile
AD Area Drain
AFF Above Finished Floor
ALUM Aluminum
ANOD Anodized
BSMT Basement
BYND Beyond
BOT Bottom
CIP Cast In Place
CHNL Channel
CJ Control Joint
CL Center Line
CLG Ceiling
CLR Clear
CMU Concrete Masonry Unit
COL Column
COMPR Compressible
CONC Concrete
CONT Continuous
CPT Carpet
CT Ceramic Tile
CTYD Courtyard
DBL Double
DEMO Demolish or Demolition
DIA Diameter
DIM Dimension
DIMS Dimensions
DN Down
DR Door
DWG Drawing
EA Each
EJ Expansion Joint
EL Elevation
ELEC Electrical
ELEV Elevator or Elevation
EPDM Ethylene Propylene Diene M-Class (Roofing)
EQ Equal
EXIST Existing
EXP JT Expansion Joint
EXT Exterior
FD Floor Drain or Fire Department
FEC Fire Extinguisher Cabinet
FF Finished Face or Finished Floor
FFL Finished Floor Level
FIXT Fixture
FLR Floor
FM Filled Metal
FO Face Of
FND Foundation
GA Gauge
GALV Galvanized
GWB Gypsum Wall Board
HC Hollow Core
HI High
HM Hollow Metal
HP High Point
HR Hour
HVAC Heating, Ventilating, And Air Conditioning
IRGWB Impact Resistant Gypsum Wall Board
ILO In Lieu Of
INSUL Insulated or Insulation
INT Interior
LO Low
MAX Maximum
MO Masonry Opening
MECH Mechanical
MEMBR Membrane
MIN Minimum
MRGWB Moisture-Resistant Gypsum Wall Board
MTL Metal
NIC Not In Contract
NO Number
NOM Nominal
OC On Center
OH Overhang or Opposite Hand
OPP Opposite or Opposite Hand
OZ Ounce
PCC Pre-Cast Concrete
PLUMB Plumbing
PLYD Plywood
PT Pressure Treated
PNT Paint or Painted
PVC Polyvinyl Chloride
RBR Rubber
RCP Reflected Ceiling Plan
RD Roof Drain
REQD Required
RM Room
SIM Similar
SD Smoke Detector
SPEC Specified OR Specification
SPK Sprinkler or Speaker
SSTL Stainless Steel
STC Sound Transmission Coefficient
STL Steel
STRUCT Structure or Structural
T&G Tongue And Groove
TELE Telephone
TLT Toilet
TME To Match Existing
TO Top Of
TOC Top Of Concrete
TOS Top Of Steel
TPD Toilet Paper Dispenser
T/D Telephone/Data
TYP Typical
UNO Unless Noted Otherwise
U/S Underside
VIF Verify In Field
VP Vision Panel
W/ With
WD Wood

1. CONTRACTOR TO CONFIRM ALL R.O. SIZES & INSTALL PER MANUFACTURER INSTRUCTIONS. ALL WINDOWS AND DOORS IN ARCH. DRAWINGS ARE NOMINAL DIMENSIONS.

2. ALL WINDOWS ARE TO BE TEMPERED WHEN ADJACENT TO AN EXTERIOR SWINGING DOOR OR BELOW 18" A.F.F. OR WITHIN 5'-0" TO A SHOWER OR BATHTUB.

3. CONTRACTOR TO VERIFY NEW WINDOW SIZES WITH EXISTING CONDITIONS.

4. ALL WINDOWS AND DOORS MUST MEET FENESTRATION U-FACTOR OF .32 PER MASSACHUSETTS STRETCH ENERGY CODE.

5. INSTALL ICE AND WATER SHIELD AROUND ALL WINDOW OPENINGS AS PER MANUFACTURER'S RECOMMENDATION.

6. OWNER TO SELECT DOOR/WINDOW HARDWARE & ALL INTERIOR HARDWARD. CONTRACTOR TO COORDINATE.

7. OWNER TO SELECT EXTERIOR AND INTRERIOR DOOR/WINDOW TRIM, STYLE, AND/OR FINISHES. FOR RENOVATIONS WHERE EXISTING DOORS AND WINDOWS ARE TO REMAIN, NEW DOORS AND WINDOWS ARE INTENDED TO MATCH. CONTRACTOR TO 
COORDINATE.

8. EGRESS WIDNOWS - EMERGENCY AND ESCAPE RESCUE OPENINGS SHALL HAVE A NET CLEAR OPENING OF NOT LESS THAN 5.7 SQ FT. THE NET CLEAR HEIGHT OPENING SHALL BE NOT LESS THAN 24 INCHES AND THE NET CLEAR WIDTH SHALL BE NOT LESS 
THEN 20 INCHES. SINGLE-HUNG AND DOUBLE -HUNG WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENING OF 3.3 SQ FT. THE MINIMUM NET CLEAR OPENING DIMENSIONS SHALL BE 20 INCHES BY 24 INCHES IN EITHER DIRECTION.

9. PROVIDE WINDOW OPENING LIMITING DEVICES AT WINDOWS MORE THAN 6'-0" ABOVE GROUND.

ISSUED

PERMIT SET                                                                             09/17/2024                                                                             

REV 1                                                                            11/20/2024                                                                             

SCALE

PROJECT NUMBER

SHEET ISSUE DATE

DRAWN BY

CHECKED BY

OWNER

ARCHITECT

YROOM, LLC
34 COMMERCE WAY, SUITE B-255

WOBURN, MA

SHEET NAME

KEY PLAN

STRUCTURAL ENGINEER

AGILE ENGINEERING, LLC
188 SOUTH ST.

QUINCY, MA

As indicated

.G100

COVER &
GENERAL
NOTES

20-103-00

103 THORNDIKE
TOWNHOUSES

09/17/24

Author

Checker

103 THORNDIKE ST
ARLINGTON, MA

103 THORNDIKE LLC

PERMIT SET

GENERAL NOTES

DEMOLITION NOTES

CODE SUMMARY

GRAPHIC LEGEND

ABBREVIATIONS

WINDOW/DOOR NOTES

NUMBER SHEET NAME

.G400 ATTIC GSF CALCULATIONS

.G100 COVER & GENERAL NOTES

.G200 ZONING, SITE & AREA

.G300 LAND SURVEY

A201 FLOOR PLANS

A202 FLOOR PLANS

A300 RENDERINGS

A302 ELEVATIONS

A301 ELEVATIONS

A900 SCHEDULES

PROJECT ADDRESS

PROJECT NUMBER

PROJECT DESCRIPTION

103 THORNDIKE TOWNHOUSES

103 THORNDIKE ST

ARLINGTON, MA

20-103-00

NO. DESCRIPTION DATE

THE PROJECT INVOLVES THE COMPLETE DEMOLITION OF THE EXISTING SINGLE-FAMILY DWELLING AND THE CONSTRUCTION OF A 
NEW TWO-FAMILY RESIDENTIAL STRUCTURE. THE PROPOSED SITE PLAN HAS RECEIVED PRIOR APPROVAL FROM THE CONSERVATION 
DEPARTMENT, ENSURING COMPLIANCE WITH ENVIRONMENTAL REGULATIONS.
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DN

DN

DN

UP

UP

UP

UNFINISHED BASEMENT

720 SF

UNIT A

703 SF

UNIT B

690 SF

UNIT A

692 SF

UNIT B

282 SF

UNIT B

285 SF

UNIT A

R
O

O
F

 R
ID

G
E

10.00'

10.02'

20
.0

0'

20
.0

0'

PROJECT
NORTH

TRUE
NORTH

1.00 ft

4.10 ft 4.98 ft

1.89 ft

(4.10+1.00)/2*60.06 + (1.90+1.00)/2*22.99 + (5.00+1.90)/2*60.08 + (5.00+4.10)/2*24.41

(60.06+22.99+60.08+24.41)
AVERAGE GRADE = =3.013

OPEN SPACE, USABLE
1,054 SF

42' - 6"

20
' -

 0
"

OPEN SPACE, LANDSCAPED
1,675 SF

OPEN SPACE, LANDSCAPED
67 SF

OPEN SPACE, LANDSCAPED: 1,742 SF
OPEN SPACE, USABLE: 1,054 SF

SCALE

PROJECT NUMBER

SHEET ISSUE DATE

DRAWN BY

CHECKED BY

OWNER

ARCHITECT

YROOM, LLC
34 COMMERCE WAY, SUITE B-255

WOBURN, MA

SHEET NAME

KEY PLAN

STRUCTURAL ENGINEER

AGILE ENGINEERING, LLC
188 SOUTH ST.

QUINCY, MA

As indicated

.G200

ZONING,
SITE &
AREA

20-103-00

103 THORNDIKE
TOWNHOUSES

09/17/24

Author

Checker

103 THORNDIKE ST
ARLINGTON, MA

103 THORNDIKE LLC

PERMIT SET

3/32" = 1'-0"
1

LEVEL 0 GROSS FLOOR AREA, PROPOSED
3/32" = 1'-0"

2
LEVEL 1 GROSS FLOOR AREA, PROPOSED

3/32" = 1'-0"
3

LEVEL 2 GROSS FLOOR AREA, PROPOSED
3/32" = 1'-0"

4
LEVEL ATTIC GROSS FLOOR AREA, PROPOSED

GROSS FLOOR AREA, PROPOSED

Name Level Area

UNIT A LEVEL 1 720 SF

UNIT A LEVEL 2 690 SF

UNIT A LEVEL ATTIC 285 SF

1694 SF

UNIT B LEVEL 1 703 SF

UNIT B LEVEL 2 692 SF

UNIT B LEVEL ATTIC 282 SF

1677 SF

Grand total 3372 SF

3/32" = 1'-0"
9

SITE PLAN. PROPOSED

0 8'-0" 16'-0" 32'-0"

SCALE: 3/32" = 1'-0"

MAX BUILDING HEIGHT - 35' 35'

WEST 11.9' 10.0' 10.0'

SOUTH (STREET) 20.0' 20.0'

EAST 6.6' 10.0' 10.0'
SETBACK &

HEIGHT

NORTH 47.8' 20.0' 20.0'

PARKING 2 2 2 DRIVEWAY

LOT COVERAGE 23.6% 35% 33.5%

LOT SIZE 4377.6 SF 4377.6 SF 4377.6 SF

FLOOR AREA 1,263 SF - 3,470 SF BASEMENT AND CEILING UNDER 7' EXCLUDED

FAR - - -

USES 1 FAMILY 2-FAMILY 2-FAMILY

ZR Item/Description Existing Permited / Required Proposed Complian... Notes

ZONING COMPLIANCE TABLE

GROSS FLOOR AREA, PROPOSED BY LEVEL

Level Name Area

LEVEL 1 UNIT A 720 SF

LEVEL 1 UNIT B 703 SF

1423 SF

LEVEL 2 UNIT A 690 SF

LEVEL 2 UNIT B 692 SF

1382 SF

LEVEL ATTIC UNIT A 285 SF

LEVEL ATTIC UNIT B 282 SF

566 SF

Grand total 3372 SF

NO. DESCRIPTION DATE

3/32" = 1'-0"
6

AVERAGE GRADE CACULATION
3/32" = 1'-0"

7
OPEN SPACE. PROPOSED
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ROOF ASSEMBLY
  -ARCHITECTURAL ROOFING
  -MEMBERANE
  -PROTECTION BOARD
  -TAPPERD RIGID INSULATION
  -ROOF SHEATHING

5' - 5 1/4"5' - 5 1/4"
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PROJECT NUMBER

SHEET ISSUE DATE
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CHECKED BY

OWNER

ARCHITECT

YROOM, LLC
34 COMMERCE WAY, SUITE B-255

WOBURN, MA

SHEET NAME

KEY PLAN

STRUCTURAL ENGINEER

AGILE ENGINEERING, LLC
188 SOUTH ST.

