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Town of Dedham 
COMMONWEALTH OF MASSACHUSETTS 

 
 
 
 
 
 

ZONING BOARD OF APPEALS 
MINUTES 

 
 
 

Wednesday, March 20, 2024, 7:00 p.m. 
Dedham Town Hall 

 
Present: Sara Rosenthal, AIA, LEED AP, NCARB, Vice Chair 

J. Gregory Jacobsen  
Tom Ryan, Esq. 
Norman Vigil, Esq., Associate Member  
Allen MacDuffie, Associate Member 

 
Regrets: Scott Steeves, Chair 
  Jason L. Mammone, P.E. 
 
Staff:  Jeremy Rosenberger, Planning Director 

Jayson Schultz, Economic Development Planner 
   

 
Vice Chair Rosenthal called the meeting to order at 7:00 p.m. on the night of Wednesday, 
March 20, 2024.  
 

Applicant: 47 Bayard Street LLC 
 

Project Address: 47 Bayard Street 
 

Zoning District, Map/Lot: General Residence (GR) Zoning District, Map/Lot 
7/77. 
 

Legal Notice:  Request for Variances to demolish an existing single-
family dwelling and construct two (2) single-family 
dwellings; proposed new lot for each single-family 
dwelling would be 5,000 sq. ft where 7,500 sq. ft. is 
required. 
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Attorney Keith Hampe and Manager of 47 Bayard Street LLC, Edward Musto, were 
present on behalf of the application. 
 
The existing single-family dwelling sits on a 10,000 square foot lot and due to its 
deterioration over the years needs significant repairs and rehabilitation. Mr. Musto 
explained that the house was built in the 1950s and is out of compliance with many of the 
current building codes.  
 
The expense associated with bringing the dwelling into compliance is extensive and it 
would be more cost effective to demolish the existing single-family home and replace it 
with two single-family dwellings, each of which would sit on a 5,000 square foot lot. Mr. 
Musto believes that the construction of two smaller single-family dwellings is consistent 
with the character and architectural design of the neighborhood. 
 
Attorney Hampe explained that Mr. Musto is before the Board to request a Special Permit 
to demolish the existing dwelling and a Variance to construct two single family dwellings 
in a GR District on 5,000 square foot lots where 7,500 square feet is required. 
 
Vice Chair Rosenthal asked if there were any members of the Board who wished to be 
heard. 
 
Member Jacobsen inquired about the number of bedrooms and the parking plans. Mr. 
Musto confirmed that each home would have four (4) bedrooms and three (3) baths, and 
each house would have a two-car driveway and garage. 
 
Vice Chair Rosenthal asked if there were any members of the public who wished to be 
heard.  
 
Lillian Simons, 37 Bayard Street, commented that the houses in the neighborhood are 
built on top of ledge. She is concerned that there are not geologic surveys being done to 
identify where the ledge is located before construction begins.  Additionally, she expressed 
concerns with the noise, dust, location of construction vehicles on the street and the risk of 
a crack to the foundation of her home should jackhammering be needed for the ledge work. 
 
Deborah Jansen, the previous owner of the property, expressed her support for Mr. 
Musto’s proposal. As a life-long resident of the home, Ms. Jansen stated it was hard for her 
to make the decision to sell the home. She selected Mr. Musto out of many potential buyers 
because of his commitment to the neighborhood.  
 
Ms. Jansen added that the house itself was built by a navy submariner and has some unusual 
and interesting characteristics. As a result, her father completed many repairs and fixes to 
the home over the years and much of which is not up to code. Additionally, Ms. Jansen 

Section of Zoning Bylaw: Town of Dedham Zoning Bylaw Sections 280-2.1, 3.1, 
4.1, 9.2, 9.3 and Table 1 and 2. 
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cleaned out the home before it was sold and found black mold; if the home were to be 
rehabbed, it would need to be completely gutted. 
 
With the housing shortage, Ms. Jansen supports the construction of two single family 
homes to give two families a place to live.  
 
To address Ms. Simons’s concerns, Mr. Musto offered to undergo construction on one lot 
at a time, so the other vacant lot can be used for construction vehicles. He estimates that 
once the foundation is in, construction time will be six (6) months per lot.  
 
Don Reisner, 31 Cass Avenue, spoke on behalf of his parents Donald and Elizabeth 
Reisner who reside at 36 Bayard Street. Mr. Reisner stated that he read the proposal 
narrative and questioned the use of the terms “more cost effective” to justify the hardship. 
He expressed concerns that the proposal is a “money grab” and everyone involved would 
benefit financially except for the neighborhood residents.  
 
