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McDERMOTT 
QUILTY & 
MILLER LLP 

28 STATE STREET, SUITE 802  30 ROWES WHARF, SUITE 600

BOSTON, MA 02109          BOSTON, MA 02110 

August 18, 2017 

VIA HAND DELIVERY 

Brian P. Golden, Director 

Boston Planning & Development Agency 

One City Hall Square, 9
th
 Floor 

Boston, Massachusetts 02201 

Re:  Article 80 Small Project Review Application 

81 Chestnut Hill Avenue, Brighton, Massachusetts 

Dear Director Golden: 

As counsel to 81 Chestnut Hill Avenue Development, LLC, the owner-developer of the 

above referenced property (“Proponent”), I am pleased to submit the enclosed application for 

Article 80 Small Project Review.   

Situated on 15,881 square feet of land at 81 Chestnut Hill Avenue, in Boston’s Brighton 

Neighborhood, the proposed project contemplates a new 4-story, 15-unit residential building on 

three (3) levels above a ground-level parking, with on-site parking for 17 vehicles.  Two (2) of 

the residential units will be affordable.  The proposed project replaces a vacant and distressed 

multi-family apartment building with much needed site upgrades, and a high-quality residential 

program at this existing non-conforming property site in the Allston/Brighton 1F-500 zoning sub-

district.  

Prior to submitting this application, the Proponent conducted extensive preliminary 

outreach with nearby and abutting property owners, area residents, local elected and appointed 

officials and the staff of your agency to seek and integrate neighborhood input into its 

development program, at two (2) separate community meetings before the Brighton Allston 

Improvement Association (“BAIA”), three (3) organized abutter meetings and an on-site walk-

through.  As a result of the input received, the Proponent has reduced the unit count and made 

changes to the original scope, design, parking, landscaping and vehicular and pedestrian access to 

the site, and it is now pleased to submit the enclosed application for Article 80 Small Project 

Review. 

Thank you for your consideration of this application, and I look forward to working with 

you towards a successful outcome. 

Very truly yours, 

Joseph P. Hanley, Partner 
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81 Chestnut Hill Avenue 
Brighton, Massachusetts 

Project Description 

Located at 81 Chestnut Hill Avenue in Boston’s Allston/Brighton neighborhood, the 
proposed project seeks to upgrade and improve a distressed property site, by replacing an 
existing multi-family structure with a new 4-story, 15-unit residential building of 
approximately 25,573 gross square feet with three (3) main residential levels above a ground-
level parking garage for 17 vehicles.  Two (2) of the residential units will be designated as 
affordable.   

The building will be architecturally designed to compliment the neighborhood’s architectural 
character, landscape, and site, with vehicular and pedestrian access improvements to assure 
proper public safety and contextual appropriateness.   

As shown on the attached plans, 12 of the 15 units will be two (2) bedroom units, and 3 of 
the 15 units will be three (3) bedroom units.  The units vary in size from 1,289 square feet to 
1,425 square feet.  Laundry accommodations, individual hot water heater and individual 
HVAC units will be provided for each unit.  Individual gas meters will be located on the 
lower level along with an electrical room as the main point of entry for electric and 
telecommunication utilities.  There is also a utility room provided for additional services.  
Trash and receiving will occur in the garage facility, which will also include ample bicycle 
parking. 

Project Site 

Located on the westerly side of Brighton’s Chestnut Hill Avenue at the corner of William 
Jackson Avenue, the project site consists of 15,881 square feet of land with direct vehicular 
and pedestrian access from a City of Boston right of way at the eastern side of the site.  The 
property site is adjacent to another existing non-conforming multi-family residential 
apartment building, with a land area larger than that of the underlying 1F-5000 zoning sub-
district at this location.  Immediately across the intersection of William Jackson Avenue 
along this section of Chestnut Hill Avenue is a 47-unit residential condominium building 
(former Greenery Nursing Home).  The project site also includes certain unique 
characteristics to help justify and mitigate the proposed new building height and related 
potential visual impacts on the surrounding neighborhood, including a significant change in 
grade leading up to the residential section of William Jackson Avenue (above it).  In this 
regard, by setting the new building into the grade and stepping back and away from the rear 
lot line at the site, the proposed project has been carefully designed to respond to and utilize 
the unique aspects of the land.  
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81 Chestnut Hill Avenue 
Brighton, Massachusetts 

 
Erected in 1969, the existing non-conforming structure was originally constructed as a two-
family dwelling.  In or around 1972, it was then converted to include additional dwelling 
units, a five-unit dwelling codified by a variance granted in 1977.  As such, the current use 
and occupancy of the property is as a five-family dwelling (ISD Long Form #799/1977). 

 
Neighborhood Context 
 
Surrounded by numerous apartment buildings and homes dating back to the extension of 
the street car lines and resulting residential growth of the 1800’s, the immediate 
neighborhood at this location on Chestnut Hill Avenue in Brighton is primarily residential, 
with a small mix of neighborhood retail, commercial and educational uses.  Over the past 
several years, the neighborhood has experienced further residential growth and development, 
including the addition of certain residential housing developments along Chestnut Hill 
Avenue, and other surrounding locations similar in size and scope to the proposed project.  
Located within a short walk to the Massachusetts Bay Transportation Authority Green Line 
subway stops and along its bus lines, the immediate neighborhood is also convenient to 
public transportation while offering immediate access to the various neighborhood amenities 
of the area.    
 

