
����'#56�6*+4&�564''6

 
 

776655  EEAASSTT  TTHHIIRRDD  SSTTRREEEETT  
RREESSIIDDEENNTTIIAALL  PPRROOJJEECCTT  

 
765-771 East Third Street 

South Boston, Massachusetts 
 

APPLICATION FOR ARTICLE 80 SMALL PROJECT REVIEW 
 

submitted to the 
 

Boston Planning & Development Agency 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 

 
 
 
 
 

 
by 
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765 East Third Street Residential Project 

 
 
 

 
 
        

February 6, 2019 
 
 
 
Brian Golden, Director 
Boston Planning and Development Agency 
Boston City Hall, 9th Floor 
Boston, MA 02201 
 
Dear Director Golden: 
 
 It is my pleasure to submit this application for Small Project Review pursuant to Article 
80, Section 80E, of the Boston Zoning Code, for the 765 East Third Street Residential Project in 
South Boston. 
 
 The proposed project consists of 25 new residential units, primarily market rate, with 3 
affordable units and a monetary contribution to the City’s IDP fund in accordance with the 
Inclusionary Development Policy. Thirty-seven garage parking spaces and an interior loading 
bay will be provided. The project is zoning compliant, meeting all use, dimensional, off-street 
parking, and off-street loading requirements of Article 68, the South Boston Neighborhood 
zoning article. 
 
 The applicants and owners of the land are Richard Cox and his wife, Joy Cox.  
 

On behalf of the applicants and the development team, I wish to thank the BPDA for its 
guidance and assistance to date in this matter. We look forward to continuing our strong 
working relationship with BPDA staff as we move towards final approval of this project. 
 
       Very truly yours, 
 
 
 
       George Morancy, Esq. 
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765 EAST THIRD STREET RESIDENTIAL PROJECT 
 

~ South Boston ~ 
 

APPLICATION TO THE BOSTON PLANNING AND DEVELOPMENT AGENCY 
Pursuant to Article 80E of the Boston Zoning Code 

 
submitted by 

 
Richard and Joy Cox 
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765 East Third Street Residential Project 

I.  PROJECT SUMMARY 
 
1.1    Project Team 
 
Owner and Applicant: 
Mr. Richard Cox 
Mrs. Joy Cox 
65 Puritan Drive 
Quincy, MA 02169 
 
Legal Counsel: 
George Morancy, Esq. 
Adams & Morancy, P.C. 
350 West Broadway 
South Boston, MA 02127 
Tel: 617-269-5800 
 
Architecture: 
Choo & Co., Inc. 
One Billings Road 
Quincy, MA 02171 
Tel.: 617-786-7727 
Email: arthur@choo-design.com 
 
Surveying: 
Boston Survey, Inc. 
George Collins, P.L.S. 
Unit C-4, Shipway Place 
Charlestown, MA 02129 
Tel: 617-242-1313 
Email: gcollins@bostonsurveyinc.com 
 
1.2 Project Summary 
 
The proposed project consists of a new four-story 25-unit residential building at 765 East Third 
Street in South Boston. The lot size is approximately 20,256 square feet, comprises three parcels, 
and is currently partially occupied by a single-story brick and masonry commercial building with 
appurtenant surface parking, serving Cox Electric Company. 
 
1.3 Community Benefits 
 
The proposed project will offer many public benefits to the surrounding neighborhood and to the 
City of Boston, including: 
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765 East Third Street Residential Project 

• the creation of 25 new dwelling units in an attractive low-rise building, including 3 
affordable units in accordance with the City of Boston’s Inclusionary Development Policy;  
 
• generation of thousands of dollars in revenue annually to the City of Boston once the 
project is completed in the form of new real property tax payments;  
 
• improvements to the property boundaries of the site, including landscape buffering and 
associated streetscape improvements; and 
 
• the expected creation of at least 45 construction industry jobs to complete the proposed 
project; 

 
II.  DETAILED PROJECT INFORMATION 

 
2.1 Project Description 
 
The project site consists of approximately 20,256 square feet, comprised of three parcels of land 
situated at 765-771 East Third Street in South Boston. The site fronts northerly on East Third 
Street with housing on O Street to the west, housing on East Third Street to the east, and the rear 
lots of housing on East Broadway to the south. 
 
The proposed new four-story building will consist of 25 new residential units, primarily market 
rate, with 3 affordable units in accordance with the City’s Inclusionary Development Policy, and 
37 garage parking spaces. 
 