QUINCY, MA

As indicated

.G400

ATTIC GSF
CALCULATIONS

20-103-00

103 THORNDIKE
TOWNHOUSES

09/23/24

Author

Checker

103 THORNDIKE ST
ARLINGTON, MA

103 THORNDIKE LLC

PERMIT SET

NO. DESCRIPTION DATE

1/4" = 1'-0"
1

LEVEL 2 - FLOOR AREA
1/4" = 1'-0"

2
LEVEL ATTIC - FLOOR AREA

1/2" = 1'-0"
3

SECTION ATTIC

ATTIC SQUARE FOOTAGE: 

TOTAL 2ND FLOOR FOOTPRINT                   =  1,382 SQUARE FEET
ALLOWABLE SQUARE FOOTAGE > 7'-0"    =     691 SQUARE FEET

(50% OF TOTAL FOOTPRINT)                                                           
PROPOSED SQUARE FOOTAGE > 7'-0"       =  566 SQUARE FEET
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WINDOW SCHEDULE

Phase Created
Window
Number

Window
Type Description Level

Nominal Sizes Sill
Height Manufacturer CommentsWidth Height

New Construction A00-1 A AWNING LEVEL 0 3' - 0" 2' - 0" 5' - 0"

New Construction A00-2 A AWNING LEVEL 0 3' - 0" 2' - 0" 5' - 0"

New Construction A00-3 A AWNING LEVEL 0 3' - 0" 2' - 0" 5' - 0"

New Construction A00-4 A AWNING LEVEL 0 3' - 0" 2' - 0" 5' - 0"

LEVEL 0: 4

New Construction A10-1 F FIXED LEVEL 1 3' - 0" 5' - 2" 1' - 10"

New Construction A10-1 F FIXED LEVEL 1 5' - 0" 5' - 2" 3' - 0"

New Construction A10-2 F FIXED LEVEL 1 1' - 6" 5' - 2" 1' - 10"

New Construction A11-2 F FIXED LEVEL 1 4' - 0" 1' - 6" 3' - 4"

New Construction A13-1 F FIXED LEVEL 1 3' - 0" 5' - 2" 1' - 10"

New Construction B10-1 F FIXED LEVEL 1 5' - 0" 5' - 2" 1' - 10"

New Construction B11-2 F FIXED LEVEL 1 4' - 0" 1' - 6" 3' - 4"

LEVEL 1: 7

New Construction A21-1 C CASEMENT LEVEL 2 3' - 0" 5' - 2" 1' - 10" EGRESS WINDOW

New Construction A22-1 C CASEMENT LEVEL 2 3' - 0" 5' - 2" 1' - 10" EGRESS WINDOW

New Construction A23-1 F FIXED LEVEL 2 1' - 6" 5' - 2" 1' - 10" TEMPERED GLASS

New Construction A24A-1 F FIXED LEVEL 2 1' - 6" 4' - 0" 3' - 0" TEMPERED GLASS

New Construction A24B-1 F FIXED LEVEL 2 1' - 6" 5' - 2" 1' - 10"

New Construction B21-2 F FIXED LEVEL 2 1' - 6" 5' - 2" 1' - 10"

New Construction B21A-1 F FIXED LEVEL 2 1' - 6" 4' - 0" 3' - 0" TEMPERED GLASS

New Construction B21B-1 F FIXED LEVEL 2 1' - 6" 5' - 2" 1' - 10"

New Construction B22-1 C CASEMENT LEVEL 2 3' - 0" 5' - 2" 1' - 10" EGRESS WINDOW

New Construction B23-1 C CASEMENT LEVEL 2 3' - 0" 5' - 2" 1' - 10" EGRESS WINDOW

New Construction B24-1 F FIXED LEVEL 2 1' - 6" 5' - 2" 1' - 10" TEMPERED GLASS

LEVEL 2: 11

New Construction A31-1 C CASEMENT LEVEL ATTIC 3' - 0" 4' - 2" 1' - 10" EGRESS WINDOW

New Construction A31-2 F FIXED LEVEL ATTIC 5' - 0" 4' - 2" 1' - 10"

New Construction A31A-1 F FIXED LEVEL ATTIC 1' - 6" 4' - 2" 1' - 10" TEMPERED GLASS

New Construction A32-2 F FIXED LEVEL ATTIC 5' - 0" 4' - 2" 1' - 10"

New Construction A32-3 F FIXED LEVEL ATTIC 5' - 0" 4' - 2" 1' - 10"

New Construction B31-1 F FIXED LEVEL ATTIC 5' - 0" 4' - 2" 1' - 10"

New Construction B31-2 C CASEMENT LEVEL ATTIC 3' - 0" 4' - 2" 1' - 10" EGRESS WINDOW

New Construction B31B-1 F FIXED LEVEL ATTIC 1' - 6" 4' - 2" 1' - 10" TEMPERED GLASS

New Construction B32-1 F FIXED LEVEL ATTIC 5' - 0" 4' - 2" 1' - 10"

New Construction B32-2 F FIXED LEVEL ATTIC 5' - 0" 4' - 2" 1' - 10"

LEVEL ATTIC: 10

NO. DESCRIPTION DATE

DOOR SCHEDULE EXTERIOR
Door Number Function Door Type Level Width Height From Room: Name To Room: Name Comments

A11-1 Exterior SLIDING DOUBLE LEVEL 1 6' - 0" 7' - 0" KITCHEN/DINING

B11-1 Exterior SLIDING DOUBLE LEVEL 1 6' - 0" 7' - 0" KITCHEN/DINING

EX-10 Exterior SINGLE DOOR LEVEL 1 3' - 0" 7' - 0" LIVING

EX-12 Exterior SLIDING DOUBLE LEVEL 1 6' - 0" 7' - 0" LIVING

EX-13 Exterior SINGLE DOOR LEVEL 1 3' - 0" 7' - 0" LIVING

LEVEL 1: 5

EX-21 Exterior SLIDING DOUBLE LEVEL 2 6' - 0" 7' - 0" BEDROOM

EX-22 Exterior SLIDING DOUBLE LEVEL 2 6' - 0" 7' - 0" BEDROOM

EX-23 Exterior SLIDING DOUBLE LEVEL 2 6' - 0" 7' - 0" BEDROOM

LEVEL 2: 3

A32-1 Exterior SINGLE DOOR LEVEL ATTIC 3' - 0" 7' - 0" SUNROOM

B32-1 Exterior SINGLE DOOR LEVEL ATTIC 3' - 0" 7' - 0" SUNROOM

EX-31 Exterior LL LEVEL ATTIC 5' - 0" 6' - 8" HALL

EX-32 Exterior LL LEVEL ATTIC 5' - 0" 6' - 8" BEDROOM

LEVEL ATTIC: 4

Grand total: 12

DOOR SCHEDULE INTERIOR
Door Number Function Door Type Level Width Height From Room: Name To Room: Name Comments

A12-1 Interior BARN DOOR LEVEL 1 3' - 0" 8' - 0" BATH KITCHEN/DINING

A13A Interior OPENING LEVEL 1 3' - 0" 8' - 0" LIVING OFFICE

B12-1 Interior BARN DOOR LEVEL 1 3' - 0" 8' - 0" KITCHEN/DINING BATH

LEVEL 1: 3

A21-1 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" HALL BEDROOM

A21-2 Interior BIFOLD LEVEL 2 5' - 0" 8' - 0" BEDROOM CL

A22-1 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" HALL BEDROOM

A22-2 Interior BIFOLD LEVEL 2 5' - 0" 8' - 0" CL BEDROOM

A23-1 Interior SINGLE DOOR LEVEL 2 2' - 6" 6' - 8" HALL BATH

A24-1 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" HALL BEDROOM

A24-2 Interior SINGLE DOOR LEVEL 2 2' - 6" 6' - 8" BEDROOM BATH

A24-3 Interior POCKET LEVEL 2 2' - 4" 8' - 0" BEDROOM CL

A25-1 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" MECH HALL

B21-1 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" HALL BEDROOM

B21-2 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" BEDROOM CL

B21-3 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" BEDROOM BATH

B22-1 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" HALL BEDROOM

B22-2 Interior BIFOLD LEVEL 2 5' - 0" 8' - 0" CL BEDROOM

B23-1 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" HALL BEDROOM

B23-2 Interior SINGLE DOOR LEVEL 2 2' - 8" 6' - 8" CL BEDROOM

B24-1 Interior SINGLE DOOR LEVEL 2 2' - 6" 6' - 8" HALL BATH

LEVEL 2: 17

A31-1 Interior SINGLE DOOR LEVEL ATTIC 2' - 8" 6' - 8" HALL BEDROOM

A31-2 Interior SINGLE DOOR LEVEL ATTIC 2' - 8" 6' - 8" BEDROOM CL

A31-3 Interior SINGLE DOOR LEVEL ATTIC 2' - 8" 6' - 8" BEDROOM BATH

B31-1 Interior SINGLE DOOR LEVEL ATTIC 2' - 8" 6' - 8" HALL BEDROOM

B31-2 Interior SINGLE DOOR LEVEL ATTIC 2' - 8" 6' - 8" BEDROOM

B31-3 Interior SINGLE DOOR LEVEL ATTIC 2' - 8" 6' - 8" BEDROOM

LEVEL ATTIC: 6

Grand total: 26
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Unofficial Property Record Card - Arlington, MA

General Property Data
Parcel ID  002.0-0001-0020.0 Account Number 1358

Prior Parcel ID  1358 --
Property Owner  APSE INVESTMENT LLC Property Location 103 THORNDIKE ST

Property Use One Family
Mailing Address C/O KUI XUE Most Recent Sale Date 11/17/2023

14 EMERALD ST Legal Reference 1608-181
City NEWTON Grantor BARTOLOME REMEDIOS & JAMIE R,

Mailing State MA Zip 02458 Sale Price 655,000
ParcelZoning R2 Land Area 0.100 acres

Current Property Assessment
Card 1 Value Building Value 186,100 Xtra Features Value 0 Land Value 573,300 Total Value 759,400

Building Description
Building Style Old Style Foundation Type Conc. Block Flooring Type Hardwood

# of Living Units 1 Frame Type Wood Basement Floor Concrete
Year Built 1926 Roof Structure Gable Heating Type Forced H/W

Building Grade Average Roof Cover Asphalt Shgl Heating Fuel Oil
Building Condition Poor Siding Aluminum Air Conditioning 0%
Finished Area (SF) 1263 Interior Walls Plaster # of Bsmt Garages 0

Number Rooms 6 # of Bedrooms 3 # of Full Baths 1
# of 3/4 Baths 0 # of 1/2 Baths 0 # of Other Fixtures 0

Legal Description
Narrative Description of Property

This property contains 0.100 acres of land mainly classified as One Family with a(n) Old Style style building, built about 1926 , having Aluminum exterior and Asphalt Shgl roof cover, with 1 unit(s), 6
room(s), 3 bedroom(s), 1 bath(s), 0 half bath(s).

Property Images

Disclaimer: This information is believed to be correct but is subject to change and is not warranteed.

3/3/25, 3:23 PM Unofficial Property Record Card

https://arlington.patriotproperties.com/RecordCard.asp 1/1
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September 14, 2022 

Via ViewPoint Cloud  
Town of Arlington  
Board of Zoning Appeals  
51 Grove St 
Arlington, MA 02476 
 
RE:  Special Permit/Variance Applications  

APSE Investment LLC – 103 Thorndike Street, Arlington, Massachusetts   
 

Dear Board:  
 

Please be informed that this office represents APSE Investment LLC, a Massachusetts 

Limited Liability Company with an address of 15 Emerald Street, Newton, Massachusetts (the 

“Applicant”). The Applicant is the owner of the property known as 103 Thorndike Street, 

Arlington, Massachusetts (the “Property”).  

The Applicants hereby request a variance and special permits for proposed reconstruction 

of an existing dwelling. The entirety of the project are shown on the site plan entitled “Site 

Layout Plan” prepared by Hardy + Man Design Group, PC and the architectural plan set entitled 

“103 Thorndike Townhouses” prepared by y/room (the “Plans”).  

The Applicant seeks to demolition the existing single-family dwelling and construct a 

two-family dwelling (the “Proposed Project”). The Property is located in the “Residence 2” (R2) 

Zoning District pursuant to the Arlington Zoning Bylaw (the “Bylaw”). Under Section 5.4.3. 

(Table of Uses), two-family dwellings are permitted in the R2 Zoning District by right.  
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1. Variance – Excessive Lot Coverage  

 As shown in the zoning table below, the Proposed Project meets the majority of the 

dimensional requirements for a two-family dwelling in the R2 Zoning District.  