Public Benefits: Affordable Housing and Job Creation 
 
The proposed project will upgrade and improve the under-utilized site by creating an 
appropriately-designed 15-unit residential building with 17 on-site parking spaces, and 
improvements in landscaping and vehicular and pedestrian access.  In particular, the project 
will remove a potential nuisance presented by the existing conditions and provide much-
needed residential housing in a manner that is consistent with and complimentary to the 
surrounding neighborhood, and the City’s planning and policy objectives. 
 
The upgrade of this under-utilized and distressed property site will also deliver new, high-
quality market rate and on-site affordable housing options for the rapidly expanding 
population of neighborhood and City residents.  As such, the proposed project will continue 
to build upon Mayor Walsh’s Boston 2030 Housing Plan for the future.   
 
In addition to the creation of housing and designation of certain affordable units, the 
proposed project will create construction jobs (full-time equivalent) over an eighteen (18) 
month period. 
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81 Chestnut Hill Avenue 
Brighton, Massachusetts 

 
Traffic, Parking and Vehicular and Pedestrian Access 
 
As part of the proposed project, the new 15-unit residential building will include on-site 
parking for 17 vehicles in order to mitigate potential parking and traffic issues associated 
with the project.  The parking will be directly accessible from an improved curb-cut entrance  
 
located at the corner of Chestnut Hill Avenue and William Jackson Avenue, and the project 
site itself will be redeveloped with improvements in vehicular and pedestrian access to assure 
proper public safety and appropriate design.   
 
Additionally, the project’s close proximity to public transportation, including the 
Massachusetts Bay Transportation Authority’s (“MBTA”) stations and along its bus line, 
help to further alleviate any potential negative impact on parking and traffic.  In particular, 
the project site is within one-half mile from the Green Line branches of the MBTA and 
along its Bus Routes providing service options to Brookline, Cambridge and points in 
downtown Boston.  
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81 Chestnut Hill Avenue 
Brighton, Massachusetts 

Neighborhood Site Map 
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81 Chestnut Hill Avenue 
Brighton, Massachusetts 

 
Neighborhood Photographs 
 
 

 
 
1. View of 99 Chestnut Hill Ave (south). 
 

 
 
2. View of 45 Chestnut Hill Ave (north). 



 

10 

 

 
 

 
 
3. View of 29 Chestnut Hill Ave, Shaloh House. 
 
 

 
 
4. View of 20 Chestnut Hill Ave, Senior Center. 

 
 

 
 
5. View of the apartments at the corner of Chestnut Hill Ave and Ledgemere Road.  
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6. View of 150 Chestnut Hill Ave apartments.

7. View of 163 Chestnut Hill Ave.

8. View of 191 Chestnut Hill Ave.
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9. View of the corner building at Chestnut Hill Ave and Chiswick Road.

10. View of adjacent buildings (north).
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11. View of Lehman, Reen & McNamara funeral home.

12. View from corner of Chestnut Hill Ave and W. Jackson Ave.
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81 Chestnut Hill Avenue 
Brighton, Massachusetts 

 
 

Zoning Analysis 
 

District:   1F-5000 

 

Setbacks Required: Front Yard….20 Feet 

   Side Yard…...12 Feet 

   Rear Yard…..40 Feet 

 

Setbacks Provided: Front Yard….6 Feet 

   Side Yard…...6 Feet 

   Rear Yard…..46 Feet (exceeds requirements) 

 

FAR Allowed:  0.5 

 

FAR Provided:  1.61 (Exceeds the 0.5 FAR requirement by 1.11) 

 

Site Area:  15,881 square feet 

 

Total Gross Building Area Allowed: 7,906 (4,115± existing) 

 

Total Gross Building Area Provided:  First Floor (Garage) = 7,596 square feet 

    Second-Fourth Floors (Residential) = 25,573 square feet 

    Total = 33,169 square feet 

 

Height Allowed:     35 Feet 

 

Height Provided:    40 Feet (40 Feet at front, stepping down to 31 Feet at rear) 

 

Stories Allowed:     2.5 

 

Stories Provided:   4 (4Stories at front, stepping down to 3 Stories at rear) 

 

Parking spaces Required:     2 spaces/dwelling unit for 10+ units required.   

 

Parking spaces Provided: Average parking spaces provided for is 1.13 spaces/dwelling unit (17 parking spaces 

for 15 units)  

  

Open Space Required: None. 
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81 Chestnut Hill Avenue 
Brighton, Massachusetts 

 
Anticipated Permits and Further Public Review 
 
Pursuant to the requirements of Small Project Review under Article 80 of the Boston 
Zoning Code, the proposed project shall undergo further public comment and community 
process.  Prior to submitting this Article 80 Application, however, the project team 
conducted extensive preliminary outreach with local elected and appointed officials and also 
made several presentations to the Brighton Allston Improvement Association (“BAIA”) at 
three (3) organized abutter meetings and a special neighborhood site walk-through.  This 
application includes the input received in the preliminary outreach process with interested 
parties. 
 