2.2 Project Financing and Developer Pro Forma 
  
The applicants have owned and managed a family-owned electrical contracting company that 
has been headquartered in South Boston for over ninety years, have an established and solid 
working relationship with many local lenders, and intend to finance the project using traditional 
institutional financing. The land is owned outright with no acquisition cost or mortgage, providing 
significant project equity. 
  
Total Development Cost (soft/hard costs): $8,500,000 
Construction Cost (hard cost): $8,000,000 
Disclosure of Beneficial Interests in the Project 
   

• Richard Cox:   50% 
• Joy Cox:   50% 

 
Number of Construction Jobs:   45 
Estimated Constructions Start:             First Quarter 2020 
Estimated Construction Completed:   Third Quarter 2021 
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765 East Third Street Residential Project 

2.3 Urban Design Approach – Building Program, Massing and Materials 
 
The proposed project consists of the re-development of a 20,256 square-foot multifamily 
residential site situated at 765-771 East Third Street in South Boston, by construction of a new 
five (4) story building containing twenty-five residential units and thirty-seven accessory off-
street parking spaces located in the building’s garage, located partly at and partly below grade. 
The garage will be entered and exited via East Third Street. 
 
The proposed project would create a residential development combining market-rate and 
affordable housing opportunities in an aesthetic appropriate in scale, massing, and design to 
South Boston’s City Point neighborhood. In planning the building, great care was given to 
respecting the designs of abutting and surrounding properties, particularly those which share 
boundaries with the site. As a result, the proposed building has been designed to respect and 
complement the surrounding neighborhood and to sensitively allow for new multi-family 
development in a neighborhood with a mix of housing types. 
 
2.4 Traffic, Parking, and Access 
 
The building’s garage will accommodate parking for 37 motor vehicles, achieving zoning 
compliance and providing a 1.5:1 parking ratio. The project site is also located one block from 
stops for MBTA bus routes 7, 9, 10 and 11, providing direct access to the MBTA’s Broadway, 
Andrew, and South Station Red Line rapid transit stations. An existing curb cut on East Third Street 
will be closed and relocated to a new location also on East Third Street, providing access to and 
egress from the garage. The garage itself ramps down, owing to the declining grade of the site, 
providing below-grade structured parking at the rear of the site and allowing a generous green 
space buffer at grade between the rear of the building and lots fronting on East Broadway. A 
garage loading bay will serve building move-ins and move-outs, as well as major deliveries. 
 
2.5 Anticipated Permits and Approvals 
 
 

 
Agency Name 

 

 
Permit or Action 

 

 
Boston Planning & Development Agency 

 
•  Article 80 Small Project Review 
•  Design Review Approval 
•  Affordable Housing Agreement 

 
 

Boston Water and Sewer Commission 
 
 •  Local Water & Sewer Tie-in    
     and Site Plan Approval 
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765 East Third Street Residential Project 

 
  Boston Inspectional Services Department 

 
 •  Zoning Board of Appeal Approval   
     (IPOD Permit) 
 •  Demolition Permit 
 •  Building Permit 
 •  Certificate of Occupancy 
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765 East Third Street Residential Project 

III.  BOSTON ZONING CODE DATA 
 

Zoning District: MFR – Multifamily Residential – Article 68 
 
      Required  Proposed Complies with Zoning 
 
Min. Lot Area         none  20,256 s.f.       Yes 
  
Min. Lot Area/Add’l D.U.       none  20,256 s.f.   Yes 
 
Min. Lot Width        20 ft.  162.12 ft.        Yes 
 
Min. Lot Frontage        20 ft.  162.12 ft.                     Yes 
 
Max. FAR         2.0   1.65        Yes   
 
Max. Building Height        40 ft.  40 ft.        Yes 
 
Min. Open Space        200 s.f./d.u. 201 s.f./d.u.       Yes 
 
Min. Front Yard Setback       5 ft.1       3 ft.        Yes 
 
Min. Side Yard Setback       3 ft.   6 ft.        Yes 
 
Min. Rear Yard Setback       20’    32’-2”                   Yes 
 
Off-Street Parking Requirements Per Table H of Article 50 
 
Residential Parking: 
21 market-rate 2-bedroom units: 1.5 space per unit = 32 spaces required 
1 market-rate 1-bedroom unit: 1 space required 
3 IDP (affordable) 2-bedroom units: .7 space per unit = 2 spaces required  
 
Commercial Parking: 
None required. 
 