Mr. Reisner added that the neighborhood is already congested and the addition of two more 
houses will exacerbate this issue.  
 
Francis Fitzpatrick, Ms. Jansen’s husband, requested to be heard on the proposal. He is a 
practicing real estate attorney in Norwood and a former member of the Norfolk Planning 
Board. Mr. Fitzpatrick represented Ms. Jansen when she sold the home and learned that 
approximately 95% of the homes in the neighborhood sit on 5,000 square foot lots or 
smaller. In his opinion, there will be a minimal impact to neighborhood density by 
approving this project.  
 
Vice Chair Rosenthal asked if there were any members of the Board who wished to be 
heard.  
 
In response to a question from Associate Member Vigil, Building Commissioner Ken 
Cimeno replied that offhand he does not know the number of 2,5000 square foot lots on 
the street.  
 
Mr. Cimeno explained that the current zoning has been in place since the 1950s and it 
requires that dwellings in the GR District have at least 7,500 square foot lots. However, 
changes were made in the 1960s to allow the construction of row houses on 5,000 square 
foot lots. 
 
In response to a question from Associate Member Vigil, Mr. Musto replied that he 
submitted landscaping plans and will replace the stone retaining walls surrounding the 
property. Mr. Musto will plant a new tree for each tree that is removed during construction.  
 
Attorney Hampe requested a continuance to a future meeting so he and Mr. Musto could 
obtain single-family home and two-family home renderings to share with the neighbors.  
 
Upon a motion made by Member Ryan and duly seconded by Member Jacobsen, the ZBA 
voted unanimously to continue the public hearing to the April 17, 2024 meeting. 
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A roll call vote was taken. 
  
Sara Rosenthal – yes 
Greg Jacobsen – yes 
Tom Ryan – yes 
Norman Vigil – yes 
Allen MacDuffie – yes 
 
The motion passed unanimously, 5-0. 
 

 
Attorney Keith Hampe and homeowner Florangel Melo were present on behalf of the 
application.   
 
Attorney Hampe explained that Ms. Melo purchased the home in 2016 and applied for a 
building permit to finish the basement in 2020. Due to the installation of a kitchen and 
bathroom that was identified by the Building Department during their final inspection, the 
basement was determined to be a separate unit. The Building Department referred Ms. 
Melo to the ZBA for a determination that the basement unit is an allowable Accessory 
Dwelling Unit (ADU).  
  
Ms. Melo and her two young children will continue to live in the main residence and the 
basement unit will be rented to a family friend. If approved, Ms. Melo agrees to abide by 
all ADU bylaw conditions, including a renewal every three years. 

Applicant: Florangel Melo    
 

Project Address: 75 Barrows Street   
 

Zoning District, Map/Lot: Single Residence B (SRB) Zoning District, Map/Lot 
110/38. 
 

Legal Notice:  Request for Variance for a Floor Area Ratio of .56 (.5 
allowed) and a Special Permit for a +/- 744 sq. ft. 
accessory dwelling unit. Additionally, the Applicant is 
requesting waivers from the accessory dwelling unit 
provisions to allow for a total area exceeding the 
maximum allowable 33% of the total building size, 
and to allow a reduction in required lot size lot (3,865 
square feet provided, 13,750 square feet required), and 
to provide zero off-street parking spaces (one space 
required). 
 

Section of Zoning Bylaw: Town of Dedham Zoning Bylaw Section 280-3.3, 7.7, 
9.2, and 9.3. 
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Attorney Hampe explained that Ms. Melo’s home sits on a pre-existing, non-conforming 
lot because it was constructed before the introduction of zoning regulations in 1948. The 
lot consists of 3,865 square feet of land and is seeking a waiver for Subsection 7.7(B) of 
the Bylaw pertaining to lot area. Because the ADU sits within the existing footprint of the 
home, a waiver for this requirement will not have a detrimental impact on the neighbors. 
Ms. Melo is also seeking a waiver for Subsection 7.7(I) of the Bylaw related to parking 
and a Variance for Floor Area Ratio. 
 
Vice Chair Rosenthal asked if there were any members of the public who wished to be 
heard. 
 
Elizabeth Tammaro, 71 Barrows Street, lives to the right of the subject property. She 
commented that Ms. Melo did not discuss her intention to rent the ADU with the neighbors. 
Because Ms. Tammaro’s home is located close to the door of the newly constructed ADU, 
she is concerned about damage to her property, noise, and parking. 
 
Assistant Building Inspector Frederick Johnson commented that there was a 
misunderstanding between Ms. Melo’s contractor and the Building Department about the 
work that was going to be completed. When Mr. Johnson arrived to complete the final 
inspection, he was surprised to find that the unit included a kitchen and a bathroom.  
 