The table below lists the public permits and approvals that are anticipated to be required for 
the project.  (See Appendix B hereto for related exhibits). 
 
Anticipated Permits and Approvals 
 

AGENCY     APPROVAL 

 
City Boston Planning & Development ♦ Article 80 Small Project Review  
 Agency      Application 
 
 Boston Public Works Department ♦ Curb cut improvements 
 
 Boston Transportation Department ♦ Construction Management Plan 
       (if required) 
 
 Boston Water and Sewer  ♦ Site Plan approval for water and sewer 
 Commission     connections 
 
 Public Improvement Commission ♦ Specific repair plan approval 
 
 Zoning Board of Appeals  ♦ Variances 
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Appendix A:  Architectural Plans and Elevations 





81 Chestnut Hill Avenue
Boston, Massachusetts

Marc Mazzarelli Associates LLC
Landscape Architecture + Planning
284 Concord Avenue
Cambridge, MA 02138 USA

617-227-2312
www.mmazz.com August 17, 2017

Proposed New

Residential Building

Scale: 3/16”=1’-0”

PLANTING PLAN

0’ 15’

Plant List 

Trees

Quantity  Botanical Name Common Name Size Notes

1 Cornus mas Cornellian Cherry 7'-8' HT. B&B, Multi-stemmed

1 Cornus kousa Kousa Dogwood 10'-12' HT. B&B, Single Stem

10 Juniperus x 'Hetzii Columnaris' Columnar Cedars 4'-5' HT. B&B

1 Magnolia stellata Star Magnolia 8'-10' HT. B&B, Multi-stemmed 

3 Malus x 'Purple Prince' Purple Price Crab Apple 2"-2 1/2" Caliper B&B

1 Prunus x 'Okame' Okame Cherry 2 1/2"-3" Caliper B&B

1 Pyrus calleryana 'Cleveland Select' Flowering Pear Tree 2 1/2"-3" Caliper B&B

8 Picea glauca White Spruce 10'-12' HT. B&B

15 Thuja x 'Green Giant' Green Giant Arborviates 8'-10' HT. B&B

Shrubs

Quantity  Botanical Name Common Name Size Notes

6 Chamaecyparis pisifera 'Golden Mop' Japanese False Cypress 30" Spread

27 Cornus alba 'Ivory Halo' Variegated Red Twig Dogwood 3'- 4' HT.  #7 Container

14 Juniperus x 'Compact Andorra' Compact Andorra Juniper 3 Gallon NO substitutions allowed

11 Physocarpus opulifolius 'Monlo' Diablo Ninebark Shrub #7 Containers - 48" HT.

21 Spirea x 'Anthony Waterer' Anthony Waterer Spirea #7 Container

9 Taxus x media 'Hicksii' Hicks Upright Yew 4'-5' Height B&B 

6 Viburnum plicatum 'Mariesii Mariesii Doublefile Viburnum 36"-42" HT. B&B

Quantity  Botanical Name Common Name Size

3 Calamagrostis x 'Karl Foerster' Feather Reed Grass 3 Gallon

18 Hakonechloa macra 'Aureola' Hakone Grass 2 Quart

5 Miscanthus x 'Morning Light' Morning Light Miscanthus 3 Gallon

9 Pennisetum x 'Hameln' Dwarf Fountain Grass 3 Gallon
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 BUILDING MATERIALS

TERRACLAD
· BOSTON VALLEY TERRA COTTA
· CERAMIC RAINSCREEN CLADDING SYSTEM
· REVEAL PANELS
· COLOR - CHARCOAL

FIBER CEMENT BOARD  FCB-1
· AMERICAN FIBER CEMENT CORPORATION
· CEMBRIT CEMBONIT BOARD
· COLOR - GRANITE

FIBER CEMENT BOARD  FCB-2
· AMERICAN FIBER CEMENT CORPORATION
· CEMBRIT CEMBONIT BOARD
· COLOR - FLINT



10
'

10
'

10
'

10
'

40
'

10
'

10
'

10
'

10
'

31
'

10
'

10
'

10
'

ROOF

4TH FLOOR

3RD FLOOR

2ND FLOOR

p&Com Ina y, .cn
oh oC

One Billings Road Quincy, MA 02171
617-786-7727 fax 617-786-7715

oh oC
pCom Ina y, .cn&

RIGHT SIDE ELEVATION
1/8"=1'-0"

Sheet No.

Drawing Name

No. Revision Date

Location

Project No:

Scale:

Date:

Drawn By:

A-2.2

ELEVATIONS

PR
O

PO
SE

D
 R

ES
ID

EN
TI

A
L

15
 U

N
IT

 B
U

IL
D

IN
G

81
 C

H
ES

TN
U

T 
H

IL
L 

A
V

E
B

O
ST

O
N

,  
M

A

15278
AS NOTED
11-06-15

E.A

10-25-16
02-22-17

REAR ELEVATION
1/8"=1'-0"



27

Appendix B:  Permitting Applications and Appeals 
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