 

The proposed dwelling eliminates certain existing non-conformities. The Proposed 

Project meets all setback and height requirements.  

Additionally, the Proposed Project provides two parking spaces to be located in the rear 

of the Property in compliance with Section 6.1.4. and Section 6.1.10A of the Bylaw.   

However, the Proposed Project exceeds the maximum lot coverage requirement. The 

Proposed Project will have a lot coverage of 56.4% when the maximum lot coverage in the 

zoning district is 35%. Accordingly, the Petitioner required a variance pursuant to Section 

3.2.2.D. and G.L. c. 40A, § 10.  

Under G.L. c. 40A, § 10 a variance can be granted if the Board makes a finding that: 

that owing to circumstances relating to the soil conditions, shape, or 
topography of such land or structures and especially affecting such land or 
structures but not affecting generally the zoning district in which it is 
located, a literal enforcement of the provisions of the ordinance or by-law 
would involve substantial hardship, financial or otherwise, to the petitioner 
or appellant, and that desirable relief may be granted without substantial 
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detriment to the public good and without nullifying or substantially 
derogating from the intent or purpose of such ordinance or by-law. 

 
As set forth below, the Petitioner meets the criteria for a variance.  

A. A literal enforcement of the provisions of this Ordinance would involve a substantial 
hardship, financial or otherwise to the petitioner or appellant 
 
With a literal enforcement of the Bylaw, the Petitioner would not be able to replace the 

existing structure with a dwelling that fits into the existing neighborhood. The existing structure 

is in poor condition and needs to be redeveloped. See Existing Photographs attached hereto.  

The removal of the existing dwelling will eliminate front and side yard setback 

nonconformities. The Proposed Project will be more conforming for zoning purposes but for the 

lot coverage requirement.  

With a literal enforcement of the Bylaw the Petitioner would be left with the 

nonconforming dwelling which size and condition are not harmonized with the surrounding 

neighborhood. The Proposed Project will improve the Property and provide a benefit to the 

neighborhood.  

B. The hardship is owing to circumstances relating to the soil conditions, shape or 
topography of such land or structures and especially affecting such land or 
structure but not affecting generally the zoning district in which it is located. 
 
A hardship exists due to the unique shape and location of the Property. The Property 

abuts municipal recreational land to its rear and westerly side. There is ample open space and 

recreational space in the immediate area. Due to the long narrow shape of the lot, it would be 

difficult to design a dwelling that meets all the dimensional requirements. The Proposed Project 

only does not meet the lot coverage requirement. The size of the Proposed Dwelling is consistent 

with other dwellings in the immediate neighborhood.  
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C. Desirable relief may be granted without either: (1) Substantial detriment to the 
public good; or (2) Nullifying or substantially derogating from the intent or purpose 
of this Ordinance. 
 
Permitting the removal of a pre-existing nonconforming structure and allowing the 

Proposed Project will not be substantial detriment to the public good or derogate from the intent 

or purpose of the Bylaw. The Petitioner proposes a well-designed site plan that will replace an 

outdated nonconforming structure. The Proposed Project is an improvement to the neighborhood 

and fits comfortably with the surrounding area. The nonconforming lot coverage will have a de 

minis impact on the surrounding area.   

 
2. Special Permit – Reconstruction of a Non-Conforming Structure  

 
 The Petitioner also requires special permits for the Proposed Project. Pursuant to Section 

5.4.2. and the table of dimensional requirements, the minimum lot area is 6,000 square feet. The 

Property contains 4,377.6 square feet. Additionally, the Bylaw requires a minimum frontage 

requirement of sixty (60) feet, whereas the lot provides forty-five (45) feet of frontage. 

Accordingly, the existing dwelling is a legal pre-existing non-conforming structure. Since the 

existing dwelling is a pre-existing non-conforming structure, the Applicant requires a special 

permit under Section 8.1.1.A. of the Bylaw and G.L. ch. 40A, § 6 for the construction of the 

Proposed Dwelling.  

 Furthermore, the Bylaw provides that alterations and additions which increase the gross 

floor area of a building by more than 750 square feet shall require a special permit from the 

Board under Section 3.3, that the alteration or addition is in harmony with other structures and 

uses in the vicinity.1  

 
1 The Applicant notes that because the existing dwelling is a legal pre-existing non-conforming structure, only a 
finding under Section 8.1.1.A. of the Bylaw and G.L. ch. 40A, § 6 is required for any reconstruction. Nevertheless, 
the Applicant seeks a special permit under Section 3.3. per the direction of the Zoning Administrator.  
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 As noted, the Proposed Project eliminates existing setback nonconformities. The 

Proposed Project meets the characteristics of the neighborhood. The Property is surrounded by 

open and recreational space. The two-dwelling design will not have a detriment to the 

neighborhood.  

 

 
Very truly yours, 

 

 

Christopher J. Alphen, Esq.   

45 of 160



 

 

April 7, 2025 

Via ViewPoint Cloud  
Town of Arlington  
Board of Zoning Appeals  
51 Grove St 
Arlington, MA 02476 
 
RE:  Special Permit/Variance Applications  

APSE Investment LLC – 103 Thorndike Street, Arlington, Massachusetts   
 

Dear Board:  
 

Please be informed that this office represents APSE Investment LLC, a Massachusetts 

Limited Liability Company with an address of 15 Emerald Street, Newton, Massachusetts (the 

“Applicant”). Please accept this letter as a supplement to the Applicant’s Special Permit / 

Variance Application.  

In addition to the zoning relief detailed in the memorandum in support submitted March 

2025, the Applicant requires a variance for the number of stories located in the proposed 

dwelling. Two and half (2.5) stories is maximum number of stories permitted in the R2 Zoning 

District.  

The Bylaw states in part that “[a] basement shall be deemed a story when its ceiling is 

4 feet 6 inches or more above the finished grade.” The first level elevation is more than 6 

inches above average grade. It is higher in order to conform with FEMA requirement. The first-
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floor elevation needs to be at least one (1) foot higher than FEMA flood plain. Accordingly, the 

Applicant requires a variance to permit 3.5 stories.  

 

 
Very truly yours, 

 

 

Christopher J. Alphen, Esq.   
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SHEET ISSUE DATE
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CHECKED BY

OWNER

ARCHITECT

HEXI, LLC
34 COMMERCE WAY

SUITE B-255
WOBURN, MA

DRAFT

SHEET NAME

KEY PLAN

As indicated

.G200

ZONING,
SITE &
AREA

20-103-00

103 THORNDIKE
TOWNHOUSES

09/17/24

Author
Checker

103 THORNDIKE ST
ARLINGTON, MA

103 THORNDIKE LLC

ZONING SET

103 THORNDIKE ST
ARLINGTON, MA

3/32" = 1'-0"1 LEVEL 0 GROSS FLOOR AREA, PROPOSED
3/32" = 1'-0"2 LEVEL 1 GROSS FLOOR AREA, PROPOSED

3/32" = 1'-0"3 LEVEL 2 GROSS FLOOR AREA, PROPOSED
3/32" = 1'-0"4 LEVEL ATTIC GROSS FLOOR AREA, PROPOSED

GROSS FLOOR AREA, PROPOSED
Name Level Area

UNIT A LEVEL 1 720 SF
UNIT A LEVEL 2 690 SF
UNIT A LEVEL ATTIC 285 SF

1694 SF

UNIT B LEVEL 1 703 SF
UNIT B LEVEL 2 692 SF
UNIT B LEVEL ATTIC 282 SF

1677 SF
Grand total 3372 SF

3/32" = 1'-0"9 SITE PLAN. PROPOSED

0 8'-0" 16'-0" 32'-0"

SCALE: 3/32" = 1'-0"

MAX BUILDING HEIGHT - 35' 35'
WEST 11.9' 10.0' 10.0'
SOUTH (STREET) 20.0' 20.0'
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PARKING 2 2 2 DRIVEWAY

LANDSCAPE - 10% (437.8SF) 14.48% (634 SF)
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USABLE - 30% (1,313.3SF) 30.95% (1,355 SF)
LOT COVERAGE 23.6% 35% 56.4%
LOT SIZE 4377.6 SF 4377.6 SF 4377.6 SF
FLOOR AREA 1,263 SF - 3,470 SF BASEMENT AND CEILING UNDER 7' EXCLUDED
FAR - - -
USES 1 FAMILY 2-FAMILY 2-FAMILY

ZR Item/Description Existing Permited / Required Proposed Complian... Notes

ZONING COMPLIANCE TABLE - 103 THORNDIKE ST ARLINGTON R2

GROSS FLOOR AREA, PROPOSED BY LEVEL
Level Name Area

LEVEL 1 UNIT A 720 SF
LEVEL 1 UNIT B 703 SF

1423 SF

LEVEL 2 UNIT A 690 SF
LEVEL 2 UNIT B 692 SF

1382 SF

LEVEL ATTIC UNIT A 285 SF
LEVEL ATTIC UNIT B 282 SF

566 SF
Grand total 3372 SF

3/32" = 1'-0"6 AVERAGE GRADE CACULATION
3/32" = 1'-0"7 OPEN SPACE. PROPOSED

NO. DESCRIPTION DATE
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May 9, 2025 

 

Via ViewPoint Cloud  
Town of Arlington  
Board of Zoning Appeals  
51 Grove St 
Arlington, MA 02476 
 
RE:  Special Permit/Variance Applications  

APSE Investment LLC – 103 Thorndike Street, Arlington, Massachusetts   
 

Dear Board:  
 

Please be informed that this office represents APSE Investment LLC, a Massachusetts 

Limited Liability Company with an address of 15 Emerald Street, Newton, Massachusetts (the 

“Petitioner”). Please accept this letter as a supplement to the Applicant’s Special Permit / 

Variance Application.  

During the first public hearing, the Board had questions and comments regarding the 

Petitioner’s proposal. The purpose of this letter is to address the Board’s comments.  

Compliance with Section 6.1.10.A. 

 Section 6.1.10.A provides, in part, that “Side yards used for parking shall have a 

vegetated buffer when abutting a lot used for residential purposes, to minimize visual impacts.” 

Accordingly, the plan has been updated to provide a one-foot vegetated buffer. It shall be a 

vegetated wall in order to screen the parking.  
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Calculation of Landscaped and Usable Open Space 

 The plan has been revised to provide additional open and landscape space. The open 

space and landscape space calculations have been updated to comply with the definition 

provided by the Bylaw and Section 5.3.22.C. The proposal provides 30.95% (1,335 square feet) 

of usable open space and 14.48% (634 square feet) of landscape open space. Accordingly, the 

proposal provides open space in compliance with Section 5.3.22.C. 

Windows on East Elevations 

 In response to the Board’s comments, the windows on the east façade of the dwelling 

have been reorganized. The windows are now more aligned and provide a cohesive look.  

Top Floor Building Code Compliance  

 The Petitioner reviewed the building code standards regarding the proposed top floor. 

The proposal is compliant with the Building Code. Of course, as a condition of approval, the 

dwelling will be required to meet the building code. A section diagram has been added to the 

plan set.  

FEMA Regulations / Stories  

The Bylaw states in part that “[a] basement shall be deemed a story when its ceiling is 

4 feet 6 inches or more above the finished grade.” The first level elevation is more than 6 

inches above average grade. It is higher in order to conform with FEMA requirement. The first-

floor elevation needs to be at least one (1) foot higher than FEMA flood plain.1 

 
1 Applicable FEMA regulations: 1.FEMA - The National Flood Insurance Program (NFIP) Technical Bulletins provide 
guidance for complying with the NFIP’s building performance requirements contained in Title 44 of the U.S. Code 
of Federal Regulations at Section 60.3 Floodplain Management Criteria for Flood-prone Areas. The bulletins help 
state and local officials interpret the NFIP regulations and are also useful resources for homeowners, insurance 
agents, building professionals, and designers. - See Section C 1-3, The FEPA also refer to Technical ASCE 24 
2. International Building Code (IBC) – Section 1612.1 – 1612.5 
https://www.ecfr.gov/current/title-44/chapter-I/subchapter-B/part-60/subpart-A/section-60.3 
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Variance Criteria  

The Board requested an additional explanation on how the proposal meets the criteria for 

a variance. As noted, the existing dwelling is a legal pre-existing nonconforming structure. 

