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Case #: ZBA 2016-75
Date: June 12, 2017

Recommendation: Conditional Approval

PLANNING STAFF REPORT
Site: 13 Alpine Street
Applicant Name: 2-13 Alpine St., LLC
Applicant Address: 2 Alpine St., Somerville, MA
02144
Owner Name: 2-13 Alpine St., LLC
Owner Address: 2 Alpine St., Somerville, MA 02144
Alderman: Mark Niedergang
Legal Notice: Applicant, 2-13 Alpine St., LLC, seeks a
Special Permit with Site Plan Review (SPSR) under Sections 7.11 and 5.2 of the SZO to construct seven
residential units and Special Permits under Section 4.4.1 of the SZO to alter a non-conforming structure.
The Applicant seeks Special Permits under Article 9* of the SZO for parking relief and to provide compact
spaces. BB zone. Ward 5.* It has since been determined that parking relief is not needed.
Dates of Public Hearings:
July 12, 2017 - ZBA
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I. PROJECT DESCRIPTION
1. Subject Property: The subject property is a currently-vacant, light-industrial building with a
parapeted brick front façade. It is listed with the City as an office building but it was previously used as a
garage for Faulkner Brothers Oil. The property is built out nearly to the property lines on all sides. This
property is in the BB zone but abuts the RB zone immediately to the left and rear of the building. The
property is a single-story structure with a footprint of 5,376 square feet. The
2. Proposal: Major components of the proposed project are described immediately below:
a. Use
The Applicant proposes to change the use to residential in order to construct 7 units with parking
provided in the existing ground-level space.
b. Height
The building is currently a 20-foot tall, one-level garage structure. The Applicant proposes to
increase the overall height of the structure to 50 feet at its highest point. On the sides of the
building that abut the RB zone, the Applicant proposes a height of 40 feet/3 stories.
c. Setbacks
Right: The right side yard abuts a property that is also in the BB zone. Because of this, no side
yard setback is required. The Applicant proposes maintaining the .2-foot setback in this location.
Left: The left side of the building abuts an RB zone. The left side of the existing building rests .2
feet from the lot line. This setback will be maintained at ground level. However, the additional
floors being constructed are required to be set back from the lot line because of this abutment to
the RB district. The Applicant proposes setting the 2nd and 3rd floors of the proposed structure
16’8” from the left side yard lot line. The 4th floor of the building will be set back 30 feet from the
left side yard lot line.
Rear: The rear of the structure currently rests .9” from the rear yard lot line. This setback will be
maintained on the ground level. Because the rear of the building abuts an RB zone, the 2nd and 3rd
floors of the proposed building will be set back at 16’ from the rear lot line and the 4th floor is
proposed to be set back 30’ from the rear lot line.
Front: The front yard setback is currently at 3’9”. This setback will be maintained at the ground,
second, and third floor levels. Though not required the fourth floor level will be set back several
feet from the front lot line.
d. Landscaping
The Applicant proposes creating landscaping opportunities by providing containered evergreen
screening on upper floors in order to help block residents’ view into abutting properties from
these residences. The Applicant also proposes perennial plantings in permanent containers located
on the front elevation of the ground level in order to enliven the front of the building and to
prevent building residents and visitors from crossing onto abutting private property on the right
elevation of the building. Crushed gravel is proposed as the left and rear elevations of the parcel.
e. Parking
The application states that the Applicant is required to provide 12 parking spaces but that 15 will
be provided. The proposed parking spaces will be contained on the ground floor level of the
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building. Staff disagrees with the Applicant’s parking space count, the reasons for which are
explained in the findings for Article 9 of the SZO.
f. Other








A mezzanine level above the garage is proposed in order to provide storage units for each
of the residences.
An elevator will be incorporated into the building.
A handicapped parking space will be provided.
An enclosed trash room is proposed on the garage level.
Bike storage will be provided on the garage level.
The elevator lobby, entrance lobby, elevator machine room, and mechanicals room is
proposed for the ground level.
A community room for the use of the building residents is proposed on the ground floor
as well.

