
NEIGHBORHOOD MEETING REPORT 
 
Property:  88 Winslow Avenue 
Applicants:  Theodore W. Lanman and Elizabeth Ann Keller 
Owners:  Theodore W. Lanman, Matthew Donovan Griisser and  

Elizabeth Ann Keller 
Agent:   Adam Dash, Esq. 
Zoning District: Neighborhood Residence (NR”) 
   In the ¼ mile Transit Area 
   Not in a Pedestrian Street District 
 
Neighborhood Meeting Date:  April 8, 2026 
 
This is the required Neighborhood Meeting Report which is part of the zoning application 
process regarding the above-referenced property. 
 
The April 8, 2026 neighborhood meeting was held via remote participation, beginning at  
6:34 pm and was recorded by Adam Dash, Esq. 
 
The slides used at the meeting are filed herewith. 
 
Flyers were mailed on March 24, 2026 to the abutter owners of the properties as stated on the 
Somerville abutter’s list filed herewith.  Flyers were also hand delivered to said properties on 
March 23 and 24, 2026. 
 
Attendees: 
 
Lance Davis, Ward 6 City Councilor 
Theodore W. Lanman, Applicant 
Elizabeth Ann Keller, Applicant 
Adam Dash, Esq., attorney for Applicants 
Isamu Kanda, architect for Applicants 
Alex LeBlanc, architect for Applicants 
Alvaro Esparza, PP&Z Staff 
Margaret Carver 
Carol Powers 
iPad(6) 
Matthew Griisser 
Matthew Lee 
Mike Hovanec 
Toby Woll 
Edward Woll 
Lanier Smythe 
Penny Chase 
Phillip Higonnet 
Lynn Geltman 



Jeff D 
Colleen’s iPhone 
Erin Rohan 
Jeffrey Davis 
 
Councilor Davis welcomed everyone and introduced himself before handing the floor over to 
Attorney Dash.  Attorney Dash said that the meeting was being recorded, explained what the 
process going forward would be for this matter, and stated the purpose of the meeting and the 
number of people in attendance. 
 
Attorney Dash went through the project details for an alteration of the existing, non-conforming, 
two-family structure by expanding the existing living space on the top floor, which requires a 
special permit.  He explained the project details and the relief sought.  He went through the 
exterior photographs and the zoning dimensional table.  Mr. LeBlanc then went through the site 
plan, floor plans, elevations, renderings and shadow studies. 
 
Attorney Dash then explained how the public could either speak or type questions or comments 
using the Q&A function. 
 
Public Comment can be summarized as follows: 
 
A resident said that the project was clear and that the impacts seemed de minimis.  The resident 
said that the architecture was consistent with the artists’ building across the street, and that they 
were in support of the project. 
 
A resident asked whether parking was required for the project.  Attorney Dash said that the 
proposal did not change the number of units and did not require parking. 
 
A resident asked why exterior stairs were being added and whether they were compliant with the 
side setback.  Mr. Esparza said that ISD would review the application for zoning compliance 
once it was submitted.  Attorney Dash explained that the exterior stairs were zoning compliant, 
that this was already reviewed by ISD, and that the stairs did not require any zoning relief.  
While the Applicants wanted to show the proposed exterior stairs to be completely honest and 
forthcoming with the neighborhood, this meeting is only really about the proposed change on the 
top floor which requires a special permit.  Mr. LeBlanc explained that the proposed exterior 
stairs are so the roof deck can be accessed without having to go through the inside of the unit, so 
as to provide an additional egress from the roof deck.  The resident asked whether a third unit 
was planned as part of the project.  Attorney Dash said that no third unit was being proposed by 
the Applicants. 
 
A resident asked whether the proposed pergola over the roof deck could be covered later, such as 
by a canvas awning.  Mr. Esparza said that would be up to ISD as to whether it would be 
allowed.  Councilor Davis said that he did not recall there being a prohibition on that in the 
zoning ordinance.  Attorney Dash said that a cover was not being proposed by the Applicants. 
 



A resident asked whether there was a plan to make Applicants’ unit into a short-term rental.  
Attorney Dash said that was not the plan and that the Applicants live in the unit. 
 
A resident asked whether neighbors were notified of this meeting, including the row house 
currently being redeveloped along Morrison Avenue.  Attorney Dash said that meeting flyers 
were mailed to the property owners, and hand delivered, to the properties, within 300’ of the 
premises by Mr. Lanman.  Another resident said that there had been robust flying for this 
meeting. 
 