Section 8.1.1. of the Bylaw along with G.L. ch. 40A, § 6 permits the reconstruction of pre-

existing nonconforming structures with the issuance of a special permit.  

However, Section 8.1.1. does not apply to when the reconstruction “increase[s] the 

nonconforming nature of said structure.” Because the proposal arguably creates two new 

nonconformities the Petitioner requires two variances. See Deadrick v. Zoning Bd. Appeals of 

Chatham, 85 Mass.App.Ct. 539 (2014).  

The Petitioner requires the following variances: 

1. Section 5.4.2.A. provides a maximum height of two and half (2.5) stories in the 
R2 Zoning District. The project contains three and half (3.5) stories; and  
 

2. Section 5.4.2.A. provides a maximum lot coverage of thirty-five (35%) percent. 
The project has proposed lot coverage of fifty-six and four tenths (56.4%) 
percent. Accordingly, the Petitioner required a variance pursuant to Section 
3.2.2.D. and G.L. c. 40A, § 10. 

 
The Petitioner meets the requirements for a variance as detailed below.  
 

A. A literal enforcement of the provisions of this Ordinance would involve a substantial 
hardship, financial or otherwise to the petitioner or appellant 
 
The proposal meets the compliant with the maximum height requirement of thirty-five 

(35) feet. However, the Bylaw also provides that dwellings may not exceed two and half (2.5) 

stories.  

 
3. ASEC 24-14 – America Society of Civil Engineer Technical Bulletin on Flood Resistant Design and Construction 
which is adopted by the FEMA Technical Bulletins.  See attached. 
4. MGL Chapter 131, Section 40 and 310 CMR 10.00: Wetland Protection Act Regulations.  See subsection 10.57 
Land Subject to Flood. Under this section, the regulations prohibit lost of flood storage that the new structures 
have to be elevated so that the proposed building will be uptake any flood storage volume on the site. 
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The Bylaw states in part that “[a] basement shall be deemed a story when its ceiling is 4 

feet 6 inches or more above the finished grade.” The first level elevation is more than 6 inches 

above average grade in order to meet FEMA regulations. The first-floor elevation needs to be at 

least one (1) foot higher than FEMA flood plain. 

With a literal enforcement of the Bylaw, the Petitioner would be required to construct a 

much shorter dwelling to meet both the Bylaw and FEMA regulations.  

The removal of the existing dwelling and construction of the new building will eliminate 

existing front and side yard setback nonconformities. A grant of a variance in this circumstance 

would forever eliminate the existing setback conformities. As the Supreme Judicial Court made 

clear, “the ultimate objectives of zoning would be furthered by the eventual elimination of 

nonconformities in most cases.” Bransford v. Zoning Bd. of Appeals of Edgartown, 444 Mass. 

852, 853, 832 N.E.2d 639 (2005). The Proposed Project will be more conforming for zoning 

purposes but for the story and lot coverage requirements.  

The existing dwelling is dilapidated, and it would be uneconomic to renovate. Without 

the right to reconstruct the building there would be substantial hardship placed on the petitioner.  

With a literal enforcement of the Bylaw the Petitioner would be left with the 

nonconforming dwelling which size and conditions are not harmonized with the surrounding 

neighborhood. The Proposed Project will improve the Property and provide a benefit to the 

neighborhood.  

B. The hardship is owing to circumstances relating to the soil conditions, shape or 
topography of such land or structures and especially affecting such land or 
structure but not affecting generally the zoning district in which it is located. 
 
A hardship exists due to the unique shape and soil conditions of the Property. The 

Property is located in a flood district. Development requires the Petitioner to comply with FEMA 
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regulations. The first-floor elevation needs to be at least one (1) foot higher than FEMA flood 

plain. Under the Bylaw, the first floor-elevation cannot be considered a story when “its ceiling is 

4 feet 6 inches or more above the finished grade.” 

The Property also abuts municipal recreational land to its rear and westerly side. There is 

ample open space and recreational space in the immediate area. Due to the long narrow shape of 

the lot, it would be difficult to design a dwelling that meets all the dimensional requirements. 

The Proposed Project only does not meet the maximum story and lot coverage requirements. The 

size of the Proposed Dwelling is consistent with other dwellings in the immediate neighborhood.  

C. Desirable relief may be granted without either: (1) Substantial detriment to the
public good; or (2) Nullifying or substantially derogating from the intent or purpose
of this Ordinance.

Permitting the removal of a pre-existing nonconforming structure and allowing the

Proposed Project will not be substantial detriment to the public good or derogate from the intent 

or purpose of the Bylaw. The Petitioner proposes a well-designed site plan that will replace an 

outdated nonconforming structure.  

The purpose of the lot coverage requirements is to prevent overcrowding. Here the 

proposal eliminates existing setback nonconformities and abuts recreational land. Accordingly, 

in this unique circumstance, a variance can be issued without nullifying or derogating from the 

intent and purpose of the Bylaw.  

The Proposed Project is an improvement to the neighborhood and fits comfortably with 

the surrounding area. The nonconforming stories and lot coverage will have a de minis impact on 

the surrounding area.   

Very truly yours,

 Christopher J. Alphen, Esq. 84 of 160



 

 

June 9, 2025 

 

Via ViewPoint Cloud  
Town of Arlington  
Board of Zoning Appeals  
51 Grove St 
Arlington, MA 02476 
 
RE:  Special Permit/Variance Applications  

APSE Investment LLC – 103 Thorndike Street, Arlington, Massachusetts   
 

Dear Board:  
 

Please be informed that this office represents APSE Investment LLC, a Massachusetts 
Limited Liability Company with an address of 15 Emerald Street, Newton, Massachusetts (the 
“Petitioner”). Please accept this letter as a supplement to the Applicant’s Special Permit / 
Variance Application.  
 
Brief updates: 

 
1. The Board was concerned that the project does not meet the legal criteria for a variance 

as to the proposed nonconforming lot coverage. After discussion, the Petitioner 
questioned whether the driveway areas should be included in the lot coverage calculation. 
The Bylaw does not provide a clear definition. By email correspondence, the Building 
Commissioner opinioned the driveway areas are not part of the lot coverage calculation. 
See attached email correspondence from Michael Ciampa. Accordingly, the zoning tables 
on the plans have been revised and the Petitioner no longer requires a variance for 
nonconforming lot coverage.  
 

2. The Petitioner still requires a (1) a special permit for the reconstruction of a legal pre-
existing nonconforming structure; and (2) a variance from the maximum number of 
stories. The proposal meets the compliant with the maximum height requirement of 
thirty-five (35) feet. However, the Bylaw also provides that dwellings may not exceed 
two and half (2.5) stories. See Section 5.4.2.A. The Bylaw states in part that “[a] 

85 of 160



basement shall be deemed a story when its ceiling is 4 feet 6 inches or more above the 
finished grade.” The first level elevation is more than 6 inches above average grade in 
order to meet FEMA regulations. The first-floor elevation needs to be at least one (1) foot 
higher than FEMA flood plain. Without zoning relief, the Petitioner would not be able to 
add living space to the first floor. See also GeoTech report.  
 

Very truly yours, 
 

Christopher J. Alphen, Esq.   
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From: Michael Ciampa
To: Chris Alphen
Subject: Re: Lot Coverage Calculation
Date: Tuesday, May 20, 2025 11:41:24 AM

They are not.

Best
Mike

Michael Ciampa
Director of Inspectional Services
Town of Arlington
781-316-3386

*Arlington values equity, diversity, and inclusion. We are committed to building a community
where everyone is heard, respected, and protected.*

From: Chris Alphen <chris@bbhslaw.net>
Sent: Tuesday, May 20, 2025 11:39 AM
To: Michael Ciampa <mciampa@town.arlington.ma.us>
Subject: Lot Coverage Calculation
 
CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.
Michael:

Hope all is well.

I have a simple question. Are driveway areas included as part of the lot coverage calculation?
They usually are, but I didn't see anything on point in the bylaw.

Thank you,

Chris 

Christopher J. Alphen, Esq.
Blatman, Bobrowski, Haverty & Silverstein, LLC
9 Damonmill Square, Ste. 4A4
Concord, MA 01742
978.371.2226 Ext. 12 (office)
978.371.2296 (fax)
chris@bbhslaw.net
 
The information in this transmittal is privileged and confidential and is intended only for the recipient(s) listed above. If you are neither
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the intended recipient(s) nor the person responsible for the delivery of this transmittal to the intended recipient(s), you are hereby notified
that any unauthorized distribution or copying of this transmittal is prohibited. If you have received this transmittal in error, please notify
me immediately at (978) 371-2226.
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WOBURN, MA

DRAFT
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.G200

ZONING,
SITE &
AREA

20-103-00

103 THORNDIKE
TOWNHOUSES

09/17/24

Author
Checker

103 THORNDIKE ST
ARLINGTON, MA

103 THORNDIKE LLC

ZONING SET

103 THORNDIKE ST
ARLINGTON, MA

3/32" = 1'-0"1 LEVEL 0 GROSS FLOOR AREA, PROPOSED
3/32" = 1'-0"2 LEVEL 1 GROSS FLOOR AREA, PROPOSED

3/32" = 1'-0"3 LEVEL 2 GROSS FLOOR AREA, PROPOSED
3/32" = 1'-0"4 LEVEL ATTIC GROSS FLOOR AREA, PROPOSED

GROSS FLOOR AREA, PROPOSED
Name Level Area

UNIT A LEVEL 1 720 SF
UNIT A LEVEL 2 690 SF
UNIT A LEVEL ATTIC 285 SF

1694 SF

UNIT B LEVEL 1 703 SF
UNIT B LEVEL 2 692 SF
UNIT B LEVEL ATTIC 282 SF

1677 SF
Grand total 3372 SF

3/32" = 1'-0"9 SITE PLAN. PROPOSED

0 8'-0" 16'-0" 32'-0"

SCALE: 3/32" = 1'-0"

MAX BUILDING HEIGHT - 35' 35'
WEST 11.9' 10.0' 10.0'
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LOT COVERAGE 23.6% 35% 35%
LOT SIZE 4377.6 SF 4377.6 SF 4377.6 SF
FLOOR AREA 1,263 SF - 3,470 SF BASEMENT AND CEILING UNDER 7' EXCLUDED
FAR - - -
USES 1 FAMILY 2-FAMILY 2-FAMILY

ZR Item/Description Existing Permited / Required Proposed Complian... Notes

ZONING COMPLIANCE TABLE - 103 THORNDIKE ST ARLINGTON R2

GROSS FLOOR AREA, PROPOSED BY LEVEL
Level Name Area

LEVEL 1 UNIT A 720 SF
LEVEL 1 UNIT B 703 SF

1423 SF

LEVEL 2 UNIT A 690 SF
LEVEL 2 UNIT B 692 SF

1382 SF

LEVEL ATTIC UNIT A 285 SF
LEVEL ATTIC UNIT B 282 SF

566 SF
Grand total 3372 SF

3/32" = 1'-0"6 AVERAGE GRADE CACULATION
3/32" = 1'-0"7 OPEN SPACE. PROPOSED

NO. DESCRIPTION DATE

3/32" = 1'-0"8 LOT COVERAGE
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Kevin M. Martin, P.E.
KMM Geotechnical Consultants, LLC

7 Marshall Road

Hampstead, NH 03841

603-489-5556 (p)/ 603-489-5558 (f)/781-718-4084(m)

kevinmartinpe@aol.com

MEMORANDUM

TO: Kyle Xue
Up Design & Build, LLC 
14 Emerald Street
Newton, MA 02458

FROM: Kevin M. Martin, P.E.
Geotechnical Engineer

DATE: December 19, 2023

RE: GEOTECHNICAL SUMMARY 
PROPOSED RESIDENTIAL BUILDING  
103 THORNDIKE STREET
ARLINGTON, MASSACHUSETTS

This memorandum serves as a geotechnical summary report for the referenced project.  The contents
of this memorandum are subject to the attached Limitations.  