3. Green Building Practices:
The application states that the project will not exceed the stretch energy code.
4. Comments:
Historic Preservation Commission (HPC)
On June 28, 2016, the HPC determined the structure at 13 Alpine Street as Not Historically
Significant.
Alderman
Ward Alderman, Mark Niedergang, has been significantly involved in working with the
neighborhood, Applicant, and Planning Staff regarding this project and has held three
neighborhood meetings on this case. The Alderman offered the below comments for this report:
-

The Applicant has made more than reasonable efforts to accommodate neighborhood
concerns. While there is no neighborhood consensus, the Alderman would like to
acknowledge that all parties worked hard to get the project proposal to its current
state.

-

Alderman Niedergang believes the building to still be too high and too bulky. He
would like to see the penthouse be the same square footage as the other units
(@1,200 square feet).

-

The Alderman prefers to have an affordable unit provided (in lieu of the payment
into the affordable housing fund) and a $10,000 payment made into a green space
fund for the neighborhood. The Alderman would work with the Applicant/their team
to accomplish the establishment of a green space fund.
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II. FINDINGS FOR SPECIAL PERMIT with SITE PLAN REVIEW
(SZO §4.4.1, SZO §6.14, SZO §7.11, & SZO Article 9):
In order to grant a special permit, the SPGA must make certain findings and determinations as
outlined in §4.4.1 of the SZO. This section of the report goes through §4.4.1 in detail.
1.

Information Supplied:
Staff finds that the information provided by the Applicants conforms to the requirements of
§4.4.1, §6.1.4, §7.11, and Article 9 of the SZO and allows for a comprehensive analysis of the
project with respect to the required Special Permits.