 
Seeing no further comments or questions, Councilor Davis thanked everyone for attending and 
closed the meeting. 
 
The meeting was adjourned at 7:11 pm. 
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BUILDING CODE PROJECT DESCRIPTION
IRC 2021 - INTERNATIONAL RESIDENTIAL CODE ROOF ADDITION +  ROOF PERGOLA

780 CMR 10TH EDITION - MASS AMENDMENTS TO THE IRC 2021 EXTERIOR FIRE-ESCAPE STYLE STAIRCASE ON NORTH AND WEST FACADES

IECC 2021 - BASE ENERGY CODE WINDOW REPLACEMENT

225 CMR CHAPTER 22 - STRETCH CODE

ZONING INFORMATION DIMENSIONAL REGULATIONS

PARCEL ADDRESS: 88 WINSLOW AVE

PARCEL ID:  - DETACHED TRIPLE DECKER

PROPERTY TYPE:  TWO FAMILY REQUIRED EXISTING PROPOSED RELIEF REQ'D

USE CODE: 1040 LOT AREA (SF) MIN. - 3232 NO CHANGE N

ZONING DISTRICT:  NEIGHBORHOOD RESIDENCE (NR) LOT WIDTH (FEET) MIN. 36.0 46.1 NO CHANGE N

NEIGHBORHOOD 4001 LOT FRONTAGE (FEET) MIN. - - NO CHANGE N

ASSESSORS MAP: MAP 24, BLOCK I, LOT 12 FLOOR AREA RATIO MAX. - - NO CHANGE N

BUILDING HEIGHT (STORIES) MAX. 3 3.5 4 Y

CONSTRUCTION TYPE: 5A BUILDING HEIGHT (FEET) MAX. 36 41.8 NO CHANGE E.N.C. *

USE GROUP: R-3 LOT COVERAGE (%) MAX. 60% 34% NO CHANGE N

FRONT SETBACK (FT) MIN. 10.0 10.1 NO CHANGE N

SECONDARY FRONT SETBACK (FT) MIN. 10.0 9.5 NO CHANGE E.N.C. *

SIDE SETBACK (FT) MIN. 3.0 10.4 NO CHANGE N

REAR SETBACK (FT) MIN. 20.0 12.9 NO CHANGE E.N.C. *

BUILDING SEPARATION (FT) MIN. 10.0 >10.4 NO CHANGE N

PARKING SECONDARY FRONT SETBACK (FT) MIN. 10.0 10.0 NO CHANGE N

BUILDING AREAS

LOT AREA: 3,232 SQFT PROJECTING PORCH

FAR: - WIDTH (FEET) MIN.

PERMITTED FLOOR AREA: - FRONT 12 5 NO CHANGE N

SIDE & REAR 4 12 45 N

PROJECTION (FEET) MIN.

EXISTING FLOOR AREAS: FRONT 6 5 NO CHANGE N

FIRST FLOOR 702 SQFT SIDE & REAR 4 3 3 N

SECOND FLOOR 702 SQFT SETBACK ENCROACHMENT MAX.

THIRD FLOOR 689 SQFT FRONT 100% 50% NO CHANGE N

TOTAL EXISTING FLOOR AREA: 2,093 SQFT SIDE & REAR (FEET) MAX. 0 3 3 E.N.C. *

* EXISTING NON-CONFORMING

PROPOSED FLOOR AREAS:

FIRST FLOOR (NO CHANGE) 702 SQFT ENERGY CODE COMPLIANCE

SECOND FLOOR (NO CHANGE) 702 SQFT FOR MASSACHUSETTS 5A

THIRD FLOOR 793 SQFT REQUIRED PROPOSED DRAWING REF.

TOTAL PROPOSED FLOOR AREA: 2,197 SQFT FENESTRATION U-FACTOR = 0.30 0.30 -

SKYLIGHT U-FACTOR = 0.55 0.55 -

GLAZED FENESTRATION U-FACTOR = 0.40 NA -

CEILING R-VALUE = 60 60 -

WOOD FRAME WALL R-VALUE = 30 or 20+5ci 30 -

MASS WALL R-VALUE = 13/17 NA -

FLOOR R-VALUE = 30 NA -

BASEMENT WALL R-VALUE = 19 or 13+5ci NA -

SLAB R-VALUE & DEPTH = 10, 4 FT NA -

CRAWL SPACE R-VALUE  = 15/19 NA -
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