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  Town of Dedham Zoning Board of Appeals 

Minutes, August 21, 2024 

 

Town of Dedham 
COMMONWEALTH OF MASSACHUSETTS 

 
 
 
 
 
 

ZONING BOARD OF APPEALS 
MINUTES 

 
 
 

Wednesday, August 21, 2024, 7:00 p.m. 
Dedham Town Hall 

 
Present: Scott Steeves, Chair 

Sara Rosenthal, AIA, LEED AP, NCARB, Vice Chair 
J. Gregory Jacobsen  
Tom Ryan, Esq. 
Matthew Gallagher 
Theodore Coben, Associate Member 

 
Regrets: Norman Vigil, Esq., Associate Member 
 
Staff:  Jayson Schultz, Economic Development Planner 
  Kelli Leahy, Office Manager 
     
Chair Steeves called the meeting to order at 7:00 p.m. on the night of Wednesday, August 
21, 2024.  
 

Applicant: Timothy Sullivan and Eliza Carter 
 

Project Address: 25 Glenridge Road 
 

Zoning District, Map/Lot: Single Residence A (SRA) Zoning District, Map/Lots 
72/7 and 10. 
 

Legal Notice:  Special Permit for a +/- 1,477 sq. ft. accessory 
dwelling unit on a pre-existing non-conforming lot. 
Additionally, the Applicant is requesting waivers to 
allow said accessory dwelling unit to exist on a lot 
consisting of 31,014 sq. ft. (44,000 sq. ft. required) and 
to allow said accessory dwelling unit to be 1,477 sq. 
ft. in size (1,000 sq. ft. maximum allowed). 
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Attorney Keith Hampe and Lead Architect Stephanie Morrison were present on behalf of 
the Applicant. Attorney Hampe explained that the property consists of two lots, one with a 
single-family home with frontage on Glenridge Road and the second with a carriage house 
with frontage on Channing Road.  
 
The carriage house currently includes a three-car garage on the first floor and an existing 
studio apartment on the second floor. The applicant proposes to construct an Accessory 
Dwelling Unit (ADU) to expand the first floor to construct and add one bathroom and 
living room. The existing second floor area of the carriage house would be modified to 
include the existing bedroom, bathroom, and add a kitchen.  
 
With the proposed renovations, the ADU will have a total of 1,477 square feet of living 
space. Attorney Hampe confirmed that the homeowners plan to use this ADU as a guest 
house for family and friends and do not plan to use it as a rental property at this time. The 
ADU may also function as a pool house for the potential installation of a swimming pool 
in the future. 
 
The Applicant seeks Special Permits for this ADU and for the alteration of an existing non-
conforming single-family dwelling. 
 
Additionally, the Applicant seeks two waiver requests from the Town of Dedham’s Zoning 
Bylaw. The first waiver is from subsection 7.7(B) related to lot size. Because the carriage 
house already includes a studio apartment, there will be no negative impacts for the use of 
an ADU versus a studio. Further, the proposed design does not negatively impact any 
setback requirements.  
 
The second waiver is from subsection 7.7(H) related to the maximum square footage 
allowed for an ADU. The existing second floor living area is approximately 996 square 
feet and the Applicant would like to add approximately 481 square feet of living area on 
the first floor. Given the neighborhood makeup and surrounding aesthetics, the additional 
481 square feet will have a minimal impact on the neighborhood. 
 
In response to a question from Member Ryan, it was confirmed that abutters were duly 
noticed, and the Applicant spoke directly with the neighbor on the left-hand side of the 
property who would be the most impacted by the ADU. For the record, it was confirmed 
that neither Attorney Hampe nor the Planning Department received any statements of 
opposition.  
 
Chair Steeves asked if there were any members of the public who wished to be heard. There 
were none. 
 
Chair Steeves asked if there were any members of the Board who wished to be heard. There 
were none. 

 
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 Vice Chair Rosenthal, 
the Board voted in favor (5-0) to approve the request for a Special Permit for a +/- 1,477 
sq. ft. accessory dwelling unit per the Town of Dedham Zoning Bylaw 7.4, Separate Lots 
for Dwellings.  
 
A roll call vote was taken. 
  
Scott Steeves – yes 
Sara Rosenthal – yes 
Greg Jacobsen – yes 
Tom Ryan – yes 
Matthew Gallagher – yes 
 
The motion passed unanimously, 5-0. 
 
Upon a motion made by Member Jacobsen and duly seconded by Vice Chair Rosenthal, 
the Board voted in favor (5-0) to approve the waivers from the Bylaw Subsection 7.7(B) 
Special Residential Regulations to allow the accessory dwelling unit to exist on a lot 
consisting of 31,014 sq. ft. (where 44,000 sq. ft. required) and from Bylaw Subsection 
7.7(H) to allow the accessory dwelling unit to be 1,477 sq. ft. in size (where 1,000 sq. ft. 
maximum allowed).  
 
A roll call vote was taken. 
  