2.
Compliance with Standards: The Applicant must comply "with such criteria or standards as
may be set forth in this Ordinance which refer to the granting of the requested special permit."
A. Under SZO §4.4.1
Section 4.4.1 states that “[l]awfully existing non-conforming structures other than one- and
two-family dwellings may be enlarged, extended, renovated or altered only by special permit
authorized by the SPGA in accordance with the procedures of Article 5. The SPGA must find
that such extension, enlargement, renovation or alteration is not substantially more
detrimental to the neighborhood than the existing non-conforming building. In making the
finding that the enlargement, extension, renovation or alteration will not be substantially more
detrimental, the SPGA may consider, without limitation, impacts upon the following: traffic
volumes, traffic congestion, adequacy of municipal water supply and sewer capacity, noise,
odor, scale, on-street parking, shading, visual effects and neighborhood character.”
- Staff finds that the proposal for 13 Alpine Street meets the standards under §4.4.1of the SZO as
they regard non-conforming structures other than one-and-two-family dwellings. Staff finds that
the proposed structure, as conditioned in this staff report, will not be substantially more
detrimental to the site or neighborhood than the existing conditions (which are that of an unused
garage formerly used to store fuel oil delivery trucks).
Except during the active construction period of this project, Staff finds that the additional traffic
volume created by this project will be largely residential in nature. Staff also finds that the
inclusion of seven new residential units will not result in a substantial uptick in traffic volume
even during “peak” commute times of the day. It is unlikely that seven or more vehicles will be
exiting and entering the premises simultaneously, causing lengthy queueing of vehicles. Staff has
conditioned this project to address any potential concerns about traffic flow and pedestrianvehicular interaction as follows:
- signage indicating that only right turns are permissible out of the
garage onto Alpine Street;
- vehicular indicator warning pedestrians of vehicles exiting the garage.
The majority of the parking will be off-street and contained within the ground floor of the
existing garage structure.
- Shadow studies have been conducted by the Applicant’s team and no significant additional
shadowing will be created by the project proposal.
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- The proposed project will bring a more modern design into the neighborhood, in contrast to that
which exists on the one-and-two-family residential properties currently extant on and around
Alpine Street. That said, the proposal includes retaining the parapeted brick façade of the existing
garage structure, along with the cast stone “Faulkner Brothers” name plate, two prominent
elements of the existing building. While the new, upper stories will be more modern in their
design, this is in keeping with the style trends of new construction for multi-unit residential
buildings found at the junction of Alpine and Cedar Streets.
In addition to the standards set forth under §4.4.1 of the SZO, properties requiring Special
Permits with Site Plan Review that are in the BB district must also comply with additional
guidelines set forth under §6.1.4 of the SZO. These guidelines and 13 Alpine’s compliance
therewith are described under item “B” immediately below.
B. Under SZO §6.1.4
Specific District Standards and Guidelines. All developments within the BB district that
require a special permit with design review or special permit with site plan review should
comply with the following guidelines to the highest degree practicable.
1. When a fourth floor is included, provide a minimum five (5) foot deep setback from the
front lot line building wall, such as a balcony or deck, for the purpose of promoting a scale
appropriate to surrounding neighborhoods.
 The proposal includes a fourth floor with a deck that is set back 7 ½ feet from the
front lot line. The exterior wall of the fourth floor unit is set back 17.6 ½ -feet from
the front lot line at the right side and 20 feet at the left side. All of these proposed
dimensions conform to the guidelines of §6.1.4 of the SZO.
2. Give preference to locating on-site, off-street parking at the rear of the lot, behind the
building or below street level, providing vehicular access from either a side street or alley
where possible.
 The proposal is able to locate some of the parking on-site and contain it within a
ground-level parking garage. Vehicular access will be provided from Alpine Street
and entry to the garage will be at the front of the building. Because the building is
built out nearly to the lot lines, it is not possible to provide parking at the rear of the
lot. Alpine Street is one-way coming off of Cedar Street through to where Alpine
intersects with Princeton, leaving no side street or alley available from which
residents could access 13 Alpine Street.
C. Under SZO §7.11
 Section 7.11.c of the SZO allows for a building containing 7 or more dwelling units
to be considered for approval by the Board under the rules of a Special Permit with
Site Review (SPSR). The information contained in the proposal complies with the
standards set forth under this section and under the SPSR requirements.
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D. Under Article 9 of the SZO
 The Applicant does not require parking relief for this project. However, Staff is
compelled to correct the record presented by the Applicant regarding the number of
parking spaces that they are providing.
 The Applicant proposes 7 standard-sized parking spaces (with one of those spaces
designated for handicapped access) and 5compact spaces. The Applicant shows
additional spaces as tandem spaces. Somerville zoning counts tandem spaces as one
space. The Applicant’s proposal states that they are providing a total of 15 spaces.
Staff disagrees with the Applicant’s assessment. In reality, the Applicant is providing
7 standard-sized spaces and four compact spaces. Should residents of the building
choose to park in tandem with another car, that is their choice and the City has no
input into the matter.
3. Site and Area Compatibility: The Applicant has to ensure that the project “(i)s designed
in a manner that is compatible with the existing natural features of the site and is compatible
with the characteristics of the surrounding area, and that the scale, massing and detailing of the
buildings are compatible with those prevalent in the surrounding area”.
Surrounding Neighborhood:
 Staff finds that the style of the proposed project builds upon both existing
neighborhood characteristics (the design, form and materials of the existing structure)
and newer design influences that are presented in newer residential construction
found at the Alpine Street-Cedar Street intersection.
Impacts of Proposal (Design and Compatibility): (non CCD & TOD districts) Special
Permits with Design Review and Special Permit with Site Plan Review applications
must meet the design guidelines under SZO §5.1.5/5.2.4. The design guidelines for
business districts are as follows:
1. Maintain a strong building presence along the primary street edge, continuing the
established streetwall across the front of the site so as to retain the streetscape continuity;