SITE & PROJECT DESCRIPTION

Present development includes a residence.  This building and associated construction will be razed
to accommodate the project.  The existing house is reportedly having structural distress with sloping
floors.  Poor subgrade will impact the foundation design and construction.  KMM has no knowledge
of past construction, use and/or development of the property except what is visible or shown on the
Site Plan.  Based on the Site Plan, grades around the building vary from elevation .100-97 ft
possessing a gradual downward slope to the rear. The lot is located in a FEMA Flood Zone being
associated with Alewife Brook. 
 
The project includes a new duplex residence about .1,600 ft² in footprint.  A basement is proposed
for the building but groundwater and flood impact need to be considered in this regard.  Final Plans
were not available at this time.  

The purpose of this study is to review the subgrade conditions and provide a geotechnical evaluation
related to foundation design and construction as required by the Massachusetts State Building Code. 
This report does not include an environmental assessment relative to oil, gasoline, solid waste and/or
other hazardous materials.  The environmental conditions of the property should be addressed by
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others as necessary.  This study also does not include review of site design or construction issues such
as infiltration systems, dry wells, retaining walls, excavation support, underground utilities, crane
pads, protection of surrounding buildings/utilities, shoring, foundation water-proofing, flood
mitigation or other site and/or temporary design unless specifically addressed herein.  
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The site is located in a FEMA Flood Zone (AE 7 ft) being impacted by Alewife Brook.  This would
have impact for a basement foundation.  The Flood elevation and impact should be reviewed by
others.  

SUBSURFACE EXPLORATION PROGRAM

Test Bores

The exploration program for the project included three (3) deep test borings where accessible.  The
test borings (B1 to B3) were advanced to depths of .32-50 ft utilizing 3 inch pneumatically driven
casing.  Soil samples were typically retrieved at no greater than 5 ft intervals with a 2 inch diameter
split-spoon sampler.  Standard Penetration Tests (SPTs) were performed at the sampling intervals in
general accordance with ASTM-D1586 (Standard Method for Penetration Test and Split-Barrel
Sampling of Soils).  Field descriptions and penetration resistance of the soils encountered, observed
depth to groundwater and other pertinent data are contained on the attached Test Boring Logs. 
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SUBSURFACE CONDITIONS

The subsurface conditions below (1) Undocumented Fill include (2) buried Organic soils then (3)
Stratified Sand.   These conditions suggest a filled wet area.  A Subsurface Profile depicting the soil
and groundwater conditions is attached for review.

SUBSURFACE PROFILE
 
Fill was encountered at ALL locations to depths of .5-7 ft below grade.  The Fill varies from Clean
to Fine-Grained to Urban.  Generally Clean Fill was encountered to shallow depths.  A fine-grained
Silt-Clay-Fine Sand was encountered at B1.  Urban Fill (Sand-Ash-Cinders) was encountered at B2.
The Fill is generally loose and unstable.  

Buried Organic soils were present at ALL locations extending .10-22 ft below grade (deeper to the
rear).  There is a black, silty-fibrous Peat underlain by a dark brown Organic Silt.  These Organic soils
are soft, weak and highly compressible. 

The parent soils include Stratified Sand.  For the most part, these include Clean Sand with occasional
silt/clay layers.  The Sand was probed but not penetrated to 50 ft (B2).   
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USGS SURFICIAL GEOLOGIC MAP - 2018

103 of 160



103 Thorndike Street December 19, 2023
Arlington, MA Page 7 of 10

The USGS Surficial Geologic Map shows the site in a lower lying area being associated with Alewife
Brook.  Conditions include Fill, post Glacial finer Glacio-Marine soils as well as Stratified Outwash. 
These conditions are generally consistent with this study.  

Groundwater was encountered at depths of .5 ft below grade.  Wet and saturated soils were present
at these depths.  It should be noted that fluctuations in the level of the groundwater may occur due
to variations in rainfall, temperature, utilities, flooding and other factors differing from the time of
the measurements.  This study was completed at a time of seasonally normal groundwater.  The site
is located in a FEMA Flood Zone (AE 7 ft).  

FOUNDATION RECOMMENDATIONS

The loose Fill and buried Organic soils are not suitable for foundation support. Relying on these soils
for bearing support would manifest intolerable foundation settlement.    The present building distress
is likely associated with these poor conditions.  Timber Piles may be used but the noise and vibration
may impact nearby structures.  Helical Piers that penetrate the Fill & Organic to gain end-bearing
resistance within the Stratified Sand are recommended for foundation support.  Helical piers can be
installed with smaller equipment with limited noise and vibration.  

We provide the following recommendations for the piles. 

1. Given the subgrade conditions, the piles may be designed using an allowable capacity of 20
kips (FS=2).  The piles will need to be seated into the Stratified Sand to achieve this capacity. 
This is shown on the attached Profile.

2. The minimum plate configuration should include a 14 inch, 12 inch and 10 inch helix
(14/12/10) for a .20 kip allowable capacity (FS=2).  The attached Profile shows the proposed
pile in relation to the subgrade.  The plates should not be less than d-inch thickness.

3. The shaft shall be a minimum 2f inch outside-diameter (minimum 0.262 wall thickness). 
A 0.203 inch wall thickness shaft may be used with a minimum 65 ksi yield steel.  The shaft
shall also have a minium torsional capacity of 6,500 ft-lbs.  This shaft is recommended given
the Loose Fill and soft Organic.  It is further specified that the pipe be filled with a cement
grout for additional stiffness and corrosion protection. 

4. The entire pile section shall be galvanized for corrosion protection per ASTM A 123.  The
inside of the shaft shall be filled with a cement grout.  

5. The helical piles shall be installed with a hydraulic torque motor no less than 8,000 ft-pounds
in capacity.  The capacity of the shaft is empirically correlated to the installation torque.  A
20 kip pile shall be installed to a torque no less than .4,400 ft-lbs for .3 consecutive feet. 
The torque motor should have a calibrated gauge in this respect.
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CONCEPTUAL HELICAL PILE FOUNDATION

6. Some indicator piles should be installed at the commencement of the project to evaluate
penetration resistance.  As prior mentioned, the intent is to gain end-bearing capacity in the
deeper Stratified Sand.  If such torque resistance can not be achieved then a reduced pile
capacity may be necessary.  Other options to gain capacity may include larger plates or
additional plates.  A thinner shaft along the plates may also be considered for additional plate
coverage. 

7. It is recommended that the selected pile contractor provide a Technical Submittal prior to
installing the piers. These piles are typically considered a proprietary “design-build”
foundation.  The Submittal shall include the pier type, helical sections, shaft size, plate
thickness, torque motor specifications, means to verify torque for quality control, structural
properties of the pile sections, corrosion protection, couplings, end-connections and other
items considered relevant to the design and construction.  KMM should have the opportunity
to review the Technical Submittal for compliance with the project design prior (10 days) to
construction.  The Structural Engineer should also review the Technical Submittal for
compliance with structural aspects of the project.   
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8. A pile load test is not required for the project provided the following minimum criteria
outlined herein are specified for the project.  A load test could be considered to validate higher
allowable capacity.  

9. The piles shall be installed within 3 inches of plan location and cut-off within ½ inch of the
design cut-off elevation.  Further, the piles shall be installed no more than 5% out of plumb. 
Piles that exceed this criteria should be reviewed by the Engineer and may require re-
installation or additional piles.  The piles shall be surveyed for “as-built” location in this
regard.  

10. It is recommended that KMM be retained to review the pile installation to observe compliance
with the design concepts and as required by the MSBC. 

11. Obstructions associated with abandoned foundations, potential timber piles, etc may impact
the helical piles.  Potential for obstructions should be reviewed prior with test pits. 
Obstructions will need to be removed and backfilled to properly install the piles.  It is
uncertain the foundation supporting the existing residence in this regard.  

Structural Design

A Structural Engineer will need to be retained to provide a pile layout.  The Structural Engineer
should provide a pile layout considering a pile capacity no more than .20 kips.  The foundation piles
should be necessary for support of all structural foundations including columns and ancillary
structures. 

The piles shall be structurally connected for stability by means of grade beams, tie beams or a
structural floor slab per the MSBC.  The piles shall not be spaced less than 42 inches measured center
to center.  Isolated column supports shall not have less than 3 piles for stability per Code.  

Proper frost protection will be necessary for the grade beams.  This requires at least 4 ft of embedment
for protection. 

The FFE shall be located no less than 1 ft above the FEMA Flood elevation.  The FEMA Flood
elevation with regards to present site elevation shall be reviewed by others.  

Where underground utilities are to enter the pile supported building, it is recommended that flexible
connections and over-sized sleeves allowing upwards of .1½ inches of vertical settlement be used
to mitigate long-term differential movement.   

CLOSING COMMENTS

Depending upon the selected foundation system, it is recommended that KMM review the final
engineering design and Technical Submittals.  This is to observe compliance with the Massachusetts
State Building Code and the recommendations provided herein.
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CONSTRUCTION MONITORING

It is recommended that a geotechnical engineer or representative be retained to review foundation
activities such as the pile installation as well as the placement/compaction of Structural Fill.  It is
recommended that KMM be retained to provide construction monitoring services.  This is to observe
compliance with the design concepts presented herein.  Pile Inspection is also a requirement of the
MSBC.  

We trust the contents of this memorandum report are responsive to your needs at this time.  Should
you have any questions or require additional assistance, please do not hesitate to contact our office.

Arlington103ThorndikeSt.wpd
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LIMITATIONS

Explorations

1. The analyses, recommendations and designs submitted in this report are based in part upon the data
obtained from preliminary subsurface explorations.  The nature and extent of variations between these
explorations may not become evident until construction.  If variations then appear evident, it will be
necessary to re-evaluate the recommendations of this report.

2. The generalized soil profile described in the text is intended to convey trends in subsurface
conditions.  The boundaries between strata are approximate and idealized and have been developed
by interpretation of widely spaced explorations and samples; actual soil transitions are probably more
gradual.  For specific information, refer to the individual test pit and/or boring logs.

3. Water level readings have been made in the test pits and/or test borings under conditions stated on
the logs.  These data have been reviewed and interpretations have been made in the text of this report. 
However, it must be noted that fluctuations in the level of the groundwater may occur due to
variations in rainfall, temperature, and other factors differing from the time the measurements were
made.

Review

4. It is recommended that this firm be given the opportunity to review final design drawings and
specifications to evaluate the appropriate implementation of the recommendations provided herein.

5. In the event that any changes in the nature, design, or location of the proposed areas are planned, the
conclusions and recommendations contained in this report shall not be considered valid unless the
changes are reviewed and conclusions of the report modified or verified in writing by KMM
Geotechnical Consultants, LLC. 

Construction

6. It is recommended that this firm be retained to provide geotechnical engineering services during the
earthwork phases of the work.  This is to observe compliance with the design concepts, specifications,
and recommendations and to allow design changes in the event that subsurface conditions differ from
those anticipated prior to the start of construction.

Use of Report

7. This report has been prepared for the exclusive use of Agile Engineering in accordance with generally
accepted soil and foundation engineering practices.  No other warranty, expressed or implied, is made.