Total spaces required: 35 
Total spaces provided: 37        Yes 
           

                                                
1 Footnote 1 to Table D: “The Front Yard Setback shall be determined through Small or Large Project Review, if 
applicable, but shall be a minimum of 5 feet along First Street to provide additional pedestrian right of way, or 
the modal front yard depth as calculated by the method provided in Section 18-2 of this Code, whichever is 
greater.” 
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765 East Third Street Residential Project 

Off-Street Loading Requirements Per Table I of Article 50 
 

15,001 – 49,999 square feet:  1 Off-Street Loading Bay required. 
Off-Street Loading Bay provided: 1            Yes 
 
Use Regulations: The proposed multi-family dwelling is an Allowed Use.  
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IV.	URBAN	DESIGN	SUBMISSIONS	&	ACCESSIBILITY	CHECKLIST

LOCUS	MAP

AERIAL	VIEW	OF	SITE

EXHIBIT	1
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VIEW	OF	SITE	FROM	EAST	THIRD	STREET	FACING	WEST

VIEW	OF	SITE	FROM	EAST	THIRD	STREET	FACING	SOUTH

EXHIBIT	5
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VIEW	OF	SITE	FROM	THE	LOT	-	EAST	THIRD	STREET	TO	THE	RIGHT

VIEW	OF	SITE	FROM	THE	LOT	-	EAST	THIRD	STREET	TO	THE	LEFT

EXHIBIT	6
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ZONING	CODE	REFUSAL	LETTER EXHIBIT	7
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EXISTING	CONDITIONS	SITE	PLAN	 EXHIBIT	8
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PROPOSED	CONDITIONS	SITE	PLAN	 EXHIBIT	9
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Article 80 | ACCESSIBILTY CHECKLIST 
 

3 
 

What is the Construction Type? (Select most appropriate type) 1B : 5A 

  Wood Frame 
(x) 

Masonry Steel Frame 
(x) 

Concrete 

What are the principal building uses? (IBC definitions are below – select all appropriate that apply)  

  Residential – 
One - Three Unit 

Residential -  
Multi-unit, Four +   
(x) 

Institutional Educational 

  Business Mercantile Factory Hospitality 

  Laboratory / 
Medical 

Storage, Utility and 
Other     

  

List street-level uses of the building: Residential Lobby, Parking Garage, (1) Residential Unit 

3. Assessment of Existing Infrastructure for Accessibility:  
This section explores the proximity to accessible transit lines and institutions, such as (but not limited 
to) hospitals, elderly & disabled housing, and general neighborhood resources. Identify how the area 
surrounding the development is accessible for people with mobility impairments and analyze the 
existing condition of the accessible routes through sidewalk and pedestrian ramp reports. 
 

Provide a description of the 
neighborhood where this development 
is located and its identifying 
topographical characteristics: 

The neighborhood is primarily residential with townhouses and smaller 
mutli-family residential buildings. 
 
 
 

List the surrounding accessible MBTA 
transit lines and their proximity to 
development site: commuter rail / 
subway stations, bus stops: 

The project is located approximately 499 feet from the East Broadway 
and O Street 5, 7, 9 & 10 bus line, and 1.6 miles from the Red Line 
MBTA Train Station. 
 
 
 

List the surrounding institutions: 
hospitals, public housing, elderly and 
disabled housing developments, 
educational facilities, others: 

South Boston Catholic Academy, 866 East Broadway. 
 

List the surrounding government 
buildings: libraries, community centers, 
recreational facilities, and other related 
facilities: 

None in the immediate vicinity. 
 
 
 

4. Surrounding Site Conditions – Existing: 
         This section identifies current condition of the sidewalks and pedestrian ramps at the development 
site.  
 

Is the development site within a historic 
district? If yes, identify which district: 

No. 
 

26



Article 80 | ACCESSIBILTY CHECKLIST 
 

4 
 

  

Are there sidewalks and pedestrian 
ramps existing at the development site? 
If yes, list the existing sidewalk and 
pedestrian ramp dimensions, slopes, 
materials, and physical condition at the 
development site:     

Sidewalks are existing; they are generally flat on East Third Street. 
Pedestrian ramps are existing to remain, located at the intersection of East 
Third Street and O Street and East Third Street and P Street. Concrete 
sidewalk dimensions average 7’-10”.  See attached plot plan. 
 