however, yards and setbacks as required by Article 8 shall be maintained.
 Staff finds that, in particular, the retention of the parapeted façade of the existing brick
structure helps to maintain a strong presence along this streetscape. Although the
inclusion of the upper stories increases the massing along the streetscape, this is not
inconsistent with the visual goals of a neighborhood business district.
2. Differentiate building entrances from the rest of the primary street elevation, preferably by
recessing the entry from the plane of the streetwall or by some other articulation of the
elevation at the entrance.
 Staff finds that the primary building entrance meets this criterion by being recessed into the
ground level street façade of the building.
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3. Make use of the typical bay widths, rhythms and dimensions prevalent in buildings
adjacent to the site, especially in new construction or substantial redevelopment.
 The structure being adaptively re-used is a former commercial garage and Staff
finds that this criterion does not apply.
4. Clearly define these bay widths, rhythms and dimensions, making them understandable
through material patterns, articulations and modulations of the facades, mullion design
and treatment, etc.
 N/A
5. Provide roof types and slopes similar to those of existing buildings in the area.
 Staff finds that the flat roof proposed for this project is consistent with adjacent
buildings of similar volume, both old and new including recently-constructed
buildings on Cedar Street and the Chamber of Commerce building.
6. Use materials and colors consistent with those dominant in the area or, in the case of a
rehabilitation or addition, consistent with the architectural style and period of the existing
building. Use of brick masonry is encouraged, but not considered mandatory.
 Staff will work with the Applicant to choose materials appropriate for the new
construction. The Applicant is retaining the existing brick street façade.
7. When parking lots are provided between buildings, abutting the primary street and
breaking the streetwall, provide a strong design element to continue the streetwall
definition across the site, such as a low brick wall, iron works or railing, trees, etc.
 Not applicable.
8. Locate transformers, heating and cooling systems, antennae, and the like, so they are not
visible from the street; this may be accomplished, for example, by placing them behind the
building, within enclosures, behind screening, etc.
 The Applicant proposes that mechanicals be housed within the ground floor garage
space. The not a “mechanical,” the elevator override on the top of the building will
be minimally visible along the roof.
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9. Sites and buildings should comply with any guidelines set forth in Article 6 of this
Ordinance for the specific base or overlay zoning district(s) the site is located within.
 Not applicable.
4.
Functional Design: The project must meet “accepted standards and criteria for the functional
design of facilities, structures, and site construction.”
 The project complies with the criteria.
5.
Impact on Public Systems: The project will “not create adverse impacts on the public services
and facilities serving the development, such as the sanitary sewer system, the storm drainage system,
the public water supply, the recreational system, the street system for vehicular traffic, and the
sidewalks and footpaths for pedestrian traffic.”
 The Applicant is required to submit complete engineering drawings to the
Engineering Department as part of the application process for this project.
Engineering will conduct a full review and require the Applicant to make any
necessary changes regarding storm water run-off/drainage.
 Both earlier in this report and in the conditions, the question of interactions
between vehicular traffic entering/exiting vehicles and pedestrian traffic have
been addressed through requiring an indicator be installed. Staff does not find
that the addition of seven units will put undue strain on the recreational system,
including nearby Albion Playground and Trum Field.
 Staff finds that this area is well-serviced by a few methods of transportation
including the 88 and 90 bus routes which are a few blocks away. The Somerville
Community Path is also close to this project.
6.
Environmental Impacts: “The proposed use, structure or activity will not constitute an
adverse impact on the surrounding area resulting from: 1) excessive noise, level of illumination, glare,
dust, smoke, or vibration which are higher than levels now experienced from uses permitted in the
surrounding area; 2) emission of noxious or hazardous materials or substances; 3) pollution of water
ways or ground water; or 4) transmission of signals that interfere with radio or television reception.”
 Staff has conditioned the project such that all exterior forms of illumination are
downcast and do not throw light onto abutting properties.
 Regarding noise levels, occupants of the units on this site are required to abide by
City ordinances with regard to noise.
 Staff does not find that the project poses any threat to the transmission of radio,
television reception/signals.
 The Applicant must follow state law with respect to any on-site contamination,
removal and clean-up, if that becomes necessary as part of this project.
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7.
Purpose of District: The Applicant has to ensure that the project "is consistent with
the intent of the specific zoning district as specified in Article 6”.
The purpose of the BB district is “…To establish and preserve general commercial and
high density residential areas consisting of multi-family developments, shopping
centers, commercial strips and automobile related establishments where customers
reach individual businesses primarily by automobile.” This project is solely residential;
it does not have a small-scale retail, service or office component commercial component,
however it is not required to in the BB zone. The project is on the border of a residential
neighborhood district (RB). Staff finds that the proposed multi-family residential use –
which is allowed in the BB zone – is preferable to the most recent use as a fuel truck
storage garage and is a good form of adaptive re-use for this building.
8. Housing Impact: Will not create adverse impacts on the stock of existing affordable housing.
 The proposal will not add to the existing stock of affordable housing, but requires the
Applicant to make a payment into the inclusionary housing fund.
9.
SomerVision Plan: Complies with the applicable goals, policies and actions of the
SomerVision plan, including the following, as appropriate: Preserve and enhance the character of
Somerville’s neighborhoods, transform key opportunity areas, preserve and expand an integrated,
balanced mix of safe, affordable and environmentally sound rental and homeownership units for
households of all sizes and types from diverse social and economic groups; and, make Somerville a
regional employment center with a mix of diverse and high-quality jobs.
 The proposal complies with SomerVision in that it activates an otherwise unused
property, visually improves said property, adds seven new housing units to the City’s
housing stock and makes an inclusionary housing payment.