8. This report has been prepared for this project by KMM Geotechnical Consultants, LLC.  This report
was completed for preliminary design purposes and may be limited in its scope to complete an
accurate bid.  Contractors wishing a copy of the report may secure it with the understanding that its
scope is limited to preliminary geotechnical design considerations only.
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TABLE 1

103 Thorndike Street
Arlington, Massachusetts

Recommended Soil Gradation & Compaction Specifications

Gravel Base Fill 
(Select CRUSHED GRAVEL borrow)

SIEVE SIZE PERCENT PASSING 
BY WEIGHT

3 inch 100

3/4 inch 50-90

No. 4 30-70

No. 200 2-8

NOTES: For 12 inch base below exterior concrete slabs exposed to frost 
Shall have less than 12% fines (No. 200 sieve) based on the Sand fraction

Structural Fill
(Gravelly SAND)

SIEVE SIZE PERCENT PASSING 
BY WEIGHT

5 inch 100

3/4 inch 50-100

No. 4 20-80

No. 200 0-10

NOTES:  For use as backfill behind foundation walls

Structural Fill placed beneath the foundation should include the Footing Zone of Influence which is
defined as that area extending laterally one foot from the edge of the footing then outward and
downward at a 1H:1V splay.  Structural Fill should be placed in loose lifts not exceeding 12 inches
for heavy vibratory rollers and 8 inches for vibratory plate compactors.  All the fill on the project
should be compacted to at least 95 percent of maximum dry density as determined by the Modified
Proctor Test (ASTM-D1557).  The fill shall be compacted within ±2 of the optimum moisture
content.  The adequacy of the compaction efforts should be verified by field density testing which is
also a requirement of the Massachusetts State Building Code.  
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TEST BORING LOG

103 Thorndike Street
Arlington, MA 

B-1

Sheet 1 of 1

23-12011

Ground Elevation:     100 ft+/- GROUNDWATER OBSERVATIONS
Date Started: 12/14/23 DATE DEPTH CASING AT STABILIZATION

Date Finished: 12/14/23 12/14/23 5 ft

Driller:     DL

Soil Engineer/Geologist:
Dept

h
Casing Sample Strat

a
Break

Visual Identification

Ft. bl/ft No. Pen/Rec Depth Blows/6” of Soil and / or Rock Sample

1

5

10

15

20

25

30

35

1
1A

2

3

4

5

6

3

8”
8”

18”

15”

18”

0”

7”

21”

0’0”-1’0”
1’0”-2’0”

5’0”-7’0”

10’0”-12’0”

15’0”-17’0”

20’0”-22’0”

25’0”-27’0”

30’0”-32’0”

1-1
2-2

WOH

2-3-2-3

2-3-4-5

1-1-1-1

2-2-6-8

10-15-18-10

1’

5’

10’

Black, silty Sand, little gravel (FILL)
Olive, Silt-Fine Sand-Clay (FILL) 

___________________________________________________
Black, Organic, silty-fibrous Peat, wet (ORGANIC)

___________________________________________________
Grey, f-m Sand, trace silt, wet (SAND)

Same

No Recovery

Grey, f-m Sand  (SAND)

Brown, fine to medium Sand, trace silt
___________________________________________________

EOB @ 32’ BGS
GWT @ 5’ BGS upon completion

GeoProbe 6712

Cohesionless:   0 - 4 V. Loose,  4 - 10 Loose, Trace      0 to 10% CASING SAMPLE CORE TYPE

10 -30 M Dense,  30 -50 Dense,  50+ V Dense. Little      10 to 20% ID SIZE (IN)      SS      

Cohesive:   0 -2 V Soft,  2 -4 Soft,  4 -8 M Stiff Some      20 to 35% HAMMER WGT (LB)      140 lb.      

8 -15 Stiff,   15 -30 V. Stiff,  30 + Hard. And        35% to 50% HAMMER FALL (IN)      30"      

SOIL X, Corp.

148 Pioneer Drive
Leominster, MA 01453
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TEST BORING LOG

103 Thorndike Street
Arlington, MA 

B-2

Sheet 1 of 1

23-12011

Ground Elevation:     98 ft+/- GROUNDWATER OBSERVATIONS
Date Started: 12/14/23 DATE DEPTH CASING AT STABILIZATION

Date Finished: 12/14/23 12/14/23 5 ft

Driller:     DL

Soil Engineer/Geologist:
Dept

h
Casing Sample Strat

a
Break

Visual Identification

Ft. bl/ft No. Pen/Rec Depth Blows/6” of Soil and / or Rock Sample

1

5

10

15

20

25

30

35

1

2

3

4

5

6

7

8

9

10

10”

3”

18”

24”

20”

24”

18”

24”

17”

23”

0’0”-2’0”

2’0”-4’0”

5’0”-7’0”

7’0”-9’0”

10’0”-12’0”

12’0”-14’0”

15’0”-17’0”

20’0”-22’0”

25’0”-27’0”

30’0”-32’0”

2-2-2-2

2-1-3-3

1/for 24”

WOH

WOH

WOH

WOH

WOH

2-2-3-3

7-8-8-5

5’

7’

15’

24’

Black, fine to medium Sand, little silt 

Brown, fine to coarse Sand, little gravel (FILL)

___________           _____________                  ______________
Grey Sand/ Ash/ Cinders, wet (URBAN FILL)
___________________________________________________
Black, Organic Silt, trace silt (ORGANIC)

Black, Organic, silty-fibrous Peat, wet 

___________             ________________              ____________
Dark Brown, Organic Silt, wet (ORGANIC)

Dark Grey, Organic, clayey Silt, wet (ORGANIC)

___________________________________________________

Grey, fine to medium Sand, little silt (SAND)

Grey, f-m Sand (SAND)

___________________________________________________
EOB @ 50’ BGS 
GWT @ 5’ BGS upon completion.
Push rod from 30-50’ – No difference with resistance

GeoProbe 6712

Cohesionless:   0 - 4 V. Loose,  4 - 10 Loose, Trace      0 to 10% CASING SAMPLE CORE TYPE

10 -30 M Dense,  30 -50 Dense,  50+ V Dense. Little      10 to 20% ID SIZE (IN)      SS      

Cohesive:   0 -2 V Soft,  2 -4 Soft,  4 -8 M Stiff Some      20 to 35% HAMMER WGT (LB)      140 lb.      

8 -15 Stiff,   15 -30 V. Stiff,  30 + Hard. And        35% to 50% HAMMER FALL (IN)      30"      

SOIL X, Corp.

148 Pioneer Drive
Leominster, MA 01453
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TEST BORING LOG

103 Thorndike Street
Arlington, MA 

B-3

Sheet 1 of 1

23-12011

Ground Elevation:     99 ft+/- GROUNDWATER OBSERVATIONS
Date Started: 12/14/23 DATE DEPTH CASING AT STABILIZATION

Date Finished: 12/14/23 12/14/23 5 ft

Driller:     DL

Soil Engineer/Geologist:
Dept

h
Casing Sample Strat

a
Break

Visual Identification

Ft. bl/ft No. Pen/Rec Depth Blows/6” of Soil and / or Rock Sample

1

5

10

15

20

25

30

35

1

2

3

4

5

6

7

8

9

10

11

12

8”

4”

24”

24”

24”

24”

24”

24”

8”

22”

22”

24”

0’0”-2’0”

2’0”-4’0”

5’0”-7’0”

7’0”-9’0”

10’0”-12’0”

12’0”-14’0”

15’0”-17’0”

17’0’-19’0”

20’0”-22’0”

25’0”-27’0”

27’0”-29’0”

30’0”-32’0”

1-1-1-1

1-1-1-1

WOH

WOH

WOH

WOH

WOH

WOH

3-2-5-5

3-3-5-5

6-7-7-5

6-7-10-7

5’

10’

15’

20’

Dark Brown, Sand, little gravel, dry (FILL)

___________________________________________________

Black, Organic, silty-fibrous Peat, wet (ORGANIC)

_____________           ______________           ______________

Dark Brown, Organic Silt, wet (ORGANIC)

___________________________________________________
Dark Grey, fine to medium Sand, trace organic, wet

Dark Grey, f-m Sand

___________                 _____________        _______________
Grey, f-m Sand, wet  (SAND)

Grey, Silt-Clay w/ Sand layers

Grey, f-m Sand   (SAND)

Brown, f-c Sand, wet 
___________________________________________________

EOB @ 32’ BGS 
GWT @ 5’ BGS upon completion

GeoProbe 6712

Cohesionless:   0 - 4 V. Loose,  4 - 10 Loose, Trace      0 to 10% CASING SAMPLE CORE TYPE

10 -30 M Dense,  30 -50 Dense,  50+ V Dense. Little      10 to 20% ID SIZE (IN)      SS      

Cohesive:   0 -2 V Soft,  2 -4 Soft,  4 -8 M Stiff Some      20 to 35% HAMMER WGT (LB)      140 lb.      

8 -15 Stiff,   15 -30 V. Stiff,  30 + Hard. And        35% to 50% HAMMER FALL (IN)      30"      

SOIL X, Corp.

148 Pioneer Drive
Leominster, MA 01453
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Outlook

re: 103 Thorndike St

From Wynelle Evans <evco7@rcn.com>
Date Thu 6/12/2025 10:51 AM
To ZBA <ZBA@town.arlington.ma.us>

1 attachment (9 MB)
3836_103_Thorndike_St_Drawings_20241223 8.55.53 PM.pdf;

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’m writing about the proposed new condos at 103 Thorndike St., and the poor fit into that neighborhood that they represent.

The memo from the applicant's attorney refers to this project as a "reconstruction of an existing dwelling,” but then goes on to call
it the “demolition [of] the existing single-family dwelling and construct[ion of] a two-family dwelling.” To be most accurate, this is
the demolition of an existing single-family dwelling and construction of two condo dwellings. 

It goes on to state that “the size of the Proposed Dwelling is consistent with other dwellings in the immediate neighborhood,” and
that it will “fit comfortably with the surrounding area.”

My concern is that this last statement doesn’t reflect easily observed conditions in the neighborhood, where a mix of traditional and
modestly-scaled  two-families and single-families prevail. Instead, the current drawings indicate a very large, boxy structure that
presents the appearance of a three-story building, with flat facades and somewhat random finish applications, and an overall
generic appearance.

I have several questions, but had to leave before the discussion ended Tuesday night, so if any of these issues raised below were
resolved, please disregard.

1. Has the applicant had an opportunity to review our Residential Design Guidelines? They were created to discourage these kinds
of sore thumb projects by providing examples and suggestions for how to more-successfully integrate new construction into
existing neighborhoods.  

2. Has a shadow study been done to gauge the effects on the Magnolia playground and basketball court to the west of this parcel,
and the neighboring house to the east, at 99-101 Thorndike? 

3. The plan set shows a new curb cut leading to a permeable paver drive on the east side of the house. This new curb cut appears to
be almost double the width of the existing driveway entrance. That, combined with what appears to be permeable paving between
the front facade and the sidewalk, indicates that parking in front of the house will be possible. (In fact, one plan set, dated 9/2024,
shows a car parked in that front area; see pg. 2 of attached file.). Condo owners are not going to want to fuss with tandem parking,
and/or there may be more than one car per unit, so parking in front of the building will be very appealing. However, this is not
allowed—see 6.1.10.A., as amended at 2025 Annual Town Meeting. Also, there must be space allowed for a vegetated buffer
between 103 and 99-101, of a minimum 1’5” width. It would be good to see these regulations addressed in revised plans.

Many thanks for your work, and for your attention to these issues.

Best,
Wynelle
———————
Wynelle Evans
TMM, Pct. 14
781.859.9291 cell
evco7@rcn.com
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June 24, 2025 

 

Via ViewPoint Cloud  
Town of Arlington  
Board of Zoning Appeals  
51 Grove St 
Arlington, MA 02476 
 
RE:  Special Permit/Variance Applications  

APSE Investment LLC – 103 Thorndike Street, Arlington, Massachusetts   
 

Dear Board:  
 

Please be informed that this office represents APSE Investment LLC, a Massachusetts 

Limited Liability Company with an address of 15 Emerald Street, Newton, Massachusetts (the 

“Petitioner”). Please accept this letter as a request to continue tonight’s hearing to a date certain 

convenient for the Board.  

As grounds therefore, the Petitioner states it is still working on finalizing plans that may 

cause the project to no longer require a variance under Section 8.1.1. and G.L. ch. 40A, § 10. 

Additionally, the Petitioner may be able to revise the plans to be eligible for a special permit 

under 5.4.2.B(8) oppose to obtaining a special permit for the reconstruction of a non-conforming 

structure under G.L. ch. 40A, § 6.  
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The Petitioner requires additional time to update the plan set and discuss the same with 

the Building Commissioner. The Petitioner expects to be prepared to discuss it with the Board 

within two weeks.  

In consideration of this continuance, the Petitioner hereby extends all statutory deadlines 

under G.L. ch. 40A, § 9 & 15 by forty-five days.  