Scott Steeves – yes 
Sara Rosenthal – yes 
Greg Jacobsen – yes 
Tom Ryan – yes 
Matthew Gallagher – yes 
 
The motion passed unanimously, 5-0. 
 
Upon a motion made by Member Jacobsen and duly seconded by Vice Chair Rosenthal, 
the Board voted in favor (5-0) to approve the request for Special Permits for the alteration 
of a pre-existing non-conforming single-family dwelling per the Town of Dedham Zoning 
Bylaw 3.3, Non-Conforming Uses & Structures in a Single Residence A Zone. 
 
A roll call vote was taken. 
  
Scott Steeves – yes 
Sara Rosenthal – yes 
Greg Jacobsen – yes 
Tom Ryan – yes 
Matthew Gallagher – yes 
 
The motion passed unanimously, 5-0. 
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Homeowners Nancy and Robert Dunn were present on behalf of the applicant.  
 
The homeowners originally appeared before the ZBA in 2022 requesting Special Permits 
to construct a two-story rear addition and to replace an existing detached garage. The ZBA 
approved the Special Permits on June 22, 2022 with a “…a condition that landscaping be 
provided on the Applicant’s property to adequately screen the addition”.  
 
Shortly after the approval, Ms. Dunn submitted the landscaping proposal to the Building 
Commissioner Ken Cimeno. Mr. Cimeno and the Assistant Building Inspector Frederick 
Johnson visited the site and, after review, determined there was insufficient space between 
the addition and the fence along the property line to plant any landscaping. Mr. Cimeno 
stated that any landscaping planted could cause significant damage to the driveway, 
foundation, or home itself. 
 
Given Mr. Cimeno’s feedback, Ms. Dunn explained that she is back before the Board to 
request that the landscaping condition be removed from the approval.  
 
At the request of Member Ryan, Mr. Cimeno shared the results of his recent inspection. 
Mr. Cimeno confirmed that the exterior work on the property is complete and the 
landscaping condition the only outstanding item before he can conduct the final inspection 
and issue a Certificate of Occupancy (COO). 
 
Mr. Cimeno confirmed that after a review of the area where the landscaping would go, he 
and Mr. Johnson concluded that the area in question is not wide enough to support a tree. 
At that time, Mr. Cimeno asked Ms. Dunn to speak with her landscape architect about other 
vegetation options and alternatives.  
 
Mr. Cimeno added that he received a proposal for the planting of Sky Pencil Trees; 
however, upon further research, Mr. Cimeno learned that the grower recommends at least 

Applicant: Nancy Dunn  
 

Project Address: 93 Madison Street  
 

Zoning District, Map/Lot: Single Residence B (SRB) Zoning District, Map 
141/59. 
 

Legal Notice:  Request for a modification of a previous Zoning Board 
of Appeals decision dated June 22, 2022 to remove the 
condition requiring landscaping to screen the left side 
addition. 
 

Section of Zoning Bylaw: Town of Dedham Zoning Bylaw Section 3.3.D, 4.3.2, 
4.8, 9.2, 9.3, Table 1 and Table 2. 
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2-5 feet of buffer. Based on this recommendation, when the Sky Pencil Tree is fully 
matured, the roots would be too close to the house and could cause damage to the siding in 
the long-term. Mr. Cimeno commented that, in good conscience as the Building 
Commissioner, he cannot require the installation of landscaping that could damage the 
house.  
 
At that point in time Mr. Cimeno suggested to Mr. and Mrs. Dunn that they return to the 
Board and request to have the landscaping condition removed, thereby allowing him to 
complete the final inspection and issue a COO. 
 
Chair Steeves asked if there were any members of the public who wished to be heard. 
 
Andrew & Virginia Sullivan, 99 Madison Street, are direct abutters whose property 
faces the Dunn’s new addition. For the record Mr. Sullivan confirmed that he sent a letter 
to ZBA outlining his current concerns. Mr. Sullivan stated that for the past two years there 
has been consistent and ongoing construction. Along with the addition-related 
construction, the Dunn’s also installed a second compressor on the side of the home facing 
their property. Mr. Sullivan commented that the second compressor is very noisy, making 
it a challenge to enjoy their back porch on warm days.  
 
As an alternative to planting trees directly in the ground, Mr. Sullivan suggested using large 
planters, similar to those at the Dedham Mall near Uno’s and IHOP. Mr. Sullivan 
questioned why the landscaping condition poses an issue now, because the square footage 
between the fence and the addition has not changed since the original approval in 2022. He 
questioned why the landscaping condition poses an issue now. 
 
Mr. Sullivan added that the Dunns have not had any discussions with them that the 
landscaping condition was not being fulfilled and/or to negotiate another solution. He was 
notified of the Dunn’s application to modify the decision from a Public Hearing notice 
mailed to their home from the Planning Department.  
 
Mr. Sullivan inquired if an architect or landscape architect has reviewed the plans and made 
alternative suggestions that would not cause damage to the home. If there is due diligence 
conducted by a professional who confirms that planters are not a viable option, he is willing 
to accept that, but believes there are other avenues not being explored.  
 