III. RECOMMENDATION
Special Permits under §4.4.1 §6.14 §7.11
Based on the materials submitted by the Applicant, the above findings and subject to the following
conditions, the Planning Staff recommends CONDITIONAL APPROVAL of the requested SPECIAL
PERMITS.
The recommendation is based upon a technical analysis by Planning Staff of the application material
based upon the required findings of the Somerville Zoning Ordinance, and is based only upon information
submitted prior to the public hearing. This report may be revised or updated with new recommendations,
findings and/or conditions based upon additional information provided to the Planning Staff during the
public hearing process.
#

Condition

Timeframe
for
Compliance

Verified
(initial)

Notes
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Approval is to construct 7 new residential units and provide
ground-level, inside parking. A payment shall be made into
the inclusionary housing fund.
Date (Stamp Date)
April 12, 2017

BP/CO

ISD/Plng.

Submission
Initial application
submitted to the City
Clerk’s Office

May, 2017

Updated plans submitted
to OSPCD

June 23, 2017

Updated plans submitted
to OSPCD

June 30, 2017

Final plans submitted to
OSPCD

1

Any changes to the approved site plan or elevations that
are not de minimis must receive SPGA approval.
Whether or not a change is de minimis in nature must be
determined by the Planning Office.
Pre-Construction
The Applicant will be required to demonstrate that the
project plans meet the current City of Somerville
stormwater policy. Utility, grading, and drainage report and
2 plans stamped by a registered PE in Massachusetts must be
submitted to the Engineering Department for review and
approval.
The Applicant shall submit a proposed drainage plan,
3 stamped by a registered PE in Massachusetts that
demonstrates compliance with the City’s stormwater policy.
The Applicant shall develop a demolition plan in
consultation with the City of Somerville Inspectional
Services Division. Full compliance with proper demolition
procedures shall be required, including timely advance
4 notification to abutters of demolition date and timing, good
rodent control measures (i.e. rodent baiting), minimization
of dust, noise, odor, and debris outfall, and sensitivity to
existing landscaping on adjacent sites.
New sanitary connection flows over 2,000 GPD require a
4:1 removal of infiltration and/or inflow by the Applicant.
This will be achieved by submitting a mitigation payment to
5 the City based on the cost per gallon of I/I to be removed
from the sewer system. The Applicant shall work with
Engineering to meet this condition before a certificate of
occupancy is issued.
Design
Applicant shall provide final material samples for siding,
trim, windows, and doors to Planning Staff for review and
6 approval prior to construction. No vinyl shall be used on
this property.
The Applicant shall work with Staff on the type and
7 articulation of exterior materials on the building envelope.

BP

Eng.

BP

Eng.

Demolition
Permitting

ISD

CO

Eng.

BP

Plng.