In response to the neighbor’s concerns, Mr. Johnson commented that there will be 
construction after this hearing regardless of the Board’s decision. Construction will take 
place to bring the unit into compliance with the codes or demolishing the unit.  
 
In response to a question from Vice Chair Rosenthal, Mr. Johnson confirmed that the unit 
needs a second means of egress. There is a spiral staircase that was not constructed to code 
and as a result there are issues in the back of the house with making that the second means 
of egress.  
 
Carmen Delloiacono, 145 West Jersey Street, stated that he is the previous owner of 67 
Barrows Street and shared his thoughts on the project. He stated that Ms. Tammaro’s home 
is approximately 12 feet from the door to the ADU and on her behalf, Mr. Delloiacono 
requested a six (6) foot fence be installed from Barrows Street all the way down her 
property line. Ms. Tammaro commented that this will prevent cars from driving on her 
lawn and help with noise reduction.  
 
Attorney Hampe requested a continuance of the hearing to give he and Ms. Melo the 
opportunity to price out the cost of adding the fence.  
 
Vice Chair Rosenthal asked if there were any members of the Board who wished to be 
heard. There were none. 
 
Upon a motion made by Member Jacobsen duly seconded by Member Ryan, the ZBA voted 
unanimously to continue the public hearing to the April 17, 2024 meeting. 
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A roll call vote was taken. 
  
Sara Rosenthal – yes 
Greg Jacobsen – yes 
Tom Ryan – yes 
Norman Vigil – yes 
Allen MacDuffie – yes 
 
The motion passed unanimously, 5-0. 
 

 
Stefanos Efstratoudakis of Stefco Builders was present on behalf of the application. Also 
present were homeowners Petros and Frederica Polyzos, their daughter Christina Polyzos, 
and her husband Tim Tahmazidis. 
 
Mr. Efstratoudakis explained that the applicants are ageing and need additional care to 
remain in their home. They are requesting a Special Permit for an attached 960 square foot 
two-story Accessory Dwelling Unit (ADU) and a waiver from the provisions to allow a 
reduction in the required lot size. Their daughter and son-in-law will live in the ADU and 
provide the applicants with the care they need to age in place. 
 
Mr. Efstratoudakis added that the family has spoken with neighbors, eight (8) of whom 
provided their signatures in support of the petition.  
 
Associate Member MacDuffie commented that the house is beautiful, and the project 
renderings are well done; however, expressed concerns that the applicant is proposing a 
conversion to a two-family home and not the construction of an ADU. He also requested 
clarification on whether the ADU was attached. 
 

Applicant: Petros and Frederica Polyzos 
 

Project Address: 7 Rosemary Road 
 

Zoning District, Map/Lot: Single Residence B (SRB) Zoning District, Map/Lot 
12/52. 
 

Legal Notice:  Request for a Special Permit for a +/- 960 sq. ft. 
accessory dwelling unit, and a waiver from the 
accessory dwelling unit provisions to allow a 
reduction in required lot size (12,500 square feet 
provided, 13,750 square feet required). 
 

Section of Zoning Bylaw: Town of Dedham Zoning Bylaw Section 280-7.7, 9.2, 
and 9.3. 
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Building Commissioner Ken Cimeno commented that in the past the Board has granted 
ADU approvals that include significant additions to the residence. Further, based on Mr. 
Cimeno’s interpretation of the bylaw, the new construction would be considered an 
attached ADU and not a detached accessory building.  
 
Vice Chair Rosenthal expressed concerns about the thinness of the 46 square foot 
connection between the existing house and the ADU; additionally, the hallway is proposed 
to be six (6) feet in width, which could make it an uncomfortable when walking to the 
home from the ADU or vice versa. She stressed the importance that the connection is 
universally accessible and not just building code compliant.  
 
Mr. Efstratoudakis commented that the plans are deceiving and proposed to increase the 
hallway width to eight (8) feet. 
 
Mr. Cimeno added that from both the building code and ADA accessibility standpoint, the 
minimum corridor would be three (3) feet.  
 
Vice Chair Rosenthal asked if there were any members of the public who wished to be 
heard. There were none. 
 
Vice Chair Rosenthal asked if there were any members of the Board who wished to be 
heard. There were none. 
 
Upon a motion made by Member Jacobsen and duly seconded by Member Ryan, the Board 
voted in favor (5-0) to approve the requests Special Permit for a +/- 960 sq. ft. accessory 
dwelling unit, and a waiver from the accessory dwelling unit provisions to allow a 
reduction in required lot size (12,500 square feet provided, 13,750 square feet required). 
 
A roll call vote was taken. 
  