 
 

Are the sidewalks and pedestrian ramps 
existing-to-remain? If yes, have they 
been verified as ADA / MAAB compliant 
(with yellow composite detectable 
warning surfaces, cast in concrete)? If 
yes, provide description and photos: 

The intersection of East Third Street and P Street has existing yellow 
composite detectable warning surfaces, the intersection of East Third 
Street and O Street does not.  See attached photographs. 
 
 
 
 
 
 

5. Surrounding Site Conditions – Proposed 
This section identifies the proposed condition of the walkways and pedestrian ramps around the 
development site. Sidewalk width contributes to the degree of comfort walking along a street. Narrow 
sidewalks do not support lively pedestrian activity, and may create dangerous conditions that force 
people to walk in the street. Wider sidewalks allow people to walk side by side and pass each other 
comfortably walking alone, walking in pairs, or using a wheelchair. 
 

Are the proposed sidewalks consistent 
with the Boston Complete Street 
Guidelines?  If yes, choose which Street 
Type was applied: Downtown 
Commercial, Downtown Mixed-use, 
Neighborhood Main, Connector, 
Residential, Industrial, Shared Street, 
Parkway, or Boulevard. 

Yes, East Third Street is consistent with the minimum Boston Complete 
Street Guidelines for Neighborhood Residential Street Types. 
 
 
 
 
 
 
 

What are the total dimensions and 
slopes of the proposed sidewalks? List 
the widths of the proposed zones: 
Frontage, Pedestrian and Furnishing 
Zone: 

The existing sidewalk width on East Third Street is 7’-10”.  The sidewalk 
is level and there is almost no slope. 
 
 
 
 

List the proposed materials for each 
Zone. Will the proposed materials be on 
private property or will the proposed 
materials be on the City of Boston 
pedestrian right-of-way?  

The existing concrete sidewalk on the City of Boston’s pedestrian right-of-
way is to remain/ be extended to a full width of 8’-6” into the private 
property of 765-771 East Third Street to allow for tree planting grates. 
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5 
 

Will sidewalk cafes or other furnishings 
be programmed for the pedestrian right-
of-way? If yes, what are the proposed 
dimensions of the sidewalk café or 
furnishings and what will the remaining 
right-of-way clearance be? 

No. 
 
 
  
 
 
 

If the pedestrian right-of-way is on 
private property, will the proponent seek 
a pedestrian easement with the Public 
Improvement Commission (PIC)? 

Yes, as it relates to the question above.  
  
 
 
 
 

Will any portion of the Project be going 
through the PIC? If yes, identify PIC 
actions and provide details. 

No. 
 
 
 

6. Accessible Parking: 
See Massachusetts Architectural Access Board Rules and Regulations 521 CMR Section 23.00 
regarding accessible parking requirement counts and the Massachusetts Office of Disability – 
Disabled Parking Regulations. 
 

What is the total number of parking 
spaces provided at the development 
site? Will these be in a parking lot or 
garage?     

37 parking spaces to be provided.  Partially covered parking lot.. 
 
 
 

What is the total number of accessible 
spaces provided at the development 
site? How many of these are “Van 
Accessible” spaces with an 8 foot 
access aisle? 
 

37 Parking Spaces Provided, 2 Accessible Spaces provided, 0 Van 
Accessible Spaces Provided 
 
 

Will any on-street accessible parking 
spaces be required? If yes, has the 
proponent contacted the Commission 
for Persons with Disabilities regarding 
this need?    

No. 
 
 
 
 

Where is the accessible visitor parking 
located?  
 

Not provided. 
 

Has a drop-off area been identified? If 
yes, will it be accessible? 

No. 
 
 

7. Circulation and Accessible Routes:  
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Article 80 | ACCESSIBILTY CHECKLIST 
 

6 
 

The primary objective in designing smooth and continuous paths of travel is to create universal access 
to entryways and common spaces, which accommodates persons of all abilities and allows for 
visitability with neighbors.   

 

Describe accessibility at each entryway: 
Example: Flush Condition, Stairs, Ramp, 
Lift or Elevator:  

Entry to the Residential lobby will all be a flush condition to the sidewalk.  
Entry to the Residential Lobby from the garage will be by accessible curb 
cuts and elevator.  Access to the apartments above is also provided by 
elevator. 
 
