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PLANNING STAFF REPORT

Site: 191 Highland Avenue

Applicant/Owner Name: Joseph Sater

Applicant/Owner Address: 472 Massachusetts Avenu

Alderman: Sean O’Donovan

Legal Notice: Applicant & Owner Joseph Sater se isi i it (SZO §5.3.8)

to revise conditions pertaining to location of tra
RA/RC zones. Ward 5.

Zoning District/Ward: RA/RC/5
Zoning Approval Sought: eyision to Permit
Date of Application: 9
Date(s) of Public Hearing:
Date of Decision:
Vote:

I. PROJECT DESCR

oximately 40,244 s.f. lot located on the north
A treets. Located on the property is the former
uilding built in 1903 as a modern rendition of a medieval
Hudson Street and to the south by Highland Avenue. The

1. Subject Property:
side of Highland-Awen

onry b

building from 39,040 gress s.f. to 33,422 gross s.f. Other alterations included the relocation of the
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elevator penthouse; enlargement of an egress door; relocation of the café from the eastern to the western
half of the first floor; various changes to the floor plans; a reduction in the number of artist live/work
units from four to two; the replacement of the dance studio with a smaller mezzanine level; and expansion
of the general assembly use into the drill hall space; and modifications to a number of conditions attached
to the 2004 special permit. In 2007, the owner sought to modify the 2005 permit in order to allow the café
to have a full kitchen, to approve office use as an alternative to the café if a tenant could not be found, and
to modify the floor plans in response to elevator and egress concerns; the ZBA did not grant the request
for a full kitchen but did permit the other requested changes. In March 2009, the ZBA granted a revision
to Condition 20 of the original permit to expand the hours of operation.

2. Proposal: The Applicant, who is an owner of the property, is ¢

ly completing site work
necessary to satisfy remaining conditions of the special permit in or i

a final Certificate of
that it cannot satisfy

one of the conditlons of approval as written, and is seeklng to e rear parking lot as
the designated spaces for the two live/work units, rather th. e front of the
site. In addition, the applicant is seeking to update the si i ion of the trash

3. Nature of Application: The site is presently occupie Temporary Certificate of
Occupancy, pending satisfaction of all conditions of approval. A ing to the Inspectional Services
Division, life safety conditions have been me
building has been constructed in accordance wit . ain outstanding

conditions related to exterior site work. No fina be issued until all permit

conditions have been met. As the site is not und 2 pancy and work on some
sion to the permit under SZO

§5.3.8

Trash Enclosure: Th ash enclosure built onto the right side of the

structure; this location pre g located along a two-way driveway. The

storing trash indoors would not be code-compliant.
stratlng an enclosure (Wthh has already been

that the required handi
the front of the site. As en, Condition 11 requires these spaces to be dedicated to the two live/work
units and signed for dire¢tion-of-travel parking. The applicant is proposing to dedicate two spaces in the
rear lot to the live/work units in order to meet the code requirements and the spirit of the original
condition. In addition, the applicant is seeking to remove the requirement that these two spaces be marked
for direction-of-travel parking only, since this may impair the use of vehicle ramps or lifts that are often
accessed from the passenger side of the vehicle.

4. Impacts of Proposal: The proposed changes appear to be entirely consistent with the spirit of the
original approval and would create no new or increased adverse impacts.
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7. Comments from Ward Alderman: Ward 5 Alderman Sean O’Donovan has stated that he supports
this request.

I1. FINDINGS FOR REVISION TO SPECIAL PERMITS & SPECIAL PERMITS WITH SITE
PLAN REVIEW (SZO §5.3.8):

There are not specific required findings for a revision to a special permit. Rather, staff review the original
findings for the specific zoning relief requested and identify any findings th e changed as a result of

applications under SZO §5.1.4.

1. Information Supplied: The Staff finds that the informatio i e Applicant conforms
to the requirements of §5.1.2 of the SZO and allows for a co i
respect to the required Special Permits.

2. Compliance with Standards: The Applicant
be set forth in this Ordinance which refer to the granting o
modification to the permits is found to be consistent with the
compliant with the standards of the ordinance.

3. Consistency with Purposes: The App
general purposes of this Ordinance as set forth 1 es, provisions, and specific
objectives applicable to the requested special pe elsewhere in this Ordinance,
such as, but not limited to, those e : us Articles.”

Staff finds that the propo ith the general purposes of the Ordinance as set
forth under §1.2, whi aintain the uniquely integrated structure of uses in
the City; to conserve the va ildings; serve the historical and architectural resources
of the City; and to preserve and incre amenities of the municipality. Furthermore, staff finds that

the proposal g 3 ith t s of the RA and RC dlstrlcts which are,

manner that is compatible‘'wi the charactenst1cs of the built and unbuilt surrounding area, including land uses.’
No changes are proposed to the built form as approved and the site plan changes are minimal. The land
use would not change from the prior approval, and the operations of the use would only change
minimally, with little if any impact as conditioned.
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I11. RECOMMENDATION (Revision to Permit under SZO 85.3.8)

Based on the above findings and subject to the following conditions, the Planning Staff recommends
CONDITIONAL APPROVAL of the requested REVISIONS TO PRIOR PERMITS. Changes from
the existing condition are shown below, with additions marked in underline, deletions in strikethrongh.

Timeframe Verified
Condition for Notes
The site has previously received a Special Permit to alter a non-conforming struc an addition to the top of
the existing Armory building; a Special Permit with Design Review and a Spegial Permit to establish a restaurant/public
performance space within the building, accompanied by as- of right uses inc units of artists’ housing, craft

relocate an elevator and enlarge an existing egress door; a spemal pe to use parking spaces
located on three other lots; addition of skylights; and other revisio i it. Subsequent revisions in
2009 have modified conditions of approval.

With this application, the applicant is granted modificatio
has also been updated to reflect the updated site plan reflecting t

ISD/PLNG | = 4 skylights
added per 2004
revisions

= Original A001

1. Approval is based upon the following:
Date (Stamp Date) Submission
Application materials stamped in | Initial appli

at the City Clerk’s Office on submitted to :

July 6, 2005. Clerk’s Office gzi)(f)lllng& lelrgz’

Sept.ember 29, 2005{-&&9w1f}g—44 (floor plans)
superseded by
2007 plans.

= Pipes installed
on side per code
req’ts have
received historic
approval.

5/30/07 (5/31/07)

11/17/08 (

Any ch
not de mi

ained in a screened enclosure CcO PLNG
by Planning Staff. The trash
the potential for airborne

5. Tras
in a location sho
receptacles shall ha
waste.

11. Fhetwoparallel Two Two parking spaces adjacent-to-the-on- CO PLNG
site-driveway must be designated as parking spaces for the two third
floor live work units. Fhese-spaces-must-also-be-elearly-signed-for
dircetion-oftravelparking-only-
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