His driveway is flush against the fence separating the two properties, otherwise they would 
plant trees or place planters on their property to act as screening and soften the look. He 
would like to see that the original agreement is upheld.  
 
In response to a question from Chair Steeves, Ms. Dunn confirmed that they have consulted 
with a landscape architect. Chair Steeves asked if Mr. Sullivan could speak directly with 
the landscape architect and get his questions answered and concerns addressed. Ms. Dunn 
replied that she would not permit this and that she is still requesting relief because of the 
statements made by Mr. Cimeno about damage to their home.  
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Mr. Dunn shared photos of the space in question with Board members, commenting that it 
is a six-foot fence with lattice on top. Mr. Sullivan stated that if the Dunns selected four-
foot planters, they would only need five- or six-foot shrubs to provide the screening they 
agreed to in the approval condition.  
 
Ms. Dunn clarified that their concerns relative to the planters are not about foundation 
damage, it is about the plants growing into the siding and causing damage. Mr. Sullivan 
suggested the planters be situated closer to the fence. 
 
Chair Steeves commented that given the compressed space it does not look to him like 
there is enough space for anything to be planted. At the time of the original approval the 
Board thought that the landscaping condition would be a workable solution, but that does 
not appear to be the case now that the construction is complete.  
 
Ms. Sullivan commented that they have a very narrow driveway, and the fence is directly 
adjacent otherwise they would put planters on their property. There was a discussion about 
the fence separating the two properties and where it is in relation to the property line.  
 
Chair Steeves commented that he understands both perspectives and respects Mr. Cimeno’s 
opinion that we cannot force someone to plant vegetation that could damage their home. 
 
The potential to use more lattice to increase the height of the fence was discussed, however, 
it was declined by Ms. Dunn when she was informed by Chair Steeves that this would 
necessitate another ZBA application and hearing for fence height.  
 
Member Gallagher inquired if Ms. Dunn has documentation from a professional stating 
that anything planted in the area in question would cause damage to her home. He added 
that there should be due diligence done before any modification to the original decision is 
approved. Ms. Dunn responded that she had a letter and plans from her landscape architect, 
both of which she previously shared with Mr. Cimeno.  
 
Member Gallagher commented that an agreement was reached between the Dunns and the 
Sullivans and it appears that the Dunns have not kept their part of the deal. He inquired 
what changed from the time the approval was granted to the present day. Ms. Dunn replied 
that the size of the space in question has changed and added that the most they would 
consider doing is putting up a scale shade in the summertime.  
 
Vice Chair Rosenthal clarified that the language in the original motion was to ‘adequately 
screen the addition’ it did not mention any requirement about replacing trees. The Vice 
Chair added that she would be interested in reviewing the documents that Ms. Dunn sent 
to Mr. Cimeno and suggested a continuance of the hearing to next month. 
 
Member Jacobsen suggested that Chair Steeves reach out to the former ZBA member who 
is a landscape architect to get his feedback on the plans and potential options. 
 
A motion made by Vice Chair Rosenthal and seconded by Member Gallagher to continue 
the public hearing to September 18, 2024. 
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Mr. Cimeno agreed to email all correspondence from the applicant and their landscape 
architect to the Board. He commented that height is the primary issue, any landscaping 
would have to be at least 10 feet tall to provide any adequate screening and at least 16 feet 
to fully screen. It will be a challenge to find landscaping and shrubs that can grow to this 
configuration given the space constraints. 
 
Meeting Minutes 
A motion was made by Member Jacobsen and seconded by Vice Chair Rosenthal to 
approve the meeting minutes for May 15, 2024, June 18, 2024, and August 21, 2024 
meeting. 
 
A roll call vote was taken. 
  
Scott Steeves – yes 
Sara Rosenthal – yes 
Greg Jacobsen – yes 
Tom Ryan – yes 
 
The motion passed unanimously, 4-0. 
 
(Note: Matthew Gallagher and Theodore Coben are new members of the Zoning Board of 
Appeals and therefore unable to vote on these sets of meeting minutes.) 
 
Old/New Business 
Vice Chair Rosenthal commented that the Affordable Homes Act was signed by Governor 
Healy and ADUs will be allowed by right in Commonwealth in February 2025. Chair 
Steeves commented that this will have an impact on the Town’s Bylaws that may need to 
be reviewed at Spring Town Meeting.  
 
Given that six of the seven Board members were just reappointed, Member Jacobsen 
suggested a reorganization be considered. 
 
A motion was made by Member Jacobsen and seconded by Vice Chair Rosenthal, it was 
unanimously voted that Chair Steeves continue as Chair of the ZBA.  
 
A motion was made by Chair Steeves and seconded by Member Jacobsen, it was 
unanimously voted that Vice Chair Rosenthal continue as Vice Chair of the ZBA. 
 
Adjournment 
A motion was made by Member Jacobsen and seconded by Vice Chair Rosenthal to 
adjourn the meeting at 7:51 p.m.  
 