Sara Rosenthal – yes 
Greg Jacobsen – no 
Tom Ryan – yes 
Norman Vigil – yes 
Allen MacDuffie – yes 
 
The motion passed unanimously, 5-0. 
 

Applicant: Peter Smith and Catherine Dickey   
 

Project Address: 195 Highland Street  
  

Zoning District, Map/Lot: Single Residence A (SRA) Zoning District, Map/Lot 
121/37. 
 



8 
  Town of Dedham Zoning Board of Appeals 

Minutes, March 20, 2024 

 

 
Attorney Peter Zahka was present on behalf of the application.  
 
Attorney Zahka explained that Applicants live with their minor granddaughter and are 
constructing a new single-family residential dwelling at the Subject Property. It is 
anticipated that construction will be completed in December 2024. This dwelling will be 
the first new home in Dedham built to “Passive House Standards”, and that will be a “Net 
Zero Energy” home. The Dedham Historic District Commission issued a Certificate of 
Appropriateness for the Subject Property on August 28, 2023. The house complies with all 
applicable Dedham Zoning By-Law dimensional requirements.  
 
The house will have four (4) bedrooms including a “nanny unit” on the second floor that 
will initially be occupied by their granddaughter’s caregiver. The new dwelling will also 
have an elevator and special handicapped accessible features that will allow the Applicants 
to age in place.  
 
The Applicants would like to convert the “nanny unit” into an Accessory Dwelling Unit 
(ADU) by adding cooking facilities. This will assist Applicants in attracting caregivers who 
will enjoy the independence and separation from the main house.  
 
The Applicants have also requested a waiver from the condition that the ADU be located 
in a building that existed on the date that the ADU provisions of the Dedham Zoning By-
Law were adopted. 
 
Any exterior changes will not be visible from the street, and because the dwelling under 
construction had already been designed with four bedrooms, there will be no additional 
impact on utilities, public services, or the natural environment. 
 
While there was no one at the meeting in support or opposition to the application, for the 
record, Attorney Zahka noted that the Applicants submitted a petition in support of the 
application signed by eleven (11) immediate abutters. There was another email to the ZBA 
from a resident in support of the application.  
 
Vice Chair Rosenthal asked if there were any members of the public who wished to be 
heard. There were none. 
 
Vice Chair Rosenthal asked if there were any members of the Board who wished to be 
heard. There were none. 

Legal Notice:  Requests for a Special Permit for a +/- 756 sq. ft. 
accessory dwelling unit, and a waiver from the 
accessory dwelling unit provision that requires the 
single-family dwelling to have existed upon the 
adoption of Section 7.7 of the Dedham Zoning Bylaw. 
 

Section of Zoning Bylaw: Town of Dedham Zoning Bylaw Section 280-7.7, 9.2, 
and 9.3. 
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Upon a motion made by Member Jacobsen and duly seconded by Member Ryan, the Board 
voted in favor (5-0) to approve and grant the requested Special Permit for the creation of 
an accessory dwelling unit at 195 Highland Street, Dedham, MA, located within the Single 
Residence A (SRA) Zoning District, with a waiver from the provision of the Dedham 
Zoning By-Law that requires the building in which the accessory dwelling unit is located 
to have existed upon the adoption of Section 280-7.7 of the Dedham Zoning Bylaw.  In 
granting of said Special Permits, the ZBA finds (with the exception of the granted waiver) 
that Applicant satisfies the specific conditions of said Section 280-7.7 of the Dedham 
Zoning By-Law.  In addition, the ZBA finds, after consideration of the criteria in Section 
280- 9.3.B of the Dedham Zoning By-Law, the adverse effects of Applicants’ proposal will 
not outweigh its beneficial impacts on the Town and neighborhood. 
 
A roll call vote was taken. 
  
Sara Rosenthal – yes 
Greg Jacobsen – no 
Tom Ryan – yes 
Norman Vigil – yes 
Allen MacDuffie – yes 
 
The motion passed unanimously, 5-0. 
 
Meeting Minutes 
A motion was made by Member Jacobsen and seconded by Member to approve the minutes 
of the January 17, 2024 meeting. 
 
Old/New Business 
Mr. Rosenberger reported that the Town received funding from the state to review our 
current ADU bylaws, study best practices throughout the state, and survey how the Board 
has handled ADUs in the past. An advisory committee will be formed, and members of the 
ZBA will be asked to sit on this committee. 
 
Mr. Cimeno added that the bylaw needs revisions to reflect current views of the ADUs. 
 
Adjournment 
A motion was made by Member Jacobsen and seconded by Member Ryan to adjourn the 
meeting at 8:55 p.m.  