BP

Plng
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The penthouse shall be re-sized to between 1,250-1,500
total square feet of living space. Plans to this effect shall
8 first be submitted to Planning Staff for review and approval
prior to the issuance of a building permit.
Construction Impacts
The Applicant shall, at his expense, replace any existing
equipment (including, but not limited to street sign poles,
signs, traffic signal poles, traffic signal equipment, wheel
9 chair ramps, granite curbing, etc) and the entire sidewalk
immediately abutting the subject property if damaged as a
result of construction activity. All new sidewalks and
driveways must be constructed to DPW standard.
The Applicant shall post the name and phone number of the
10 general contractor at the site entrance where it is visible to
people passing by.
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BP/CO/Perp
etual

Plng/ISD

CO

DPW

During
Construction

Plng.

Cont.

Plng.

All construction materials and equipment must be stored
onsite. If occupancy of the street layout is required, such
occupancy must be in conformance with the requirements of
the Manual on Uniform Traffic Control Devices and the
prior approval of the Traffic and Parking Department must
be obtained.
Construction shall occur from 7:30am – 5:00pm
Monday-Friday ONLY. There shall be no construction
or construction-related work allowed on the weekends
or holidays.
The Applicant shall ensure that all food waste associated
with construction personnel be removed from the premises
at the end of each work day.

During
Construction

T&P

During
Construction

ISD

During
Construction

ISD

The Applicant, its successors and/or assigns, shall be
responsible for maintenance of both the building and all onsite amenities, including landscaping, fencing, lighting,
parking areas and storm water systems, ensuring they are
clean, well kept and in good and safe working order.
All landscaping materials, screening materials and materials
used for parking/driveway areas shall first be reviewed and
approved by Planning Staff prior to their installation and
again prior to final sign-off.
The stone planter to be located at the right front of the
renovated building shall be planted with evergreen plants
(such as rhododendron or other evergreen shrub) to prevent
building residents and visitors from crossing onto the rear of
the abutting Cedar Street property.
The Applicant shall ensure that residents and visitors to 13
Alpine Street (and construction crews) do not park in the
parking spot immediately to the right of the 13 Alpine Street
property line.
No snow shall be pushed from upper-floor patio/deck areas
onto abutting properties.

Cont.

ISD

BP/CO

Plng/ISD

CO/Perpetua
l

ISD/Plng

During
construction
/perpetual

ISD

Perpetual

ISD

Approval is subject to the Applicant’s and/or successor’s

11 right, title and interest in the property.

12

13

14
Site

15

16

17

18
19

Deed
submitted
&
application
form
signed

Page 12 of 12

The Applicant shall provide Planning Staff with a final list
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BP

Plng/ISD

Perpetual

ISD

Perpetual

ISD

CO

FP

CO

Plng.

CO

Fire
Prevention
/ ISD
Fire
Prevention
/ ISD

20 of plantings and their locations for Staff’s review and
approval prior to the issuance of a Building Permit.
Trash and recycling shall be stored within the ground-level
21 garage at all times except on trash/recycling pick-up day.
The Applicant shall retain a private trash/recycling
company to remove such items from the site on a regular
22 basis. No public trash/recycling pick-up is provided to
properties containing this number of residential units.
Public Safety
The Applicant or Owner shall meet the Fire Prevention
23 Bureau’s requirements.
All exterior lighting must be confined to the subject
24 property, cast light downward and must not intrude,
interfere or spill onto neighboring properties.

25 All smoke detectors shall be hard-wired.
CO

26 The building shall be sprinkled.
An electronic pedestrian alert sign with sensor shall be

27 installed to warn pedestrians when a vehicle is exiting the
building.
A sign shall be installed stating that a Right Turn Only is
28 allowed from the garage (as Alpine is a one-way street) at
this point.
Grills, barbecues, chimineas and the like are NOT permitted
29 on decks. This shall be written into any condo documents or
rental agreements.
Final Sign-Off
The Applicant shall contact Planning Staff at least five
working days in advance of a request for a final inspection
30 by Inspectional Services to ensure the proposal was
constructed in accordance with the plans and information
submitted and the conditions attached to this approval.

CO

T&P/ISD/
Plng

Final sign
off

Plng.