 
 

Are the accessible entrances and 
standard entrance integrated? If yes, 
describe. If no, what is the reason? 
 

Yes. Both Access to the stairs and the elevators share a common lobby. 
 
 
 
 

If project is subject to Large Project 
Review/Institutional Master Plan, 
describe the accessible routes way-
finding / signage package.  
 

No. 
 
 
 

8. Accessible Units (Group 2) and Guestrooms: (If applicable) 
In order to facilitate access to housing and hospitality, this section addresses the number of 
accessible units that are proposed for the development site that remove barriers to housing and hotel 
rooms. 
 

What is the total number of proposed 
housing units or hotel rooms for the 
development?  

25 
 
 

If a residential development, how many 
units are for sale? How many are for 
rent? What is the breakdown of market 
value units vs. IDP (Inclusionary 
Development Policy) units? 

All 25 Units will be for sale. 
 
 
 
 

If a residential development, how many 
accessible Group 2 units are being 
proposed?  

1 
 
 

If a residential development, how many 
accessible Group 2 units will also be 
IDP units? If none, describe reason.    

1 
 
 
 

If a hospitality development, how many 
accessible units will feature a wheel-in 
shower? Will accessible equipment be 

N/A 
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7 
 

provided as well? If yes, provide amount 
and location of equipment.   

 
 
 

Do standard units have architectural 
barriers that would prevent entry or use 
of common space for persons with 
mobility impairments? Example: stairs / 
thresholds at entry, step to balcony, 
others. If yes, provide reason.   

No. 
 
 
 
 
 

Are there interior elevators, ramps or 
lifts located in the development for 
access around architectural barriers 
and/or to separate floors? If yes, 
describe: 

Yes. There is one elevator for access to each floor. 
 
 
 
 
 
 
 

9. Community Impact:  
Accessibility and inclusion extend past required compliance with building codes. Providing an overall 
scheme that allows full and equal participation of persons with disabilities makes the development an 
asset to the surrounding community. 
 

Is this project providing any funding or 
improvements to the surrounding 
neighborhood? Examples: adding extra 
street trees, building or refurbishing a 
local park, or supporting other 
community-based initiatives? 

To be determined. 
 
 
 
 
 
 

What inclusion elements does this 
development provide for persons with 
disabilities in common social and open 
spaces? Example: Indoor seating and 
TVs  
in common rooms; outdoor seating and 
barbeque grills in yard. Will all of these 
spaces and features provide 
accessibility? 

To be determined. 
 
 
 
 
 
 
 
 

Are any restrooms planned in common 
public spaces? If yes, will any be single-
stall, ADA compliant and designated as 
“Family”/ “Companion” restrooms? If 
no, explain why not.  
 

No. 
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Has the proponent reviewed the 
proposed plan with the City of Boston 
Disability Commissioner or with their 
Architectural Access staff? If yes, did 
they approve? If no, what were their 
comments? 

In Progress. 
 
 
 
 
 

Has the proponent presented the 
proposed plan to the Disability Advisory 
Board at one of their monthly meetings? 
Did the Advisory Board vote to support 
this project? If no, what 
recommendations did the Advisory 
Board give to make this project more 
accessible? 

In Progress. 
 
 
 
 
 
 
 
 
 
  

10. Attachments 
Include a list of all documents you are submitting with this Checklist. This may include drawings, 
diagrams, photos, or any other material that describes the accessible and inclusive elements of this 
project.  
 

Provide a diagram of the accessible routes to and from the accessible parking lot/garage and drop-off areas to the 
development entry locations, including route distances. 
 
Attached. 

Provide a diagram of the accessible route connections through the site, including distances. 
 
Attached. 

Provide a diagram the accessible route to any roof decks or outdoor courtyard space? (if applicable)  
    N/A 

Provide a plan and diagram of the accessible Group 2 units, including locations and route from accessible entry. 
Plan attached. 

Provide any additional drawings, diagrams, photos, or any other material that describes the inclusive and accessible 
elements of this project. 

•  Existing Curb Cut Photographs 
•   
•   
•   

 
 
This completes the Article 80 Accessibility Checklist required for your project. Prior to and during the review 
process, Commission staff are able to provide technical assistance and design review, in order to help achieve 
ideal accessibility and to ensure that all buildings, sidewalks, parks, and open spaces are usable and 
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