 

Very truly yours, 
 

 

Christopher J. Alphen, Esq.   
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Town of Arlington, Massachusetts

Docket #3858 164 Hillside Ave

Summary:
OpenGov Link: https://arlingtonma.portal.opengov.com/records/211304

ATTACHMENTS:
Type File Name Description

Reference Material 3858_165_Hillside_Ave_legal_ad_7-22-2025.pdf 3858 165 Hillside Ave
legal ad 7-22-2025

Reference Material 3858_164_Hillside_Ave_Application_SP-25-14.pdf 3858 164 Hillside Ave
Application SP-25-14

Reference Material 3858_164_Hillside_Ave_Application_abutter_map_and_list.pdf
3858 164 Hillside Ave
Application abutter map
and list

Reference Material 3858_164_Hillside_Avenue_Arlington_survey.pdf
3858 164 Hillside
Avenue Arlington
survey

Reference Material 3858_164_Hillside_Plans_showing_proposed_front_porch.PDF
3858 164 Hillside Plans
showing proposed front
porch
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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  
DOCKET NO 3858 

 
     Notice is herewith given in accordance with the provisions of Section 3.2.2 of the Zoning Bylaws 
that there has been filed, by Autumn Development Group LLC, on June 23, 2025, a petition 
seeking to alter their property located at 164 Hillside Ave - Block Plan 161.0-0002-0019.A The said 
petition would require a Special Permit under 5.3.9D of the Zoning Bylaw for the Town of Arlington. 
 
     A hearing regarding the petition will be conducted remotely via "Zoom”, on Tuesday, July 22, 
2025, at 7:30 P.M. as soon thereafter as the petitioner may be heard. To attend the meeting, please 
go to https://www.arlingtonma.gov/connect/calendar , choose the date of the meeting you wish to 
attend and register in the Zoom link. 
 
For documentation relating to this petition, visit the ZBA website 48 hours before the hearing at 
https://www.arlingtonma.gov/town-governance/boards-and-committees/zoning-board-of-
appeals/agendas-minutes. Please direct any questions to: ZBA@town.arlington.ma.us 
 

Christian Klein, RA, Chair   

Zoning Board of Appeals 
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Town of Arlington, MA June 23, 2025

SP-25-14
Special Use Permit Application

(ZBA)

Status: Active
Submitted On: 6/23/2025

Primary Location

164 HILLSIDE AVE
Arlington, MA 02476

Owner

AUTUMN DEVELOPMENT GROUP LLC
69 RICHFIELD RD ARLINGTON, MA 02474

Applicant

Bruce Ward
617-872-0411
bruce.ward@autumndevelopment.com
69 RICHFIELD RD

ARLINGTON, MA 02474

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)****

Zoning Bylaw Section 3.3.3 and  5.3.9D 

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

Will create a much more desirable front fascade and more functional home.  Will fit better into the vibe and style of

existing abutting and nearby homes.

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

Being a corner lot with 27 feet of setback on the right side (Prospect Ave) there will be no blocking of line of site around

corner.

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 porch will add an additional 40 sq feet of roof to house, and will have a gutter and downspout into landscaped area.

 It will not overload any municipal system.

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.*

This proposal will not result in the need for special regulations.

6/23/25, 12:05 PM SP-25-14
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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.*

While the proposed front porch exceeds the maximum square footage allowable by

right, the overall proposal is not substantially more detrimental to the neighborhood

than the existing structure. There are a variety of architectural styles on Hillside Ave. that incorporate sitiing porches,

providing a more welcoming vibe than just stairsgoing to front door.

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 proposed porch would actually enhance the charactor of the neighborhood, hopefully encouraging frequent

communication with neighbors and people walking by.

Dimensional and Parking Information

Present Use/Occupancy *

Single Family

Proposed Use/Occupancy *

Single Family

Existing Number of Dwelling Units*

1

Proposed Number of Dwelling Units*

1

Existing Gross Floor Area (Sq. Ft.)*

3700

Proposed Gross Floor Area (Sq. Ft.)*

3700

Existing Lot Size (Sq. Ft.)*

7442

Proposed Lot Size (Sq. Ft.)*

7442

Minimum Lot Size required by Zoning*

6000

Existing Frontage (ft.)*

91.5

Proposed Frontage (ft.)*

91.5

Minimum Frontage required by Zoning*

50

Existing Floor Area Ratio*

0.209

Proposed Floor Area Ratio*

0.209

Max. Floor Area Ratio required by Zoning*

0.35

Existing Lot Coverage (%)*

20.9

6/23/25, 12:05 PM SP-25-14
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Proposed Lot Coverage (%)*

20.9

Max. Lot Coverage required by Zoning*

0.35

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

7442

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

7442

Minimum Lot Area per Dwelling Unit required by Zoning*

6000

Existing Front Yard Depth (ft.)*

25

Proposed Front Yard Depth (ft.)*

25

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.)*

9.9

Proposed Left Side Yard Depth (ft.)*

9.9

Minimum Left Side Yard Depth required by Zoning*

10

Existing Right Side Yard Depth (ft.)*

25.4

Proposed Right Side Yard Depth (ft.)*

25.4

Minimum Right Side Yard Depth required by Zoning*

25

Existing Rear Yard Depth (ft.)*

21.5

Proposed Rear Yard Depth (ft.)*

21.5

Minimum Rear Yard Depth required by Zoning*

20

Existing Height (stories)

2.5

Proposed Height (stories)*

2.5

Maximum Height (stories) required by Zoning*

2.5

Existing Height (ft.)*

33

Proposed Height (ft.)*

33

Maximum Height (ft.) required by Zoning*

34

6/23/25, 12:05 PM SP-25-14
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For additional information on the Open Space requirements, please refer to Section 2 of the Zoning Bylaw.

Existing Landscaped Open Space (Sq. Ft.)*

5396

Proposed Landscaped Open Space (Sq. Ft.)*

5356

Existing Landscaped Open Space (% of GFA)*

72.5

Proposed Landscaped Open Space (% of GFA)*

71.9

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

10

Existing Usable Open Space (Sq. Ft.)*

5396

Proposed Usable Open Space (Sq. Ft.)*

5356

Existing Usable Open Space (% of GFA)*

72.5

Proposed Usable Open Space (% of GFA)*

72.5

Minimum Usable Open Space required by Zoning*

9

Existing Number of Parking Spaces*

2

Proposed Number of Parking Spaces*

2

Minimum Number of Parking Spaces required by Zoning*

1

Existing Parking area setbacks

28

Proposed Parking area setbacks *

28

Minimum Parking Area Setbacks required by Zoning*

25

Existing Number of Loading Spaces

1

Proposed Number of Loading Spaces*

1

Minimum Number of Loading Spaces required by Zoning*

1

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

12

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

12

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

2

Existing type of construction*

wood frame

Proposed type of construction*

wood frame

6/23/25, 12:05 PM SP-25-14
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Open Space Information

Existing Total Lot Area*

7442

Proposed Total Lot Area*

7442

Existing Open Space, Usable*

5396

Proposed Open Space, Usable*

5356

Existing Open Space, Landscaped*

5396

Proposed Open Space, Landscaped*

5356

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

1100

Basement or Cellar, Proposed Gross Floor Area

1100

1st Floor, Existing Gross Floor Area

1100

1st Floor, Proposed Gross Floor Area

1100

2nd Floor, Existing Gross Floor Area

1210

2nd Floor, Proposed Gross Floor Area

1210

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

600

Attic, Proposed Gross Floor Area

600

6/23/25, 12:05 PM SP-25-14

https://arlingtonma.workflow.opengov.com/#/explore/records/211304/details 5/6

123 of 160



Parking Garages, Existing Gross Floor Area

300

Parking Garages, Proposed Gross Floor Area

300

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.

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*

Bruce D Ward

Jun 23, 2025

4310 4310

6/23/25, 12:05 PM SP-25-14
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Town of Arlington, Massachusetts

Docket #3860 67 Foster Street

Summary:
OpenGov Link: https://arlingtonma.portal.opengov.com/records/210188

ATTACHMENTS:
Type File Name Description
Reference Material 3850_67_Foster_St_legal_ad.pdf 3850 67 Foster St legal ad

Reference Material 3860_67_Foster_St_abutter_map_and_list.pdf 3860 67 Foster St abutter map
and list

Reference Material 3850_67_Foster_St_Application_SP-25-
10.pdf

3850 67 Foster St Application
SP-25-10

Reference Material 3850_67_Foster_St_Plot_Plan_-_Survey.pdf 3850 67 Foster St Plot Plan -
Survey

Reference Material Back_yard_view.jpg 3850 67 Foster Back yard view

Reference Material Fence_with_baluster.jpg 3850 67 Foster Fence with
baluster

Reference Material 3850_65-
67_Foster_Street_letter_from_ISD.pdf

3850 65-67 Foster Street letter
from ISD
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Privacy Policy Terms of Service

Contact Us

ORDER DETAILS

Order Number:

LNEO0297728 

External Order #:

11317569 

Order Status:

Approved 

Classification:

Public Notices 

Package:

General Package 

Total payment:

227.36 

Payment Type:

Account Billed  

User ID:

L0023538 

External User ID:

670931 

ACCOUNT INFORMATION

Arlington Board Of Appeals

51 Grove St

Arlington, MA 02476-4602

781-316-3396 

cralston@town.arlington.ma.us

Arlington Board Of Appeals

Contract ID:

TRANSACTION REPORT

Date

May 13, 2025 3:17:02 PM EDT 

Amount:

227.36  

ADDITIONAL OPTIONS

1 Affidavit

SCHEDULE FOR AD NUMBER LNEO02977280

May 22, 2025

The Advocate & Star (Arlington - Winchester)

May 29, 2025

The Advocate & Star (Arlington - Winchester)

PREVIEW FOR AD NUMBER LNEO02977280

i-Publish  AdPortal: v2.6

©2025 iPublish Media Solutions, LLC
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Town of Arlington, MA May 6, 2025

SP-25-10
Special Use Permit

Application (ZBA)

Status: Active
Submitted On: 4/30/2025

Primary Location

67 FOSTER ST
Arlington, MA 02474

Owner

DECILIO CHRISTOPHER
67 FOSTER ST ARLINGTON, MA
02474

Applicant

CHRISTOPHER DECILIO
781-643-5003
christopherd3@gmail.com
67 FOSTER STREET

ARLINGTON, MA 02474

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)****

I am applying for a special permit under Section 3.3 of the bylaws, for adding a 1-foot baluster

topper on top of a 6-foot privacy fence (7 feet total) for a 16 foot section along the border of my

back yard.  The fence is intended to provide privacy between the neighboring yard, which is rather

unsightly, and will replace an aluminum non-privacy fence which is currently in place.  The

additonal foot (the baluster) will provide partial privacy, but is intended more to offer a visually

pleasing presentation, as it both decorative and will match the baluster appearance of the fencing

in the other borders of the yard and in deck railing.

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

The fence's extra foot in height is a baluster top, intended to provide an aesthetically pleasing

appearance to the yard, the adjoining neighbor's yard and to other neighbors with sightline to the

fence.

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

The section of fence will traverse 16 feet along the back yard.  It does not affect traffic or

pedestrians.
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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 section fence will traverse 16 feet along the back yard.  It will not affect any public

water, drainage or sewer system, or any other municipal system.  It will not affect health, safety

or the general welfare. 

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.*

The fence does not fulfill any special regulations.  It is simply for privacy and aesthetics. 

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 fence's extra foot in height is a baluster top, intended to provide an aesthetically pleasing

appearance.  It is believed it will improve the character of the adjoining parcel, as well as other

neighbors with sightline to the fence.  It will not affect health. 

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 fence's extra foot in height is a baluster top, intended to provide an aesthetically pleasing

appearance.  It is believed it will improve the character of the adjoining parcel, as well as other

neighbors with sightline to the fence.

Dimensional and Parking Information

Present Use/Occupancy *

This entire section is n/a. But this is a two-

family home, with both units occupied

Proposed Use/Occupancy *

n/a - this special permit request is for a 16-

foot section along the property's back yard

border
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Existing Number of Dwelling Units*

0

Proposed Number of Dwelling Units*

0

Existing Gross Floor Area (Sq. Ft.)*

0

Proposed Gross Floor Area (Sq. Ft.)*

0

Existing Lot Size (Sq. Ft.)*

0

Proposed Lot Size (Sq. Ft.)*

0

Minimum Lot Size required by Zoning*

0

Existing Frontage (ft.)*

0

Proposed Frontage (ft.)*

0

Minimum Frontage required by Zoning*

0

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
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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

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)

0

Proposed Height (stories)*

0

Maximum Height (stories) required by Zoning*

0

Existing Height (ft.)*

0

Proposed Height (ft.)*

0

Maximum Height (ft.) required by Zoning*

0
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For additional information on the Open Space requirements, please refer to Section 2 of the

Zoning Bylaw.

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*

0

Proposed Total Lot Area*

0

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

1st Floor, Existing Gross Floor Area

0

1st Floor, Proposed Gross Floor Area

0
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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

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.

0 0
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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*

Christopher DeCilio

Apr 30, 2025
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Town of Arlington, Massachusetts

Docket #3851 351 Appleton St

Summary:
OpenGov link: https://arlingtonma.portal.opengov.com/records/211301

ATTACHMENTS:
Type File Name Description

Reference
Material 3861_351_Appleton_St_Application_SP-25-16.pdf

3861 351
Appleton St
Application
SP-25-16

Reference
Material 3861_Appleton_351_Plot_Plan_Showing_GFA_Calculation.pdf

3861 Appleton
351 Plot Plan
Showing GFA
Calculation

Reference
Material 3861_Appleton_351_Plot_Plan_Showing_Proposed_Driveway_June_2025.pdf

3861 Appleton
351 Plot Plan
Showing
Proposed
Driveway June
2025

Reference
Material 3861_351_Appleton_St_legal_ad_7-22-2025.pdf

3861 351
Appleton St
legal ad 7-22-
2025

Reference
Material 3861_351_Appleton_St_Application_abutter_list_and_map.pdf

3861 351
Appleton St
Application
abutter list and
map
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Town of Arlington, MA June 26, 2025

SP-25-16
Special Use Permit Application

(ZBA)

Status: Active
Submitted On: 6/24/2025

Primary Location

351 APPLETON ST
Arlington, MA 02476

Owner

CORBETT WILLIAM; CORBETT JOANNE M
351 APPLETON ST ARLINGTON, MA 02476

Applicant

Daniel Cameron
617-513-5897
dancameron2277@gmail.com
22 Zachary Ln

Reading , MA 01867

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)****

Second driveway  per Section 6.1.10 (A) of the Arlington Zoning ByLaw

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

Mrs. Corbett, the homeowner has family members living with her now and they currently park on Wollaston Ave.  during

the day. They need additional parking and the existing driveway is one vehicle wide that leads to a single car garage.

This driveway cannot be expanded as it would inhibit access to the main entrance and would interfere with a 20" street

tree.  The second driveway would provide much needed relief to the parking situation. 

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

This is a corner lot and the new driveway will be one vehicle wide and the new curb cut will be 17' (one car length) away

from the stop line at Appleton Street.   This layout/curb cut has been approved by Engineering. 

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 additional impervious area is 440 SF and would require a Minor Stormwater Permit.  This would satisfy the

draingage requirements of the Town of Arlington. 

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.*

The use is consistant with the provisions of Section 6.1.10 (A)
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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 use is consistant with the provisions of Section 6.1.10 (A) and similar to other curb cuts

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 use is consistant with the provisions of Section 6.1.10 (A) and similar to the driveway/curb cut at the adjacent

property, 181 Wollaston Ave. 

Dimensional and Parking Information

Present Use/Occupancy *

Residential

Proposed Use/Occupancy *

Residential

Existing Number of Dwelling Units*

1

Proposed Number of Dwelling Units*

1

Existing Gross Floor Area (Sq. Ft.)*

1542

Proposed Gross Floor Area (Sq. Ft.)*

1542

Existing Lot Size (Sq. Ft.)*

6536.7

Proposed Lot Size (Sq. Ft.)*

6536.7

Minimum Lot Size required by Zoning*

6000

Existing Frontage (ft.)*

109.3

Proposed Frontage (ft.)*

109.3

Minimum Frontage required by Zoning*

60

Existing Floor Area Ratio*

23.5

Proposed Floor Area Ratio*

23.5

Max. Floor Area Ratio required by Zoning*

0

Existing Lot Coverage (%)*

19.4
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Proposed Lot Coverage (%)*

19.4

Max. Lot Coverage required by Zoning*

35

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

6536.7

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

6536.7

Minimum Lot Area per Dwelling Unit required by Zoning*

6000

Existing Front Yard Depth (ft.)*

25

Proposed Front Yard Depth (ft.)*

25

Minimum Front Yard Depth required by Zoning*

25

Existing SECOND Front Yard Depth (ft.)*

47.9

Proposed SECOND Front Yard Depth (ft.)*

47.9

Minimum SECOND Front Yard Depth required by Zoning*

25

Existing Left Side Yard Depth (ft.)*

7.2

Proposed Left Side Yard Depth (ft.)*

7.2

Minimum Left Side Yard Depth required by Zoning*

10

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.)*

10

Proposed Rear Yard Depth (ft.)*

10

Minimum Rear Yard Depth required by Zoning*

10

Existing Height (stories)

1.5

Proposed Height (stories)*

1.5

Maximum Height (stories) required by Zoning*

2.5

Existing Height (ft.)*

24.2

Proposed Height (ft.)*

24.2

Maximum Height (ft.) required by Zoning*

35
151 of 160



For additional information on the Open Space requirements, please refer to Section 2 of the Zoning Bylaw.

Existing Landscaped Open Space (Sq. Ft.)*

4100

Proposed Landscaped Open Space (Sq. Ft.)*

3670

Existing Landscaped Open Space (% of GFA)*

265

Proposed Landscaped Open Space (% of GFA)*

238

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

10

Existing Usable Open Space (Sq. Ft.)*

2225

Proposed Usable Open Space (Sq. Ft.)*

1782

Existing Usable Open Space (% of GFA)*

144

Proposed Usable Open Space (% of GFA)*

114

Minimum Usable Open Space required by Zoning*

30

Existing Number of Parking Spaces*

2

Proposed Number of Parking Spaces*

3

Minimum Number of Parking Spaces required by Zoning*

1

Existing Parking area setbacks

0

Proposed Parking area setbacks *

1

Minimum Parking Area Setbacks required by Zoning*

1

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.)*

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*

Asphalt Shingle

Proposed type of construction*

Asphalt Shingle
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Open Space Information

Existing Total Lot Area*

6536.7

Proposed Total Lot Area*

6536.7

Existing Open Space, Usable*

2225

Proposed Open Space, Usable*

1782

Existing Open Space, Landscaped*

4100

Proposed Open Space, Landscaped*

3670

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

1st Floor, Existing Gross Floor Area

1070

1st Floor, Proposed Gross Floor Area

1070

2nd Floor, Existing Gross Floor Area

472

2nd Floor, Proposed Gross Floor Area

472

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
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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.

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*

Daniel A Cameron

Jun 24, 2025

1542 1542
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OWNER:
JOANNE M. CORBETT
351 APPLETON STREET
ARLINGTON, MA 
CERTIFICATE NO. 199319
LOT 2 - LAND COURT PLAN NO. 17966-B
PROPERTY ID: 175-3-9

34.2'

23.4'

11.0'

5.6'

8.7'

29.1'

4.0'

9.4'

13.2'

SECOND FLOOR

    1/2  STORY
TOTAL GFA: 472 SF

54.0'

23.4'

11.0'

5.6'

8.7'

29.1'

4.0'

9.4'

13.2'

Garage
(200 sf)

FIRST FLOOR

TOTAL GFA: 1270 SF
LESS GAR:  (200 SF)
         NET:   1070 SF

ONE STORY 
   (0 SF)

19.8'

TOTAL GFA:  1542  SF

4.0'
4.0'

0 10 20

WORKSHEET SHOWING
CALCULATION OF GFA

IN
ARLINGTON, MA
351 APPLETON STREET

SCALE: 1" - 10'-0"
JUNE 23, 2025

D & A SURVEY ASSOCIATES, INC.
P.O. BOX 80    READING, MA 01867

(781) 324 - 9566
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S 27°49'27" E  40.79'

S 15°18'17" W
  28.68'

S 37°21'09" E  49.38'

N
 52°38'51" E  77.80'

S 46°13'52" W
 

N 35°52'00" W  55.39'

L = 23.87'
R = 15.55'

  '97.932 = R  '89.14 = L

1½ STORY SINGLE
FAMILY DWELLING
       NO. 351

9.8'

EXIST.
PAVED
DRIVEWAY

EXIST.
CURB CUT

10.0'

CROSSWALK

C
R

O
SSW

ALK

G
R

ASS AR
EA

CONCRETE SIDEWALK

A
S

P
H

A
LT

S
ID

E
W

A
LK

CONCRETE

SID
EW

ALK

EDGE OF EXISTING DRIVEWAY

30.23'

PROPOSED PERMEABLE 
PAVEMENT DRIVEWAY
       AREA = 403 SF

17.0'

EXISTING CURB CUT
NO. 181   WALLASTON AVE

N/F
MD RIAH MAHAMUD &
DISHARY JAHAN
BOOK 80692  PAGE 460
LOT 16 - PLAN BOOK 262 PLAN 35
PROPERTY ID: 175-3-10

NO. 255 APPLETON STREET

N/F
DORIS HAMNER & JOSE TORRES,
TRUSTEES OF THE DORIS HAMNER &
JOSE TORRES LIVING TRUST
CERTIFICATE NO. 281898
LOT 1 - LAND COURT PLAN NO. 17966-B
PROPERTY ID: 175-3-8

NO. 181 WOLLASTON AVENUE

OWNER:
JOANNE M. CORBETT
351 APPLETON STREET
ARLINGTON, MA 
CERTIFICATE NO. 199319
LOT 2 - LAND COURT PLAN NO. 17966-B
PROPERTY ID: 175-3-9

GRANITE CURB

G
R

AN
ITE C

U
R

B

APPLETON                           STREET(PUBLIC: 40.00' WIDE)

W
O

LLASTO
N

                           AVEN
U

E
(PU

BLIC
: 50.00' W

ID
E)

LAND COURT PLAN NO. 17966-B

SB/DH FND

SB FND (HELD BK CTR)SB DH FND

138.41'

0 20 40

PAVERS

DECK

20" TREE

25.0'

STOP LINE

CURB TO BE REMOVED

TO
TAL C

U
R

B C
U

T BO
TH

 LO
TS: 32'

7.2'

10.0'

40.0'

41.0'

10
.0

' 10.0'

PROPOSED BUFFER

PROPOSED OPEN SPACE
             1782 SF

47.8'

 LOT 2
6536.7 SF

CERTIFIED PLOT PLAN
 SHOWING 

PROPOSED DRIVEWAY
IN

ARLINGTON, MA
351 APPLETON STREET

SCALE: 1" - 20'-0"
JUNE 23, 2025

D & A SURVEY ASSOCIATES, INC.
P.O. BOX 80    READING, MA 01867

(781) 324 - 9566

NOTES:
1.) THIS PLAN WAS PREPARED FROM AN INSTRUMENT SURVEY
2.) DEED REFERENCE: REGISTERED LAND CERT. NO. 199319
3.) PLAN REFERENCE: LAND COURT PLAN NO. 17966-B
4.) ZONING DISTRICT: R-1
5.) PROPOSED INCREASE IN IMPERVIOUS AREA: 403 SF
5.) A SPECIAL PERMIT WILL BE REQUIRED FROM THE ARLINGTON ZBA 
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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  
DOCKET NO 3861 

 
     Notice is herewith given in accordance with the provisions of Section 3.2.2 of the Zoning Bylaws 
that there has been filed, by William and Joanne Corbett, on June 24, 2025, a petition seeking to 
alter their property located at 351 Appleton St - Block Plan 175.0-0003-0009.0. The said petition 
would require an Special Permit under 6.1.1(A) of the Zoning Bylaw for the Town of Arlington. 
 
     A hearing regarding the petition will be conducted remotely via "Zoom”, on Tuesday, July 22, 
2025, at 7:30 P.M. as soon thereafter as the petitioner may be heard. To attend the meeting, please 
go to https://www.arlingtonma.gov/connect/calendar , choose the date of the meeting you wish to 
attend and register in the Zoom link. 
 
For documentation relating to this petition, visit the ZBA website 48 hours before the hearing at 
https://www.arlingtonma.gov/town-governance/boards-and-committees/zoning-board-of-
appeals/agendas-minutes. Please direct any questions to: ZBA@town.arlington.ma.us 
 

Christian Klein, RA, Chair   

Zoning Board of Appeals 
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